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Summary
According to an estimate by UN-Habitat in 2005, 80% of the urban population in the lowestincome countries lived in slum areas and this slum population was expected to double by 2030.
Developing countries and international development aid organizations have struggled to devise
relevant measures for coping with these issues. The supports for housing finance as well as direct
public engagement such as public housing projects and city master plans did not work for
accommodating the growing population of the poor in developing countries in terms of
sustainability. Accordingly, the effectiveness of incremental housing development began to be
reviewed for improving housing quality and supply with affordability. Incremental housing can
be defined as a step-by-step process over time whereby building components are added or altered
by owner-builders as funding, time, or materials become available. To address housing issues in
developing countries, this study will draw upon global experiences with informal and incremental
housing, including those of Korea, and lay out policy recommendations for the case countries. It
also aims to improve the general understanding of incremental and affordable housing policies by
sharing with developing countries the experience of Korea in dealing with the issues of informal
settlements.
The main activities in this study include: (1) A background study featuring a general review
of worldwide experiences but focused particularly on Korea’s incremental and affordable housing
policies; (2) Development of a ready-to-use toolkit by the Housing Research Group,
Utrecht/Amsterdam; and (3) Case studies with policy recommendations and analysis reports on
two pilot cities. These two cities are Jinja in Uganda and Malabon City in the Philippines, both of
which are experiencing population growth due to migration from rural areas resulting in the
spread of informal settlements. The recommended direction for Malabon will be focusing on
identifying the challenges of current incremental housing programs and recommending improved
solutions, while, for Jinja it will be setting up an improved system for incremental housing
focusing on community mobilization.
Until the 1970s, the Korean government’s measures toward informal settlements were mainly
based on relocating slum residents to public lands on the outskirt of cities. A Self-help
Rehabilitation Program aiming to legalize unpermitted houses on condition of residents’ housing
improvement was also introduced, which was implemented in limited number of slum areas. The
Joint Redevelopment Program introduced in the 1980s has become one of the main measures to
upgrade of informal settlements in urban areas in Korea. Under this program, cooperatives by

property owners in informal settlements can redevelop the areas into modern apartment
complexes associating with developers and for prospective buyers with the help of the
government which transfers public land with low prices to residents and allows development of
higher density in the areas. Since 1989, various forms of the Residential Environment
Improvement Program were devised focusing on community involvement and sequential
approach in redevelopment process.
Saemaul Undong (the New Community Movement) is considered to have taken a significant
role in the development of Korea. The principles of ‘diligence, self-help, and cooperation’ to
improve actual living environments based on the notion of enjoying a higher quality of life can be
applied to rehabilitation strategies in developing countries.
A toolkit for incremental housing development was developed by the Housing Research
Group, Utrecht/Amsterdam and is structured into seven modules. Each tool includes several
headlines with practical points of departure for the understanding and support of the incremental
affordable housing processes. In addition, instructive examples and references for further study
are provided.
Case studies are based on diagnoses of the situation in the pilot informal settlement sites
through a field mission, desk review, community visits and household surveys. For Jinja, Uganda,
the establishment of a community center is proposed. Such a center, tentatively termed a “selfreliance center (SRC)” serves as a locus for nurturing self-reliant communities able to support
incremental housing at the town level. This center would fulfill the multiple roles of serving as: (1)
Temporary shelter; (2) A building skill center; and most importantly as (3) A community
empowerment center. For the operation of the SRC, community members from informal
settlements need to actively participate in the programs and mobilize their collective labor toward
such efforts as producing brick or cement, participating in construction or improvement, and
nursing and teaching children. For land acquisition in Masese1, land readjustment is
recommended. For Babu Village, acquiring long-term lease is recommended.
For the Philippines, actions plans were devised in two tracks. One is of action plans for the
development of the case sites, while the other is action plans for upgrading the current systems in
the Philippines. The action plans for the two case sites development are: (i) Land tenure security;
(ii) Subdivision and land readjustment with sustainable standards; (iii) Mixed development and
multifamily core housing; (iv) Multi-phase development and temporary shelter provision; and (v)
Technical support for incremental housing development. The action plans to upgrade current
systems are: (i) Administrative one-stop service and coordination system; (ii) Measures to reduce
financial burdens on informal settlement families; (iii) Establishment of resource centers for
x
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community capacity building; (iv) Establishment of regional building centers for sustainable
development of community and housing; and (v) Partnership with the National Housing
Authority and private industries.

I. Project Overview

1. Project Background and Objectives
More than half of the world’s population is currently residing in urban areas. With a
substantial contribution by rapid urban expansion in Asia and Africa, by 2050 the urban portion
of the world’s population is projected to surpass 70%.1 A considerable share of the swelling
urban population of Asia and Africa is expected to reside in slums. According to an estimate by
UN-Habitat in 2005, 80% of the urban population in the lowest-income countries lived in slum
areas and this slum population was expected to double by 2030.2
Uneven development at the regional and national level has both widened the gap between
expected incomes of rural and urban residents and accelerated migration from rural to urban areas.
Exacerbated by high rates of population growth, urbanization has progressed at a rapid pace in
many developing countries. This surge in the urban population has been met with a failure to
effectively satisfy growing housing demands and needs. Due to insufficient serviced land and a
lack of effective planning systems, urbanization has proceeded in a haphazard manner.
The approval process for house construction and land registration in many developing
countries is both lengthy and costly. Furthermore, a substantial portion of the urban population,
particularly immigrants from rural areas, lives near or under the poverty line and is unable to
afford formal sector housing. As a result, large numbers of informal houses have been developed
that are self-built or erected by small-scale contractors operating informally. Most of these
informal houses are built without proper infrastructure resulting in hazardous neighborhoods with
poor safety and sanitation facilities. Residents of these areas cannot be assured minimum housing
conditions or quality of life standards.
Developing countries and international development aid organizations have struggled to
devise relevant measures for coping with these issues of slums. The conventional measures
recommended and supported by developed countries’ policies, such as public housing projects
and city master plans, did not work for accommodating the growing population of the poor in
developing countries (Gattoni, 2009). The limits to these conventional measures induced the shift
in focus to finance for housing, but new measures focused on financing are also criticized for

1 UN Habitat, 2013, Theme paper by the Executive Director, 24th session of the Governing Council, p 3.
2 UN Habitat, 2005, Financing Urban Shelter: Global Report on Human Settlements, Nairobi: United Nations Human
Settlements Programme, p xviii

their side-effect of increase in debt and poverty (Jones, 2012).
Accordingly, the effectiveness of incremental housing development began to be reviewed for
improving housing quality and supply with affordability. Incremental housing can be defined as a
gradual step-by-step process whereby building components are appended or improved by ownerbuilders as funding, time, or materials become available. It accounts for more than 50% of
residential development in developing countries, since many residents in these countries cannot
afford to purchase outright or construct their dwellings as a one-off event.
To address such housing issues in developing countries, this study will draw upon global
experiences in informal and incremental housing, including those of Korea, and lay out a policy
recommendation for the case countries. In the case studies to follow, implications for housing
policies in the pilot cities will be identified. To carry out the project successfully, the results of
the study will also be shared with project partners, including Cities Alliance, Slum

Dwellers

International, and Habitat for Humanity.
This study also aims to improve the general understanding of incremental and affordable
housing policies by sharing Korea’s experiences in dealing with the issues of informal settlements
with developing countries. Meanwhile, the Housing Research Group Utrecht/Amsterdam will
develop a ready-to-use toolkit encompassing diagnosis of housing conditions and living
environments in informal settlements and guidance for employing adequate housing policies and
practices for incremental housing development.

2. Project Activities and Expected Results
The main activities of the study include: (1) A background study featuring a general review of
worldwide experiences but especially focused on Korea’s incremental and affordable housing
policies; (2) Development of a ready-to-use toolkit by the Housing Research Group,
Utrecht/Amsterdam; and (3) Case studies with policy recommendations and analysis reports on
two pilot cities in Uganda and the Philippines.
The purpose of the background study is to stockpile and analyze incremental and affordable
housing policies and experiences. In this phase, the housing policies in Korea that were
implemented throughout the process of economic and urban environment development will be
examined. For each policy measure, the study will also review the preconditions and environment,
development methodology, related laws and institutions, results, and assessment of effectiveness.
While reviewing Korean cases, the study will focus on finding implications for community
participation and leadership through the Saemaul Undong (the New Community Movement). The
2
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results of the background study will be used to develop effective directions for incremental and
affordable housing policies.
The toolkit aims to provide practical guidance on the process of housing policy-making, and
allow housing practitioners to implement policies and measures for incremental housing
undertaken by individual households or by groups. Based on the toolkit, case studies will be
provided for two pilot cities in Uganda and the Philippines, with analyses of target informal
settlements and related applicable policy recommendations. The case study process will be as
follows: (1) Analyzing the housing conditions and environments of the pilot cities; (2) Identifying
main issues and causes of target informal settlements; (3) Setting up improvement goals; (4)
Developing appropriate policy measures; and (5) Establishing action plans.
The expected results from this study are as follows. Firstly, this study will further expand the
understanding of dwelling conditions in informal settlements in developing countries. The
household surveys of the needs and concerns of residents which this study will adopt in the case
studies will lead to an appropriate diagnosis of problems and needs and to the establishment of
proper upgrade-strategies. Secondly, this study will help to develop practical measures to
improve the residential environment in informal settlements by making use of the approach of
incremental and affordable housing. This study could raise the interest of governments and
practitioners in incremental and affordable housing policy measures for addressing the problems
encountered in informal settlements. Through a formulated toolkit of incremental and affordable
housing policies, it will also develop sets of practical measures that can be applied to informal
settlements in various developing countries in diverse situations.
Finally, this study offers an opportunity to share the accumulated experience of Korea in
addressing informal settlements issues during its rapid industrialization and urbanization process.
Sharing such development experience and know-how, which is supported by the Knowledge
Sharing Program (KSP) of the Korean government, will enhance Korea's contribution to the
progress of developing countries.

3. Pilot Cities
The two pilot cities are Jinja in Uganda and Malabon City in the Philippines (See Figure 1
and 2). Both pilot cities are experiencing population increases due to migration from rural areas,
which leads in turn to the growth of informal settlements.

Figure 1

Location of Jinja, Uganda

Jinja City, the second largest city in Uganda, is located in the south-eastern portion of the
country. Population of the city is estimated at 92,100 in 2010, and the land area is estimated to be
29 square kilometers. Jinja served as the industrial base of the country from the 1950s until the
1970s, benefiting from the hydroelectric power station at Owen Falls. With its three kilometers
radius people care able to access the town center within a 30 minute walk from nearly anywhere
in the city.
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Figure 2

Location of Malabon, Philippines

Malabon City is located in northern area of Metro Manila. Its population is estimated to be
363,681 in 2010, and its area is 20

. Its density is relatively higher than that of Jinja. It is 20

kilometers from the center of Metro Manila. Because of its proximity to industrial districts,
Malabon City attracts migrants from rural areas, resulting in a large number of informal
settlements.

Table 1

Comparing Jinja and Malabon

Categories

Jinja, Uganda

GNI per capita

 $510

Overall Housing
Characteristics
of the Sites

 Relatively low density
 Available land for relocation
 High tenant ratio

Legal and
Institutional
Characteristics

 Need for upgraded executive
system for house improvement

Recommendation
Direction

 Setting up improved system for
incremental housing focusing on
community mobilization

Malabon, Philippines
 $2,210
 High density
 Lack of available land for relocation
within Malabon City
 Low tenant ratio
 Nation-wide housing upgrading
system: Community Mortgage
Program, National Housing Fund, etc.
 Identifying challenges of current
incremental housing program and
develop improved solutions

<Table 1> shows distinctions between Jinja and Malabon. Malabon appears to be in a better
condition for its higher GNI per capita and well-equipped national housing upgrade system.
However, high density and a lack of available land for relocation the main problems it faces. The
recommendation direction for Malabon will be focusing on identifying the challenges of current
incremental housing programs and offering improved solutions. Meanwhile, Jinja has relatively
low per capita GNI and density. It features higher land availability for housing development.
However, the executive system for housing improvement requires attention. Therefore the
recommendations for Jinja will include setting up an improved system for incremental housing
focusing on community mobilization.
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II. Background Study on Korea’s Experiences

1. Background and Development of Slum Creation
Since the 1960s, when Korea entered a period of rapid industrialization and urbanization, a
great number of slums developed in its large cities, including Seoul. The population of cities
soared due to migration from rural to urban areas in search of employment. The housing shortage
rate3 in Seoul reached roughly 50% in 1960s, so housing for migrants was in short supply and the
poor were unable to afford increasing housing prices. Under these circumstances, the poor in
cities illegally occupied public and private land in order to build houses. Sometimes, their houses
were built within a single day, and then spread rapidly.
Slums in Seoul were usually located in or near employment centers in the central city.
Unpermitted shanty houses stacked one atop another were packed around the Cheonggae Stream
flowing through the heart of the city. The houses had sanitary issues and were vulnerable to flood
damage and fire. Slums formed not only around streams, but on hills near downtown areas.
Initially, the Seoul Metropolitan Government cracked down and dismantled these slums, but it
was not easy to remove the slums as they increased quantitatively apace with the number of
migrants coming to the city.

Figure 3

Shantytowns around Cheonggae Stream

Source: Nomura Motoyuki, 1973, Archive Library, Cheonggyecheon Museum

The government provided settlements on the outskirts of cities for residents evicted from slum
areas. First, it demolished slums around major arterial roads and in the central city areas, and then
moved the residents to new settlements in the outskirts of cities. The municipal government lent
3 Statistics Korea, 1960, Population and Housing Census

parcels of serviced land of around 33-50m² per household. The lots provided were public lands.
From the residents’ perspectives, however, their situation did not improve other than that they
had been moved to the outskirts of cities. A considerable number of relocated people sublet these
provided lands to others and moved back to existing slums in or near the central city areas, or
built unpermitted houses in new areas. Recognizing the limitations of this relocation strategy, the
government introduced a program in 1967 to provide low-cost, small-sized apartments (called
“citizen apartments”) in areas where slums were demolished or near these areas and allowed
people to live in the apartments.
Slums in Korea can be categorized into two types according to their historical formation:
those established on hills and along stream banks near the central areas of cities and those located
in the outskirts of cities. The former were built by migrants from rural areas during the
industrialization process or by the poor already residing in the cities. The latter were mainly
relocation sites that the municipal government provided for slum residents evicted from central
city areas. Currently, most slums with very poor housing and living environments have been
upgraded or redeveloped, while other sites are being upgraded based on related laws and
government programs.

2. Overview of Slum Upgrading and Renewal Programs in
Korea
Forty years ago, Korea was one of the poorest countries in the world, with a GDP per capita
of $264.It achieved rapid economic growth, however, recording a real growth rate4 of 7.2% on
average from 1970 to 2011. While the economy has developed, the government approach to
slums and their residents has changed. Until the early 1970s, when Korean GDP per capita was
less than a third of the global average GDP, the Korean government’s measures toward informal
settlements were mainly based on demolishing unpermitted houses and relocating slum residents
to public lands on the outskirt of cities. A Self-help Rehabilitation Program was also introduced,
but such programs were implemented in only a very limited number of slum areas.
For relocatees, public lands on the outskirts of cities were provided and, after vacant public
lands were exhausted within the city, large resettlement areas were built in suburban areas. Also,
the government supplied 28-33m² sized apartments to people evicted from slums and allowed
them to pay in small monthly amounts without a down payment (Yoon, 1996).
Next, the Self-help Rehabilitation Program was introduced in 1968. Under this program,
4 The UN manual for national income statistics is officially retroactive to 1970 for the statistics of Korean national income.
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when residents rehabilitated unpermitted houses on their own, the houses became legal. Also,
local governments were directed to provide infrastructure in areas designated for selfrehabilitation. However, the majority of residents could not afford to rehabilitate their houses by
themselves. In addition, local governments’ budgets were insufficient and could not provide
needed infrastructure in the slums.

Figure 4

Economic Growth (Change in GDP per Capita) and Program Change

GDP per Capita, $

Source: UN-National Accounts, 2013, GDP per capita, UNSD (http://unstats.un.org/unsd/snaama/Introduction.asp)

The government introduced its AID Self-help Rehabilitation Program in order to overcome
residents’ financial difficulties and local governments’ budget shortages. At that time, Korean
GDP per capita was $843, higher than the average ($726) in Southeast Asian countries but only
half of the global average of $1682. Since the central and municipal governments’ budgets were
not sufficient, USAID loans were used to allow residents to purchase lands and renovate
buildings. However, the program lasted only for a couple of years due to strict conditions set by
USAID. Accordingly, the Korean government needed to devise different programs.
The Joint Redevelopment Program was introduced in 1983 and remains in operation today.
According to this program, slum residents who own property (land or housing) organize
cooperatives in order to redevelop slum areas into modern apartment complexes for themselves
and for prospective buyers. The government sells public lands in areas designated for
redevelopment to slum residents at relatively low prices. The cooperatives implement the
development efforts jointly with either private developers or the Korea Land and Housing

Corporation (hereafter LH Corporation)5. Property owning slum residents provide the lands,
while the developers are responsible for financing and construction. Developers shoulder all the
redevelopment expenses, including the housing costs of the existing residents during the
redevelopment period. In city areas with high residential development potential, owing to the
development profits realized by selling extra units cooperative members are able to secure new
apartment units without excessive financial burden. Upon completion, about 50%-60% of the
cooperative members are normally reported to leave the area with the capital gains made by
selling the new apartment units assigned to them. In most cases, those that leave the area move to
better housing near the areas where they formerly lived. For tenants, the cooperative and
developers are obligated to construct rental housing units in the redeveloped areas and sell the
units to the municipal government at the cost of construction. The municipal government then
rents the units to tenant households at below-market rates.
Meanwhile, the Korean economy has developed even more rapidly since the mid-1980s. GDP
per capita in 1987 was $3,447, exceeding the global average ($3,424) for the first time, and it
increased by $1000 every year until 1991. However, while national real income increased 2.9
times from 1975 to 1988, housing prices rose 4.7 times and the benefits of economic growth to
the poor in cities were limited. Poor people in cities still resided in areas where infrastructure was
insufficient and housing conditions substandard. The government started a program to improve
the housing environment in areas with poor housing and infrastructure in 1989, and for the first
time it financially supported the project in a proactive way. Most of the target areas for this
program were areas where the Joint Redevelopment Program was less applicable. Many of the
relocation sites of the past were included as target areas.
With GDP per capita currently exceeding $23,000, the Korean government is working to
devise better ways to upgrade informal settlements by overcoming problems and limitations
which could not be resolved in the past. The ‘Residential Environment Improvement Program’ is
the result of such efforts and is continuously evolving in order to better respect the communities’
interests.

5 LH corporation is a public corporation in charge of supplying public housing in Korea. For details see 5.2.
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3. Previous Programs
3.1. Slum Clearance and ‘Citizen Apartments’
The government frequently cracked down upon and demolished slums as a means to prevent
the spread of unpermitted housing. However, slum clearance was not a fundamental solution for
halting the increase of informal settlements. Therefore, a resettlement program for slums
residents was initiated in 1955. There were three main strategies in the resettlement program: (1)
creating small resettlement areas in peripheral areas in cities; (2) creating extensive resettlement
areas in suburbs; and (3) constructing rental apartments. These programs were conducted until the
early 1970s.

3.2. Small-scale Peripheral Resettlement Areas in Cities
61,787 unpermitted houses were demolished in the central areas of Seoul from 1955 to 1972
and small settlement areas were created around the periphery of the city. Roads were expanded in
the central neighborhoods, including the area around Cheonggye Stream where slum-dwellers
had been evicted. This construction was aimed at resolving severe traffic congestion and making
it easy for capital to flow into the center of the city. Meanwhile, the citizens evicted to the
peripheral areas who used to work in the central districts of the city flowed back into other slums
around the areas where they had lived before. The return of the slum-dwellers to the city proved
that the resettlement project was not particularly effective. Even though slum clearance and
resettlement policies were strongly promoted, the number of people in informal settlements
continuously increased as large masses of migrants from rural areas continued to flow into Seoul.
In addition, public lands in the peripheral areas around Seoul were insufficient for the
resettlements. Therefore, the government sought alternatives to small-scale resettlements, such as
erecting large-scale resettlements on the outskirts of the city and constructing apartments near the
center.
The residential areas created through the project of building resettlements in the 1960s were
decades later redeveloped or rehabilitated once again. As the government’s financial capacity has
improved since the 1970s, a considerable level of financial support is currently directed at highquality affordable public rental housing. In addition, the significant improvement in general
income levels, including low-income people, has made it easier to rehabilitate slum areas
compared to the past.

Figure 5

Location of Slums in Seoul by Era

Distribution of Slums in the 1950s

Resettlement Areas in the 1960s-1970s

Source: Jang, 1987, A Study on Policies to Demolish Unpermitted Residences in Cities, Master’s thesis, Seoul National
University, p.39; Lee, 1989, A Study on Construction Features of Unpermitted Residences where Groups of People
Move to Live, Master’s thesis, Seoul National University, p.9

3.3. Large-scale Resettlement in Remote Suburban Areas
As the availability of public lands for resettlements around the periphery of Seoul was
reduced, a policy of building satellite cities 26 kilometers from Seoul was developed. Roughly
115,000 people were moved to a 10 million square meter resettlement area 1969 to 1971.
Unfortunately, the housing environment in those areas was poor because the resettlement targets
were unequipped with sufficient infrastructure. Furthermore, as employment in these areas for the
evicted people was not carefully considered, about 80% of the households transferred to the
resettlement area returned to the city where jobs were available. A riot fueled by the lack of
infrastructure and available jobs in the large-scale resettlement areas eventually caused the
government to stop the Large-scale Resettlement Program in outskirts of the city.
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Table 2

Results of the Gwangju Large-scale Resettlement Program

Movement of
Evicted People
Purchasing Lands
Housing Sites
Industrial Complex

Schools
Water Supply
Electricity
Transportation















Overall Plan
65,650 households
350,000 persons
1,157 ha
992 ha
79 ha for the complex
100 factories
45,000 employed persons
17 elementary schools
8 middle schools
5 high schools
60,000 tons
60,000 ㎾
230 buses















Results
22,972 households
114,860 persons
644 ha
526 ha
79 ha
49 factories
1,570 employed persons
5 elementary schools
2 middle schools
0 high schools
10,200 tons
10,000 ㎾
105 buses

Source: Seoul Metropolitan Government, 1971, Overview of Administration, p.5-8

3.4. Construction of ‘Citizen Apartments’
16,963 households were moved to 426 five-story apartment buildings provided in 32 districts
from 1969 to 1970. 17 of the 32 districts were located within five kilometers of Seoul City Hall
and good accessibility for the residents could be secured6. There was a problem, however, with
assigning the apartments. Also, the Seoul municipal government offered apartment units without
interior finishing in order to supply low-cost housing, but evicted slum residents were unable to
afford finishing. Many of them sold their rights to live in the apartments and moved instead to
cheaper locations. The Seoul municipal government attempted to build as many units as possible
on a limited budget and used sub-standard building materials. As a result, one apartment building
collapsed and many people were wounded or killed in 1971. Since this accident, the municipal
government stopped the Citizen Apartment program.
Figure 6

Construction of ‘Citizen Apartments’

Overview of Apartment Construction





Period: 1969-1970
Goals: 40 districts, 90,000 apartment units
Results7: 32 districts, 426 buildings, 16,963 households
(142 buildings demolished and structural faults investigated
in 153 buildings in 1985)
 Suspension of the project after the collapse of ‘Wawoo
Apartment’.

6 Kim et al., 1998, The Theory for Redeveloping Unpermitted Houses, Nanam Publishing Company, p.364
7 Kim et al., 1998, The Theory for Redeveloping Unpermitted Houses, Nanam Publishing Company, p.363

3.5. Self-Help Rehabilitation Program
The Self-help Rehabilitation Program was introduced in 1968 in an attempt to minimize
forced slum clearance and the relocation of slum residents. According to this program, residents
were to undertake the demolition of existing unpermitted houses and rebuild them on their own.
The majority of slum settlements at that time were irregular and small and the municipal
government wished to readjust plots so it could construct infrastructure including roads four to
ten meters wide. The government also allowed co-ownership of land and municipal tax
exemption in order to promote the merger of small-sized lots to a minimum size of 165 m2.
However, the participation rate of residents was low, mainly because the program left much of
the financial burden to residents who could not afford to bear it.
The intentions of the Self-help Rehabilitation Program were positive, but it did not function
properly due to several key problems. First of all, slum residents could not afford the costs of
self-help rehabilitation. Secondly, the municipal government lacked appropriate financial
resources for infrastructure provision. Thirdly, the municipal government’s plan to readjust lands
required the demolition of a substantial portion of existing slum housing, which the residents did
not want. Lastly, rehabilitation efforts proceeded so slowly that the property rights of the
residents were restricted for long periods.

3.6. Self-Help Rehabilitation Program Using USAID Loans
To overcome the financial limitations confronted in the previous Self-help Rehabilitation
Program, the government received US$500 million in USAID (United States Agency for
International Development) loans in 1976 to provide financing to cover the costs of infrastructure
provision. However, during the negotiation process USAID specified the following conditions
into the contract (Kim et al., 1996): (1) The loans must be provided to sites where the proportion
of public lands would be 70% or more, and where the share of low-income families would be 75%
or more; (2) Existing houses were not to be demolished, but had to be rehabilitated; and (3) More
than 90% of residents should participate in the program. The USAID Loan Program was carried
out in 10 districts on lands of totaling 76 hectares. As a result, 6,786 housing units were
rehabilitated.
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Table 3

Results of the Self-help Rehabilitation Program with AID Loans

Category

Implemented Results

Number of Districts

10 districts

Area Size

230,584 ha

Planned Units for Rehabilitation

6,786 units

Rehabilitated Units

2,064 units

Source: Housing Renovation Department of Seoul Metropolitan Government, 1985, Internal data; Kim, 1985, A
study on the Renewal Project of Squatter Communities in Seoul, Master’s thesis, University of Seoul,
p.95-104

The positive aspects of this program were that it allowed projects to be financed more easily
and utilized slum residents’ available labor to reduce their financial burden (Chang, 1998). There
were limits to the program, however. Firstly, the conditions set by USAID were so strict that the
program could be applied only in very limited areas. Also, as the low-income residents used low
quality building materials for housing, most of the rehabilitated houses later had to be
redeveloped. Lastly, since no site plan or landscape guidelines as such were provided by the
government, the spatial structure of the rehabilitated areas became even more complicated than
before the program. Since densely built houses were partly rehabilitated without their demolition,
the distances between houses were very close and internal roads were often only one meter wide.

4. Current Programs
4.1. Joint Redevelopment: Residents and Private Constructors
4.1.1. Features of the Joint Redevelopment Program
The key aspect of the Joint Redevelopment Program is that the owners of houses or lands in
redevelopment sites form cooperatives and conduct projects in partnership with private
construction companies. Therefore, the Korean government bears a reduced burden of
administrative work and financial investment for redevelopment. Also, the project can be
conducted effectively because residents participate voluntarily for their own benefit. The
cooperatives provide land and either receive or pay out money depending on the size of the
distributed houses after the redevelopment. Private construction companies establish
redevelopment plans together with the cooperatives, construct buildings, and finance the
resources needed for the project.
Generally, single-story buildings in the concerned districts are redeveloped into multi-story

buildings. Redeveloped buildings are first sold to cooperative members and then the remainders
of housing units are sold in the general housing market. The financial burden upon the
cooperative members is minimized because they can profit by selling their allotted house in the
general market. In actuality, many cooperative members sold their houses because additional fees
for housing acquisition and management fees were unaffordable for them. However they were
able to gain a significant profit that allowed them to move to better houses.
Meanwhile, the cooperatives with private developers should make up a certain percentage of
small-sized (85m2 or smaller) houses in redeveloped buildings for low-income cooperative
members and tenants and there is an obligation to construct public rental housings for tenants.
The features of the Joint Redevelopment Program are described in <Table 4> as follows.
Most redevelopment projects have been conducted through the Joint Redevelopment Program
since its introduction, since development profits can be returned to most stakeholders and the
project can be conducted effectively. 402 (about 85%) of 486 redevelopment districts (excluding
new towns) in Seoul had been redeveloped through the Joint Redevelopment Program as of the
end of June in 2013.8

Table 4

Features of the Joint Redevelopment Program

Category
Development
Direction and
Goals
Cooperatives
(Project owner)









Financing



Construction Type




Government
Support

Features
To minimize residents’ burden through development profits
To stabilize the housing environment for residents, including tenants
To rationalize the city
Established upon an agreement among more than 2/3 of house or land
owners
Selecting construction companies
Securing construction facilities such as apartments that can be transferred
to other persons
Private construction companies finance the development and the rent of
houses where members live during the construction
Redeeming the financing expenses from development profits after the
project ends
Apartment buildings
Small-sized houses, permanent public rental housings for tenants

 Selling illegally occupied public lands
 Exempting transfer tax
 Financial support for public rental housings and providing low interest
rates for financing the construction of small-sized housing unit
 Administrative support, such as changing land use zoning of target areas
for redevelopment

8 Statistical data from the project to rationalize Seoul –projects by district, June 30, 2013
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4.1.2. Procedures and Promotion
The following <Figure 7> illustrates the procedures of the Joint Redevelopment Program.
First of all, a basic plan is devised and areas for redevelopment are designated. Next, cooperatives
are established. After a project has been authorized, a plan to sell and distribute redeveloped
housing units is made and construction starts. Compensation is also provided at this point. After
the construction is completed, housing units are sold first to the cooperatives and then in the
general market. The redevelopment project is completed when the cooperatives are disbanded.

Figure 7

Procedures of the Joint Redevelopment Program

Figure 8

Participants in the Joint Redevelopment Program

The cooperatives for redevelopment, the government and private construction companies all
participate in the Joint Redevelopment Program as described in <Figure 8>. Their specific roles
and qualifications are explained in <Table 5>.

Table 5

Roles of Participants in the Joint Redevelopment Program

Stakeholders




Government







Cooperatives



Qualification and Roles
Selling public lands to residents of informal settlements for redevelopment
Designating redevelopment sites
Evaluating project plans
Regulating the minimum proportion of small-sized housing units, the number of
stories, floor area ratios, etc.
Purchasing cooperative-built public rental housings at the cost of construction
and renting them to tenants at affordable prices
Providing subsidies or loans for constructing public facilities
Providing financial support or loans from the National Housing Fund at low
interest rates for constructing public rental housings and small & middle-sized
buildings
Consisting of land or building owners in the redevelopment districts
Established with the agreement of 2/3 or more of land or building owners in the
districts
Providing lands
Selecting construction companies to participate in the redevelopment project

Construction  Constructing housings or major public facilities
Companies  Financing redevelopment projects

Redevelopment projects are mainly carried out by cooperatives in partnership with private
companies, so the government plays a relatively small role and does not have to extend extensive
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efforts toward the redevelopment. The main job of the government is designating the
redevelopment site and then reviewing, approving and regulating the project plan. However, the
government remains one of the key participants in that they make significant financial
contribution to purchasing public rental housings at the cost of production and renting them back
to low-income tenants at affordable prices, mostly below market value.
The cooperatives consist of land or building owners from the redevelopment sites. They
require authorization from the head of the borough and the agreement of 2/3 or more of land or
building owners. They represent the interests of residents and they can select the private
construction companies who will participate in the redevelopment project.
Private construction companies are responsible for constructing public facilities such as
houses, roads, and parks, as well as for financing the redevelopment project.

4.1.3. Principles
The funds for redevelopment projects consist of the lands of the cooperatives (including
national and public lands sold to residents of informal settlements), project funds from the private
constructors, funds from the cooperatives, and public subsidies or loans. In the case of public
subsidies, the mayor of a city with a population over 1 million should set aside 10% or more of
urban planning taxes as a redevelopment fund so that the city can subsidize or provide loans to
the redevelopment projects, but such savings are insufficient for the projects. There is, however, a
system to borrow money for small-sized houses at low interest rates from the National Housing
Fund. Construction companies finance most of the project expenses. They also provide moving
and living costs for the residents and tenants. They compensate these expenses through selling
houses in the general market after construction is completed.

1) Principle of Generating Development Profits
In order to secure profits from redevelopment projects, two preconditions must be met: high
density development and high demand for housing. In other words, there should be sufficient
units which can be sold in the general market even after construction companies sell housing to
the cooperatives, and there should be enough housing demand so that all these units can be sold.
When the Joint Redevelopment Program was active in Seoul, there was insufficient housing stock,
which guaranteed profits. Also, deregulation such as relaxing restrictions on floor area ratio
contributed to the profitability of the project.
The rights to buy redevelopment housing were distributed to the members of the cooperatives
in return for their land provision. They were allowed to purchase the housing units or transfer the

rights to others by paying additional costs or receiving compensation depending on their shares.
By doing so, they were able to secure development profits.
To ensure such profits, land prices should be relatively high, the accessibility of transportation
should be favorable, and the average lot size should be relatively large. Also, the potential for
successful redevelopment is higher when the quality of existing buildings is poor compared to
price of land and the demand for new housing is high (Bae et al., 1991).

2) Alternatives for Tenants
Although measures for tenants were imperfect in the early stages of the Joint Redevelopment
Program, they have been evolving as described in <Table 6>.

Table 6

Measures for Tenants in Joint Redevelopment Program

Year
November 1986

June 1987

May 1988
January 1989

May 1989

Measures for Tenants
 Providing two months’ rents based upon the number of family members of
tenants
 Providing two months’ rents based upon the number of family members of
tenants
 Alternatively, providing “the ticket” (the right to purchase a room in a smallsized housing units in the redevelopment site)
 Addition of another option: right to purchase a 23 m2 apartment unit
 Providing three months’ rents, an increase from two months, and changing
the qualification from “residing for one month or longer” to “residing for
three months or longer”
 Renting 23-33 m2 apartment unit
 Alternatively, providing rent for other housing

Source: Kim et al., 1996, The Study on History of House Renovation and Redevelopment in Seoul, p.110

The provision of rents for two months targeted tenants who had resided for one month or
longer. It was calculated based on the average household expenditure of urban workers. However,
the rent was only provided to tenants who were living in registered houses, and there were no
countermeasures considered for tenants living in unpermitted houses.
In 1987, tenants were allowed to select between the provision of two months’ rent or the “the
ticket”, the right to purchase one room in a small-sized house in the redevelopment site. If they
collected three “tickets”, they were able to purchase an apartment unit. However, most tenants
could not afford to exercise this right and sold it instead to real estate agents and then moved
elsewhere.
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In 1988, a third option was added; the right to purchase an apartment unit of 23m 2. However,
most low-income tenants could not shoulder the financial burden and were unable to take
advantage of this option.
The Seoul Metropolitan Government provided public rental housings for the tenants at
affordable rents. These rental units were initially constructed by the cooperatives and sold to the
Seoul Metropolitan Government for the cost of production. Apart from this measure, tenants at a
redevelopment site could purchase public rental housings from SH Corporation 9 or LH
Corporation.

3) Benefits and Expenses for Joint Redevelopment Program Stakeholders
There are diverse interest groups involved in the Joint Redevelopment Program other than the
cooperatives, construction companies, or the government, such as those who purchase houses in
the general market and tenants. Their benefits and expenses are described in the following <Table
7>.

Table 7

Benefits and Expenses of Stakeholders in the Joint Redevelopment Program

Stakeholder
Cooperatives

Construction
Companies
Government
Tenants

Benefits

Expenses

 Development profits and the right to
purchase redeveloped public housing  Providing land
(room, unit)
 Expenses of construction and all
 Profits from construction
other expenses incurred by the
cooperatives
 Well-organized cities and stabilized  Expenses for purchasing public
housing environment
rental housings for tenants
 Housing expenses during the
 Rental units for tenants
construction period

Customers in the  Purchasing a home
General Market

 Funds for purchasing a home

A cooperative can gain the right to purchase redeveloped housing units in return for providing
lands. Construction companies bear construction expenses and project expenses, including
subsidies for tenants’ moving, the expense of purchasing public lands, and the rent required by
the tenants. They obtain development profits by selling houses in the general market. The
government can thus effectively rehabilitate cities and stabilize the housing environment without
expending massive administrative efforts or financial investment.
9 Seoul Housing (SH) Corporation was founded in 1989 as a public firm to contribute to the improvement of the housing
environment in Seoul, including the provision of public rental housing.

Tenants are not project operators but stakeholders. They must spend money on renting
temporary housing during the period of constructing public housing. Their benefits are renting
redeveloped rental housing or public rental housing constructed by SH Corporation or LH
Corporation at affordable rates. Those who buy extra units from the redevelopment projects near
city centers could be beneficiaries of the projects as well.

4.1.4. Performance and Evaluation of the Program
To date, 80% or more of redevelopment projects have been conducted through the Joint
Redevelopment Program and the performance of the programs is specified in the following
<Table 8>.

Table 8

Current Status of Redevelopment Projects in Seoul by Method
(as of June 30, 2013)

Category

Total

Completed

Ongoing

Number of Districts
Sold
Number of
Rented
Total
Constructed
(small size)
Households
Total
Number of Districts
Sold
Number of
Joint
Rented
Redevelopment Constructed
(small size)
Households
Total
Number of Districts
Sold
Number of
Self-help
Rented
Redevelopment Constructed
(small size)
Households
Total

468
313,693

348
235,723

111
72,265

Not
Implemented
9
5,705

65,917

51,413

13,693

811

379,610
402
292,827

287,136
283
215,107

85,958
110
72,265

6,516
9
5,705

65,917

51,413

13,693

811

358,744
66
20,866

266,520
65
20,616

85,708
1
250

6,516
-

-

-

-

-

20,866

20,616

250

-

Source: Seoul Metropolitan Government, 2013, Statistical data of city maintenance projects
*Note: New town projects are excluded from redevelopment projects

As of the end of June in 2013, the number of districts had been designated for redevelopment
is 468. Among them, the projects for 348 districts had been completed and in 111 districts they
were underway. Nine districts had been recently designated, but the projects had not yet been
launched. About 86% (402 cases) of all redevelopment projects are conducted through the Joint
Redevelopment Program, totaling approximately 358,000 houses supplied including roughly
65,000 public rental housings for tenants.
While residents assumed passive roles in previous redevelopment projects, in the Joint
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Redevelopment Program they become active participants by organizing cooperatives for
redevelopment. In other words, one of the main characteristics of the Joint Redevelopment
Program is the fact that the projects are ‘citizens-led.’ Also, these projects can be conducted more
effectively than previous projects because profitability is guaranteed and residents participate
voluntarily.
However, there are some limits, such as existing communities being dissolved because most
low-income households sell their allotted units and move to other places. This results in a low
rate of resettlement and tenants suffer from a financial burden because they must pay rent until
public rental housings are constructed.

4.1.5. Implications
The most noticeable benefit of the Joint Redevelopment Program is that the overall expenses
of development can be provided in advance by private construction companies without the need
for public investment. Also, most of the development profits are returned to stakeholders.
However, one precondition is that development profits should be secured. Under these
circumstances, the Joint Redevelopment Program can be partially conducted in the inner areas of
large cities where housing demand is high, location is favorable and high density development is
applicable.
A solution to secure the housing rights of low-income residents should be devised by
considering measures such as a mandatory proportion of the supply of small-sized housing units,
subsidies for residents to rent housing during construction, and providing public rental housing
for tenants. Although local authorities in Korea have constructed multi-story apartments for the
project, developing countries may consider diverse types of housing depending on the local
context.

4.2. Residential Environment Improvement Program
4.2.1. Features of the Residential Environment Improvement Program
In the case of the Residential Environment Improvement Program, participation and
contributions by the public sector are considerably extensive compared to previously introduced
redevelopment and renovation programs. In the Joint Redevelopment Program, cooperatives and
private construction companies were the major stakeholders and projects could not be conducted
in areas where profitability was not ensured. However, among the major players in the
Residential Environment Improvement Program are mayors, county governors, heads of

boroughs and the LH Corporation, which are public sector entities and as such place greater
importance on public interest than profitability. Therefore, they bring social welfare factors into
the process, such as establishing public facilities and developing income sources in project plans.
In addition, they take into consideration increasing the resettlement rate of original residents.
They provide physical supports such as transferring public lands for free, national subsidies for
project expenses and developing and distributing standard designs and specifications. They also
establish appropriate public facilities, ensure the presence of welfare facilities within apartment
complexes and, in certain cases, construct joint workplaces or attract apartment-style factories
according to the location and socio-economic characteristics of local communities.

4.2.2. Procedures and Promotion
The procedures for the Residential Environment Improvement Program are specified in the
following <Figure 9>. In the case of self-help improvement projects, housing rehabilitation led by
residents is conducted. Residents are not required to form a cooperative since they rehabilitate the
housings by themselves. Instead of establishing cooperatives, there are procedures for submitting
redevelopment plans for public inspection and gathering residents’ opinions during the project
period in order to effectively reflect their opinions.
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Figure 9

Procedures of the Residential Environment Improvement Program

Project operators in the Residential Environment Improvement Program are generally mayors,
county governors, and heads of boroughs, but LH Corporation may also lead a program upon the
request of mayors. The organization of the program and the roles of major players are described
in the following <Table 9>.

Table 9

Major Players and Roles by Method in the Residential Environment Improvement
Program

Multi-story Apartments

Mixed
Approach

 Self-help housing upgrade
 Individual redevelopment

 Purchasing completed apt units

←

 In status quo

 Public housing in-site

←

 Establishing infrastructure
 Supplying public rental houses
and financing for the project

←

 Administration & public
hearing

←

 Construct public rental houses
and financing for the project
 Participating site-plan decision
 Designing houses and welfare
facilities
 Compensation

←

In-situ Rehabilitation
Land/House
owners
Tenants

Central Gov’t

Local
Gov’t

LH or local
corporation

 Provide public land for free to
local gov’t for infrastructure
provision
 Grant for infrastructure
 Grant & financing for rental
housing
 Select sites & prepare basic
improvement plans
 Provide infrastructure

ㅡ

A government (mayor, county governor, head of borough) generally supervises the
Residential Environment Improvement Program and manages and improves related laws and
institutions. Furthermore, they draw up an organization plan, designate concerned districts and
operators, and conclude the program implementation agreement. The government supports
authorization of the program, creates the compensation committee, and enables compensation. In
addition, it establishes infrastructure and supplies public rental housings by means of its financial
resources and provides low interest loans to residents for their settlement and the renovation of
their houses.
In the multi-story apartment method, LH Corporation, local corporations or local
governments become project operators in order to take on the role of construction companies. In
the resident renovation method, residents lead home renovation themselves after receiving low
interest loans based on public funds (National Housing Funds). Furthermore, they submit their
opinions on every program phase so that their input can be reflected in the Residential
Environment Improvement Program.
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4.2.3. Principles
1) Financial Resources
Project expenses for the Residential Environment Improvement Program are met from various
sources such as loans from the National Housing Fund, public investment and loans, funds from a
special account, project operators’ funds, and funds from pre-sales and local government support
for infrastructure. In the case of the resident rehabilitation method, residents rehabilitate houses
by themselves, so their funds are also added to the project expenses.
As a significant number of residents in the districts designated for such projects are lowincome residents, they lack the financial capacity to rehabilitate houses by themselves. Given this,
loans are provided from the National Housing Fund or special accounts, depending on housing
types and sizes.

2) Granting of Public Lands and Supplying Houses
Districts for residential environment improvement are designated by the Minister of Land,
Infrastructure, and Transport upon application by a mayor or a county governor after two-thirds
or more of the building and land owners in the districts and at least one-half of tenants agree.
Public lands in the districts cannot be transferred or sold for other purposes, but they can be
granted to program operators. In the case of the resident rehabilitation method, funds received
after selling the houses to local residents are used for improving public facilities. For the method
of multi-story apartments, the estimated value of the public lands is not included in housing
prices, so local residents can be provided with public lands essentially for free.
Houses constructed as part of the Residential Environment Improvement Program are
apartments, and certain percentage of them should be relatively small-sized (85m2 or smaller).
Apartments are first sold at production cost to owners of land or buildings in the districts, and
residents of other residential environment improvement districts. The remaining units are sold in
the general market. National public rental housings for tenants should account for 30% or fewer
of total households or gross area. If national public rental housings are not constructed in the
districts, national public rental housings from other programs can be secured and residents may
move to those houses.

3) Governmental Support
The government prepares diverse forms of financial support for improving infrastructure and
for residents’ self-rehabilitation of houses. The following <Table 10> shows support provided to

improving infrastructure, residents’ resettlement, and housing rehabilitation.

Table 10

Governmental Support

Support

Details

Improving
Infrastructure

 Subsidizing and providing loans for basic investigation, improving
infrastructure, and constructing temporary accommodation facilities
 Providing loans from the National Housing Fund and the fund for temporary
movement at low interest rates
 Temporarily using nearby national rental housing during the construction
period
 Supplying nearby national rental housing first (within 10% of constructed
houses)
 Differentiating housing prices and relaxing restrictions on payment of home
purchase fees
- Customers in the general market: contract amount 20%, intermediate
payment (4 times) 60%, balance 20%
- Residents in the districts: contract amount 15%, intermediate payment
(2 times) 15%, balance 70%

Resettlement

Supporting
Residents’
Housing
Rehabilitation

 Loans from the National Housing Fund
 Tax benefits such as acquisition tax, registration tax, transfer income tax, and
agricultural special tax

Source: Kim et al., 1996, The Study on History of House Renovation and Redevelopment in Seoul, p.110

When a mayor, a county governor, head of borough, LH Corporation, or others implement a
project to improve infrastructure, the central government, city or provincial governments
subsidize or provide loans up to 80% of the related expenses, such as basic investigation fees and
the cost of improving infrastructure and constructing temporary accommodation facilities.
The system for supporting the resettlement of residents includes the provision of low interest
loans from the National Housing Fund and the fund for temporary movement and providing
national public rental housings where residents can temporarily stay during the development
period. Also, housing prices are differentiated and payment conditions of house purchase fees are
relaxed depending on residents’ financial capacity in order to reduce the burden of the price.
For the support of residents’ housing rehabilitation, when residents newly construct housings
or rehabilitate existing housing, a loan is made from the National Housing Fund and acquisition
tax, registration tax, transfer income tax, and agricultural tax are exempted.
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4.2.4. Performance and Evaluation
The first phase of the Residential Environment Improvement Program took place from 2001
to 2005. The second and third phases of the programs were launched in 2006 and 2007,
respectively, and are currently underway. The performance and achievement of each phase are
described in the following <Table 11>.

Table 11

Performance of the Residential Environment Improvement Program

Category

1st Phase

 2001-2005
Period
Number of Districts  482 districts
Total Business
 KRW 1.6 trillion
Expense
 From the government
(50%)/grant
Financing
(10%)/local finance
(40%)

Method

 Resident
rehabilitation (406
districts, 84%)
 Multi-story housing
(76 districts, 16%)

2nd Phase

3rd Pilot Program

 2006-2013
 371 districts

 2007 12 districts

 KRW 2 trillion

 -

 From the government
(50%)/local finance
(50%)

 -

 Resident rehabilitation
(317 districts, 86%)
 Multi-story housing (38
districts, 10%)
 Other (16 districts, 4%)

 Core housing-based
method
 Most of the cases are
in the phase of
‘designating
districts.’

Under the Residential Environment Improvement Program, the effects of improving
infrastructure are remarkable. The number of fire lanes is increased, the rate of poor roads is
lowered, and the basic infrastructure for living such as parking spaces and small parks is secured.
Meanwhile, the proportion of unpermitted and poorly constructed buildings has slightly
decreased, which is not an eye-opening achievement on its own, but the residential environment
has improved compared to before the program was conducted. In the case of communities, the
proportion of tenants’ households has decreased by about 20%, which shows that low-income
families unable to afford a higher rental fee following the improvement program have left the
communities.
The resident rehabilitation method is a program to improve overall housing quality while
maintaining existing communities through residents rehabilitating houses independently.
However, a significant number of residents living in districts designated for the Residential
Environment Improvement Program are low-income households and they lack the financial
resources to rehabilitate houses on their own. Accordingly, this method does not bring about
notable practical effects. The government has diverse financial support systems but many people

are unaware of such systems, so they are not well supported. Therefore, the Core Area Based
Residential Environment Improvement Program (partial redevelopment + resident rehabilitation)
and Community-oriented Residential Environment Improvement Program (community type)
were promulgated in order to encourage residents to participate in even the planning phase of
redevelopment projects.

Table 12

Achievements of the Residential Environment Improvement Program

Category

Infrastructure

Housing
Community

Effects of Improvement
 Fire lanes increased by 14.12%
 The rate of poor roads decreased by 27.3%
 Securing basic infrastructure for living
(Parking spaces, small parks, etc.)
 Proportion of unpermitted buildings decreased by 6.27%
 Proportion of poor buildings decreased by 4.5%
 Proportion of tenants’ households decreased by 18.34%
rd

Source: Koo, 2013, New Paradigm and Operational Methods of 3 Phase Residential Environment Improvement
Program (A reorganized version of the presentation material)

4.3. Core Area Based Residential Environment Improvement
Program
4.3.1. Features of the Core Area Based Residential Environment
Improvement Program
The Core Area Based Residential Environment Improvement Program is a newly proposed
effort intended to overcome the limitations of previous resident rehabilitation programs. Under
the program, the public sector identifies particular lots of a suitable size and location within the
district and builds community facilities and promotes the residents’ rehabilitation of communities.
This program aims at shifting the basic concept of the Residential Environment Improvement
Program from administration-led to a resident-led one in which residents voluntarily rehabilitate
houses, from a short-term timeframe to a long-term, and from a program focusing on improving
the physical environment centered on infrastructure to the one regenerating the environment by
improving the social and economic environment (Lee et al., 2008).
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Figure 10

Concept of Core Area Based Residential Environment Improvement Program

4.3.2. Procedures and Promotion
The procedure for promoting a pilot program is in <Figure 11>.

Figure 11

Pilot Project Procedure

Source: Lee et al., 2008, How to Run the Core Area Based Pilot Program to Improve Residential Environment,
Housing and City Research Institute of Korea National Housing Corporation, p.26

The basic precondition for promoting this program is establishing a multi-dimensional
governance system in which top-down and bottom-up methods are combined, along with a
consultation system including diverse players. A basic system consists of three organizations: one
for promoting the program, with program operators as the primary members; residents’
committees to lead regeneration of residential areas; and an organization of coordinators.

Figure 12

Organization for Promoting the Program

Source: Lee et al., 2008, How to Run the Core Area Based Pilot Program to Improve Residential
Environment, Housing and City Research Institute of Korea National Housing Corporation, p.21

The organization promoting the program crafts a plan for improvement (master plan),
develops core areas, and consults with residents on the self-rehabilitation of their houses. This
can be commissioned to a public organization experienced in improvement projects. The group of
coordinators is responsible for facilitating agreement among residents, consulting, educating and
promoting the program with residents, performing public relations and introducing social and
financial support. Lastly, a residents’ committee based on existing community organizations is
formed in the initial stage of the program as a means to encourage the participation of diverse
residents and achieve consensus.

4.3.3. Principles
The Core Area Based Residential Environment Improvement Program covers the
development of core areas, improving infrastructure, and residents’ self-rehabilitation. Under this
program, the development of core areas and residents’ self-rehabilitation of houses are regularly
conducted as a complement to the shortcomings of previous residents’ rehabilitation methods.

1) Development of Core Areas
A core area is the heart of districts singled out for improvement. It is used as a temporary
residential area where existing residents live while they their rehabilitate houses on their own and
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as community housing for house owners or tenants who are evicted due to the purchase of their
lands for urban planning purposes. In addition, common facilities for residents promoting
community and offering social and financial support are established to be used as focal points for
residents. By doing so, open spaces such as parks or playgrounds can be ensured in deteriorated
and dense residential areas.
Local governments secure spaces within the districts and develop them or commission public
organizations to do so upon consultation with residents and stakeholders in the district. There are
three methods to develop core areas: area-wide improvement; line (road) improvement; and spot
improvement.

Figure 13

Concepts of the Core Area Based Residential Environment Improvement
Program

Source: Lee et al., 2008, How to Run the Core Area Based Pilot Program to Improve Residential Environment,
Housing and City Research Institute of Korea National Housing Corporation, p.13

Area-wide improvement is appropriate in cases where public lands can be acquired or where
lands can be effectively used due to a high concentration of poor lots. Line (road) improvement
creates core areas by selecting major roads and promoting reconstruction projects along waysides
combined with road improvement through widening. In this case, stores or welfare facilities are
placed on the first story of residential buildings so that they can be used as foci for residents’
daily lives. Spot improvement is applied where old and poor housing is partially mixed into the
district and there is not enough unused land to develop, but local roads are relatively acceptable.
This method utilizes unused lands, public lands, purchased buildings, etc. within the districts for
core area development.

2) Infrastructure Improvement
The main player in improving infrastructure including roads, parking lots, parks, sewers, and
community facilities (community service centers, meeting places, welfare facilities for senior
citizens, childcare facilities, libraries, etc., depending on conditions within districts) is local
governments. The related budget is supported by governmental subsidies and local funds.
Improvements of infrastructure can be conducted together with the development of core areas,
or with residents’ self-development. If necessary, infrastructure alone can be established. When
infrastructure is improved along with core area development, project operators include
community facilities, parks, public open spaces, six-meter or wider roads in the core area
development. When it is conducted apace with residents’ self-help rehabilitation, residents setback their properties in order to provide the land for infrastructure.

Table 13

Infrastructure Improvement and Housing Rehabilitation

Infrastructure Improvement
Method
Details
Case
Community
facilities,
Along with
parking lots
Core area
in parks,
Development
6m. or wider
roads, etc.

Residents’ Self-help House Rehabilitation
Method
Details
Case
The owners of
certain areas
Improvement
make
Based on Lots
improvements
individually

Parks in
Along with
detached house
Housing
districts, set-back
Rehabilitation
for roads

Improvement Combining lots
through
or cooperation
Resident
among multiple
Cooperation
land owners

Childcare
Infrastructure facilities, parking
Improvement
lots, roads in
Only
other places out
of core area

Improvement
through
Agreement
between
Public Sector
and Residents

Commissioning
the public sector
to jointly
develop through
agreement
among residents

Source: Bae et al., 2009, The Study on How to Introduce Core Area Based Residential Environment
Improvement Program for Social Rehabilitation, The Korea Spatial Planning Review, Vol.60, p.23

3) Self-help Housing Rehabilitation
The basic principle of housing improvement is inducing residents to independently improve
old and poor structures. However, consulting services or financial support for housing
rehabilitation are needed when redevelopment is delayed due to the small size of lots, narrow
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roads, and complex legal relationships compared to general residential areas.
There are three improvement methods: self-help improvement based on lots; cooperative
improvement through the cooperation of residents; and consultative improvement through
cooperation with the public sector. The first method is used when residents have the ability to
improve houses by themselves and rehabilitate houses based on secured lots. In the second
method, houses are rehabilitated jointly through cooperation among those who hold the rights to
the land. In this case, multiple land-right holders set guidelines for effectively developing and
improving poor lots. The last method can be used when residents are unable to make
improvements in an independent manner. The public sector and residents cooperate in such a way
that significant improvements, such as rational land use and improving neighborhood roads can
be expected, but coordinators are needed to adjust the complex legal relationships.

4) Current Status of Pilot Projects
The government designated twelve districts for pilot projects after launching the Core Area
Based Residential Environment Program in May 2007. Currently, pilot projects are underway in
phases through consultation among stakeholders such as the Ministry of Land, Infrastructure,
Transport, relevant local governments, public organizations, and residents.
Old and poor houses are dense in the core areas in the twelve districts. These areas can be
categorized into three groups: areas where residents’ self-help housing rehabilitation cannot be
conducted; areas where an all-in-one type of improvement is urgent because individual
improvements cannot be conducted due to slopes; and areas where public lands and vacant lands
are dense and offer an advantage in purchasing the lands.
The Ministry of Land, Infrastructure, and Transport prepares institutions, provides operational
guidelines, selects master planners for the twelve districts, provides guidelines for planning
improvement, and draws up and distributes working manuals to promote the pilot projects.
Accordingly, local governments organize design teams consisting of local activists, improvement
planners, architects, residents’ representatives, responsible public officials, and project operators
expected to set up the improvement plan; completes the investigation on the current status of
districts, ensures residents’ awareness, and conducts briefings for residents; and proactively
conducts administrative procedures for making the improvement plan and designating districts
(Kim. et al., 2010).

4.3.4. Implications
The Core Area Based Residential Environment Improvement Program is not limited to
physical improvements, but extends to social improvements considering the socio-economic
characteristics of residents. In other words, under this program, not only is the physical living
environment bettered, but residents can also create a better living environment by themselves
through consistent improvements. It is especially important to promote social and economic
regeneration by creating a foundation for economic activities taking into consideration the local
environment, as well as to conduct programs providing welfare, education, community facilities,
and more in an effort to maintain existing communities.
Developing core areas and conducting residents’ self-help housing rehabilitation sequentially
can provide countermeasures to tenants and encourage residents to improve their residential areas.
It also makes it possible to raise the resettlement rate of original residents by securing rental
housing and temporary accommodations for tenants through the development of core areas and
making efforts to preserve existing communities by creating common working spaces for
residents.
For effective resident-led programs, it is crucial for residents to participate from the very
beginning of the project. During this process, an improvement system must be established which
includes experts such as non-profit organizations to mediate residents’ opinions reasonably from
the perspective of social improvement.

4.4. Community-oriented Residential Environment
Improvement Program
4.4.1. Features of the Community-oriented Residential Environment
Improvement Program
The government designated twelve districts as pilot areas for the Core Area Based Residential
Environment Improvement Program in May 2007. However, a downturn in the real estate market
followed by a reduction in the profits from the projects led the majority of programs to stall in the
stage of installing infrastructure. Accordingly, the Community-oriented Residential Environment
Improvement Program, focusing on stabilizing the housing environment of tenants, increasing
residents’ resettlement rate, and securing small-sized public rental housings, was proposed. The
directions of this program are described in the following <Figure 14>, with a goal of creating
resident-friendly environments promoting wellbeing.
First, its goal is mainly to improve residents’ housing and living environments, distinct from
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focusing on improving infrastructure. Second spot-oriented and small scale core area
development is pursued considering that previous core area development schemes cannot be
applied to areas where development is not projected to be profitable. Also, there is a shift from
administrative organizations or experts being the main players in projects to residents proactively
participating in the projects in order to improve their residential environment.

Figure 14

Basic Directions of Community-oriented Residential Environment
Improvement Program

4.4.2. Procedures and Promotion
The basic procedure of the program is similar to the previous Residential Environment
Improvement Program, but the greatest difference is that residents’ committees and the advisory
committee are organized before an improvement plan is made. After the districts for the project
have been designated, the Master Plan Team (MP Team) is formed to ensure smooth
communication and decision-making among the government, construction companies, residents’
committees, and the advisory committee. After the MP Team has been embodied, an
improvement plan is created and districts are designated. Next, infrastructure is improved and
residents rehabilitate houses independently. The above-mentioned procedure is described again in
the following <Figure 15>.

Figure 15

Procedure of Community-oriented Residential Environment Improvement
Program

Source: Koo, 2013, Reorganizing Procedures by Project Phases

Participants in the project and their major roles are described in the following <Table 14>.
The MP Team plays the same role as the design team which leads in the Core Area Based
Residential Improvement Program. Residents’ committees consist of representatives of residents,
local activists, dispatched experts, and others. They discover the problems and potentials of
communities and comprehensively analyze and share the physical and social economic status of
communities by operating ‘Community Vitalization Schools’. The advisory committee is
composed of local community-based public architects, local activists, private consultants, and
representatives of towns in an effort to secure expertise when crafting an improvement plan.
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Table 14

Major Participants and Roles in the Community-oriented Residential
Environment Improvement Program

Major
Participants
MP Team
Residents’
Committee
Advisory
Committee
Local
Governments

Key Roles
 Adjusting overall decisions during the process of making an improvement plan
 Gathering stakeholders’ opinions and making an improvement plan
 Autonomous organizations such as residents’ meetings and local women’s
groups in area communities
 Gathering residents’ opinions and needs
 Operating Community Vitalizing Schools
 Securing expertise when creating an improvement plan
 Composed of representatives of residents’ committees, local public architects,
local activists, private consultants, etc.
 Suggesting how to link with the projects of respective ministers under the central
government

4.4.3. Differences from Previous Residential Environment
Improvement Programs
There are several differences between the Community-oriented Residential Environment
Improvement Program and the Core Area Based Improvement Program. First, this program
emphasizes establishing common facilities for residents to use together. Shared facilities include
childcare facilities, study rooms, places for senior residents, joint workplaces, and more, all of
which are not intended for profit but for the benefit of residents. Therefore, creating a plan to
establish common facilities, which residents need by proactively gathering residents’ opinions, is
the core principle of the project.
Second, a ‘Housing Rehabilitation Center’ needs to be founded. The center operated by local
government will provide education and information about improving the residential environment;
conduct consulting services and field investigations for house rehabilitation; gather residents’
opinions; and conduct research on effective house rehabilitation.
Third, the proportion of public rental housings is increased to more than 50% of total
construction volume. In other words, the public sector expands its financial support for those
areas which cannot be rehabilitated by residents in order to construct public rental housings. Also,
affordable housing units are supplied original residents demand, or nearby multi-household
housings are purchased and rented out. The proportion of governmental subsidies is increased
from 15% to 30-50%.

4.4.4. Implications of the Community-oriented Residential
Environment Improvement Program
The Community-oriented Residential Environment Improvement Program is led by residents
in an effort to improve their residential areas. It aims at renovating houses and expanding
infrastructure, thus maintaining both existing networks among residents and their communities.
So far, the public sector and private construction companies have been major operators of the
Residential Environment Improvement Programs, which is a top-down method. On the other
hand, the Community-oriented Residential Environment Improvement Program enables residents
to become key players in the projects with the help of the MP Team and advisors. The program is
an advanced model in that residents, external experts, and the public sector form a partnership to
improve residents’ quality of life by creating income, social capital, and more, as well as
improving the physical environment. Residents can gain confidence by directly participating in
planning and implementing the project. For slums in developing countries, improving the
physical environment is an urgent matter, but the Community-oriented Residential Environment
Improvement Program can be an option for improving the long-term overall quality of life
experienced by slum residents.

4.4.5. Area-based Social Services for Low-income Families
Housing takes a large portion in expenditure of low-income families. Housing subsidies could
improve their livelihood. They need other social services such as enhanced chance of
employment, child care, and health care services, etc.

Table 15

Factors of the Housing Safety Net and Evaluation Criteria

Factors
for Quality of Life

Employment

Education and
Childcare
Environment

Detailed Items
 Job information network
 System for vocational training
counseling and providing relevant
information
 Opening joint workplaces and
offering work
 After-school program for
elementary and middle school
students
 Environment for infant and
childcare
 Cultural and hobby education
programs
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Evaluation Criteria
 Program Y/N
 System Y/N
 Support related to workplaces
and offering employment Y/N
 Facilities and programs Y/N
 Facilities and programs Y/N
 Facilities and programs Y/N

 Exercise facilities
Medical and
Health Care

Improving
Community
Environment and
Preventing Crime

 Operating programs for health
improvement
 Operating programs for supporting
medical examination
 Facilities for aged disabled people,
connected programs and selfoperation
 System for preventing crime in
districts
 System for preventing anti-social
behavior
 Revitalizing communities and
opportunities for participation
 Participating in communities and
mutual aid
 Types and quality of welfare
facilities and operating welfare
programs

 Facilities for exercise Y/N; their
management status
 Programs Y/N
 Programs Y/N
 Facilities, programs Y/N
 System Y/N
 System Y/N
 Community organization Y/N,
participation scope
 Functions Y/N
 Facility types, residents’
evaluation

Even in Korea, the government realized that social services are needed to be provided as well
as housing subsidies for low-income families and legislated the Act on the Support for Improving
the Quality of Lives of Tenants in Long-term Public Rental Housing in 2009.

5. Laws, Institutions, and Funds for Housing
Rehabilitation and Urban Redevelopment
The Korean government has promoted diverse policies, including urban redevelopment and
rehabilitation programs, in an effort to resolve problems of poor housing such as informal
settlements caused by migration from rural to urban areas due to rapid industrialization and
urbanization. In this chapter, the legal and institutional foundation for policies to resolve the
problem of poor housing is covered. Also, the funding for the programs and the fundraising
process will be introduced.

5.1. Laws
The government has revised existing relevant laws or enacted new ones for providing housing
and housing sites. While the private sector was induced to enter the housing construction industry
through the Housing Construction Promotion Act (1972) and the previous version of the Housing
Act (2009), a large volume of affordable housing sites were supplied through their development

after purchasing all of the lots at planned sites based on the Housing Site Development Promotion
Act (1980) in support of a plan to construct two million housing units. In addition, the Rental
Housing Construction Promotion Act (1984), the previous version of the current Rental Housing
Act (1994), was enacted to include constructing rental housing within the comprehensive plan for
housing construction; expand support to housing sites, financial resources, and tax revenues for
rental housing construction; and secure a predetermined proportion of developed housing sites as
construction sites for rental housing based on the Housing Site Development Promotion Act.
Regarding improving poor and deteriorated housing, the Urban Redevelopment Act (1977), the
previous version of the Act on the Maintenance and Improvement of Urban Areas and Dwelling
Conditions for Residents (2002), and the Act on the Temporary Measures for Improving
Residential Environment of Low-income Residents in Cities (1989) were enacted in an effort to
help improve the residential environment through regulations on district designation and project
implementation for redevelopment of areas where deteriorated houses were concentrated, as well
as for residents’ independent rehabilitation. In this section, the Act on the Maintenance and
Improvement of Urban Areas and Dwelling Conditions for Residents, which regulates the
directions of the projects to improve poor housing, will be covered in detail.

5.1.1. The Act on the Maintenance and Improvement of Urban
Areas and Dwelling Conditions for Residents
One of the issues on which the government focused, along with the housing shortage
exacerbated by rapid urbanization and migration from rural areas to urban areas, was poor
housing in urban areas.
First, the government established a system to ensure the planned redevelopment of poor
housing areas by enacting the Urban Redevelopment Act (1977), a means to improve deteriorated
housing. Based on this act, the government suggested specific guidelines for the designation of
areas to be redeveloped, operators of redevelopment projects, operation of cooperatives,
management plans, and more.
The act delineated the obligation of a mayor of a city with a population of one million or
more to devise a basic plan for redevelopment in each city and offer guidelines for designating
the areas to be redeveloped, such as cases where a certain proportion of houses in areas were
vulnerable to fire or deterioration, or where the houses were dense to the point of prohibiting
rational land.
Under the act, land owners, cooperatives, or local governments were obliged to promote the
projects and the owners of 2/3 or more of total lots or 1/2 or more of the body of land owners
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should agree to the project prior to its implementation. In addition, compensation was mandated
for land owners who did not consent, in compliance with the Land Expropriation Act. The act
provided specific guidelines on cooperative members, executives, the general assembly, and
members’ liability and its imposition. The act also provided guidelines for operating cooperatives,
major players in the projects, and the creation of a management plan prior to and after
redevelopment for land owners and tenants. Meanwhile, it also regulated details on cost-bearing
and governmental subsidies when a local government moved to implement a project.
Under the Urban Redevelopment Act the public sector indirectly supported and supervised
redevelopment projects. With institutional support from the Act on Temporary Measures for
Improving the Residential Environment of Low-income Residents in Cities, the public sector took
a leading role in improving residential environments in areas where overall redevelopment was
impossible due to a dense concentration of sub-standard houses. Through this legislation, the
government suggested specific guidelines on designating districts for improving residential
environments, crafting project plans, granting public lands, support from the National Housing
Fund, standard housing design and specifications.
Firstly, the act defined the Residential Environment Improvement Program as housing
construction, building rehabilitation and improvement of public facilities and development of
income resources. This allowed mayors of local governments to apply for designation as districts
for improving the residential environment of areas where deteriorated housing was dense or the
housing environment was poor due to sub-standard public facilities including roads, water and
sewage facilities. In addition, a plan was required for improving residential environments,
including the improvement of roads and water and sewage facilities, housing construction, and
the determination of how and which buildings to rehabilitate. Mayors of local governments or,
upon the request of these mayors, LH Corporation, became principal agents of project
implementation. Meanwhile, the ownership of publicly shared lands in designated districts had to
be transferred to project operators free of cost after a plan for improving a residential
environment was announced. However, it was regulated that profits from such a transfer could
not be used for purposes other than the improvement of the residential environment, and the
public sector compounded its support by providing subsidies or making loans from the National
Housing Fund for business expenses. While it was provided that land expropriation can be
applied when inevitable, standard designs and specifications were developed and distributed for
residents’ self-construction of houses on improved lands.
These two acts were integrated into the Act on the Maintenance and Improvement of Urban
Areas and Dwelling Conditions for Residents (2002) to cover the Residential Environment

Improvement Program, urban redevelopment program, house reconstruction program and urban
environment improvement program. Under this act, the Residential Environment Improvement
Program was categorized into ‘local resident rehabilitation,’ ‘apartment construction,’ ‘land
pooling,’ and ‘mixed method.’ In the case of the resident rehabilitation method, project operators
installed infrastructure such as roads and water and sewage facilities and residents were induced
to rehabilitate houses on their own. Under the method of multi-story apartment construction,
project operators such as LH Corporation purchased and cleared the concerned districts and then
constructed multi-story apartments for priority sale to former residents. Meanwhile, in case of the
substitute lots method, a system of land pooling was applied to cover expenses incurred in the
installation of infrastructure based on increased land value after development and returned the
remaining lots to their original owners.

5.2. Institutions: Korea Land and Housing Corporation
The Korean government has founded public corporations to serve as institutions to drive
housing supply and the Residential Environment Improvement Programs as a means for
addressing housing issues. In this section, the roles and functions of public corporations are
covered, focusing on Korea Land and Housing Corporation. It was founded as Korea National
Housing Corporation in 1962 and the Korea Land Development Corporation was founded in 1975.
These two corporations became one as LH Corporation in 2009.
In Korea, a housing supply plan was established as part of the long-term economic
development plans starting from the 1960s and accordingly the Korea National Housing
Corporation was founded by means of the reorganization of an existing organization as the
institution responsible for housing supply. It merged with the Korea Land Development
Corporation to become LH Corporation in 2009. In the 1960s, it was difficult to directly supply
housings simply through financial support, given that government financial resources were
meager. Therefore, LH Corporation was founded to continuously construct and supply houses in
a corporate manner. Since then, LH Corporation has led the supply of public tract housing and
public rental housing and conducted urban environment improvement programs such as urban
redevelopment and the Residential Environment Improvement Program.
LH Corporation manages urban redevelopment and projects under the Residential
Environment Improvement Program upon the request of mayors of local governments or other
original operators of redevelopment projects. The corporation draws up project plans and
generally oversees projects as a project operator. Meanwhile, it provides public rental housings
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that it has set aside for existing residents of sites under construction pending completion and it
acquires a share of the houses built under the program for rental housing, depending on
cooperatives’ requests.

5.3. Funds
The Korean government has supported urban redevelopment and the Residential Environment
Improvement Program institutionally through a variety of laws and regulations. During this
process, it also has extended financial support by providing public lands or tax exemptions. To
this end, the Urban Redevelopment Project Fund and the National Housing Fund were created.

5.3.1. The Urban Redevelopment Program Fund
The Urban Redevelopment Program Fund was created based on the Urban Redevelopment
Act of 1977. According to this act, mayors of cities with a population of one million or more
were required create a fund toward the smooth implementation of projects. To provide financial
resources for the fund, a certain minimum rate or more of urban planning tax should be reserved
every year. The rate of urban planning tax for the Urban Redevelopment Project Fund was
initially 5% and later increased to 10%. Along with this, it was mandated that profits accrued
from the granting of public lands should be made a component of the financial resources for the
fund by the concerned local government. Meanwhile, under the act, the fund may not be used for
purposes other than urban redevelopment programs, but it can be extended in the form of loans.

5.3.2. The National Housing Fund
The National Housing Fund, based on the Housing Construction Promotion Act of 1973, was
managed by the Housing and Commercial Bank. It provided funds for expanding the supply of
small-sized houses and the Residential Environment Improvement Program in a stable and
systematic manner.
National housing bonds which have been required to be purchased as part of the authorization
of housing construction and registration of housing transactions since 1983 were major financial
resources for the fund. Additionally, profits from the national housing subscription deposit
system in place since 1977 were provided for the fund and subscribers of the national housing
subscription deposit were able to benefit from long-term low interest rate loans made when they
purchased houses and took priority in purchasing new apartments, which were sold below market
value.

The financial resources of the National Housing Fund were finance of the government,
government bonds, subscription deposit, national housing bonds and housing lottery tickets.
Among these, subscription deposit, housing lottery tickets and national housing bonds account for
the bulk of financial resources. By 2011, a fund of about KRW 84 trillion had been accumulated.
Loans have been made from the National Housing Fund for constructing public rental
housings and houses for sale, for providing deposit-based houses, purchasing houses, the
Residential Environment Improvement Program, housing rehabilitation, and more. Loans of
about KRW 48 billion were extended for urban redevelopment projects between 1981 and 2009.

5.4. Implications
The Korean government’s approach to housing issues resulting from rapid industrialization
has significant implications for developing countries. The government has established a
sustainable system for improving residential environments through the creation of laws,
institutions, and funds, minimizing both external and direct governmental financial supports. In
many cases, the Residential Environment Improvement Program, through external loans or
assistance from international development aid organizations, is intermittent, which is
unsustainable. In addition, given the financial status of developing countries, it may be difficult to
expect sufficient financial support for the housing sector from governments. For Korea, under
these circumstances the key points of residential environment improvement and urban
redevelopment programs were specifically regulated into law and the institutions to lead
programs were founded in the form of corporations so that they could operate programs on their
own. Furthermore, funds gained through bonds and lotteries were created as a means to support
the system through laws and institutions, which eventually established a virtuous circle. Such an
institutional approach can be an exemplary reference for developing countries in crafting
sustainable policies for improving residential environments.

6. Saemaul Undong (the New Community Movement)
6.1. Background of Saemaul Undong
Saemaul Undong, or the New Community Movement, is considered highly significant in the
development of Korea. It was carried across in all fields of society from the 1970s to 1980s based
on the principles of ‘diligence, self-help, and cooperation.’ The movement spanned diverse
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activities from heightening awareness to improving actual living environments based according to
the notion of enjoying a higher quality of life, which can be applied broadly considering its
complex nature as an idea rather than a fragmentary project for a specific situation or goal.
The government provided 336 packs of free cement to each of 33,267 villages in Korea from
1970 to 1971 and allowed residents to independently conduct self-selected projects such as
expanding roads inside villages, creating joint laundry facilities, and sinking communal wells.
Next, the government selected 16,600 villages demonstrating good performance and provided
an additional 500 packs of cement and one ton of rebar. By doing so, it launched a broad-scaled
project to develop rural areas by establishing the principle of Saemaul Undong, grading villages
and differentiated support 10 . The government increased resident participation and enhanced
cooperation and willingness for development by promoting projects in which performance was
tangible. During this process, local residents were able to gain confidence and participate more
proactively in projects (Koo, 2009).

Figure 16

1960s Living Environments in Rural Areas

Source: Saemaul Undong homepage of Gyoungsangbuk-do (http://isvil.net/)

In the 1960s, about 70% of the Korean population was living in rural areas, but the residential
environment there was pre-modern. In many cases, access roads to villages were so narrow that
vehicles were unable to enter. Housing and living conditions were pre-modern, with thatched
roofs and unsanitary toilets. Through Saemaul Undong, the major goals of which were improving
public facilities and living environments, which was advocated under this situation, the living
environment in rural areas in Korea was remarkably improved in the 1970s and 1980s. This is
illustrated in the following table. In particular, the expansion of roads inside villages and the
development of farm roads conducted as part of Saemaul Undong allowed vehicles to enter
villages and facilitated the mechanization of farming, which in turn brought about diverse ripple

10 National Archives of Korea, http://theme.archives.go.kr/next/semaul/semaul01.do

effects such as increased farm income through the raising of cash crops.11

Table 16

Performance of Major Projects under Saemaul Undong (1970-1990)

Project Name

Unit

Goal
(1971)

Performance
(to 1980)

Performance
Relative to Goal (%)

Expanding roads
inside villages
Development of farm roads
Constructing small-sized
bridges
Constructing
community centers
Constructing warehouses
Constructing workplaces
Constructing stables
Small-sized reservoirs
Constructing banks
Constructing waterways
Improvement of small streams
House upgrading
Improving village layouts
Improving small towns
Simple water
supply facilities
Sewage
Electrification
projects
Telecommunication services
for villages
Constructing Saemaul
factories
Reforestation projects
in villages

㎞

26,666

43,558

166

㎞

49,167

61,797

126

Bridges

76,749

79,516

104

Houses

35,608

37,012

104

22,143
6,263
4,476
13,327
31,625
5,161
9,677
225
2,747
843

64
18
14
132
139
128
56
42
55

28,130

86

15,559

179

2,777

98

Warehouses
34,665
Workplaces
34,665
Stables
32,729
Reservoirs
10,122
Banks
22,787
4,043
㎞
17,239
㎞
1,000 houses
544
Communities (No plan)
Towns
1,529
Water supply
32,624
facilities
8,654
㎞
1,000
2,834
households
Villages

18,633

18,633

100

Factories

950

717

75

ha

967,362

642,804

66

Source: So, 2007, Governance of Local Communities and Saemaul Undong in Korea

Saemaul Undong was conducted under the lens of the central government’s continued interest
and through residents’ proactive participation. On the government side, the Ministry of Home
Affairs of the central government and the National Council of Saemaul Undong played the roles
of consultation and coordination, each ministry planned and implemented relevant projects and
departments in charge of Saemaul Undong were created under local governments. On the resident
side, leaders of Saemaul Undong in each village 12 and women’s associations for Saemaul

11 Maeil Daily, http://www.imaeil.com/sub_news/sub_news_view.php?news_id=19775&yy=2006
12 Leaders of Saemaul Undong were appointed by principals in villages or administrative organizations or elected by
residents. The leaders elected by residents could gain more trust and support. (Report of the Ministry of Home Affairs,
1983; So, 2007)
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Undong led local decision-making and participation in projects.
Initially, Saemaul Undong was driven by the government, but it could be successful because a
bottom-up approach depending on residents was proactively applied. According to the study of
Ki (1987) requoted in So (2007), in the case of villages where residents; voluntary participation
was active and the community network was revitalized, overall living environment and income
level of individual households were more improved.

Table 17

Investment in Saemaul Undong and Financial Resources by Year

Residents’ burden

Subsidy (KRW 100 million)
Year

Total
(KRW
100
million)

Total

Governme Local
ntal
Governme
Subsidy nt Subsidy

Other
Loan

Amount
(KRW
100
million)

Adjusted
rate of
Percen- Residents’
tage
Burden
(%)
(%)*

1971

122

41

27

14

-

81

66.4

66.4

1972

313

33

20

13

-

280

89.5

89.5

1973

984

215

125

90

-

769

78.2

78.2

1974

1,328

308

121

173

14

1,020

76.8

77.9

1975

2,959

1,653

666

579

408

1,306

44.1

57.9

1976

3,226

1,651

484

396

771

1,575

48.8

72.7

1977

4,665

2,460

599

723

1,138

2,205

47.3

71.6

1978

6,342

3,384

654

773

1,957

2,958

46.6

77.5

1979

7,582

4,252

1,258

1,10

1,984

3,330

43.9

70.1

Source: So, 2007, Governance of Local Communities and Saemaul Undong in Korea
*Residents burden rate when other subsidies such as loans are shifted to residents

The above-mentioned factor can be derived from the financial resources invested into
Saemaul Undong. About 72%13 of the financial resources expended for the initial Saemaul
Undong programs from 1971 to 1979 were provided by residents. These results demonstrate that
Saemaul Undong should be understood as a development model for local communities which
used a bottom-up approach, given diverse factors such as mobilization of resources and decisionmaking, even though the movement was promoted by the government (So, 2007).

6.2. Major Achievement of Saemaul Undong: Focusing on
Housing Upgrades
About 70% or more of the resources invested into Saemaul Undong was provided by
residents, but major projects of the movement focused on settlement improvement and public
13 Weighted average of adjusted rate of residents’ burden by year

facilities upgrading (similar to urban upgrading) rather than on housing upgrades. However,
settlement improvement drove the improvement of housing by creating an environment for
enhancing individual housings. For example, the expansion of roads led to the distribution of
power tillers, made it possible for construction materials such as cement to be easily transported
to villages, and influenced the processing and production of construction materials inside
villages14.
Various efforts to upgrade farmhouses were made through Saemaul Undong beyond the
projects described in the above table (Performance of Major Projects under Saemaul Undong
(1970-1990)). At that time, unlike in the modern living environment, thatched houses with mud
walls and wood-fire heating were common in rural areas in Korea. Residents were required to
endure inefficiencies and inconveniences including renewing the roofs of the houses by weaving
straw every winter. Therefore, the main project designed to overcome this situation was a project
to upgrade roofs.
The roof improvement project was designed to replace thatched roofs with tile or slate. Under
the project, the government and residents respectively invested KRW 4.1 billion and KRW 8.7
billion in 1972 to replace 413,000 roofs. A total of 2,618 roofs were replaced over seven years. In
other terms, the roofs of more than 14 million people’s houses can be estimated to have been
upgraded, given the average number of members per household in the 1970s and 1980s. 15
Therefore, it can be assumed that the project’s ripple effect at the time was significant. Some
farmers opposed the project, promoted at a time when farm incomes were not high, but it is
commonly evaluated that the government’s strong will and encouragement by public officials led
residents of rural areas to develop a sense of accomplishment16.

Table 18

Performance of Roof Upgrade Projects

(units: 1,000 houses)

Year

1972

1973

1974

1975

1976

1977

1978

Performance

413

476

401

338

466

494

30

Accumulated

413

889

1,290

1,628

2,094

2,588

2,618

Source: The Ministry of Home Affairs, 1980, Ten-year History of Saemaul Undong, p.485; Lee, 2006, Housing
Upgrading Project in 1970s

The project of upgrading rural housing in the 1970s was aimed at changing the awareness of
residents in rural areas by creating a rational residential environment (Lee, 2006). After the mid14 Maeil Daily, http://www.imaeil.com/sub_news/sub_news_view.php?news_id=19775&yy=2006
15 The average number of members per household was approximately 5.8 persons in 1970 and had lowered to roughly 5.0
persons by 1980. (National Statistics Office, 2010)
16 Maeil Daily, http://www.imaeil.com/sub_news/sub_news_view.php?news_id=19775&yy=2006; Lee, 2006
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1970s the project expanded into constructing new western-style houses with a provided standard
design, based on the success of the initial project promoting partial upgrades such as roofs,
kitchens, and toilets.
The projects to upgrade rural houses were conducted on individual housings based on
standard blueprints provided by the government. The government first proposed three types of
50m2 “I” shaped floor plans and three types of 60m2 “L” shaped blueprints in 1976 and then
continuously developed and distributed a series of diverse floor plans. Standardized blueprints not
only saved on design costs, but also drove the standardization of construction materials and
created an environment in which residents could build houses by themselves with the provided
regularized specifications. A modern style design, standardization of construction materials, and
use of standard methods of construction helped residents make the best use of technologies on
their own in upgrading their houses. As a result, a total of 225,782 houses were improved over
five years from 1976 (Jeon et al., 2000).

Figure 17

Standard Floor Plans for Rural Houses in 1976 and 1977

Source: Yae, 2003, A Study on Change in Communities and Residential Spaces through Saemaul Undong in the
1970s, Master thesis, Sungkyunkwan University, p.47

6.3. Organizations Promoting Saemaul Undong and Financing
System
Saemaul Undong was a national movement closely connecting the central government and
communities. At the center of the movement, leaders of Saemaul Undong linked to public
officials and residents played a key role. They were developed by the Saemaul Leadership
Training Institute.
According to The 40-year History of Saemaul Undong17, when the movement started in 1971,
one exemplary farmer was selected from each county to be trained in the Diligent Farmer
Training Institute within the National Agricultural Cooperative Federation. Next, classes for
leaders of Saemaul Undong were created in 1972 and the Saemaul Leadership Training Institute
was officially founded in 1973. Also, classes for women leaders were launched in 1973 in order
to expand women’s participation. Those who were responsible for local administration and
organization in rural areas participated in training together with farmers to promote smooth
cooperation between the public and private sectors. Furthermore, ministers and vice ministers
received the same training as did farmers in order to promote their understanding of the field.
Through such training, Saemaul Undong could be transferred from the central government to
local communities.

Table 19

Results of Saemaul Training by Year (to September 1980)

Category
Total
1972
1973
1974
1975
1976
1977
1978
1979
1980

Total (1,000 persons)
70,211.5
3,594.4
3,292.5
3,114.1
9,148.6
9,517.2
12,361.4
10,482.1
16,288.0
2,413.2

Camp training
677.9
5.5
29.2
33.7
44.3
48.7
54.8
79.3
272.2
110.2

Non-camp training
69,533.6
3,588.9
3,263.3
3,080.4
9,104.3
9,468.5
12,306.6
10,402.8
16,015.8
2,303.0

Source: National Council of Saemaul Undong Movement, 2010, The 40-year History of Saemaul Undong
(Brochure), p.55

In the initial stage of the movement, when it was directly related to the improvement of living
environments in the 1970s, the Saemaul Leadership Training Institute proactively trained leaders

17 The Study Group of Professors on Saemaul Undong, 2010, p.216~217
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of Saemaul Undong, general residents, and skilled individuals. In particular, core members such
as leaders of Saemaul Undong, leaders of society, and public officials joined camp training
sessions. A total of about 70,211,500 individual training sessions were provided from 1972 to
1980, and about 677,900 people participated in these camps. Details are found in <Table II-18>.
Human resources cultivated through such training programs led diverse activities in
communities and enabled systematic governmental support at the same time. According to a
study by Shin (1977), in terms of support for each community, all rural municipalities first
identified how much support was needed based on requests of individual communities, and then
cities and counties finalized how much support could be provided. Next, given these
determinations, cities and provinces placed orders for materials. After this process, the National
Railroad Administration cooperated in the transportation of materials supplied through
coordination between the Ministry of Home Affairs and the Public Procurement Service. Finally,
the materials were transported to individual communities.

Figure 18

Supply Management System of Construction Materials

Source: Shin, 1977, Development Theory of Local Communities, Legal Association, p.220

Table 20

Overview of Standard Projects by Communities

Project
1. Roads inside villages
Main roads
Feeder roads
2. Farm roads
Main farm roads
Farm roads for
cultivation
3. Improving sewer systems

Basic Community

Self-help Community

Governmental support
Governmental support
Partial support
Partial support

Governmental support
4. Clean wells
Governmental support
5. Drinking water in villages
Residents
6. Constructing small bridges
5-10m

Governmental support
Governmental support
Residents
Partial support
Partial support

Longer than 10m

Partial support

7. Banks, water pumps
8. Cultivators
(Power tiller)
9. Simple water supply
facilities
10. Methane gas facilities
11. Upgrading furnaces and
chimneys
12. Sterilizing
13. Craftworks of farm
houses
14. Cultivating saplings
15. Improving footpaths
between rice paddies
16. Cleaning farmland

Partial support
Partial support

Partial support

Partial support

Partial support

Residents

Residents

Residents

Residents

Residents

Residents
Partial support
Partial support
Partial support
Partial support

17. Electrification projects
18. Telecommunication
facilities
19. House upgrading

Residents
Residents
Residents
Residents

20. Improving village layout
21. Saemaul factory
22. Transportation in rural
areas
23. Agricultural water
facilities
Repair rate 80%

Residents

Partial support
Partial support

Repair rate 85%
Repair rate 90%
24. Multi-purpose small
reservoirs
25. Forestation

Independent
Community

Partial support
Partial support

Partial support

Partial support

Partial support

Partial support

Partial support
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26. Efforts against land
erosion and collapse
27. Creating grasslands
28. Increasing compost
production
29. Planned farming

Partial support

30. Cooperative farming

Partial support

31. Cooperative facilities
32. Improvement of rivers
Minor stream

Partial support

Minor and small streams
Small and middle-sized
streams
33. Improving the country
34. Upgrading roofs
35. Creating community
funds
KRW 300,000 or more

Partial support

Residents

Residents

Residents

Residents

Residents
Partial support
Residents

Residents
Partial support
Residents

Partial support
Partial support
Partial support
Partial support

Partial support
Partial support

Partial support
Partial support

Residents
Residents

KRW 500,000 or more
KRW 1 million or more
36. Saving of farm houses
KRW 10,000

Partial support

Residents
Residents

KRW 15,000
KRW 20,000

Residents
Residents

Source: The Ministry of Home Affairs, 1973, Saemaul Undong

As such, a national organization for Saemaul Undong was established and human resources to
manage the organization were also consistently cultivated for the movement to grow into a
national movement. Additionally, the diligent promotion and management of projects made it
possible to expand cooperation so that two or more nearby communities worked together to
jointly conduct desired projects such as improving the roads, agricultural water facilities, and
streams within their living environment.
As a result, projects to improve basic living environments under Saemaul Undong in the
1970s were successful, but not every community enjoyed outstanding achievements. Gaps were
naturally discovered according to the development status of communities, leading the government
to categorize communities into Basic Communities, Self-help Communities, and Independent
Communities as a means to promote projects tailored to their characteristics. The projects for
Basic Communities, the lowest level of living environment, focused on infrastructure and the
government’s support was significant. In the case of Self-help Communities, the government
provided partial support and residents carried out projects by themselves. Meanwhile, the
government also provided partial support for Independent Communities, so the projects were

promoted mainly through residents’ efforts. Especially in Independent Communities, where some
infrastructure for living had been established, the directions of the projects under Saemaul
Undong shifted to projects to improve income structure. These experiences then spread to Basic
and Self-help Communities.
Saemaul Undong brought about remarkable changes in living conditions by fundamentally
restructuring Korean rural areas and increased the income in these areas thirty-fold over ten years.
The government’s physical, technological, and administrative support and public cooperation and
reaction were significant factors in such success, but it cannot be ignored that the projects were
conducted thoroughly through an organizing authority above all else (The Study Group of
Professors on Saemaul Undong, 2010).

6.4. Implications of Saemaul Undong for Improving the
Settlement Environment of Developing Countries
Sometimes called ‘the miracle on the Han River’, Korea’s achievement of the modernization
of agriculture and industrialization as one of the world’s poorest countries dependent on the
import of capital, technology, and resources, the three major factors of industrialization, is a very
rare event in the history of the world. Saemaul Undong is evaluated as the growth engine for this
renowned achievement. Under Saemaul Undong, the living environment of Korean rural areas
improved dramatically and residents’ voluntary and proactive participation supported by the
strong will of the government and public officials were at the center of this improvement.
Seers (1979) noted that development is the process of meeting the needs of a happy life for
human beings and that these needs are essentials such as food, jobs, equality, political
participation, independent countries, and appropriate education. Also, Todaro (1997) pointed out
that development spans issues of quality, including institutional improvements, while economic
growth is a quantitative concept measured as increase in GNP. Considering the major concepts
and successful factors of Saemaul Undong, the movement is significant in that it enabled people
to cultivate a spirit of self-help through projects to improve their basic living environment and
gain the willingness to become independent.
The policy implications of Saemaul Undong for improving the settlement environment of
developing countries are as follows. First, the movement successfully raised residents’ awareness
by focusing on public interest rather individual ones and conducting projects which could bring
about visible and tangible achievements. It may be difficult for residents of developing countries
to express a will toward development due to the substantial gap between their current situation
and their goals. In such a situation, the initial approach of the movement which enabled residents
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to foster a will toward development based on learning the effects of tangible achievements has
meaningful implications.
Second, the roles of the organizations and the systems promoting the movement should be
emphasized. The government launched departments responsible for the movement under every
ministry and local government in order to ensure efforts to develop and promote various projects.
Additionally, it assisted projects and promoted them through consistent communication and
cooperation by revitalizing women’s associations and youth associations or cultivating leaders of
Saemaul Undong. It is obvious that communal achievement beyond individuals’ capabilities can
be made through mutual assistance and cooperation. Developing countries can draw lessons from
the diverse organizations which had promoted Saemaul Undong from the perspective of citizengovernment interaction or governance.
Third, the government stimulated development in local areas by proposing tools for project
implementation and practical strategies for implementation, as well as by means of proactive
public relations activities and encouragement. Various projects conducted as part of Saemaul
Undong targeted public facilities and the development of communities, but two-thirds or more of
financial resources were provided by the residents themselves. As such, residents proactively
participated in the projects as governmental funds of a roughly 30% share served as a catalyst by
opening the door for the projects. In addition, the government’s efforts to transfer skills or
knowledge, such as standardized blueprints and building specifications, allowing residents to lead
planning and conducting projects effectively had a significant impact.

III. Toolkit Development

The toolkit is structured into seven modules. Each tool includes several headlines with
practical points of departure for the understanding and support of incremental affordable housing
processes. In addition, instructive examples and references for further study are provided.
The usability of this toolkit will be tested through two pilot-city case studies. Although a large
number of tools could be devised, the number must be limited in order to construct a practical
toolkit that can be used by different actors at the local level, classified as 'stakeholders'.
Often, municipal planning approaches are organized in a traditional, top-down fashion. For
example, a municipal administration is responsible for adequate urban planning, which implies
the formulation of a vision on urban development and a related financial policy. On the area level
(i.e., neighborhood) it concerns development through area-based development plans; with
associated investment in infrastructure, facilities and services; and ultimately the involvement of
residents in such plans. In the development of concerned toolkit, an emphasis on local policy
developments and instruments is not chosen, but is placed instead on the involvement of residents
in their own neighborhoods/districts, which in turn requires specific tools. The tools that a local
government normally applies include a spatial development plan, a land use plan or a social
development plan. In this toolkit, awareness of such conventional planning instruments is
assumed among local authorities and other stakeholders in a specific area of development.
The main objective of this toolkit is to support incremental housing, which has at least two
facets: 1) How to assist residents with incremental building of individual dwellings or house
buildings in a group (aspects of affordability and sustainability are of course involved); and 2)
How to involve residents in planning, managing and executing the works necessary in the
neighborhood improvement processes. It is assumed that incremental house building mainly
occurs in settings of irregular settlements which are not yet consolidated (although this does not
have to be the case).
One of the first key matters is that security of tenure is warranted so the households gain a
certainty that they may continue to reside on the plot where they wish to invest for the
improvement of their housing. Once the property is regulated, residents can continue to invest
and do so with greater confidence in improving their housings; each household improve their
property at their own pace. In existing urban settlements, however, the ownership issue can be
quite complex and it may take considerable time to become regularized.
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In compiling this toolkit, the following questions were identified:


How residents can be supported in their incremental construction processes of
individual housings and small dwelling complexes while providing them advice on
aspects of durability and affordability.



How residents in the parallel process of incremental improvement of neighborhoods
may be involved through participatory data collection, mapping and decision making.



How required neighborhood improvements can be realized through community
contracting (what does the municipality undertake, what pertains to the residents?).



How residents can be involved with the execution of works necessary to the
upgrading of settlements.

The following modules and their potential key actors and tools are presented in this document.
Each of these seven modules will be preceded with a concise introduction.
Table 21

No

Modules, Key Actors and Tools

MODULE

1

Context Analysis

2

Participatory
Planning

KEY ACTORS





Local governments
Developers
Communities
Other stakeholders

 Local governments
 Developers
 Communities
 Central government
 Local governments
 Corporations (mostly:
municipal)
 Communities
 Central government
 Developers
 Land owners
 Public-private actors

3

Facilities and
Services

4

Land

5

Building
Materials






Local governments
NGOs
Producers
Vendors

Labor and Skills






Communities
Local governments
NGOs
Education sector

6

TOOLS
 Participatory mapping: Beginning.
 Participatory mapping: Additional
maps
 Stakeholder mapping
 Analysis of socio-economic structure of
a neighborhood
 Needs identification and prioritization
 Community contracting
 Monitoring and evaluation
 Urban Resource Centers
 Social services
 Provision of water
 Sanitation
 Solid Waste
 Roads and drainage
 Land development
 Land banking, pooling, sharing
 Land and housing tenure
 Social tenure domain model
 Building material identification
 Building materials: timber, bamboo
 Building materials: bricks, blocks,
elements, roofing
 Building materials bank
 Self-help groups
 Housing cooperatives
 Improving skills and knowledge
 Technical assistance forms

7

Finance

 MFIs and CBOs
 Banks
 Informal lenders

 Micro housing finance
 Informal housing finance
 Stakeholder financing

The Usage of Tools
This toolkit explicitly focuses on implementation at the local level. In addition to the role of
the local government, the identification of other stakeholders is of great importance. A necessary
next step is the design of a feasible framework for multi-stakeholder cooperation. Every
municipality holds a specific responsibility regarding this issue. However, the usage of the tools
is not restricted to local governments. Other local actors also hold considerable influence in local
area development corresponding with their specific interests.

Basic Assumption
The local government is considered to be the key actor in both the settlement improvement
processes and supporting individual or collective (mutual) home improvement processes. If this
support is absent, the starting point for incremental housing and the involvement of residents in
settlement improvement will differ from the conditions assumed in the toolkit.
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1. Module 1: Context Analysis
Any program or project that aims to facilitate and support processes of the incremental
improvement of housing, infrastructure and public services provision in informal settlements
must be place-based. Despite the fact that self-built housings are rather rudimentary, and
infrastructure and public services are virtually not exist in the early stages of new settlements,
residents are already members of a social system which implies internal cohesion and polarization
at the same time. Sound analysis of the local contextual factors that may impact a proposed
intervention is thus a vital starting point for any action plan development. Such situation analysis
should include the mapping of physical and socio-economic elements that may have positive or
negative influence over incremental dwelling and neighborhood improvement.
First of all, relevant information on the physical environment and the functional use of intrasettlement space should be compiled. The first two tools of this module provide details on the
diverse fundamental spatial and physical elements of settlements for which detailed information
is indispensable. Such information is often collected by external actors, for example local
government officers or consultants who are hired for this purpose. The role of local residents in
this process is however, essential. Tools 1.1 and 1.2 consequently highlight the vital role of
community participation. The participatory mapping tool is an approach for compiling and
analyzing information on the basis of knowledge that is locally available and shared by all key
stakeholders. This participatory mapping process results in a set of basic maps with written
explanations that together clearly visualize the basic spatial, environmental and physical
characteristics of the settlement.
Essential in each context analysis is obtaining a clear picture of the stakeholders that –besides
the residents/households- will be directly or indirectly involved in the planned housing program
or project. Tool 1.3 elaborates on the basic prerequisite of stakeholder mapping. The
identification process of stakeholders should not overlook identifying key actors operating
outside of the settlement, such as absentee landlords, government agencies, or private companies.
Potential conflicts of interest that may pose a risk to the planned intervention must be identified
as well. A further important strategic aim of the stakeholder mapping exercise is to prepare the
ground for a constructive multi-stakeholder process during the succeeding phases of the planning
cycle.
Tool 1.4 focuses on the compilation and analysis of demographic and socio-economic
characteristics in the settlement. One of the critical issues to be illuminated is the income of the
various households and the affordability of housing products for each category of households. In

addition to so-called quick-scan methodologies, the potential of community-based enumeration
and mapping approaches is highlighted. The latter approaches not only result in more authentic
social profiling of the informal settlement based on local knowledge, they also function as strong
mobilizers of the residents. In addition, participatory enumeration magnifies the potential
involvement of residents in the early planning stages of housing and settlement improvement
schemes.
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Tool 1.1 Participatory Mapping: Beginning
BEGINNING MAPPING
Mapping is critical for the collection and storage of relevant data on
urban areas that are to be renewed or (re-)developed. Functional maps must
be elaborated and improved by local land-surveyors, researchers and
cartographers. In this regard, the use of satellite images and aerial photos is
becoming vital. The drawing of maps for urban residential areas to be
improved is a professional effort that can be time-consuming. In this tool it
is shown how a set of maps can be made in a relatively brief time, and
preferably with the participation of residents, before a planning process for
a district improvement is launched.
KEVIN LYNCH METHOD
The 'Lynch' method has demonstrated that the main features of a district
or residential area can be documented by an architect or urban planner
accessing the knowledge of residents while offering insight. This method is
well known by professionals and is open to communicating with residents.
With the following elements, a first ‘Visual Form’ of a neighborhood can be
drawn:
 Paths and roads
 Edges and boundaries
 Nodes and intersections
 Zones and sub-zones
 Landmarks
Furthermore, a distinction is made between 'major' and 'minor' elements.
When an area analysis has been made, the 'visual form’ of a plan-area can
be drawn. On one basic map, the main features of a plan-area are recorded
and the results can be shown to and discussed with the residents. Preferably,
the maps can be presented in a community center so that the data can be
publicly inspected.
MAKING PARTICIPATORY MAPS WITH STAKEHOLDERS
Next, the needed supplementary maps are prepare to allow storage of
data necessary for a planning process: there are at least several different
layers of information:
 Functional zoning ( e.g., with indications of areas for housing,
industry/employment, shopping, recreational activities)
 Environmental zoning, hazardous spots and zones with limitations
on housing (e.g. zones prone to flooding)
 Infrastructure and basic services
 Water and green structures, as well as drainage
 Housing features, for example: ownership, typology, quality
Participatory mapping aims at involving residents and other stakeholders
in the creation of maps of their physical environment and afterwards in the
determination of hotspots for direct intervention. Afterwards in the design
process the residents and other stakeholders will be involved more easily in
the development of a vision for a neighborhood’s future (participatory
planning).

GENERAL INFORMATION
A good basic map is always
necessary as a starting point for
creating additional maps for
inventories and planning. When a
basic map is not yet available,
information from satellite images
and/or aerial photographs can be
used in obtaining relevant basic
information. Fixed points can be
determined in the area and linked to
satellite images to allow basic map
to be made. Preferably, high
resolution-satellite images are
accessed. In other cases, aerial
photographs could be applied. This
means that an aircraft capable of the
suspension of cameras must be
hired. Land surveyors and
cartographers must be involved in
the making of basic maps.
EXAMPLES
1). Community mapping was
developed in 1985 in India by the
alliance of SPARC, Mahila Milan
and the National Slum Dwellers
Federation (NSDF). Since then it
has been taken up by other
members of Slum Dwellers
International (SDI).
2). Currently the World Bank and
Google have joined forces to
empower mapping communities
around the world. In recent years,
the World Bank and its partners
have organized a series of
community mapping events, for
example in South Sudan. Using
technology from Google Map
Maker might help in creating
adequate maps for neighborhood
planning.
REFERENCES
 CIESIN, UN-HABITAT and ITC
(2008). Expert Group Meeting on
Slum Identification and Mapping.
ITC: Enschede, Netherlands.
 Lemma, T., Sliuzas, R., Kufer, M.
(2006) A participatory approach
to monitoring slum conditions:
an example from Ethiopia
http://pubs.iied.org/pdfs/
14507IIED.pdf
 Lynch, K. (1960) The Image of
the City. London: the MIT Press.
 Un-Habitat, IIRR, GLTN (2012)
Land and poverty. Innovative
tools for land governance and
secure tenure. Nairobi: UNHabitat.

Tool 1.2 Participatory Mapping: Additional Maps
MAPPING IN LAYERS
Depending on local needs, additional maps can be created for different
features of a neighborhood/district. Below, an overview is provided of
some important feature maps that can be designed for the analysis of an
area under investigation. When such additional maps are superimposed
over the basic map and the visual form of the neighborhood, different
layers of information will be apparent. The can be done with sketches or
with sophisticated drawing methods such as Computer Aided Design
(CAD).

GENERAL INFORMATION
Participatory mapping means that
initially the local knowledge of
residents will be used; people can
create drawings and photos of their
street or house that can be used for
mapping. Mapping itself must be
done with professional help.
EXAMPLES
Interplay of layers (maps)

FUNCTIONAL ZONING
In the presentation of functional zoning, different functions which can
be found around the area are indicated: housing functions, industrial and
retail functions, recreational areas, parks, plazas, playgrounds, schools,
green areas and structures, etc. Some functions can be conflictive, for
example housing and heavy industry, or housing and highways in the
direct vicinity.
ENVIRONMENTAL ZONING
Likewise, environmental zoning is of importance in describing the
quality of a neighborhood. Environmental problems are a threat to the
health and safety of residents, such as the storage of fuels, gasses and
other hazardous substances and the transport of dangerous goods.
Furthermore, zones around industrial sites and main roads must be
determined. Relevant risks of flooding or other natural disasters must be
indicated on a map. All the above-mentioned zones place restrictions on
(future) housing.

IMAGE

INFRASTRUCTURE
The availability of drinking water and electricity supply networks,
access roads, streets and sewerage systems are initially provided on one
combined map for all infrastructure aspects in order to obtain an
overview, but later the making of specialized maps is pursued with the
involvement of local governments.
WATER AND GREEN STRUCTURES
Water and green structures are of great importance to the quality of life
in a district. Mapping these qualities means that such quality is made
visible. Furthermore, it allows the visualization of the absence of any
necessary physical qualities and the backlogs in many slum areas.
HOUSING FEATURES
Considerable data on aspects of housing can be displayed on one or
more maps. Characteristics of housing stock are, for example: density;
typology; owned or public rental housings; incremental or consolidated
houses; and row houses or (semi-) detached houses. Data concerning
housing quality must be investigated by architects or construction
engineers while using the relevant parameters, such as the quality of
floors, walls and roofs.
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Locals helping with mapping

Tool 1.3 Stakeholder Mapping
STAKEHOLDER MAPPING
Stakeholder mapping is a methodology for understanding a social system
by identifying the key actors (or stakeholders) in the system and by
assessing their respective interest (and involvement) in that system. It aims
at the identification and description of stakeholders on the basis of their
attributes, interrelationships and interests related to a given initiative or
resource.
STAKEHOLDERS IN INCREMENTAL HOUSING PROJECTS
In the early phases of an incremental housing project/intervention, key
stakeholders and their main roles, interests and power positions should all
be identified. Such stakeholder mapping should include an analysis of
existing cooperation between stakeholders and an investigation of the main
strengths and weaknesses of each of the stakeholders. Who are the potential
change agents who may drive the process? What conflicts are to be
expected? A differentiation needs to be made between most involved
(primary), secondary, and external stakeholders.
STAKEHOLDER MAPPING – OBJECTIVES
 To identify key stakeholders
 To analyze their expectations, power positions and likely interest in
the project
 To identify interdependent relationships between stakeholders
 To understand their roles and influences in the process
 To assess how they might affect or be affected by certain
interventions
 To understand potential stakeholder conflicts of interests
 To define who should participate in the project
 To define how they should participate
 To assess the most appropriate means for them to participate
 To assess their capacity to participate and to invest
 To help them increase their capacity to participate
 To facilitate a multi-stakeholder process
STAKEHOLDER ANALYSIS-WHAT WE SHOULD NOT FORGET:











GENERAL INFORMATION
A stakeholder is an individual,
group or institution with an interest
in a particular resource, service,
process or intervention and who is
(in) directly affecting or affected by
someone else’s decision-making.
EXAMPLES
1) In the Joint Redevelopment
Program which is currently being
implemented in Seoul, rental
housing stock for low-income
tenants is being expanded by
redeveloping single-story buildings
into multi-story structures under
cooperative governance
arrangements. The main
stakeholders in this particular
process are:
 The Seoul Metropolitan
Government
 Owners of land/buildings
 Cooperatives
 Construction companies
 Tenants
2) In other instances, the main s
takeholders in the incremental buil
ding process are:
 Individuals (households)
 Community organizations and/or
civil society organizations (CBOs
– NGOs)
 Private sector parties: land
developers; construction
companies; financial institutions;
manufacturers and retailers of
building materials
 Research institutions
 Governments (central and local
governments)
 International technical
cooperation organizations
 Multilateral development banks

Traditional relations/dependencies between stakeholders
Who are the ‘voiceless’?
REFERENCES
What can be done to involve the voiceless?
 Greene, M. and E. Rojas (2008),
Who represents each stakeholder group? How can they be
Incremental construction: a strategy
contacted?
to facilitate access to housing,
Which stakeholders will support or resist planned activities?
Environment and Urbanization 20:
89-107.
Which stakeholders can influence the planned activities by
 KRIHS et al. (2013) Joint
their participation/non-participation?
Consulting with IOs: World Bank.
Who can/should contribute financial and technical
Provisional draft October 2013.
resources?
 Newcombe, R. (2013), From client
to project stakeholders: a
Who can contribute with technical expertise?
stakeholder mapping approach,
Who can contribute with local knowledge?
Construction Management and
Economics 21: 841-848.

Tool 1.4 Analysis of Socio-Economic Structure
As soon as a settlement is selected for incremental housing support and/or
upgrading assistance, the mapping of relevant physical elements (Tools 1.1
and 1.2) and a stakeholder analysis (Tool 1.3) must be combined with an
examination of the socio-economic and institutional profiles of the
settlement. Such socio-economic analysis can be performed with various
degrees of accuracy and depth, with or without the involvement of external
research partners and/or community members. In general, however, such a
study will need to deliver prompt results that can be used for project
formulation and beneficiary selection. The quick scan method and
settlement enumeration are among the most useful and complementary
approaches for the review of socio-economic conditions. The participation
of individual residents and community based organizations is vital for
producing a genuine social profile of informal settlements.
QUICK SCAN
A quick scan is a rapid appraisal based on existing data and knowledge
mainly derived from secondary sources and key informants within the
settlement. A quick scan should provide rapid insight into the demographic
composition of a settlement’s population in terms of age, gender and
household composition; prevailing livelihood conditions; land- and housing
conditions; tenure relations; neighborhood based employment opportunities;
health; education; and social and cultural organizations, among other factors.
The determination of the income of the residents related to the costs of the
future housing solutions is critical in terms of housing affordability.

GENERAL INFORMATION
The quick scan approach
produces a rapid assessment of the
social and economic conditions of a
settlement. A quick scan delivers
prompt output in terms of aggregate
data. Usually, however, it does not
offer great insight into the nature of
the heterogeneity that is part and
parcel of every community.
Settlement enumeration is an
approach led by a community-based
organization. Enumeration
generally covers all structures and
households (including household
composition), businesses and
institutions in a settlement and has a
keen eye for intra-community
differences. More often than not,
physical mapping (see Tools 1.1
and 1.2) is part of the enumeration.
EXAMPLES
Numerous large-scale social
mapping and enumeration efforts
have been undertaken in informal
settlements of Asian and African
cities under the umbrella of
National Slum Dwellers
Federations in the respective
countries. Examples abound for
India, Uganda, Kenya, South Africa
and other nations. Enumeration
helps undocumented residents to
become registered citizens with a
right to shelter and all other civil
rights.

SETTLEMENT ENUMERATION
Even if basic information on demographic data can be derived from other
sources, settlement enumeration by the residents themselves is a powerful
tool for gaining a more accurate understanding of the settlement population,
including intra-settlement socio-economic heterogeneity. Other advantages
REFERENCES
 Arputham, J. (2012) ‘How
include:
community-based enumerations
 Enumeration by the community members themselves is a strong started and developed in India’,
mobilizer, as it places communities in a more proactive role.
Urbanization and Environment 24
 Enumeration also adds to an a priori sense of ownership of the (1), pp. 27-30.
planned project activities in the settlement, including the needs  Baptist, C. and Bolnick, J. (2012)
‘Participatory enumerations, in situ
assessment and prioritization process (Tool 2.1) and further upgrading and mega events: the
decision-making.
2009 survey of Joe Slovo, Cape
 The active involvement of community members contributes to Town, Urbanization and
Environment 24 (1), pp. 59-66.
building trust between the municipality and the community.
 Karanja, I. (2012) ‘An enumeration
 Enumeration may help to identify the willingness and capacity of and mapping of informal
groups of households to form housing cooperatives and the settlements in Kisumu, Kenya’,
availability of aid organizations to assist with group formation and Urbanization and Environment 24
(1), pp. 217-139.
capacity development (see Tool 6.2).
 It may also be useful to get insight into the most feasible forms of
housing cooperatives in the settlement.
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2. Module 2: Participatory Planning
It was shown in Module 1 that the facilitation and support of an incremental housing and
settlement improvement process begins with a sound analysis of the local context. Such situation
analysis is a prerequisite for any intervention strategy to become successful. The next steps in the
planning cycle are the assessment and prioritization of housing needs, followed by the
formulation of an action plan (strategy) and specific project(s). The implementation of the
project(s) should be monitored and evaluated, if only to secure proper performance. As in Module
1, the tools in this module are based on key stakeholder participation.
Tool 2.1 elaborates on the approach of community-based needs identification and
prioritization. Such a participatory approach pays justice to the valuable local knowledge and
experience available at the neighborhood level. After taking stock of habitat-related needs and
deficiencies, community members actively participate in the process of expressing preferences
and priorities. As such, participation goes beyond consultation and includes negotiation and
consensus-building regarding agenda setting.
Tool 2.2 builds upon the community experience gained during the needs assessment process
and focuses specifically on community action planning and community contracting. The
community action plan identifies localized projects for incremental housing and settlement
upgrading. For projects that are small-scale and feasible in terms of available resources,
community contracting may be an appropriate modality for implementation. Under community
contracting arrangements, a legal community-based entity is responsible for the implementation
of a project, as well as for the management of human and financial resources. Usually, such a
legal entity is an established community-based organization, but specific project committees may
also be established for separate localized (sub-) projects within a neighborhood.
For every participatory development project, a framework for monitoring and evaluation
(M&E) should be developed. Tool 2.3 specifies key elements of participatory M&E. Compared to
conventional, often top-down, externally-led M&E procedures, the bottom-up participatory M&E
processes undertaken by grassroots organizations are much more valuable to local stakeholders in
terms of knowledge accumulation and circulation, mobilization and empowerment, even beyond
the project level. The iterative process approach ensures improved execution of the project and
increasing levels of ownership and capabilities of the residents also contribute to the
sustainability of the project outcomes.
Tool 2.4 focuses on the phenomenon of Urban Resource Centers (URCs). URCs are more
than conventional community centers where community-based organizations meet and specific

cultural or vocational training programs may be offered to particular target groups. URCs may
offer these and other services to the population, but their distinctive characteristic is that they also
provide basic services for individual and collective housing- and habitat-related issues.
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Tool 2.1 Needs Identification and Prioritization
After having established a sound overview of prevailing physical and
socio-economic characteristics and the main stakeholders involved in
settlement improvement, it is vital to facilitate a community-based
identification process of needs and priorities. The conditions for organizing
such a process will vary across cities and settlements. Needs identification
is part of a stepwise participatory planning process in which stakeholders
also explore options and propose specific aspects of the intervention
strategy. Outputs will be most rewarding when needs assessments are
realized by community-based organizations, such as part of a follow-up
process of settlement enumeration (Tool 1.4). Upon finalization of the needs
identification, following steps may include the formulation of a community
action plan (see Tool 2.4) and its implementation.
COMMUNITY-BASED IDENTIFICATION OF NEEDS
In a community-based needs identification process, outside agents such
as local or central governments and NGOs recognize the importance of the
accumulated local knowledge and experience of community members.
These external stakeholders should shift their traditional posture of dictating
the use of resources that communities receive to facilitating and assisting
communities in identifying their needs and crafting feasible solutions. The
needs identification process may also open up spaces for negotiation
between the community and the city authorities. In on-site settlement
upgrading programs, typical needs identified by the residents include:
 Regularization of security of tenure
 Installation of basic infrastructure (e.g., roads; piped water;
sanitation; waste collection; storm drainage; electricity)
 Home improvement requirements (existing housing shortages, bad
qualities and other housing backlogs)
 Community facilities
 Removal or mitigation of environmental hazards
 Compensation for those dislocated by improvements

GENERAL INFORMATION
Riley et al. (1999: 4-5)
pertinently point at the
heterogeneity of communities as
‘they are characterized by power
structures, sectional interests and
shifting alliances’. Such sectional
interests ‘may include the traditional
elderly population, youths and
children, single mothers, women in
general, religious groups,
homeowners, tenants, the owners
and workers of home-based and
micro enterprises, new residents and
original settlers’.
One particularly vulnerable group
in settlement upgrade schemes is
non-owning residents. Petty
landlords may directly benefit from
land regularization, but tenants may
be expelled as a consequence of
unaffordable rent increases.
EXAMPLES
Riley et al. (1999: 13) sketch the
Community Action Planning
process in Sri Lanka, through which
highly interactive needs
identification workshops are
organized among community
members and facilitated by external
trainers. After noting the perceived
problems of the settlement, a list of
problems and its prioritization is
drafted. Next –and after much
debate and negotiation– an action
plan is devised. Individual and
collective responsibilities are
assigned to the various stakeholders.

After the identification of the needs perceived by the inhabitants of the
REFERENCES

Plummer,
J. (2000) Municipalities
settlement, they should be prioritized by categorization categorization
& Community Participation. A
process sorting the needs require immediate action and other needs can be
Sourcebook for Capacity Building.
addressed at a later period in time. Such prioritization should also do justice London: Earthscan.
to the needs which are expressed by those residents who are the most  Riley, L., Plummer, J., Taylor, K.
vulnerable. The ability of households to pay for the various housing and Wakely, P. (1999)
Community learning and
products must always be taken into account.

information centers as a tool for
sustainable development. Working
Paper No. 96. London: GHK/DPU.
RISKS
In the needs identification, no key stakeholder group should be excluded  UN-Habitat (n.d.) Enabling Shelter
Strategies: Design and
or marginalized. Various interests may exist in a community, such as Implementation Guide for Policy
according to gender and generation, or tenure status. These various interests Makers. Quick Policy Guide Series
volume 2. Nairobi: UN-Habitat.
should be identified and included in the prioritization process.

Tool 2.2 Community Contracting
COMMUNITY CONTRACTING
Community contracting (CC) is a development tool which puts the
community in the driving seat of localized development projects. CC
is applied by funding agencies by means of providing funds directly
to communities. Communities manage the implementation of projects,
including financial management, procurement and contracting of
service providers. In general, the community is represented by a
community-based organization or a project committee. CC is applied
by multilateral organizations (UN-Habitat; ILO; World Bank; ADB),
national governments (sector ministries; social funds), NGOs and
local governments.

GENERAL INFORMATION
Current Community Contracting
arrangements build upon the pioneering
experiences with CC in Sri Lanka (1987),
which emerged as a response to the
failures of the conventional tender and
contract system. CC is now widely
practiced for neighborhood and housing
improvements. The Asian Development
Bank (ADB) funds CC projects in
Indonesia, India, Mongolia, Pakistan, the
Philippines, Sri Lanka and other countries
(Steinberg 2014). CC is also promoted by
UN-Habitat (n.d.).

KEY CHARACTERISTICS
 Community members are involved in all stages of the project
cycle, starting from the needs assessment and selection of a
project to the implementation and maintenance phases.
 An elected community project committee is responsible for
project management and is accountable to the community
and the funding agency.
 Contracting of local enterprises and procurement of local
labor and goods foster local economic development.
 Members of the community also participate by contributing
in kind (labor, materials) and/or cash.
 Long term involvement of the community warrants
ownership and also the sustainability of the project after its
completion (maintenance and repair).

EXAMPLES
1. Between 2003 and 2009, the ADBsponsored Neighborhood Upgrading and
Shelter Project (NUSSP) in Indonesia
awarded more than 3,000 civil works
contracts, which benefitted over 3 million
people across 32 cities. NUSSP
demonstrated that participatory
arrangements enable local governments
and residents to collaborate in improving
their physical environment. Cost
efficiency gains were great.
2. CC also is being used as a tool for
rehabilitation and reconstruction in postdisaster conditions. Such CC projects
have been successfully implemented in,
among others, tsunami and earthquake
stricken regions of Sri Lanka, Indonesia,
the Maldives and Pakistan. CC also is a
tool for reconstruction and reconciliation
in (post-)conflict areas (e.g., in
Afghanistan).

COMMUNITY ACTION PLANNING
Localized community development projects aiming at the
improvement of livability in informal settlements are typically
focused on incremental upgrading of infrastructure and housing: water
REFERENCES
supply and sanitation, electrification, street lighting, roads, schools,  Steinberg, F. (2014) ‘Community
health centers, market halls. Community Action Planning (CAP) is contracting in neighborhood
required for the identification of (technically and financially) feasible improvement and housing: Indonesia and
Pakistan’, in J. Bredenoord, P. van
CC-projects. Local government agencies or NGOs may assist the Lindert and P. Smets (eds): Affordable
settlement’s residents to identify and prioritize their problems. The Housing in the Urban Global South.
result of such a participatory consultation process is a Community Seeking Sustainable Solutions. London:
Earthscan/Routledge.
Action Plan, which includes detailed plans for the improvement of the
 UN-Habitat (n.d.) UN-Habitat
settlement. The physical projects identified in these plans may then be Community Contracts. Available on:
implemented through CC arrangements.
 www.fukuoka.unhabitat.org/docs/
 docs/occasional_papers/pdf/

PRACTICAL ISSUES
 Community_Contracts-Jan07.pdf
 The contract unit should be small and manageable.
 The contract unit is a legally registered community
organization, being a transparent mechanism.
 US$ 30,000 per community contract is the standard funding
from the Asian Development Bank (ADB).
 Payments are realized in tranches based on work completed.
 Physical quality standards must be strictly monitored.
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Tool 2.3 Monitoring and Evaluation
The approach of upgrading basic services in direct response to the needs
prioritized by the residents of informal settlements (Tool 2.1) also
establishes a sound base for ongoing community participation during the
successive implementation and post-implementation stages of a project. The
ownership and commitment compounded through community participation
in the early phases of the project cycle ensures that both participatory
monitoring and evaluation (M&E) and sustained maintenance of community
infrastructure and services will be feasible.
PARTICIPATORY MONITORING AND EVALUATION
At the outset of formulating community-based shelter development and
improvement initiatives, a participatory M&E framework should be
emplaced as a means to determine the effectiveness and impact of those
initiatives and provide a basis for subsequent community action plans and
projects. Thus, participatory M&E is no longer a method for ‘classical’
(often external) auditing and accountability purposes only (mainly to the
funding agencies), but also provides tools for sharing experience between
various stakeholders affected by the intervention and empowering
community members to initiate, control and take corrective action. In this
way, participatory M&E is a social learning process involving dialogue,
negotiation and trust between multiple stakeholders.

GENERAL INFORMATION
Monitoring is the continuous
assessment of the progress and
performance of a development
intervention. Evaluation is the endor ex-post assessment of an
intervention, its impact and lessons
learnt (Mikkelsen 2005: 263).
The classical criteria for M&E of
development interventions are:
 Relevance
 Effectiveness
 Efficiency
 Impact
 Sustainability
These criteria were developed by
the OECD/DAC evaluation
guidelines and –although they have
not gone entirely unquestioned–
they are still widely used by the
international donor community
(Chianca 2008).

KEY MESSAGES
EXAMPLES of Participatory
 Generally, it is impossible for community representatives to M&E (to be provided by Cities
perform a technical supervision role in an urban renewal project. Alliance partners)
Therefore, the local government or any other responsible party
REFERENCES:
should secure technical guidance and supervision.
 Community representatives monitor both the process and outcomes  Chianca, T. (2008) ‘The
of a project. They play an important role in ensuring that the OECD/DAC Criteria for
International Development
project is being carried out to the satisfaction of the residents.
Evaluations: An Assessment and
 Indicators to be used in participatory M&E must be SMART: Ideas for Improvement’, Journal of
Specific, Measurable, Attainable, Relevant and Time-bound. MultiDisciplinary Evaluation 5 (9):
41-51.
Collect information that is absolutely necessary to know and skip  Mikkelsen, B. (2005) Methods for
the information that is also ‘interesting to know’.
Development Work and Research. A
 One key aspect of participatory M&E is that it is an iterative New Guide for Practitioners. 2nd
process to which all participants can contribute. Each round of Edition. London: Sage.
monitoring generates information to be incorporated in subsequent
rounds of negotiation, decision-making and implementation.
 By fostering stakeholder participation beyond merely data
gathering, M&E provides a means for self-assessment. It helps in
strengthening people’s capacities to take action.
 Monitoring the housing situation in a plan area means, for
example: collecting data on housing stock and quality; incremental
growth; housing demand and formal supply; and the supply of
building materials.

Tool 2.4 Urban Resource Centers
INTRODUCTION
Urban Resource Centers (URCs) are low-threshold, community centered
facilities that provide a variety of services to residents of (informal)
settlements. Ideally, a URC office is established in a core area of the
settlement in order to make it accessible to all residents. The URC is either a
stand-alone facility or physically linked to other vital neighborhood
facilities, such as a community center, a building materials bank (see Tool
5.4) or a building office (see Tool 6.4).
BASIC FUNCTIONS FOR INCREMENTAL HOUSING
Through the URCs, community members receive information on how to
acquire access to electricity, safe drinking water, improved sanitation, and
other public services. The staff at the URC can be helpful in assisting
residents to actualize connections to such basic services, such as by filling
out necessary application forms, helping to realize payments, and guiding
applicants through bureaucratic procedures. URCs may also be supportive
to residents in achieving land tenure security.
SOCIAL FUNCTIONS
URCs can provide other community-oriented services as well. The
provision of microfinance facilities for housing improvement or for homebased entrepreneurial initiatives is one such important activity. Other
services of the URC may be related to basic health care, pre-school
education, vocational training, youth employment or other related examples.
STAKEHOLDERS
Examples of URCs can be found in Pakistan, India, Sri Lanka and other
Asian countries. These URCs not only cater to the needs of residents, they
also inform various service providers on the specific needs of the residents.
In that way, URCs relate both to the residents and the governmental,
corporate, and private service providers. Most of these URCs operate under
the leadership of local NGOs.

GENERAL INFORMATION
Urban Resource Centers may
have different meanings and diverse
aims. The Karachi-based URC is an
NGO that functions as a network of
professionals and activists who
present alternatives to municipal
plans and projects. Sevanatha URC
in Sri Lanka has a similar mission.
The following examples focus on
neighborhood-based URCs.
EXAMPLES
1. In India, the Mumbai-based
NGO Society for the Promotion of
Area Resource Centers (SPARC)
has developed a number of Area
Resource Centers (ARCs) across
cities where the NGO is active.
SPARC’s main activities focus on:
community mobilization;
incremental housing; sanitation
(public toilets); and resettlement
and rehabilitation. Residents use the
ARCs ‘as a focal point for
interaction both within the
community and with other
communities, people and
organizations’. SPARC is a core
partner in the global network of
Slum/Shack Dwellers International
(SDI). (www.sparcindia.org)
2. In Ahmedabad, India, the local
NGO SAATH operates four Urban
Resource Centers, reaching out to
over 100,000 slum dwellers. These
URCs aim to facilitate exchange
between communities and service
providers from both the public and
private sectors. The URCs serve as
one-stop solutions for the urban
poor. They educate slum dwellers
on how to access various
government services and other legal
certificates or documents, including
birth certificates, election cards,
handicap passes, and senior citizen
passes. (www.saath.org)

ROLE OF LOCAL GOVERNMENT
Local government plays a key role in the successful implementation of
pro-poor housing strategies. The URC model developed by NGOs can be
adopted by local governments as well. URCs set up by local governments
can function as one-stop offices for the urban poor. They can also make
land available for housing, supervise compliance with land use and building
regulations, provide basic infrastructure, provide technical assistance to the
incremental builders, manage public services, manage building materials
REFERENCES
banks, and support community organizations , etc.
 Joshi, R., Shah, P., Nazareth, K.
RISK
URCs operated by local government can become an instrument for
political (partisan, patronage) purposes. This must be avoided.
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and Mahadevia, D. (2010) From
Basic Services Delivery to Policy
Advocacy – Community
Mobilisation in PravinnagarGuptanagar, Ahmedabad.
Ahmedabad: Centre for Urban
Equity.

3. Module 3: Services and Facilities
In this module, the most important services and facilities related to land development and
settlement are presented. First of all, the state of a settlement is described in order to determine
the backlog and realistic demands of the residents. In general social services and facilities such as
community facilities, schools, and health care centers must be planned and developed, although at
the beginning of an improvement process such services are often lacking. Infrastructure is also of
importance, such as the construction of technical networks regarding the construction of access
roads and streets, electricity and water provision networks, sewer systems and drainage systems.
Among these systems the tools presented in this module focus on drinking water, sewerage, roads
and drainage. The provision of electricity is often in the hands of an electrical utility and its
network development generally follows in the wake of the settlement upgrading process.
Tool 3.1 elaborates on social services such as central community centers featuring a
combination of multiple types of services. Other services can be located in a more dispersed
manner, such as schools. Along with heath care and education, an important issue for all residents
within a settlement is personal safety and crime prevention. Furthermore, the availability of
access to information is of great importance. Access to the Internet may be of use.
Tool 3.2 underlines the importance of clean drinking water, which is necessary for all
residents as a pre-condition for healthy settlements. The tool describes a series of water supply
systems that can be applied in settlements in development. The quality of drinking water must be
maintained by the government in order to avoid hazards.
Tool 3.3 regards sanitation. Attention to sanitation in settlements in development is of equal
importance as high-quality drinking water. It is another pre-condition for the health of residents,
as well as for human dignity. Public sanitation systems are often absent in informal settlements
and therefore settlers frequently opt for individual solutions such as latrines and septic tanks,
although latrines must be seen as only temporary solutions. Individual or collective tanks can be
considered solutions for solids, but biological cleansing of residual water must be controlled
whether it is performed individually, collectively or publicly.
Tool 3.4 addresses the management of waste in settlements. Such management is the concern
of public bodies, but residents may be involved in waste collection and separation (plastic, glass,
paper, metals, organic waste, etc.), as well as in its transport and recycling. All this can be
performed by, for example, local working groups, which have the ability to act as cooperatives.
Tool 3.5 elaborates on access roads and streets and drainage as fundamental infrastructure for
the opening of an area. Unpaved roads can be established quite rapidly, but the construction of

roads with quality paving is generally costly and can require many years. However, paved roads
and streets are important to the quality of life of settlement residents and the economic
development of an area. Aspects of infiltration and drainage of rainwater in the rainy season are
also of great importance, and residents will invariably pursue them.
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Tool 3.1 Social Services
COMMUNITY CENTERS AND BEYOND
In disadvantaged neighborhoods such as slums, social services are
indeed required, but it is not always easy to determine which services
are needed and can be established and maintained. One of the crucial
issues is establishing a community center where services (e.g. health
clinic, library, education, leisure activities, and sports) can be
combined. Here the participation of the local community can lead to a
sense of ownership of the identified problems and solutions. Such
feelings of ownership often go hand in hand with taking
responsibility for the operation, maintenance and evaluation of
programs.
HEALTH AND NUTRITION
Causes of health poverty include food insecurity and malnutrition;
overcrowded and unhygienic living conditions; lack of sanitation and
water; and the juxtaposition of residential and industrial functions. In
addition, the poor are inclined to work and employment-related
diseases and accidents, and once they fall sick they must face severe
reductions in income. Health and education may be considered the
responsibility of central governments, but local authorities can
monitor health and education and facilitate access to health
education, basic services and schools. They can also join hands with
the private sector, NGOs, and parents for improving the state of
nutrition through urban agriculture and enhanced school facilities.
PERSONAL SAFETY - CRIME PREVENTION
The poor must often face severe community and domestic violence
due to family breakdowns. These are often the result of drug and
alcohol abuse, evictions, social and institutional exclusion, and a lack
of assets and opportunities. Women and children are most frequently
the victims of domestic violence. Problems of crime can best be
tackled at the city level where municipal authorities are in a strategic
position to initiate and coordinate action. Potential policy actions
include support of community organizations to strengthen community
networks, initiation of training and job creation programs for youth,
provision of community services such as safe transport and electricity
for slums, provision of tenure security, support for positive contact
between poor communities and security forces and promoting
training for security forces involved in crime prevention.
ACCESS TO INFORMATION AND DIGITAL INCLUSION
Although local residents face problems of access to aspects of the
building process, information about access and rights helps to
empower dwellers. Information can be provided by advertising it at
the entrance of a neighborhood or through a digital extension at the
neighborhood center. This also creates opportunities to reduce the
distance between government and citizens.

BETTING ON THE FUTURE
The community development program
‘Betting on the Future’ in a Brazilian slum
aims at improving local quality of life.
First, information is required about the
target population and their priorities in
terms of needs, growth opportunities,
realizations and limitations. Emphasis is on
community capacity building in evaluation,
self-determination, self-sustainability and
continuous feedback to partners, sponsors
and the community. Here collective
action, self-determination, social justice,
capacity building and transformation play a
crucial role. The communities prioritize a
civil documentation center, preschool
education, digital inclusion, sports and
leisure activities for all age groups, and
awareness-building concerning high-risk
situations of children and adolescents.
These situations can result in early
pregnancy, drug abuse, involvement with
criminal activities, and child labor (FirmeI
and LetichevskyII 2007).
COMPUTER IN A HOLE IN THE
WALL
In India, successful experiments have
taken place concerning unsupervised
learning and computers by means of a hole
in a wall in which a freely accessible
computer was placed. This computer was
highly popular among residents, especially
children, who learned to use it on their
own. This new method of learning is called
‘Minimally Invasive Education’ (Hiwel
n.d.).
REFERENCES
 FirmeI, T.P. and LetichevskyII, A.C.
(2007) Improved community conditions
in a Brazilian slum: a significant
consequence of its evaluation, Avaliação
e Políticas Públicas em Educação,
15(55).
 Hiwel (n.d.)
Hole-in-the-Wall.
Lighting the spark of learning. URL:

http://www.hole-in-thewall.com/Beginnings.html
 Van der Linden, J. (1997) On popular
participation in a culture of patronage.
Patrons and grassroots organization in a
sites and services project in Hyderabad,
Pakistan, Environment and Urbanization,
9(1): 81- 90.
 World Bank (2011) Social Protection and
Social Services.URL:

http://go.worldbank.org/8B5HVC5N
BO

Tool 3.2 Provision of Water
PUBLIC-PRIVATE PROVISION
Options for serving the poorest areas include a lease concession where
assets are publicly owned and financed and operation and maintenance
are in the hands of private sector organizations. In this manner,
commercial risks are shared. Another option is Build-Operate-Transfer,
where ownership is public-private and private organizations take charge
of operation and maintenance, capital investment, and commercial risks.
The dilemma is whether water should be delivered to individual
households or to clusters. Networked water supply promises economies
of scale and clean water, but attention should be paid to affordability and
to service characteristics such as women’s safety and security related to
the type and location of the service.
TRIPARTITE APPROACH
This approach refers to public, private and community partnerships in
which decisions are made to close down conventional public stand pipes
due to payment problems. Instead, group taps are designed to be shared
by between two to five households. Users forming a cluster register
connections and share the costs of usage. The group is given a mother
meter and is encouraged to install sub-meters, but in practice this is not
always accomplished.
A KALEIDOSCOPE OF SOLUTIONS
In the informal sector, entrepreneurs can deliver water to areas without
or with insufficient water. It can be delivered by a donkey cart or trucks,
for example, and consumers pay by the unit. This is often more
expensive than piped water. Available improvements include hand
pumps, and standpipes. Such services can be inconvenient and timeconsuming due to long waiting periods, transport over great distances,
and the need for storage facilities.
The technology involved determines the communities’ role in
planning, management and/or delivery of water supply projects.
Promoting community participation is not simple due to the scale and
complexity of water mains, pumping and bulk supply. In neighborhoods,
community participation is more feasible.
SMALL SCALE WATER PROVIDERS (SSWP)
Although large entrepreneurs are often seen as better solutions and
SSWPs as inferior, SSWPs offer a good solution for the urban poor.
Their establishment may be easier, quicker, cheaper and more accessible
than infrastructure development. Attention should be directed at the
quality and efficiency of the water and related services. Dependent
SSWPs buy water in bulk and distribute it through sub-networks directly
to households and public kiosk stand posts. Independent operators
develop their own wells or boreholes and connect networks to users.
Both types can maintain their own kiosks or stand posts, or mobile
distributors can expand services to un-serviced communities.
Small entrepreneurs as a component of decentralized infrastructure can
reclaim and reuse water for diverse purposes such as supplying potable
water, non-potable water uses, rain water management, and sanitation.
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FAISALABAD, PAKISTAN
In Faisalabad, communities share
costs of infrastructure outside the
neighborhood and finance works at the
settlement level such as individual or
collective water connections and
neighborhood lane-level distribution
pipes. Moreover, maintenance of
distribution networks (leaks, vandalism
and damage) requires attention. A
number of problems cannot be solved
at the micro level, such as new
standpipes only being useful once a
sufficient water supply is available. In
many projects adjustments to the local
context is needed in order to address
external, institutional, social and
resource constraints. Adaptation to
local circumstances improves the
engagement of residents in
construction, operation and
maintenance (Plummer 2000)
ALTERNATIVE SYSTEMS
As fresh water becomes scarce, the
demand for water reuse will increase.
Alternative systems are clearly an
option where no central infrastructure
preexists or in areas subject to urban
renewal. No single system’s
performance is superior for water
conservation, recycling nutrients,
keeping construction costs low, etc.
Different functions of urban water
services, on consumption and for
building purposes should be met
(OECD 2009).
REFERENCES
 Franceys, R. and Weitz, A. (2003)
Public-private community
partnerships in infrastructure for the
poor, Journal of International
Development, 15: 1083-1098.
 Kariuki, M. and Schwartz, J. (2005)
Small-scale private service providers
of water supply and electricity. A
review of incidence, structure,
pricing and operating characteristics.
World Bank Policy Research
Working Paper 3727. Washington,
D.C.: World Bank.
 OECD (2009) Alternative Ways of
Providing Water. Emerging Options
and their Policy Implications.
Advance Copy for the 5th World
Water Forum.
http://www.oecd.org/env/resources/4
2349741.pdf
 Plummer, J. (2000) Municipalities &
community participation. A source
book for capacity building. London,
Sterling: Earthscan.

Tool 3.3 Sanitation
INTRODUCTION
One of the outstanding characteristics of many slums and informal
settlements is the lack or inadequacy of sanitary services. In order to
tackle the challenge of open-air defecation, technical measures focusing
on the provision of sanitary service supply are insufficient on their own.
The behavioral changes required for people to use and maintain sanitary
amenities in an appropriate manner is also of vital importance. In many
supply-driven programs, newly-built toilet spaces are not properly
maintained or are used for unintended purposes (e.g., storage), which does
not result in any reduction in the occurrence of open defecation.
Community-led programs have a better chance of promoting ownership,
changing cultural habits and securing post-project maintenance of the
facilities.
INCREMENTAL SANITATION PROVISION
For most city administrations, it is a sheer impossibility to install
sewerage systems with individual connections on a city-wide basis. In
practice, the urban sanitation challenge is typically tackled by means of an
incremental approach actualized through individual on-site solutions. In
new informal settlements, simple pit latrines may be subject to add-ons in
subsequent stages, such as septic tanks and soakage pits, while flush
toilets can be a subsequent step. Finally, with the full consolidation of the
settlement, connections to the city’s public sewerage system may become
a reality. Shared (pay-per-use) public toilet complexes at the neighborhood
level are another valuable option, especially in situations of high
residential density.
LATRINES
In sites-and-services schemes and in informal settlements lacking
connections to a public sewerage system, residents often create a latrine
on their plot, usually at some distance from the house. In incipient
settlements there are rarely any other options and due to low population
densities this is not really problematic. At higher densities, a multitude of
individual latrines on smaller plots endangers the environment and public
health. In an urban context, latrines can only be seen as a temporary
solution. They represent the very first stage of an incremental
consolidation process. It is vital to protect subsoil and groundwater
aquifers from pollution for many years.
TOILETS AND SEPTIC TANKS
At some time after the initial settlement, households may wish to seek
improved sanitary solutions such as mounting a (water seal) toilet inside
their homes. A septic tank can be installed for each dwelling or for a
housing complex. Here, human waste is biologically cleansed unless the
cleaning process is disrupted by soap or chemical substances, in which
case the septic tank has to be emptied. Private businesses can perform this
service. Septic tanks must be built by, or under the supervision of, skilled
workers.

GENERAL INFORMATION
It is of importance to know whether
sanitary facilities are provided
individually or collectively. Local
government policies and the
possibility of funding determine to a
large extent the feasibility of public
investment. Private investment in
sewerage systems in low-income
settlements is likely to be
unprofitable.
INNOVATIONS
Many new initiatives for
sustainable sanitation have developed
worldwide.
Some common elements in many
of these new approaches include:
minimization of water use for
flushing toilets; harvesting and use of
rain water for flushing; and biological
cleansing of human waste.
EXAMPLES
Dry toilets: hygienic and do not
require water for flushing.
1.

Eco toilets or composting toilets: a
dry toilet which allows the biological
sanitation of human waste
biologically; the end product is
compost. However, processing
requires a long time, as well as
considerable space within the
settlement.
2.

Facilities for biological cleaning:
more sophisticated, small- and large
scale approaches for effective and
efficient biological cleansing of
human waste.
3.

Changing users’ behavior:
awareness-raising activities (by
CBOs, NGOs, and local
governments) should accompany the
introduction of any new sanitary
facilities, focusing on the proper use
of latrines and toilets. For example,
users should be made aware of the
positive effects of using biodegradable detergents.
4.

Tool 3.4 Solid Waste
Solid waste is composed mainly of organic waste, but also of plastics,
glass, paper, metals, wood, etc. Solid waste can be seen as a risk to the
environment and public health, while others conceive of it as an aesthetic
inconvenience or even as a source of income.
SOLID WASTE MANAGEMENT (SWM)
SWM has been drawing attention due to issues of pollution, sometimes
known as ‘the brown agenda’. Important matters in coping with
environmental issues are: minimizing the production of waste; maximizing
material re-use and recycling; and disposing of remaining waste in a
controlled manner. Additional issues concerning socio-economic and
public health include better coordination in the SWM sector; a financially
viable system for consumers, public authorities and, if required, private
companies; provision of employment with a living wage and minimum job
security; attention to health and safety aspects; improved effectiveness in
terms of cleanliness and health; and legitimacy in the eyes of stakeholders
and consumers.
RECYCLING
Informal activities refer to waste recycling by scavengers and waste
pickers who extract recyclable and reusable materials from mixed waste
such as plastics, paper, cardboard, metals, glass, and textiles, as well as
organic wastes. These activities are often labor-intensive, low-technology,
low-paid, unrecorded and unregulated work, which may be performed by
individuals, small groups of relatives, or micro and small enterprises
(MSEs). The challenge is to include MSEs in Public Private Partnerships
established in such a way that informal sector workers can improve their
livelihoods, working conditions and work efficiency.
PARTNERSHIPS AND ALLIANCES
Solid waste management is usually composed of a formal and informal
sector. Policymakers often hold a negative perception towards the informal
sector. Local authorities often prefer to privatize services by making use of
large-scale companies. Authorities are reluctant to link with small
enterprises, waste traders and waste pickers due to their non-legal status
and the number of stakeholders involved. Once informal stakeholders
become involved through the mediation of NGOs or CBOs the results are
often positive in socio-economic, ecological and public health terms. If
large enterprises are the sole large private sector organization to deal with
solid waste collection, transportation, and disposal, the financial viability
and disposal levels improve. However, ecological gains are minimal since
these large-scale enterprises are not interested in or unable to profit from
waste separation and resource recovery unless they include small-scale
operators. Partnerships between formal and informal sectors impact social
capital (norms, rules and networks), and human capital (skills, abilities,
training or education) which in turn influences the formation of financial
capital, physical capital (e.g. land and machines) and public infrastructure
(schools, roads and drains).
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INFORMAL RECYCLING IN
BANDUNG
Managing the flow of informal
recyclable materials is considerably
difficult due to its unregistered
nature. Different actors can be
distinguished: street waste pickers,
temporary storage site scavengers,
and landfill site scavengers,
domestic servants who collect
recyclable materials from
households and sell them to itinerant
waste buyers, and municipal waste
collection crews who separate waste
and sell it to scrap dealers who sell it
in turn to small/large D scale
enterprises. Intermediaries link large
scale enterprises and manufacturers
(Sembiring and Nitivattananon
2010).
ORGANIC WASTE
RECYCLING, DHAKAZ
Waste is addressed by a
community-based composting
project and the provision of technical
assistance in establishing the waste
management committee ‘Green
Force’. Women are trained as
compost operators and rickshaw
vans are introduced for collection.
Composted organic waste is sold to a
private enterprise for enrichment and
resale. The income gained is used to
pay the salaries of drivers and waste
collectors. The public department
gave permission to use their land and
provided water and electricity
connections (Franceys and Weitz
2003).
REFERENCES
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Tool 3.5 Roads and Drainage
INTRODUCTION
Roads in residential areas feature with different functions, such as
access, collection and residential entry. These functions determine the
width of a particular road and its design, with footpaths, lanes for cars,
and zones with plantations, etc. The function of a road or street is
primarily for access by traffic, and secondarily (often) drainage of
rainwater. This is accomplished through underground drains or in
residential areas mostly by gutters (sometimes even canals) in the street.
Other features of streets are: a residential function, with opportunities for
contact with neighbors and access to shops, businesses, schools, etc. Street
trees are often planted along small roads to improve their residential
function.
HOUSES LOCATED ALONG STREETS
Every household that builds a property benefits from a well-built access
road along which the dwelling is located. A proper road also serves a
residential function, allowing local residents to meet, children to play and
owners of businesses to trade. A street is technically good if paved
footpaths are present and the roadway is hardened as well. There may be
trees along the street for shading and to create a green image. Preferably,
water pipes and electricity supply lay underground. Above, the ideal
image is illustrated, although this cannot become a case in reality of many
developing countries. Residents will request all these features, but each
measure is costly.
DRAINAGE AND INFILTRATION
In many countries, the drainage of rainwater occurs through gutters in
the street due to higher expenses required in construction of underground
pipes. In some areas seasonal rainfall can be heavy and drainage via the
street offers a functional and affordable solution. Rainwater can be
infiltrated to the extent possible within the area itself, with the purpose of
maintaining the subsoil water table, but in urban areas this is at times only
possible in theory. Periodically, an excess of rainwater may fall in a short
period, necessitating drains. However, the feasibility of temporary storage
of water in tanks within a neighborhood can be examined.

GENERAL INFORMATION
A street should always be designed
in consideration of its function, its
position in the environment
(elevation, etc.), the projected
quantity of through traffic, and the
functions that will be available
(outside residential functions: shops,
businesses, schools, etc.).
Furthermore, there are technical
requirements including those
concerning other infrastructure such
as water supply and sewage systems.
At times, households are required to
install septic tanks at home sites,
making municipal sewage
unnecessary. In a later stage of
development the municipality may
decide to connect homes to the
municipal sewerage and there should
then be sufficient space in the street.
Therefore, designing streets and
living environments is an important
issue in which the municipality is (or
should be) the partner of the residents.

EXAMPLES

Street view in Piura, Peru

Street view in León Nicaragua

PLANTING OF STREET TREES
Having trees –including fruit trees– along residential streets can be
highly attractive to households and pedestrians. It is recommended to
always feature green elements in street design.
PARKING OF CARS
Poor households do not usually have cars, but this can change over
time. If a family does have a car, it is normally used mainly for business
purposes (taxi, tourism facilitation, transportation). In most cases they will
park the car on their own plot for security considerations. Determining the
dimensions of streets is a crucial activity.

Street view in Mexico City

REFERENCES
 Bredenoord, J. (2005) Urban
development strategies in León
Nicaragua. Amsterdam: Dutch
University Press.

4. Module 4: Land
The availability of land for housing is crucial for the development of housing policies at the
local level. In this respect, the municipality and the management of local housing corporations,
housing cooperatives, land developers and land-owners form the main stakeholders. The
ownership of plots is of interest in terms of individual house building and social housing. Land
development at the fringes of cities and space creation within existing neighborhoods are
included in this attempt, but they demand different approaches.
Tool 4.1 focuses on land development for housing in both urban expansion plans and within
existing urban areas. Consequently, it addresses space for plots for (incremental) housing as well
as space for (social) housing projects. Attention is provided to the activities of land development
and closed land exploitation; the latter being a system necessary to control the costs and benefits
of land development and can be undertaken publicly or privately or within a public-private
partnership. In all cases the local government must be involved, at minimum concerning physical
planning, infrastructure and services management and building control.
Land banking is mainly viewed as a tool for urban renewal and new urban land development.
Besides land banking there are other approaches available, such as land pooling, sharing and
readjustment. In Tool 4.2 provides examples of land banking and community land trust practices
in India and Colombia, respectively. Land banking can offer viable options if affordable housing
can be built on the peripheries of a city and in neighborhoods experiencing urban decline.
Land and housing tenure is of vital importance for households that are using their plot for the
construction or renovation of a house. Tool 4.3 distinguishes various tenure categories and some
are more suitable for incremental housing and individual finishing. These include: squatting on
irregular land with government support; squatting in regular land developments; and cooperative
housing based on collective land tenure.
Land administration is currently being developed by the Global Land Tool Network. An
example of experimental land administration suitable for developing countries is provided in Tool
4.4. This is known as the Social Tenure Domain Model (STDM), a multi-partner software
initiative to support pro-poor land administration. The STDM features the capacity to broaden the
scope of land administration by providing a land information management framework that
integrates formal, informal and customary land systems with administrative functions and spatial
components.
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Tool 4.1 Land Development
INTRODUCTION
It is important to develop land for housing, including services for lowincome households. Theoretically, the local government, NGOs with
housing programs and private developers would undertake land
developing projects for the change of land use, specifically for housing. In
reality, however, only a few private parties are willing or capable of
develop land for urban extensions, especially if the target groups consist
of mainly poor households. In practice, local authorities and NGOs with
housing programs deal with the development of land for housing, but a
public-private development might be useful as well. Usually external
funding is needed before such land development can be initiated. The
development of land policy requires specific instruments such as technical
investigation and mapping. Another instrument is closed land exploitation,
which is described below.

GENERAL INFORMATION
Growing cities shift their borders.
Therefore, there will be a pursuit of
land in order to respond to the
demand for land by others for
housing. A combination of spatial
policy and land policy can be
successful in the realization of social
housing. When there is a local real
estate market, land developers and
investors may attempt to buy future
urban land. In such cases, a land
developer must cooperate with the
local government in terms of the
physical development and
connections to infrastructure such as
roads, sewerage, public spaces, etc.,
which has financial consequences.

LAND DEVELOPMENT
To be able to develop land for housing, it is necessary to perform a wide
range of activities:
 The purchase of an area suitable for housing and located nearby
an existing city, or that can be connected to the city in a
sustainable manner
 Making urban design a basis for future development
 Providing access to the area through links to main city roads
 The development area must be prepared for construction
 Dividing the area into parcels (parceling out)
 The organization of the financial mechanisms
 The sale of the plots to eligible households, sometimes with payoff arrangements (land banking)
 Performing the public works necessary in the area
 Developing a monitoring system
Examples 1-3 focus on land-banking (see also Tool 4.2). This can be
performed by, for example, a local government, an NGO, or a publicprivate corporation.

EXAMPLES
1) Urban expansion Project León
South East in León, Nicaragua. An
urban expansion project for 6,000
plots for self-help housing, the project
is being executed by a municipal
department.
2) The Nuevo Pachacútec special
project for urban land development in
the City of Ventanilla, Peru is being
executed by a multi-sector committee
of the governments.
3) Fideicomiso; is an example of a
land trust fund in Nuevo Laredo;
Fideicomiso “Promotora Municipal
de Tijuana” (PROMUN). Mexico.
4) In Islamic societies, for example
in Hyderabad, waqf land is land as
inheritance, tied up with the
Almighty, and dedicated to the public.
It may be rented at a low rate (Smets
2004).

CLOSED LAND EXPLOITATION
REFERENCES
In closed land exploitation, all expenditures for land purchase, feeder  Bredenoord, J. (2005) Urban
roads, site preparation, etc. must be covered by revenues from the sale of development strategies in León,
Nicaragua. Amsterdam: Dutch
the plots. In order to begin closed land exploitation, external funding is University Press.
required. The urban expansion Plan León South East is one example of  Klaver, W. (2011). The key drivers
behind the process of neighborhood
closed land exploitation.
improvement in Nuevo Pachacútec,

PRIVATE LAND EXPLOITATION
Peru. Utrecht University.
Land development and exploitation can also be done by private parties  Smets, P. (2004) Housing finance and
the urban poor. New Delhi: Rawat.
such as land developers and corporations. Cooperation with the municipal
 UN-Habitat (2006). Abriendo
administration is needed regarding access to public roads and facilities. caminos Best Practices on city-toDevelopers also work with a closed land exploitation system in order to city co-operation; Case 1: Utrecht
manage the expenses and income from the selling of plots. In many cases (Netherlands) and León (Nicaragua).
developers offer a plot with a core house to middle-income households.

Tool 4.2 Land Banking, Pooling, Sharing
INTRODUCTION
Preferably, the purchase of land for housing by governments, NGOs or
housing corporations can be done within the scope of social housing
policies. Land banking is considered a tool for urban renewal. Land
banking –acquisition, (re-)development of land and the sale of plots to
residents– can be executed by a municipal corporation, a special land
trust, a private or a public-private corporation. A public land bank might at
minimum manage the re-development of land and target the creation of
affordable housing for the poor. Besides land banking, there are other
innovative approaches to urban land development such as: Land Pooling
(LP), Land Sharing (LS) and Land Readjustment (LR), Transfer
Development Rights (TDR), Community Land Trusts (CLTs), Concession
of a Real Right to Use (CRRU) and Special Zone of Social Interest
(ZEIS), the latter two originating in Brazil.
LAND POOLING/READJUSTMENT
Urban land pooling/readjustment (LP/LR) is a land development system
in which a group of adjoining land parcels within a selected urban-fringe
area are consolidated by a government agency for unified planning,
servicing and subdivision accompanied by the sale of some of the new
building plots for cost recovery and the redistribution of the other plots to
the landowners. Land-pooling, sharing and leasing is widely applied in
Bangkok, Thailand and other Asian countries.

GENERAL INFORMATION
The central functions of a land
bank can include managing the redevelopment of land while targeting
the development of affordable
housing for the poor. The land to be
redeveloped can be transferred to
developers or non-profit
organizations, which must then sign
proper contracts stating that they will
ensure the community’s interests.
Transference of land to local
communities’ trusts might be a better
solution. Adequate land
administration is crucial in this
respect (see Tool 4.3).
EXAMPLES
1) An independent Land Bank or
Community Land Trusts (CLT)
(USA),
2) The Delhi Land Bank DDA is a
large public land bank in India. Some
argue that the DDA failed because it
did not solve housing problems of the
poor.
3) The function of Metro Vivienda
in Bogotá is to purchase open spaces
on the periphery of the city for
housing development. The agency
assembles large land parcels and then
sells them off to private developers to
promote affordable housing.

COMMUNITY TRUST PRACTICES
The Delhi Land Bank (DDA) is the largest landowner in Delhi, India. It
was established in the 1950s and focuses on housing the poor.
MetroVivienda, Bogotá's land banking agency, was established in order to
4) Participatory and Inclusive Land
tackle the lack of affordable housing and expanding informal housing
market. These examples originated from government initiatives and both Readjustment (PILaR, UN-Habitat)
concerns a current pilot in Medellin,
were executed on a large scale. However, they did not provide sufficient Colombia.
attention to the land and housing needs of the poor. A Community Land
REFERENCES
Trust is similar to a housing cooperative and can contribute the creation of  Angel, S. and Boonyabancha, S.
private non-profit corporations to acquire and hold land for the benefit of (1988). Land Sharing as an
a community. Flourishing local land trusts (‘fideicomisos’) exist in a alternative to eviction; the Bangkok
number of municipalities in Mexico, mainly for the development of plots experience. Third World planning
review, 10 (2) 1988, pp 107-27.
for self-help and social housing in urban land development.
 Payne, G. (2014). Policy and politics
in urban land market management:

CONCLUSION
Lessons from experience, in: J.
Experience suggests that land banking, pooling and sharing can be Bredenoord, P. van Lindert and P.
viable options when affordable housing can be built on the periphery of a Smets (eds): Affordable Housing in
city and in neighborhoods in decline. In areas where vacant land and the Urban Global South. Seeking
Sustainable Solutions. London:
buildings are available, the purchase of land by public or public-private Earthscan/ Routledge.
corporations might be feasible as a means to obtain land for  UN-Habitat, Urban Legal Network
and GLTN (2012). Participatory and
redevelopment, including for social housing.
inclusive land Re-adjustment.
www.unhabitat.org/content.asp?cid
=12458&catid=5&tyoeit=6
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Tool 4.3 Land and Housing Tenure
INTRODUCTION
Globally, a great number of households suffer from insecure land
tenure and restricted rights, although many continue to improve their
homes incrementally. Secure land and shelter is widely accepted as a
precondition for access to additional services and livelihood
opportunities. There are tenure systems that may display varying
degrees of formality and informality, security and insecurity.
Tenement categories with an increasing level of security of tenure
include:
 Pavement dweller
 Squatter tenant
 Squatter `owner’ – un-regularized
 Tenant in unauthorized subdivision
 Squatter `owner’ – regularized
 Owner - unauthorized subdivision
 Legal owner – unauthorized construction
 Tenant with contract
 Lease-holder
 Free-holder

GENERAL INFORMATION
Land tenure is very important to selfbuilders. When property rights to land are
secured, it is more attractive to self-builders
to invest in the gradual improvement of a
dwelling. However, the reverse is also the
case. In some countries a household will
only obtain a legal property title, after a
loan on the plot has been paid off. De Soto
(2000) is in favor of legalizing land
ownership (freehold) via land registration.
Others point out the possibilities of
informal ownership (for example, the use
rights or customary land use systems).
EXAMPLES
1). A legal ownership title is available
and households are free to build when
having saved enough money for the
execution of a succeeding phase. This
situation is ideal for families who build
their houses incrementally, which can be
performed individually or collectively.

INCREMENTAL HOUSING AND TENURE
Due to the multiplicity of legal, cultural, economic and political
tenure systems, simple solutions for incremental housing are not
available. Regulatory frameworks can differ from country to country.
2). When only a plot with a pay-off
In developing nations, most of these are not appropriate, while high
arrangement
is available, a household
land prices may restrict the security of tenure.
always
gives
priority to paying off the plot
The following tenure types are most suitable for incremental
over
completing
the house.
housing:
 Squatting on irregular land (de facto owner) where
3). When a plot and a core-property were
government support is available
purchased on credit, the payment
 De jure ownership in regular land development
obligations are relatively high and gradual
 Condominium housing (if suitable for incremental home improvement may be delayed.
finishing)
REFERENCES
 Cooperative housing (collective land tenure)

Payne,
G. (2001) Urban land tenure policy
 Cooperative housing (individual land tenure)
options: titles or rights? Habitat
 Free land and home ownership, with or without a mortgage
International, Vol. 25 pp. 415-429.
LAND ADMINISTRATION
Land tenure is operated by its legal rules and regulations. Land
administration –whether formal or informal– determines which rules
of land tenure are to be applied and to be abided through land
administration, overseeing multiple systems and processes:
 Land rights. Determination of boundaries of plots, legal
administration of rights and right holders, and mortgages.
 Land use regulation and planning. This is a central task of
(local) governments; a municipal department for physical
planning is needed.
 Land valuation and taxation. This is also a responsibility of
the (local) administration.
For urban land development, it is necessary to identify land
owners and gain insight into land rights issues.

 Payne, G. and Durand-Lasserve, A. (2012).
Holding On: Security of Tenure Types,
Policies, Practices and Challenges.
 www.ohchr.org/Documents/Issues/
 Housing/SecurityTenure/Payne-DurandLasserve-BackgroundPaper-JAN2013.pdf
 De Soto, H. (2000) The Mystery of
Capital: Why Capitalism Triumphs in the
West and Fails Everywhere Else, Basic
Books: New York.
 GLTN, Global Land Tool Network (2008)
Secure Land Rights for All. UN-Habitat.
 Zevenbergen, J. and Augustinus, C. (2011).
Designing a pro poor land recordation
system, paper 5028. FIG Working Week,
2011, Marrakech.

Tool 4.4 Social Tenure Domain Model
Land Administration Systems
Land Administration Systems (LAS) provide the infrastructure for
implementation of land polices and land management. The
infrastructure includes institutional arrangements, a legal framework,
processes, standards, land information, management and dissemination
systems, technologies required for supporting allocation, land markets,
valuation, control of land use, and the development of interests in land.
In many countries, such infrastructure is not available with nationwide
coverage, while existing LAS be limited since informal and customary
tenures cannot be included. Therefore the Social Tenure Domain Model
STDM has been developed.

SOCIAL TENURE DOMAIN MODEL
The STDM was developed to support pro-poor land administration in
developing countries. It is a new way of thinking concerning land
registration and includes the following features:
 The focus is on formal, informal and customary land systems.
 Data are collected through consultation of residents/owners.
 Satellite images and aerial photos are used.
 A specific software program is developed.
The model integrates formal, informal, and customary land systems
and administrative and spatial components. All forms of land rights, all
types of rights holders and all kinds of land and property objects/spatial
units can be recorded. One option relates personal identifiers (such as
fingerprints) to a coordinate point within a plot of land through a social
tenure relation such as tenancy. People living in informal areas in
developing countries who are visited by a data collector with an
enlarged satellite image or aerial photo in hand will give it immediate
attention. The data collector will almost immediately be surrounded
by a number of people. In managing informal settlements, land
administration may require using a map derived from satellite images, if
images are in high resolution, combined with formal descriptions of
rights and right holders. The use of STDM must be performed by
surveyors with the assistance of social workers trusted by the local
community.

GENERAL INFORMATION
Many people around the world,
especially poor and/or otherwise
disadvantaged people, do not have their
current land tenure relations recorded in
a formal land administration system. At
least 70 per cent of the land in
developing countries is not covered by
such system. For Sub-Saharan Africa,
the proportion is assumed to be even
higher. Women suffer more from this
than average.
The STDM was developed by UNHabitat, the International Federation of
Surveyors (FIG), and the University of
Twente Faculty ITC. The STDM model
describes relationships between people
and land in an unconventional manner:
it has the potential to tackle land
administration needs in communities,
such as people in informal settlements
and traditional areas. The emphasis is on
social tenure relationships as embedded
in the continuum of the land rights
concept promoted by the Global Land
Tool Network and by UN-Habitat.
EXAMPLES
1). The STDM has been tested, for
example, in Ethiopia (June 2008)
regarding the feasibility of high
resolution satellite images, in Rwanda
and in Mbale, Uganda.
2). Habitat for Humanity International
(HfH) and GLTN have joined efforts to
implement a Social Tenure Domain
Model (STDM) pilot in Ciudadela Sucre
community, which is located in the
Municipality of Soacha, Colombia.

KNOWLEDGE OBTAINED
Application of STDM can be done in areas where standard mapping
REFERENCES
and property registration is uncommon. Besides satellite maps, aerial  Antonio, D., Makau, J., and Mabala, S.
photos, simple maps, computers and special software are used in order (2013) Addressing the Information
Requirements of the Urban Poor – A
to maintain the obtained data in a transparent community-owned
Government-Community. Partnership in
databank.
Piloting the Social Tenure Domain
Model in Uganda. World Bank:

Satellite images can be used in remote and sub-urban areas. In dense Washington.
urban areas, satellite images cannot provide a complete overview.  Lemmen, C. (2010) The Social tenure
Additional street views are needed and the use of handheld GPS Domain Model. A Pro-poor land Tool,
2010, FIG Publication No. 52. With
systems and cameras must be considered.
UN-Habitat and GLTN (Global Land
Tool Network). www.fig.net/
 pub/figpub/pub52/figpub52.pdf
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5. Module 5: Building Materials
Besides the provision of land, creating housing requires high quality building materials. The
labor is a significant requirement as well, but in general self-builders will attempt to participate in
the construction of their own house in order to reduce construction costs. This module contains
general information on building materials and specific information on related sustainability
aspects. Finally, a Building Materials Bank model is presented as an appropriate tool for the
supply of quality building materials and additional services.
The first tool (5.1) identifies the most important question that should be asked concerning the
themes of availability, affordability and technical and social sustainability. Besides the
availability of quality building materials, this tool highlights the importance of adequate building
construction. In particular, the quality of foundations and structures of a house must be properly
attended. Technical assistance and adequate building control are necessary as well.
Tool 5.2 elaborates on timber and bamboo as building materials. Under certain conditions
these materials can be sustainable, but their massive and uncontrolled use might lead to
deforestation and erosion. Consequently, reforestation and the establishment of bamboo
plantations must be ensured. Sustainable use of bamboo as a building material for homes is very
possible but the material must be well preserved before it can be applied as construction material
for house building. Technical training is necessary, but skilled carpenters can easily be trained in
working with this material. Bamboo can be grown outdoors and treated and used in countries
where it has a natural presence.
In Tool 5.3, the building materials of bricks, blocks, elements and roofing are addressed. First
of all, the use of local raw materials should be considered for the production of building materials.
This tool addresses the following building materials: adobe bricks, fired bricks and roof tiles,
cement construction blocks, compressed earth blocks, prefabricated concrete elements and
various roofing materials. Relevant aspects of sustainability are of great importance. The
development of interlocking stabilized soil blocks is a promising example of the use of new
technology which can be locally applied.
In Tool 5.4 Building Materials Banks are presented as a concept for combining diverse
functions. The concerned functions are: 1) The production of appropriate building materials, 2)
The provision of credit for the purchase of building materials, and 3) The possibility of extending
technical assistance. The combination of these three functions is ideal for the support of
households who incrementally build and renovate their homes.

Tool 5.1 Materials Identification
BEGINNING IDENTIFICATION
When an urban area is designated as an improvement area, the issue of
buildings materials must be addressed as part of the effort to support
incremental housing. The following issues are of interest:
Availability

 Are there used construction materials on the site or in the
vicinity to be reused?
 Which building materials are offered locally?
 Which building materials are offered at further distances?
 What is the percentage of imported building materials?
Local affordability

 What is the price-quality ratio of the materials offered locally?
 What is the culture of building within a district, and which
materials are preferred by residents?
 What is the best investment for households over the long term?
Technical sustainability

 Are the building materials produced in a sustainable manner and
can they be reused later?
 Are the building materials resistant to influences of climate,
such as, heat, cold, rain and wind?
 Are the used building materials resistant to influences of climate
change, e.g., heavy rainfall, drought, hurricanes?
 Are materials resistant to earthquakes and volcano eruptions?
Social sustainability

 Which possibilities exist for production or assemblage in or near
the area? Are there small entrepreneurs available to involve in
the production of building materials?
 What is the local community able to do (skills, labor, etc.)?
 What new technologies are available for local implementation?

GENERAL INFORMATION
The features of a house depend on
the building materials used, as well
as on the construction techniques.
UN-Habitat searches for sustainable
housing practices, such as with
‘Going Green’.
EXAMPLES
1. Bamboo is a building material
with great potential for house
building. In the Philippines the use of
bamboo for housing is common in
remote areas, but not in large cities
(Tool 5.2).
2. The use of clay for bricks and
roof tiles is customary, for example
in Sri Lanka. Production is
conventionally done by small-scale
firms that use clay, while wood is
used as fuel (Tool 5.3).
3. Traditional building materials
such as loam and adobe can be used
in new ways, such as with
compressed earth blocks (CEB) and
interlocking stabilized soil blocks
(ISSB). Building with these products
considerably reduces the use of
cement. Examples of appropriate
earth-based technologies are found in
Uganda and India (Tool 5.3).
4. Generally, the building of homes
in high-risk areas should be
discouraged. Risks of natural hazards
must be estimated in order to verify
specific building requirements. Every
type of natural hazard has its own
construction demands.

IDENTIFICATION: PRACTISES, POTENTIAL and RESIDENT
POWER
REFERENCES
Answering the above questions leads to a portrait of the building  Kessler, E. (2014). The resilience of
materials that are available, the potential of the housing market and the self-built housing to natural hazards,
community, and the possible institutional supply of building materials to in: J. Bredenoord, P. van Lindert and
P. Smets (eds): Affordable Housing
households that develop their dwellings incrementally under their own in the Urban Global South. Seeking
management. The state of the chosen area regarding building materials Sustainable Solutions. London:
determines the need for support for self-builders. Along with attention to Earthscan/ Routledge.
proper materials, the quality of building construction is of equal  SICCMA (2011). Sustainable
building practises for low-cost
importance. For example, the foundations and the structure of any house housing. Implications for climate
must always be built well and be strong enough to withstand climate change mitigation and adaptation in
influences and natural hazards. In areas with a risk of earthquakes, developing countries. Nairobi: UNdifferent construction techniques must be used than in flood-prone areas. Habitat.
 Hannula, E, Lalande, C. (2012)
The application of timber in dense urban areas can result in fire hazards. Going Green: a handbook of
Safety of building construction and fire safety should always be the focus sustainable housing practises in
of attention. The local government must take responsibility for housing developing countries. Nairobi: UNHabitat.
safety and quality through organizing technical assistance and training
(Tool 6.3) and exercising building control.
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Tool 5.2 Building Materials: Timber, Bamboo
SEARCH FOR (RAW) MATERIALS
In peri-urban areas, the supply of modern building materials can be
problematic. In such cases it is desirable to investigate whether local
building materials can be produced and used for house construction in a
sustainable manner or not. When local residents and businesses are
involved, sustainable social and economic solutions can be established. A
quick search for locally available materials that can be used for the
production of building materials is important (see Tool 5.1).
TIMBER AND BAMBOO
Timber and bamboo are worthy building materials and suitable for
incremental housing. Trees are sawn into planks and beams in sawmills,
which is specialized work. The sale of timber normally takes place through
outlets where homebuilders can buy materials. In other cases, NGOs
provide building materials. Timber is highly suitable for self-built housing
since it can be used in flooring, window frames, rafters and roofs. Bamboo
can also serve as a building material, and its possible usages are quite
similar to timber. Bamboo should be properly preserved before it is applied
at a construction site and can be distributed to buyers from outlets. Both the
use of wood and bamboo by self-builders requires guidance by qualified
and experienced carpenters. Usually, a single professional carpenter can
guide a small group of self-building households.
SUSTAINABILITY
Timber and bamboo can be manipulated with facility by incremental selfbuilders. Over the course of time, households often tend to replace wooden
materials with stone. Materials of wood and bamboo can be reused easily
within a dwelling, or can be sold or exchanged. As such, they can be
considered as sustainable. However, an actually sustainable use of timber is
only possible when reforestation is a serious effort. With bamboo, a similar
situation is experienced; therefore bamboo plantations are recommended in
order to prevent the disappearance of natural stock.
TECHNICAL ASSISTANCE
Technical assistance for self-builders working with timber can profit
from traditional knowledge. For the conservation of bamboo, supplemental
professional knowledge is required, as is the presence of a work center or
work site. If the bamboo is treated well and the houses are well-built, they
can be durable and even earthquake-resistant. Technical training for
carpenters is necessary to instruct them in the crucial skills, which can be
done in a short time. Trained carpenters must guide groups of residents for
bamboo housing with good results, and houses can be built with lower
costs. Although the use of bamboo for housing can be seen as sustainable,
local households will often consider bamboo to be a ‘building material of
the poor’, and they may make use of concrete building blocks in later stages
of house construction.

GENERAL INFORMATION
Information on the use of bamboo
for housing can be accessed through
the website of INBAR (see below).
Bamboo offers a range of multipurpose building qualities; it is a
seismically resilient building
material as well as a tool for
landscape restoration and flood and
erosion control. With a rapid 3-5year growth cycle, bamboo offers
economic opportunities as a cashcrop to small-, medium- and largescale growers.
EXAMPLES
1. The houses initially built by
self-builders in the urban expansion
project of Nuevo Pachacútec,
Ventanilla, Peru were of wood. The
installation of bricks and roofs of
zinc plates is done later. (Klaver,
2011)
2. Low-cost bamboo housing can
be found in a project by Hogar de
Cristo in Guayaquil, which won a
World Habitat Award (1996). This
project has provided 100,000 homes
over de period of 25 years (until
2004) and continues to extend its
activities. The dwellings are initially
made of prefabricated bamboo
panels which are produced in a
production plant.
3. During its Post-Earthquake
Reconstruction project in West
Sumatra, Indonesia, the NGO ‘Build
Change’ developed earthquakeresistant houses and trained
builders, engineers, homeowners
and officials to erect timber-framed
houses with masonry skirt walls.
REFERENCES
 Jansen, J. (2000). Designing and
building with bamboo. Technical
University of Eindhoven. Also at:
INBAR website: www.inbar.int.
 Klaver, W. (2011) The key drivers
behind the process of neighborhood
improvement. MSc. Thesis. Utrecht
University.
 Hogar de Cristo (webpage)

www.hogardecristo.org.ec/index
 INBAR (2012). Bamboo in
construction, an Introduction (see
e.g.: INBAR website)

Tool 5.3 Building Materials: Bricks, Blocks, Elements, Roofing
TESTING OF RAW MATERIALS
This section focuses on building materials that are composed of earth,
clay, loam, gravel, sand, cement, etc., all derived from the sub-soil. In order
to find high quality raw materials, soil testing must be carried out. The
creation of proper mixtures is essential.
ADOBE BRICKS (1)
Adobe or sun-dried mud blocks are an environmentally-friendly method
of construction for rural areas. There is a need to plaster the walls to extend
building life and improve the aesthetic quality. Using a construction
framework is necessary in areas at risk.
FIRED BRICKS AND ROOFTILES FROM CLAY (2)
Fired bricks and roof tiles can be durable materials and are mostly fired
with wood. The process is not necessarily environmentally bad provided
that reforestation would be accompanied. This cannot be expected in all
countries.
CEMENT CONSTRUCTION BLOCKS (3)
Worldwide, cement building blocks are the most widely accessed
building materials. They are generally hollow in order to spare material,
which also provides good insulation properties against heat and coldness.
The fabrication of these blocks is quite easy, but the production and
transport of cement are costly and release CO2.
COMPRESSED
EARTH
BLOCKS
and
INTERLOCKING
STABILIZED SOIL BLOCKS (4)
The basic material is a mixture of loam, sand and cement (low
percentage) and using a compressing device bricks of excellent quality can
be made: compressed earth bricks (CEBs), and interlocking stabilized soil
blocks (ISSBs). Different soil types (loam, sand and cement/glue) must be
mixed with proper proportions. This requires knowledge and testing of soil
types and mixtures.
PREFABRICATED CONCRETE ELEMENTS (5)
Simple concrete building elements can be used to rapid construction of a
small living unit. The molding of construction elements can be performed
near a construction site under appropriate guidance. Complicated
prefabricated building elements must be produced in an assembly hall.
ROOFING MATERIALS (6)
Fiber-reinforced cement tiles are an alternative to roof tiles from clay.
Galvanized corrugated iron (zinc) is the most used roofing material
worldwide.

GENERAL INFORMATION
The examples indicated below are
taken from worldwide practices.
EXAMPLES
1. Adobe is an adequate building
material for walls, for example in
Bolivia, Mali and Yemen.
2. In Sri Lanka, houses in villages
and smaller cities are being built
with baked clay bricks and roof
tiles. Production takes place in the
workplaces of small entrepreneurs’.
3. Building blocks of cement are
reliable materials, easy to produce
and use. Worldwide applications are
available. Residents can participate
in the production, but professional
guidance is needed.
4. CEBs and ISSBs are made of
earth, a practice underway in, for
example, Uganda. ISSBs are
promoted there as an appropriate
earth technology (UN-Habitat).
Residents can participate in the
production under professional
guidance.
5. Simple building elements to be
placed within a frame can be found
everywhere. Residents can
participate in the production under
guidance. A more sophisticated
production of concrete elements can
be found in projects by the NGO
Colmena, originally founded in
Bolivia. A building team can
construct a modest house within one
week.
6. Fiber cement tiles are a good
alternative to traditional baked roof
tiles, but they must be produced in a
professional way. Corrugated zinc is
used all over the world.

REFERENCES
ASBESTOS MATERIALS
The application of corrugated sheets and other materials containing  Pérez-Peña, A. (2009). Interlocking
Stabilized Soil blocks, Appropriate
asbestos must be avoided. Existing asbestos materials may not be reused earth technologies in Uganda.
and must be carefully removed and destroyed. The removal of materials Nairobi: UN-Habitat.
containing asbestos requires a government program.
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Tool 5.4 Building Materials Banks
PRODUCTION OF BUILDING MATERIALS
The self-production of building materials under local conditions can be
carried out by small business owners or groups of residents forming a
cooperative. The production of bricks and tiles out of clay has been
managed traditionally by small specialized firms; e.g. in Nicaragua and Sri
Lanka. Beams and sticks of wood need to be sawn by specialists.
Worldwide, the most common building materials are cement building
blocks and roof plates of zinc. The quality of purchased building materials
can at times be too low, for example resulting from the insufficient
inclusion of cement in hollow cement blocks. This is why quality control is
necessary for the protection of buyers. There are examples in which a
municipality or an active local NGO has successfully set up a unit for the
production of building blocks, roof tiles and other building materials (See
Example 1).
SUPPLY OF BUILDING MATERIALS
The provision of building materials is often a problem in residential areas
where large backlogs and poor connectivity are common. In some cases
local traders in building materials are serving the demands of low-income
families by setting up outlets/vending sites. Prices are determined by
market mechanisms and can become prohibitive. Moreover, the quality of
building materials and a suitable price-quality ratio are not always
guaranteed. It can be an advantage if a local government or a local NGO is
offering high-quality building materials at a reasonable price to selfbuilders, but this can only be done through external finance.
BUILDING MATERIALS BANK
In some cases, building materials are offered by a locally established
‘building materials bank'. The initiators can include, for example, a local
government, a locally active NGO, or a cooperative. This implies the
advantage that the sale of building materials can be combined with the
provision of technical advice on its use. A building materials bank provides
materials on credit. As such, the quality of the building materials can be
guaranteed. In León South East, a building materials bank was used several
times as a tool. See Examples 2 and 3; in Example, 4 a municipal building
materials bank was merged with a municipal production unit of building
materials.

GENERAL INFORMATION
Most of the examples described
below are taken from housebuilding practices and policies in
the municipality of León,
Nicaragua. Starting around 1990,
the municipality has forged a
number of partnerships with foreign
cities, for example with Hamburg,
Utrecht and Zaragoza, aiming at
urban development and support for
self-help housing. One example is
from Matagalpa, Nicaragua.
EXAMPLES
1. Work unit for the production of
building blocks and tiles in the
District William Fonseca, León
(from 1990 on).
2. Building Materials Bank in
León, in the neighborhood of Rubén
Darío, León East, for the
construction of 42 houses (2003).
Assistance came from a city link
with Zaragoza, Spain.
3. Municipal Building Materials
Bank in León South East District
(2006 – 2012). Currently it is part
of ERAMAC (see below).
Assistance from a city link with
Utrecht, Netherlands.
4. ERAMAC, the municipal
building materials producer and
building materials bank in León,
was established for the support of
social housing production and selfconstruction.
5. EDISMAT, the building
materials plant in Matagalpa,
Nicaragua, produces a series of
building materials such as concrete
building blocks and tubes.
Moreover, it launched a training
program for young people with few
opportunities in the labor market. In
recent years more than 60 pupils
were educated and trained.

BANKING AND TECHNICAL ASSISTANCE
A building materials bank can produce building materials, ensure their
quality and provide small-scale credit. Alliances between the bank and
REFERENCES
corporate or cooperative producers of building materials are possible.  ERAMAC/BdMM (2012)
Other alliances, for example between the government and a building Presentación Banco de Materiales
materials bank, are possible as well. Providing technical assistance and 2007-2012, León: Municipality.
 UN-Habitat (2006) Abriendo
training for self-builders is another service a building materials bank can
caminos. Best Practices on city-tooffer (see Tool 6.4). A further possibility is that it can be developed as a city co-operation; Case 1: Utrecht
(Netherlands) and León
building assistance office.
(Nicaragua).

6. Module 6: Labour and Skills
Module 6 presents a series of tools useful for housing found in land development and
settlement upgrading schemes. One of the basic assumptions concerning self-help and
incremental housing is that the available labor from groups of residents and households should be
utilized in housing and upgrading activities. This is why self-help groups and housing
cooperatives are described briefly; participants will mostly try to reduce construction costs
through their own labor input, which can be best accomplished in organized self-help groups.
Housing cooperatives can be viewed as advanced, more formalized forms of self-help groups.
The improvement of skills and knowledge is profitable for the development of groups and
individuals and will contribute to improving the quality of housing. In this respect, there are
different forms of training and education, one of which is peer training. There are several forms
of assistance and various actors that can provide organizational, technical and legal assistance.
The first tool (6.1) begins with an identification of self-help groups, which can be found in
varied sizes and shapes and intended for multiple purposes. Self-help groups focusing on savingsand income-generating activities often can be very successful. In this tool the focus is on savings
and building groups, which may stimulate mutual self-help housing. Mutual building teams can
be involved in home building and renovation, as well as in settlement upgrading activities.
Savings groups are strong actors in home building, such as when a group uses their savings for
the purchase of plots and building materials or to hire building groups.
Tool 6.2 elaborates on the features and advantages of (small) housing cooperatives. Two main
types of housing cooperatives are identified: 1) Cooperatives with collective (land) property; and
2) Cooperatives with individual property in a plot in the final stage of the development process.
Worldwide, the phenomenon of housing cooperative is rapidly emerging, with some promising
examples.
Tool 6.3 highlights the need for improving the skills and knowledge of self-builders. This can
be seen as a vital aspect of sustainability in incremental self-help housing. All stakeholders in
development and housing, including technical schools, should be aware of the importance of
developing skills and knowledge of self-builders and such groups. Also, the producers and
vendors of building materials hold a certain responsibility in this regard. Besides external
assistance for the development of skills, peer training is a promising method for personal and
group development.
Tool 6.4 elaborates on a series of technical assistance forms concerning self-help incremental
housing. Aspects of sustainable building materials and house construction can be incorporated
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into training activities and programs. Technical assistance can be provided by, for example:
experienced construction workers; technicians, engineers; and teachers. Organizations such as
technical schools, NGOs with housing programs and municipalities might be involved in offering
technical assistance for sustainable and durable house building. In addition, experienced
volunteers can be successfully involved in educational and training programs.

Tool 6.1 Self-help Groups
SELF-HELP GROUPS
The emergence of self-help groups focusing on affordable housing issues
can be seen as a promising later phase of self-help housing. The
establishment of formal housing cooperatives might be a final phase, but
there is considerable ‘space’ between individual self-help and formal housing
cooperatives (see Tool 6.2). Mutual help related to housing is practiced by
numerous small groups of residents and neighbors without forming a formal
entity. Formalizing becomes a necessity when savings groups and building
groups opt for credit toward housing and building activities in a later phase.
MUTUAL SAVINGS GROUPS (FOR HOUSING)
Households can share considerable mutual interests related to housing and
the built environment. If groups within a settlement sharing interests are
emerging, promising initiatives can sometimes be expected. Without waiting
for offers or initiatives from external stakeholders (donors, government,
etc.), small groups of residents can always set up a savings group. Moreover,
it occurs on a large scale as well, with or without the help of development
agencies and with a wide scope of activities. Using collectively reserved
money –sometimes starting with only small amounts– it can be demonstrated
that there is a certain savings power. Once communities have established
their ability to save money, they can provide evidence to money lenders of
their likelihood to repay loans. Receiving credit for step-by-step housing
actions will then become more feasible. Mutual savings groups act for a
variety of purposes, commonly initially regarding income generating
activities, but housing activities are increasingly becoming a target of saving
groups as well. This can be undertaken with the intention of purchasing land
and building materials and hiring workers for the construction of a house.
MUTUAL BUILDING TEAMS
Mutual building teams can be established if a group of construction
workers (skilled and semi-skilled) is formed to construct housing for
individual households and groups. These semi-professional groups can be
formed in settlements where housing activities are occurring. Such groups
build homes for their own family and afterwards may work for other
households that have saved sufficient money for the construction of portions
of a house. If successful, these local building groups may develop
themselves into small-scale construction businesses, working for, among
other clients, savings groups. Construction workers may be carpenters,
masons, plumbers, roofers, electricians, etc.

EXAMPLES
1). Habitat for Humanity (HfH)
helps set up save and build groups
of 10-12 households. Through selfmanagement, the members decide
on leadership and control over the
savings. Each household sets aside
a small amount daily for a period
of six months, and together the
members collect building
materials. After six months,
sufficient capital has been saved
for the building of one house. HfH
then funds two additional houses.
Three houses are built
simultaneously, with the members
participating together with skilled
laborers. Within 24 months, all the
households have received their
home. Each household in the group
continues saving until they have
repaid the individual housing loan,
which usually taking 3-5 years.
One risk factor is that the group
may face problems due to poor
repayment rates.
2). In Uganda’s urban slums,
residents are taking advantage of
the potential of collective action,
including savings. The National
Slum Dwellers Federation of
Uganda is helping in this regard.
Nationally, it comprises almost 500
savings groups with around 38,000
members. The NSDFU members
have constructed facilities
including sanitation units and
water services. In the city of Jinja
it started building a low-cost
housing project.
3) From its founding in 2002,
the Mpumudde savings scheme in
Uganda has grown in size and
strength. Today it boasts 246
members. It has become the first
savings scheme to embark upon a
full-fledged housing project.

REFERENCES
SAVE AND BUILD GROUPS
 Habitat for Humanity (2004). Save
One logical combination of savings for land and housing is ‘saving and and build. Chipping Away at
building’. Habitat for Humanity years ago developed the ‘save and build’ Poverty Housing a Day at a Time,
concept. Similar groups can be found in many countries, starting with a (Sri Lanka) Legacies, summer
issue: 2-3.
savings activity.
 The World Bank (n.d.) Creating
communities of slum dwellers in
Uganda. Web:
econ.worldbank .org.
 ACTogether Uganda (n.d.)
www.acttogetherug.org/Kawam
a-housing-project
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Tool 6.2 Housing Cooperatives
INTRODUCTION
In the context of local housing policy, the formation of housing
cooperatives can be seen as an important issue. Individuals and households
united in small groups can become a significant local player in the
improvement of homes and the residential environment. With this tool,
attention is given to the advantages of housing cooperatives, their
establishment, the types of housing cooperatives and future activities.

GENERAL INFORMATION
Housing cooperatives mainly are
organized groups of households
created for shelter-related
objectives such as collective
ownership, purchase of materials
and common construction. A legal
framework is important for the
creation and functioning of
cooperatives. Low-income
households can benefit from the
advantages of housing cooperatives,
especially if they pursue
construction through mutual help in
order to lower construction costs.

WHY HOUSING COOPERATIVES?
House building within a well-organized cooperative context has several
advantages over individual house building:
 More human resources and knowledge may be deployed.
EXAMPLES OF UMBRELLA
 Participants in cooperatives regularly motivate one another.
NGOs
1) FUCVAM: the Uruguayan
 Within a group, mutual training can be delivered (‘peer-training’).
Federation of Housing
 Communication with governments and utilities is more effective.
Cooperatives for Mutual Help.
 Within a group, better housing quality will be achieved.
See: www.fucvam.org.uy.
 A group can negotiate the prices of materials (volume discounts).
2) The umbrella organization
ESTABLISHMENT OF COOPERATIVES
The establishment of a housing cooperative requires specialized
knowledge; for example, there are legal requirements to be met, as well as
requirements with respect to group size, composition and coherence,
organization and leadership. In many cases, outside help is necessary to
establish an appropriate cooperative. The cooperative must be a legal entity
in order to assume financial obligations such as the purchase of land. The
establishment of a housing cooperative can be facilitated by a (local)
government, a specialized NGO, or a national umbrella organization
through offering, for example:
 Legal knowledge for obtaining legal status and devising internal
rules
 Organizational capacity building and development of leadership
 Possibilities for financial and technical training
 (Inter)national contacts






TYPES OF HOUSING COOPERATIVES
Cooperatives with collective land and housing property
Cooperatives with collective land but individual housing properties
Cooperatives with eventually individual properties
Cooperatives with additional productive targets (see below)

Large-scale cooperatives can be taken over by politicians, resulting in the
politicization of the board. Therefore, small-scale cooperatives with
residents composing the board are preferable.

CENCOVICOD RL helping
starting housing cooperatives in
Nicaragua.
3) The Swedish Cooperative Centre
‘We Effect’ promotes housing
cooperatives in 25 countries in
Africa, Asia, Europe and Latin
America. See:

www.weeffect.org
4) The National Cooperative Housing Federation of
India (NCHF) is a nation-wide
organization that takes the lead in
promoting, coordinating and
facilitating the development of
housing co-operatives, along
with providing guidance to
housing co-operatives and their
federations.
See: www.nchfindia.net
EXAMPLE HOUSING COO
PERATIONS
1) Housing Coop. with Mutual Help
‘Juntando Manos’, León,
Nicaragua.
2) Cooperative UFAMA al SUR,
Montevideo, Uruguay.
REFERENCES

 Ganapati S. (2014). Housing
FUTURE ECONOMIC ACTIVITIES
Depending on the demand in certain sectors, housing cooperatives that cooperatives in the developing
world, in: J. Bredenoord, P. van
have successfully built a number of houses can attempt to develop other Lindert and P. Smets (eds.):
activities benefit their members, such as economic activities, in order to Affordable Housing in the Urban
Global South. Seeking Sustainable
explore all possible routes to a better future.
Solutions. London: Earthscan/
Routledge.

Tool 6.3 Improving Skills and Knowledge
INTRODUCTION
Incremental house building is usually accompanied by self-help or selfmanaged construction. Self-help suggests that the owner-occupiers of a
plot/house perform construction tasks by themselves, with additional help
from family members and friends. They also collect the needed materials
and tools for construction. Self-managed construction implies that an
owner-occupier manages all building activities independently, including
the purchase of construction materials, the contracting of specialized
craftspeople for masonry, carpentry, etc. A household will normally
participates actively in construction activities, but this is not always the
case. At some stage of an incremental building process, self-builders will
also commission parts of the construction activities to informal building
contractors or local craftspeople. This means that there are differences in
the level of accomplishment that will be realized by self-builders. In
general, the training of self-builders is of interest in incremental housing in
order to heighten the quality of self-built homes.
PEER TRAINING
This aspect concerns training by one’s peers, commonly family
members, friends and/or neighborhood residents. If one of the peers is an
experienced construction worker, good results can be achieved. Building
homes of low quality means that a family is disinvesting. The erection of
dangerous structures must be avoided, necessitating technical knowledge.
On-site training is one option in which trained construction workers guide
a (small) group of households and the availability of a professional
supervisor or foreman will help. Offering training facilities and workshops
in carpentry, masonry, roofing, tiling, plastering, etc. to self-builders is
advantageous for all of them. A question arises of who will organize such
trainings; this can be done by a municipal organization, an NGO, building
materials suppliers, or the education sector. Peer training creates a positive
force and stimulates the cohesion of a group. In addition, building a house
within a community of friends increases the quality of the structure and
this stimulates mutual help.
CERTIFICATIONS
When homebuilders have successfully built a home and were trained in a
certain field, they have developed skills they can then use to improve their
position in the construction labor market. Providing certificates to
successful homebuilders should be done in cooperation with formal
technical schools, which should then be involved in the training programs.
External financing is necessary to meet such goals, since technical schools
are unable to finance such programs alone.
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GENERAL INFORMATION
It is highly important for the
knowledge and skills of people who
build their own homes to be
adequate. Generally this is not the
case and they must recruit the help of
others. Improving knowledge and
skills can be done in several ways.
For example, NGOs can provide
training and support and give
courses. Others may perform this
function, such as a municipal
organizations, vocational education
specialists, and companies that
produce and offer building materials.
Offering training must be organized
and financed.
ORGANIZATION
Besides training by and with
friends, the involvement of technical
assistants must be promoted strongly,
including by teachers, architects,
construction engineers, etc. If
volunteers can be involved, costs can
be kept low. Otherwise donations can
be sought by, among other actors,
NGOs.
EXAMPLES
1). MVOTMA (2013). Manual del
Programa de Autoconstrucción.
Uruguay: National Housing Plan
2010-2014.
www.anv.gub.uy/archivos/2013/
2). León’s training program (Escuela
Taller) offers training for young
individuals, among others, in basic
carpentry, masonry, electricity and
welding. Practical training takes
place in inner-city building projects
restoring traditional colonial style
housing. See
www.leonmunicipio.com/Escuela
taller.
3). Technical Team Planning for
Self-Help Housing in the Kambi
Moto Community. World Habitat
Award Finalist 2009. See: www.
worldhabitatawards.org

Tool 6.4 Technical Assistance Forms
IMPROVING THE SKILLS OF SELF-BUILDERS
During the preparation for house construction, the improvement of the
skills of households concerning housing design can begin, possibly with
the help of a community architect who can design a standard dwelling with
the potential for individual growth. The architect can introduce sustainable
and durable building materials to households, including information on its
costs. Development workers can establish building groups and relate the
specific needs of self-builders for technical training.
ASSISTANCE FROM NGOS AND MUNICIPALITIES
Technical assistance concerning incremental self-help housing can be
provided within a family group, a group of friends, or within a building
group to be established. Technical assistance can feature guidance and
training by a supervisor or foreman. Institutional support can be given, for
example, by an NGO that organizes collective training for self-builders.
Preferably, a specialized NGO would assist in the establishment of small
housing cooperatives. NGOs will be likely to help in setting up groups and
creating contacts with the municipality and other organizations such as
utilities.
ASSISTANCE BY FORMAL TECHNICAL SCHOOLS
The local or regional educational sector may be of help in the training of
self-builders while developing the professional skills of students. This is
probably the most promising strategy for, namely: 1) Training self-builders
without high cost, and; 2) Providing practical experience to young people
in training. Thus, vocational education can stand in the center of
communities.
BUILDING ASSISTANCE OFFICE
Another form of technical assistance may be offered through the
establishment of technical construction agencies within districts where
housing programs are to be implemented. This can be done by a municipal
council, but that requires a clear local administration and corresponding
budget. The location of the technical assistance agency should be in the
center of a neighborhood
HABITAT FOR HUMANITY’S MODEL
Habitat for Humanity is an influential housing NGO that assists
households through ‘Housing Support Services’ (HSS). One important
component of the HSS model is the ‘construction technical assistance’
portion, which includes three levels of knowledge on building techniques:
1) ‘Non-skilled maintenance and repair’; 2) ‘Skilled’, with the help of
mason or carpenter, relatively uncomplicated; and 3) ‘Complex’, involving
structural work that benefits from trained technical support. Together ‘Non
skilled’ - and ‘Skilled’ make up a great portion of the work that is necessary
in the home building processes for low-income households (‘basic
training’).

EXAMPLES
1. The Community Architect
Program was created in Cuba in
1994 to support self-help housing
construction. Community architects
have used participatory techniques
to provide technical advice to
residents who wish to build, expand
or renovate their homes. This has
been done by more than one
thousand community architects in
Cuba.
2. A technical assistance program
for self-builders was created in
Brazil in the region of the city of
Campinas. Assistance was provided
in the form of a house design
distributed to self-builders. It
concerns the transfer process of a
population from an environmental
protection area to a new location and
their need for rapid house
construction.
3. The Technical Training
Resource Centre (TTRC) in Karachi,
Pakistan was set up to support
higher quality housing and
infrastructure in the informal
settlements of Karachi. The work
includes technical advice for
constructing or extending houses
and schools and training in
construction from individuals with
diplomas in civil engineering and
architecture.
5. Habitat for Humanity’s HSS
model is becoming a significant
‘scaling’ strategy. One example is a
building/training center in Tajikistan.
REFERENCES
 Ismail, A. (2011) The Technical
Training Resource Centre (TTRC):
building community architects,
Environment and Urbanization, 23
(1): 183-193.
 Kowaltowski, D. et al. (2005) A
house design assistance program for
the self-building process of the
region of Campinas, Brazil:
Evaluation through a case study,
Habitat International, 29 (1): 95111.
 Valladares, A. (2013) The
community architect program:
implementing participation-indesign to improve housing
conditions in Cuba, Habitat
International, 38 (1): 18-24.

7. Module 7: Housing Finance
Formal housing financing is difficult to down-market. In other words, formal housing finance
institutions face difficulties in serving the urban poor since long-term housing loans are fitted to
the construction of complete housing units and thus unaffordable. Housing finance suitable for an
incremental building process requires unique terms and conditions, such as a small size and short
terms. In order to examine these small short-term housing loans, different opportunities are
explored among micro-finance institutions, the informal financial sector and stakeholder finance
arrangements.
Tool 7.1 focuses on housing micro-finance and how this relatively new loan portfolio has
been appended to the program of small loans for mainly income-generating activities. Housing
micro-finance implies small short-term loans that suit incremental building and upgrading
strategies. To allow adequate and affordable housing for the urban poor, the possibilities of
expansion of housing micro-finance are explored, such as broadening the institutional platform,
packages of housing finance institutions with key inputs to low-income housing, land parcels and
communal infrastructure, and the use of subsidies. In addition, several innovative products are
presented.
In Tool 7.2, informal housing finance is discussed. The informal sector offers different
possibilities for saving and for obtaining credit. Some arrangements focus solely on savings and
others on credit facilities, but financial self-help groups combine savings with credit
arrangements in different ways. It can be seen that the informal financial sector generally offers
the type of finance that fits the livelihood strategies for the poor, including incremental building
activities. Some examples of savings arrangements and financial self-help groups will be
provided.
Tool 7.3 explores emerging methods of financing housing; so-called stakeholder finance. First,
the focus is on providers of finance and entrepreneurs who work together and share
responsibilities, such as in share and loss arrangements, hire purchase and leasing. Attention is
also given to forms of cooperation between entrepreneurs and clients in which both take part in a
kind of marketing scheme that offers the entrepreneur working capital. Finally, charitable loans
are examined, along with how permanent assets can be used to generate sustainable flows of
finance. Many of these examples have their roots in the Islamic world, but offer possibilities for
approaching housing finance in a novel way by spreading risks and responsibilities among
stakeholders in different areas around the globe.

96
2013 Joint Consulting with IOs: World Bank

Tool 7.1 Technical Assistance Forms: Housing Micro-finance
MICRO-FINANCE AND HOUSING
In the 1990s, a micro-finance revolution was sparked, focusing mainly
on income generation and less on consumption credit. A relatively new
loan portfolio for micro-finance is housing micro finance (HMF). HMF
offers small loans, but a number of micro finance Institutions (MFIs) still
appears to be prioritozomg the construction or purchase of complete
housing units, which are not commonly affordable for the poor.
Typical HMF consists of a small, short-term unsecured credit (US$5002,000, commonly with a term of 2-5 years) to expand or remodel housing.
Although it is not affordable by the urban poor, several MFIs offer larger
credit amount (US$3,000-7,000) at longer terms (5-15 years) for the
construction of a new home, often on a plot that is already owned and
occasionally secured by a mortgage. Small home improvement loans are
designed for other housing investments, such as purchase, title
regulations, construction of floor/joist/roof structures, adding rental units
through horizontal or vertical expansion, basic facilities, and expansion of
a developer-built core unit or wet core; and bathroom/kitchen areas
featuring plumbing and electricity in pre-programmed steps. HMF can
also be applied to the completion of an unfinished condominium shell in a
high-rise building, such as by adding fixtures, cabinets, electric
equipment, plumbing and painting.
POSSIBILITIES FOR EXPANSION
 Broaden the institutional platform for support of small loans for the
low-income housing/upgrading process by using building material
traders, the real estate development industry and commercial banks
as a base, and employ MFIs as intermediaries.
 Informal housing finance institutions deserve a place alongside
formal systems.
 Package housing microfinance with other key inputs to the lowincome housing value chain through business partnerships and
innovative business models.
 Expand beyond small home improvement loans to extend credit to
the enormous variety of low/moderate income housing investments
in developing countries.
 Incorporate housing microfinance as a core mission of MFIs.
 Channel government housing subsidies through second-tier housing
banks experienced in working with developers and financial
institutions in the form of small grants that complement housing
microcredit.
 Create and strengthen institutions for finance and development of
land parcels and communal infrastructure for low/moderate income
groups.
 Provide technical assistance to financial institutions for HMF along
with appropriate funding, mainly from domestic sources but also
from international groups with experience across countries and
regions.

INNOVATIVE

PRODUCTS

CONSUMER CREDIT
The link between consumer
credit and the purchase of building
materials is on the rise. When
selecting a place of purchase,
households take into account price,
method of payment, store brand and
distance from the store to their
house. Here, microfinance expertise
can be involved through business
alliances with building materials
retailers (Robinson 2001).
COMMUNITY NETWORKS
In Thailand, a network of
community organizations are linked
with networks of savings groups,
which obtain public loans from the
Urban Poor Development Fund
once they have demonstrated their
ability to manage community
finance. This credit is meant for
income generation, land purchase
and the construction or
improvement of housing (Yap and
De Wandeler 2010).
SAVINGS AND LOAN
ASSOCIATIONS
In 1991 VS&LA initiated
independent financial self-help
groups in rural Niger that have
spread now to urban areas in
African, Latin American and Asian
nations. In these groups, members
pool savings from which loans will
be distributed. The purpose of the
loan is determined by the
beneficiaries themselves, which
implies that it fits their needs and
livelihood strategies
(VSLA
associates).
REFERENCES
 Ferguson, B. and Smets, P. (2010)
Finance for incremental housing:
current status and prospects for
expansion, Habitat International,
34(3): 288-298.
 Robinson, M.S. (2001) The microfinance revolution. Washington,
D.C.: World Bank.
 VSLA Associates (n.d.) Homepage.
URL: http://www.vsla.net/
 Yap, K.S. and de Wandeler, K.
(2010) Self-help housing in
Bangkok, Habitat International,
34(3): 332-341

Tool 7.2 Informal Housing Finance
The informal sector offers a kaleidoscope of financial arrangements,
which form an alternative for those who lack access to formal financial
institutions such as banks and finance corporations. Although interest rates
from moneylenders may be high, the informal sector provides a number of
products and services which fit certain needs better than do formal
products. Generally, the combination of diverse financial sources creates
the flexibility to cope with construction requirements in combination with
other urgent needs. This implies that a formal financial product cannot
substitute for all informal ones, but they can be considered an additional
option offering dwellers a broader choice of products.
SAVINGS
People need a safe place to store their money, such as putting it in storage
pots or with money guards who are paid to keep the money in custody.
Money guards may come daily to collect small amounts of savings. Clients
are often willing to pay to keep their savings at a safe location.
CREDIT
Credit can be obtained from friends, neighbors and relatives who often
provide relatively small amounts with an open-ended term. Moneylenders
and pawnbrokers -moneylenders who take pledged goods- are generally
characterized by relatively accessibility, convenient opening hours, rapid
processing, flexible collateral, high interest rates, and good monitoring
systems and recovery records.
FINANCIAL SELF-HELP GROUPS
These groups offer the possibility of liking hands in saving, providing credit
and monitoring financial management skills. Financial self-help groups
include Savings Associations (SAVA), Rotating Savings and Credit
Associations (ROSCA) and Accumulating Savings and Credit Associations
(ASCA). Ideally, simple forms are described, but in reality more complex
forms can be traced.
INFORMAL FINANCE AND THE POOR
In general informal finance is characterized by:
 Accessibility: close at hand and available at any time
 Sometimes flexible: accommodating the uncertain cash flows of poor
 Sometimes disciplined: encouraging regular payments
 Often unreliable: sums may be lost or delayed
 Short term
 Fragmented
The poor prefer short-term loans (maximum three years that offer
flexibility in allocating scarce resources. This implies that incremental
housing goes hand in hand with incremental financing. Moreover, the
irregularity and small size of their incomes results in a need for more
opportunities to save and borrow and avoid becoming dependent on only a
single provider of finance.
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SAVA
In a SAVA, participants pay
regular contributions of a fixed or
variable size into a common fund.
These deposits can be returned to all
participants after a specific time or
the period can be not fixed at all.
The pooled savings can be applied
to the construction of housing by
turn, community assets, or entail a
kind of insurance function (e.g.
burial societies).
ROSCA
ROSCA participants provide
weekly or monthly contributions,
which are then given to each
participant by turn. For a monthly
system with 12 participants, each
member receives the pooled money
once in a cycle of 12 months, after
which period the cycle will end.
Participants may also decide to start
a new cycle with adjustments
concerning the composition of the
group and/or its rules and
regulations. The allocation of the
funds is determined on the basis of
negotiation, seniority, drawing lots,
auction, or decision of the organizer.
ASCA
Once pooled finance is used for
the provision of loans –as in the
case of an ASCA- the common fund
also draws upon additional sources
such as loan instalments, interest,
and penalties. An ASCA resembles a
credit union, but has a cycle which
terminates after a fixed period (e.g.
one year). After such a period, all
transactions have to cease and the
common fund savings and profit are
shared among participants.
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Tool 7.3 Stakeholder Finance
ENTREPRENEUR AND CREDIT PROVIDER
In a stakeholder approach, the entrepreneur provides labor, knowledge
and entrepreneurship, while a finance provider invests risk-bearing capital
in the business. In the Islamic world, profit and loss arrangements are
known as mudarabah and musharakah, and hire and purchase arrangements
as ijara. Different stakeholder arrangements are presented below:


CHARITABLE LOANS
Charitable loans imply that a
borrower is morally obliged to repay
when able. The borrower decides
whether or not to pay an additional
fee above the obtained finance and
the lender must cover the
administrative costs. Such loans –
known as quard hasan in the
Islamic world- are mainly provided
to enterprises in which the financial
institution participates by means of
a profit-loss-sharing agreement

Profit is divided under mutual agreement, but losses are on the
account of the lender unless they are due to the entrepreneur’s
negligence. Here the provided credit is unsecured, and responsibility
is limited to the amount given. Consequently, the financier is not
allowed to participate in the management of the borrowing enterprise.
WAQF AND DEVELOPMENT
Waqf or awqaf assets -permanent
 The entrepreneur and the lender may also agree on both profit and loss
assets such as land or a building that
shares, but the lender must invest risk-bearing capital. Here the generate sustainable means for
financier is allowed to partake in the management of the borrowing social purposes- have been
enterprise. When profit-loss sharing is impossible, other acceptable estimated to total at least US$ 105
alternatives include deferred payment sales or mark-up, lease- billion worldwide, nearly two-thirds
of which is in the form of property.
purchase, beneficence (zero return) loan and the charge of a service Its conceptual (legal) framework is
fee on loans.
rooted in Islamic notions of
 Hire purchase or leasing agreements offer the possibility that a bank property, land and charity, and offers
the potential for improvement of the
buys certain goods such as machines and buildings and rents them out. environmental conditions of the
After the predetermined rental period, the item can be purchased at a poor. Therefore, spaces, goods and
services can be provided or
lower price by the client.
revenues can be generated which
COOPERATION BETWEEN ENTREPRENEURS AND CLIENTS
enable the creation of institutions or
Entrepreneurs often face difficulties obtaining working capital, but an housing with an ongoing source of
alliance with clients presents the possibility to mobilize such capital. An subsidy. For example, the monthly
entrepreneur receives regular instalments during a fixed period and rent from a shopping mall can
support the operations of adjacent
provides goods to clients after all payments have been collected. low-income housing. Awqaf may
Participation in such a scheme can be made attractive by introducing a prize also include mobile assets such as
such as a specific sum of money or a good like furniture, a house, building equipment or capital, which is often
materials or land, which can be won by all participants. This lottery system held in stocks and shares. Such a
cash waqf often faces problems of
differs from a conventional lottery solely made up of winners and those ownership boundaries, complicating
who lose their entire input. In a lottery savings association (SAVA) all protection of the assets. Waqf
participants obtain the desired good, but their input differs. The organizer resembles most the western notions
controls a large sum, which accumulates over the sequence of the cycle. At of a foundation or trust and to some
extent a non-profit corporation or
the end of the cycle, the organizer is required to pay out to the non-winners. the Latin American fideicomisos
Participation makes saving compulsory for all until they have won the (Alarife Urban Associates 2013).
prize. Such schemes stimulate timely payments and drop-outs do not impact
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IV. Uganda Case Study

1. Overview of Uganda Case Study
1.1. Overview of Two Pilot Cities
After Kampala, Jinja is the second largest urban conglomeration in Uganda. It is located near
the source of the Nile, 87km east of Kampala. Its boundaries contain roughly 60
actual land area is about 29

with 31

, but its

being covered by water. The radius of the actual

town is approximately three kilometers, so the town center can generally be accessed within 30
minutes of any location.
It is believed that prior to 1906 Jinja was a fishing village that benefitted from its location
along long-distance trade routes. With the construction of a railway line in 1910, Indian traders
moved in. By 1931, a thermal electricity plant had been completed and the first cotton mill
constructed at Kirinya. It was the construction of the (Owen) Nalubale power station
commissioned in 1954 that triggered the subsequent development of the area. Thanks to the cheap
and reliable electricity produced by the new dam, a number of industries were established in and
around Jinja, including a large textile mill and sugar industry. This resulted in the rapid growth of
the city, which became the industrial heart of Uganda between 1954 and the late 1970s. Due to
the profusion of factories, industries and consequent jobs, large numbers of people migrated to
Jinja and the town blossomed. However, many of the factories and industries in Jinja belonged to
non-citizen Asians who were expelled by the then-president in 1971. This exodus of factory
owners led to the collapse of the industrial base on which the prosperity of the town had
depended. A period of decline followed for the town during which an outward migration occurred.
In 2012, the Uganda Bureau of Statistics estimated the population of Jinja to be 92,100 people
(2012 Statistical Abstract), while in 2002 the municipality of Jinja recorded its total population as
71,200. These figures are far lower than the daily population of presence inside the city estimated
to fluctuate between 200,000 to 300,000 persons. This discrepancy is explained by the large
numbers who work or go to school within Jinja but do not reside there. The census revealed that
between 1991 and 2002 there was a negligible population growth rate of less than 0.008%, far
below the national average of 3.2% as there appeared to have been outward migration to other
areas in the country due to the collapse of industry. The most recent census revealed that the
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municipality contained approximately 16,534 households, with an average size of four persons. A
new estimate now indicates that the population grew by over 20,000 persons between 2002 and
2012. This is testimony to the economic growth that has taken place in the municipality over the
decade.
Four types of housing structures are commonly found in Jinja municipality, which are
tenements (Muzigo), bungalows, storied flats, and huts. About 78% of these structures are
permanent, of which 37.8% are tenements, 29.4% are bungalows and the rest are storied flats and
huts. Roughly 15% of the housing structures in Jinja are considered temporary. A structure plan
for Jinja was developed in 2009, but simply based on preceding existing plans. Plans were
provided for industrial land use, institutional land, civic/administrative uses, social services such
as education/health, recreation and other purposes including open space. For residential use, the
structure plan provides for low-, medium- and high-density residential areas. The total area
allocated for residential use is about 19% of overall municipal land.
The sites for this Uganda case study were chosen under the careful consideration of full
representation of the housing situation in Jinja and reflection of the national housing
characteristics. Site selection was done based on the following criteria:


The majority of the residents should be low income, but not exclusively.



The sites should have both a national and city character.

Figure 19

Location of Two Sites in Jinja

Following field visits, it was agreed to conduct the survey in Babu Village and Masese1.
<Figure 19> shows the location of these two sites within Jinja. Both are located in the WalukubaMasese Division. Babu Village is in the central location of Jinja, near to the Jinja train station.
Masese1 is seated upon the banks of Lake Victoria. Being partly a fishing area, increasing
numbers of people have started residing inside the area not only for fisheries, but also for
accommodation while working in nearby industries, thus creating population increase in the area.

Table 22

Characteristics of Masese1 and Babu Village

Masese1

Babu Village
Walukuba-Masese Division

Division
Area

6.5 hectares (est.)

3.2 hectares (estimate)

No. of Households

300-400

90-100

Land Ownership

Private, Customary

District Land Board

The land in Masese1 is customarily owned. It is believed that originally five families
(Mulyambuli, Kajjiko, Wakada, Mikairi and Karimiri) owned the land currently referred to as
Masese1. Settlers arrived and the land was subdivided into smaller plots. Babu Village was
named after the former owner of the land. Following decentralization, privatization, divestiture,
and a liberalization policy coupled with a lack of funds for maintenance, the central government
became incapable of maintaining the institutional houses it had scattered countrywide. Both
locations therefore provide examples of urban decay stemming from a lack of security of tenure
and ownership recognition. The municipality understands these issues and has begun to sell the
dilapidated housing units in Babu Village to their existing tenants.

Figure 20

Location of Masese1 and Babu Village
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1.2. Work Process
The case studies of the two pilot cities were conducted in four phases as follows: (1)
Diagnosis of site conditions and environments for policy application; (2) Identifying the main
problems and opportunities present in the target areas; (3) Establishing improvement goal and
objectives; and (4) Developing appropriate action plans to achieve goals and objectives.

Figure 21

Sequence of the Case Study

In the first phase, Information was collected with assistance from local consultants and
examined case sites by conducting surveys and key informant interviews and reviewing
secondary information. Random sampling was performed for the household surveys, resulting in
115 households in Masese1 and 77 in Babu Village. The survey queried physical characteristics
of the settlements including housing conditions and infrastructure provision, as well as
socioeconomic conditions such as household income, expenditures and savings. Improvement
preferences of residents were also investigated. Secondary information regarding the national
housing situation, the construction sector, land management issues and the status of housing
finance was gathered from national documents. These were mainly acquired from the Ministry of
Lands Housing and Urban Development, but also from Uganda Bureau of Statistics (UBOS), the
National Development Plan and directly from Housing Finance Bank as well. Key informant
interviews were conducted with community members, municipal staff, building materials
producers, banks, real estate enterprises and other national actors like the National Housing and
Construction Company in an effort to understand the national housing situation, the construction
industry, and the land and housing market. The main informants include the leadership of the
Jinja Municipal Council (JMC) (Mayor, Deputy Town Clerk, assistant Town Clerk, Municipal
Engineer, and Municipal Physical Planner), savings group leaders, real estate agent managers and

banks. For each group, specific pre-determined questions were asked. With the information
collected, the KSP team diagnosed each site’s physical and socioeconomic characteristics, social
services delivery and legal and institutional characteristics.
In the second phase, based on the above examination problems and opportunities apparent in
targeted sites were defined along with performing a needs assessment. Identification of this
information was later reflected in action plans. Based on the second phase, improvement goal and
objectives were determined.
Finally, in order to achieve these goals and objectives, detailed upgrade action plans were
developed. Action plans were developed to maximize benefits related to the identified issues
while minimizing social and economic costs. These are considered from various perspectives:
Related laws and regulations, financing, and governance (e.g. roles of stakeholders for each site).

2. Informal Settlement Situation and Policy Issues
2.1. Informal Settlements in Jinja
There are seven major informal settlements in Jinja: The Loco railway quarters; Rippon
market; Masese1; Mupumudde market zone; Soweto; Walukuba – Zabef; and the Babu Patel
zone. According to the 2012 Jinja Slum Enumeration Data provided by ACTogether, the total
population of the seven informal settlements approaches 33,000, roughly 36% of the overall
population of Jinja in 2012. Average monthly rent varies between US$5 and US$14, but it is low
and generally within the reach of low-income households. The settlers feel threatened by a fear of
eviction due to their insecure land tenure. The land ownership is mostly held by the JMC, but it is
ambiguous. Basic infrastructure such as roads, drainage, and a sewerage system are not
adequately provided. The housing conditions are poor as well, and hygiene and sanitary systems
are insufficient. There is only one public health care center, but it lacks medicines and residents
are unable to access proper medical treatment.
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Table 23

Informal Settlements in Jinja

Loco railway quarters

Land Size
(acres)
24

Rippon market

2

1,500

2,2500

9

Masese

60

10,000

15,000

6

Mpumudde market zone

23

900

25,000

10

Soweto

41

4,000

25,000

10

Walukuba – Zabef

16

15,000

30,000

12

Babu Patel zone

18

400

35,000

14

Total

382

32,885

Jinja City (2012, estimate)

7166

92,100

-

-

Settlement

1,085

Monthly rent
(UGX)
13,000

Monthly rent
(US $)
5.2

Population

Source: Inside data of ACTogether: 2012 Jinja Slum Enumeration Data

2.2. Housing Sector in Jinja
2.2.1. Land and Housing Market in Jinja
In Kampala and several major urban centers across the country like Mbarara, Gulu, Mukono
and others, the operation of private estate agencies are now common. These agencies deal in real
estate (land and housing) including the supply of site and service schemes. Excepting a few
commission agencies, there are no contributing real estate operators in Jinja as yet. This is
surprising when one compares the size of Jinja to other towns in Uganda and could still be part of
the stigma of declining economy previously experienced by the municipality.
However, when speaking to residents and local leaders, it is clear that Jinja is back on the
road to growth. According to the Municipal Engineer, a number of companies and individual
developers have submitted development proposals and sought development permits from the
council. The engineer is convinced that many of these projects will be materialize soon. Two
Chinese companies are setting up tanneries, while the local Turkish community has established a
hospital and secondary school. Food processing factories planned by Nile Agro Industries are
among those coming online in the near future. With the commencement of construction of the
Japanese-funded Nile Bridge, the Municipal Engineer believes that Jinja’s economy will quickly
blossom. More than three university colleges are opening campuses in Jinja, joining Busoga
University already in operation. The International School of Health Science opened its doors in
Jinja 2013. A Chinese aluminum factory has recently purchased land and will be in business soon.
The sugar plant has been fully rehabilitated and is operating well. Mentioned signs of economic
recovery indicate that many workers will be needed, and all of them will need to live somewhere

inside or around Jinja. They will have to find accommodation to either rent or own.
Despite the highly positive developments listed above, it should be added that a casual walk
around the municipality exposes the existence of vacant undeveloped land within the
municipality, while the boundaries of the municipality developments that could have been
situated in these vacant plots are taking place. It is tempting to believe that this could be the result
of administrative constraints on access to land for development within the municipality. It can
therefore be argued that due to such administrative constraints, the municipality has missed
development and economic opportunities, lost potential tax revenue and impelled potential
residents to trek (commute) long distances and hence has displaced urban development to beyond
its boundaries.
The chair of a municipal development forum confirms that there are indeed several tracts of
unutilized land within the municipality and that the Slum Dwellers Federation has applied to
municipal authorities for the use of one of them. Meanwhile, residents of a workers’ village were
up in arms recently when the land on which they were residing was allegedly sold off to an
investor by the government. The residents state that threats of eviction have temporally ceased
following contacts with the state house. The community is concerned that there appears to be no
clear policy measures to secure the rights of existing tenants in future developments planned for
land on which they are residing.
Another influence upon the property market in Jinja is the fact that the area still has a huge
number of unresolved departed Asian-owned property cases. According to the Mayor, by the
closure of the repossession exercises there were still more than 400 cases pending in Jinja. The
uncertainties in ownerships over regarding these properties have restrained the growth of the
property market within the municipality of Jinja. The town center is still only barely short of a
ghost town. Close to 30% of the Central Business District (CBD) is essentially shut down and
inactive.
According to the municipal engineer and some community members, the amount paid by
tenants for muzigos/tenements ranges from UGX 10,000 (about US$4) to UGX 30,000 (US$12)
per month, depending on the location. Rents for high-end apartments and bungalows can range
from UGX 200,000 (US$80) to over UGX 1 million (US$400). Construction of bungalows can
cost from UGX 400,000 (US$160) per square meter while the cost of building a tenement
depends on the level of finishing and most low income housing is self-built. The cost of building
materials is a key cost driver.
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2.2.2. Community Savings Group
Several savings groups exist within the municipality, including the 34-year-old Jinja
Municipal Council Cooperative Savings and Credit Society. It serves 535 members (224
Females and 311 males) and is run by a board of nine members with three supervisory committee
members. It mobilizes savings from members and provides them loans. Currently, the loan
portfolio stands at UGX 602 million and the savings at UGX 535 million. It has acted as an
intermediary agency for UN Habitat and provided financial services during the implementation of
a women’s empowerment project.
Pioneer Savings serves local government officials and maintains a membership of about 300
people. The source of member’s saving is directly from monthly salary deductions ranging from
UGX 50,000 to as high as UGX 2,000,000. Continuous saving for more than six months qualifies
a saver to receive loans. A member may borrow for any purpose at 1.5% per month interest on a
reducing balance. Teachers also have a separate savings scheme with similar conditions.
Within the community, many different types of savings are taking place. One of the most
commonly used methods of mobilizing savings across the country is through gifting circles
known as ‘ninga’. These circles are comprised of groups of individuals numbering anywhere
from three to 12 or more. The group meets regularly, with each meeting dedicated to one of the
members (in a few cases where the group is very large two members are targeted) at which point
a gift is given to that member. The gift is chosen in advance by the recipient. The gift could be a
domestic appliance, money or services like house construction or anything else that might boost
the recipients’ income. For a five-member group that has agreed to contribute UGX 50,000
(about $200) per month, members receive UGX 250,000 (about $100) or something of equivalent
value upon their turn. The first meetings held among members are for electing committee
members (Chair, treasurer and secretary). The committee guides the group on operating activities.
The group votes on the sequence of when each member will benefit. It operates on the principal
that whatever a member receives should have the same value as he/she has provided.
In addition, NGOs such as the National Slum Dwellers Federation mobilize community
savings. They require member savings of UGX 100 per day, with group savings provided at the
same rate. They save daily and meet weekly. The goal is to use the savings as the building blocks
for community institutions. The National Slum Dwellers Federation believes that the saving
process builds trust and collective responsibilities and enhances the management capabilities
within communities. On the basis of these savings, the Federation has established its Kawama
Low Cost Housing project.

2.2.3. Local Stakeholders in Improving Informal Settlements
The Municipal Council, together with the divisions, is the single most important local
partner. The local council structures, particularly the Local Council I (LCI), are a key link to the
people.
In many locations in Uganda, community members can be approached easily and effectively
through religious bodies. Local churches and mosques have been beneficial development
partners in the past. Many of the community leaders spoken to are less than positive about the
capacity of the current religious leadership in Jinja for mobilizing the people in development due
to, in their view, corruption and greed.
Many construction and construction-related companies are operational in Jinja. However,
most construction work for individual owners is executed by small fundis (informal builders)
leading a team of builders. These types of craftsmen tend to perform construction work more
flexibly and without the rigorous requirements of fully-fledged contracts with formal companies.
While there are many NGOs and CBOs operating in Jinja, most of them address issues other
than housing. Habitat for Humanity, active in other parts of Uganda, is not present in Jinja.
However, Jinja is supported by a buoyant Slum Dwellers Federation whose main activity is
mobilizing savings from members. This is considered the key community group with which to
work. In summary, the local stakeholders are the followings:


Jinja Municipal Council



District Land Board



Religious groups (local churches and mosques)



Local informal builders (fundis)



Construction companies



Real-estate agencies



Savings groups and banks



NGOs and CBOs



Residents in informal settlements

2.3. Recent Housing Projects Undertaken in Jinja
2.3.1. UN-Habitat-Mpumudde Housing Project
This project was collaboration between the JMC, UN-Habitat, and Akright Projects Limited.
The Jinja Municipal Council Savings and Credit Cooperative Organization provided financial
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services to the project. UN-Habitat provided the funding under the coordination with the council,
while Akright built houses on behalf of the beneficiaries. The JMC provided the women’s group
with the land on which the houses were built. The scheme consists of detached two-room units
that can be expanded to up to four bedrooms. They initially feature two bedrooms, one waterborne toilet with a shower, a living room and an outdoor cooking space. In total, twenty housing
units have been built, although fifty were originally planned.

2.3.2. Masese Women’s Low Cost Housing Upgrading Upgrade
Project
The Masese Women’s Low Cost Housing Upgrading Project was conceived in 1989. The
major beneficiaries of this project were 700 poor, unskilled, unemployed women heading
households in the slum in Masese. Their main economic activities prior to the project were petty
commodity trade, brewing of local liquor and providing casual labor in and around Jinja.
Participatory methods were used throughout project identification, development and
implementation. The women were trained in various building skills (building materials
production, carpentry etc.) so as to shift to them enhanced benefit flows directly. The JMC
facilitated the land administration. The Danish International Development Agency (DANIDA)
provided the funding that was used to procure building materials that were then loaned to
beneficiaries.
The main objectives of the project were: (1) To improve housing conditions, social and
domestic infrastructure and services and quality of life in Masese; (2) To train women to acquire
basic skills in local building materials production and house-building techniques; (3) To increase
their access to credit facilities, both for house improvement and income-generating activities; and
(4) To promote and support trained women in becoming small-scale entrepreneurs in materials
production and marketing.
The key project partners were the Ministry of Lands, Housing and Urban Development for
project oversight and technical guidance; the JMC, who provided the project land; DANIDA,
who provided the funding; the African Housing Fund (AFH), who implemented the project; and
Masese Women’s Co-operative Society, the beneficiary community responsible for the direct
project implementation.

2.3.3. City Community Challenge(C3)
City Community Challenge (C3) is an initiative of the UK Department for International
Development (DFID) aimed at supporting the urban poor and their local governments in

undertaking localized poverty eradication activities. DFID provides funds that are utilized to
implement locally generated poverty eradication initiatives. Mpumudde in Jinja was selected as
one of the sites. Residents identified shelter as the community’s priority need. Each household
received a total of 1,400 pounds: 1,000 pounds for the cost of building materials; 200 pounds for
labor costs; and 200 pounds for generating income to repay the funds received. Eight families
formed a brigade and built houses one by one, spending at most 21 days to complete each unit.
The municipality connected water and electricity to the area using LGDP funds. In addition the
municipality also renovated the Mpumudde health center.
Key project partners include the Ministry of Lands, Housing and Urban Development, who
provided the project land; Uganda Local Government’s Association, which solicited project funds
from DFID–UK; the Jinja District Local Government; Mpumude Division and the JMC; and
NGOs.

2.3.4. The Kawama Low Cost Housing Project
The Kawama project is an initiative of the National Slum Dwellers Federation. It was initiated
by the Kawama savings group, which is one of the oldest and most mature savings groups within
the entire federation in Uganda. Established in 2002, the group today has 246 members. The first
activity was sustained negotiation with Jinja Municipality to obtain land for the project. This
resulted in the municipality allocating 7.6 acres of land for this purpose in2006. Necessary
surveys and planning were undertaken and the project commenced. Affordability was the main
challenge. The original repayment periods are presently being adjusted to fit the actual
repayments being made by beneficiaries. It is reported that the process of beneficiary selection
was so carefully performed that it will serve as a major learning point for other groups. Currently,
four core units and two full units have been completed.

2.3.5. Transporting Settlements of Urban Poor in Uganda (TSUPU)
The Transporting Settlements of Urban Poor in Uganda (TSUPU) program is an initiative
undertaken by the Government of Uganda and its support partners and is designed to align urban
development efforts at the national government, local government, and community level. It aims
to: (1) Develop a national urban policy that will guide sustainable urban development in Uganda;
(2) Ensure the empowerment of local governments; (3) Reinforce the importance of active
community participation; (4) Build the capacity of local governments to strategically manage
urbanization; and (5) Empower organizations of the urban poor to actively engage in local
development.
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In the five initial TSUPU cities, 303 savings groups were formed and identified and projects
were prioritized together with partner municipalities. TSUPU has since expanded to 14 secondary
cities.

2.3.6. Uganda Support to Municipal Infrastructure Development
(USMID)
Uganda Support to Municipal Infrastructure Development (USMID) aims to enhance the
institutional capacity of targeted local governments to upgrade infrastructure and basic service
delivery. Funding consists of two grants: The Municipal Development Grant (MDG) for
investment in urban infrastructure and the Municipal Capacity Building Grant (MCBG),
amounting to about seven percent of the MDG, for accessing capacity-building inputs. The initial
phase of the program is planned to run for six years (FY 013/14-FY 2018/19) at a total cost of
US$160 million, of which IDA funding is $150 million (94%) and is the government of Uganda
providing $10 million (6%) over five years (FY 2013 – FY 2018). The targeted local
governments are 14 municipalities, and the Ministry of Lands, Housing and Urban Development
will be responsible for the oversight of the program implementation.

2.3.7. Lessons from Recent Housing Projects
Ongoing efforts are in place to improve quality of life in informal settlements in Jinja. Masese
Women’s Housing Project participants improved their houses and received opportunities for
steady employment. The Kawama Project has produced a total of six housing units in the form of
multi-family residences. These were all possible because the community participated actively in
the projects. However, there is no taskforce team under the JMC for slum upgrading, which
results in difficulties in the upgrading process. Many projects faced hardships because the role of
participants was somewhat unclear. In future projects, it is recommended that the process of
beneficiary identification and registration should be performed in a more transparent manner and
project-based MOUs should be signed clearly defining each party’s roles and responsibilities.

3. Characteristics of Case Sites
3.1. Masese1
3.1.1. Physical Characteristics of Masese1
Figure 22

Location of Masese1

Masese1 is the most widely-known of the seven informal settlements within Jinja
Municipality. It is located in the eastern suburbs of the municipality in Masese/Walukuba
Division, in the Eastern portion of the JMC lands along the banks of Lake Victoria. The local
households number between three and four hundred. The land area is about 16 acres, and it is
customarily owned. It is believed that it was originally owned by private individuals but now it is
considered de facto customary ownership.

1) Infrastructure
Being an unplanned settlement, the road network is poorly developed outside Kate and
Mukiibi roads. While the tracks that have developed over the years serve the circulation needs of
the community reasonably well during the dry season, in the rainy season they can be impassable.
The sizes of these tracks vary, but some are more than twenty meters wide. Most of the
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respondents reported having roads less than three meters wide in front of their houses and no
paving.

Figure 23

Infrastructure Conditions in Masese1

Road

Drainage

The majority (over 90%) of the residents uses piped water. Up to 40% have private
connections, while 50% draw from communal taps run by private individuals. This is thanks to
National Water and Sewerage Cooperation (NWSC), the agency supplying water to many urban
centers. This agency has made it easy for private individuals to operate water kiosks.
Consequently, more than 30 water stand pipes are being operated within Masese1, selling water
at prices ranging from UGX 50-100 per 20 liter jerrycan. Regarding electricity, 20% of
respondents have access. Most use kerosene (67.8%) for lighting.
Though this is a very old settlement, established in early 1950s, it still has no sewerage
system. Over the decades the municipality has been able to prohibit the development of
permanent structures. Service providers like NWSC cannot be encouraged to provide services of
a permanent nature like sewerage. Consequently, the area has no sewerage system and the
predominant sanitation option is pit latrines.
The three most common methods of solid waste disposal are dumping in self-dug rubbish pits,
followed by dumping at open dump sites and by simply burning whatever waste has been
generated. Burning is more common during the dry season, but during the wet season most waste
is dumped either in open dump sites or in self-dug pits. Self-dug pits are possible only in
households with sizeable plot sizes.

2) Housing and Surrounding Condition
The most common housing unit type is the muzigo, a single-roomed tenement (68.7%). The
responding rate to the question regarding dwelling unit size was poor, with 87 (75.7%)
respondents failing to answer. The factors leading to this lack of response are unclear, but part of
the explanation could be the fact that land has not been properly demarcated within the
community. Any attempt to measure can invite dispute. Secondly, tenants have little interest in
this question.
Corrugated iron sheets are the most commonly used roofing material (more than 70% of all
houses have been roofed with corrugated iron sheets), while timber is the most commonly used
material for walls (nearly 60%) and cement the prevalent floor material, with 50% of all floors
being made of cement. Cement is a highly convenient material for floors, hence its popularity.
The timber walls are an indication that the buildings are considered to be of a temporary nature
and could be removed at any time. Indeed, the municipal council has prohibited the construction
of permanent structures in Masese1. More than 84% of all households reported using pit latrines.
A majority of the households have constructed their own bathing facilities either within the
housing unit (37%) or immediately outside (60%).

Figure 24

Housing Conditions in Masese1

Most respondents consider their neighborhood to be safe. Consequently, close to 40% of the
respondents are not pondering any additional security arrangements for their households. More
than 44% of respondents are unsatisfied with their current housing condition and would pursue
improvements. More than 44% are hoping to own bungalows. Close to 50% are opting for hire
purchase, while 19% prefer self-help. An additional 15% chose mortgages as a means to support
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the acquisition of a housing unit.

3.1.2. Socioeconomic Characteristics
According to the survey, 51% of the respondents have resided in the area for less than ten
years, while 23% have lived there for between ten and twenty years. Only 22% have been in
Masese1 for more than 20 years. To fully understand these numbers, we need to look at the
reasons why people have come to live in Masese1. A high percentage, 44.3%, indicated that they
reside in Masese1 for work-related reasons. Given that there has been revival of economic
activities within the municipality, more and more people are electing to live within proximity of
employment centers.
According to the survey, about 67% of the respondents walk to work, requiring 26 minutes to
reach work on average. A few of the respondents appear to be working in the nearby islands, as
they commute by boat and it takes them longer to reach work. A little over ten percent use a
common motor cycle (boda boda), and they need 28 minutes to reach their workplace. Only one
respondent uses a car.
Educational attainment of heads of households is relatively high, as more than 80% of the
respondents have been to primary and secondary schools. However, most respondents stopped at
secondary level and less than 4% attained levels higher than secondary school. Further,
comparing the educational attainment table with that of source of income, it is clear that the
education achieved by the respondents has done little to help them acquire skills. A large
proportion of household heads indicate that they are in service or trade related work. A total of 49%
are in service or trade related sectors. Service is considered to be working in restaurants and trade
includes petty trading at the markets. Many are simple laborers. Up to 20% categorize their work
as ‘other’. This could either be a guise for unemployment or an indication that he/she works as a
simple laborer.
As expected, most households do not keep any form of insurance. Traditionally, the extended
family has served the role of insurance, with support being provided in emergencies. Upon
urbanization, however, family ties are not as strong as they once were.
The monthly income of the majority (over 80%) of the respondents is less than UGX 300,000.
This includes the 37% of households who earn less than UGX 75,000 per month. Only a small
proportion (slightly over 10%) earns more than UGX 300,000 per month. The majority of the
respondents, close to 50%, save less than UGX 50,000 per month. Households without savings
make up 34%. The survey indicates that 21% save more than UGX 200,000 per month. Among
those who save, they do so mainly in savings groups (46%). This confirms the fact that there are

vibrant savings groups being operated by the slum dwellers association. Most of these groups
save at most UGX 200 a day, leading to a total sum of UGX 6,000 per month. For these groups, it
is not the amount that matters, but rather the simple fact that savings is taking place.
There are seven health clinics in the neighborhood. One is owned by the JMC, while the rest
are private. The government health center does not charge, but a lack of medicine there bars the
residents from access to health care and forces them to use private clinics which are unaffordable
for them.

3.1.3. Legal and Institutional Characteristic
Land ownership in Masese1 is customary. An overwhelming majority (87%) of housing units
are privately owned, while very few units are owned by private enterprises. There are a number
of CBOs and NGOs active in this neighborhood according to Jinja Slum Profile (2010). Among
them are Masese Transporters Association, Kyebaja Kobona General Traders Association,
Masese Munomukabi Development Association, SACO BOSOSA Saving and Credit
Cooperatives Ltd., Health Child, Feed the Children, TASO Uganda and the AIDS Information
Centre.

3.1.4. Needs Assessments
All heads of households wish for improvements both to their housing units and in their
neighborhood. For their housing units, many have ranked the improvement of installing an indoor
toilet very highly, followed closely by a bathroom and connecting to electricity. Acquisition of
additional living space was ranked as forth, while a roof change is sixth. Overall, it is clear that
they desire their housing units to be improved. As for the neighborhood, respondents have ranked
house improvement as the number one priority in the neighborhood, followed by electricity
provision and then upgrading the health facility. Garbage management came in fourth, while
tenure issues featured as well. Respondents preferred bungalows as a housing unit type. Most of

them (94%) are willing to borrow to pursue house improvements. The preferred repayment
period is under 15 years (84.1%).
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Table 24

Upgrade Preferences of the Residents in Masese1

Division
Neighborhood
Housing
Preferred type of housing unit
Willingness to borrow
Preferred repayment period

Masese1
 Electricity>housing improvement>garbage disposal facility
 Indoor toilet>bathroom>electricity installation
 Bungalow (44%), apartment/flat (23%)
 94%
 Under 10 years (43%)
 10 to 15 years (41.1%)

3.2. Babu Village
3.2.1. Physical Characteristics of the Site
As mentioned in the previous chapter, Babu Village is located in the central part of Jinja and
close to the Jinja train terminal. The settlement covers approximately eight acres. The number of
households in Babu Village falls between 90 and 100. It has a gentle slope from west to east, with
the eastern side being bordered by a swamp. Along the valley, there are sugarcane plantations
from which some of the residents earn income. The land was once owned by a person named
“Babu,” but his lease expired and the ownership of the land reverted to the District Land Board.
Residents (former workers) have organized themselves into the “Babu Land Beneficiaries
Association”. The association has submitted an application to the Chair of the District Land
Board for acquisition of the land on behalf of the members of the association.

Figure 25

Location of Babu Village

1) Infrastructure
The survey indicates that the average road width within the sites is three meters. About 47%
of the respondents reported the road in front of their house to be less than three meters, but within
the area there are several wide roads (wider than three meters), including Menya road. These
roads are poorly maintained, however. In addition to the roads, there are drainage channels, but
similar to the roads they are not maintained. There is no sewerage system on the site, thus it
suffers from flooding in the wet season.
The residents receive piped water provided by NWSC. 41.6% of respondents have private
connections, while 57.1% draw from communal taps run by private individuals. Regarding
electricity, only 4% of respondents have access and most use kerosene (87%) for lighting. There
is no systematic garbage collection provided by the local government. 70% of respondents use
self-dug rubbish pits, while the rest use open dump sites and/or burn their garbage.
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Figure 26

Infrastructure Conditions in Babu Village

Road

Drainage

2) Housing and Surrounding Conditions
The most common housing unit type is the muzigo, a single-roomed tenement (80.5%).
However, more than 20% of housing units have two or more rooms. About 36% of the
respondents did not answer regarding the area of their dwelling unit, but 32.5% reported that their
dwelling unit size ranges from ten to twenty square meters, and about 21% answered more than
twenty square meters.
The predominant energy source for cooking is charcoal. About 87% of the respondents
reported using charcoal for cooking, while close to 90% of all respondents use kerosene as the
source of energy for lighting their households.
By far, corrugated iron sheets are the most commonly used roofing material (more than 95%
of all houses have been roofed with corrugated iron sheets), while bricks are the predominant
material for walls (79%) and most floors have been cemented (about 96%).
As there is no sewerage system in the neighborhood, most of the respondents reported using
pit latrines (88.3%). According to the Jinja Municipality Slum Profile (2010), there are 34
outdoor pit latrines in Walukuba East-Babu-Patel. However, the majority of households have
their own bathing facilities either within the housing unit (53.2%) or immediately outside (31.2%).
Only 16% are using public bathing facilities.
The community considers their neighborhood to be safe. More than 90% indicate that their
neighborhood is either safe or very safe. For additional security arrangements, respondents prefer
burglar-proofing.

Figure 27

Housing Conditions in Babu Village

3.2.2. Socioeconomic Characteristics
Residents settled in this area mainly due to economic factors. The respondents quote the low
rent paid by tenants as the second most important factor in attracting people to the area. The third
most important is family reasons. Over 60% of residents have lived within these quarters for
more than ten years, meaning that they can assert ownership over the land as provided by the land
law.
The data from the survey indicates that a little over 50% of all the households are comprised
of less than five members, while the majority of the housing units are occupied by single families.
Among the sample, only 12% (13) of the housing units are home to more than one family.
Educational attainment of heads of households is relatively high, with more than 50% of the
respondents having attained the secondary school level, and over 80% have been to both primary
and secondary school.
The occupations of heads of households are spread across several sectors. Over one-quarter
(26%) of the population works as a laborer, while more than 20% indicated working in the
service industry. Over 12% are technicians, and a similar proportion works as traders of one sort
or another. As most respondents are working within the informal sector, they do not carry
insurance of any type. It is also unlikely that these urban settlers benefit from traditional family
networks, given that most abandoned rural life more than ten years ago. About 50% of
respondents answered that they walk to their workplace, requiring 48 minutes on average.
The monthly income of 60% of respondents falls between UGX 75,000 and 300,000. About
36.4% earn less than UGX 75,000 per month. More than half of the respondents (58.4%) have no
savings. 22.1% save less than UGX 50,000 per month and 18% saves between UGX 50,000 to
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200,000. Of those who save, about 40% save in banks and 28% use savings groups.
The community considers the neighborhood to be safe. More than 90% indicate that their
neighborhood is either ‘safe’ or ‘very safe’, similar to in Masese1. However, most respondents
are unsatisfied with their current accommodation. More than 68% report that they are either
unsatisfied or very unsatisfied. Most dream of owning bungalows similar to those occupied by
their middle-income contemporaries.

3.2.3. Legal and Institutional Characteristics
The survey indicates that over 45% of the housing units belong to private companies, while a
similar number belong to private individuals. According to the Jinja Municipality Slum Profile
(2010), there are several community micro-finance institutions in operation, CBOs such as
churches and Compassion International who support school fees, uniforms, etc. for children, and
the Common Development Fund. The land tenure of Babu Village is on the District Land Board
as the original lease expired. The residents formed “Babu Land Beneficiaries Association” to
pursue acquisition of the land.

3.2.4. Needs Assessments
Up to 43.5 % of the respondents prefer self-help as a method of house acquisition, while 15.7%
indicated cooperatives and 21.7% preferred incremental methods. Combining self-help,
cooperatives and incremental methods, it can be seen that more than 80% of respondents prefer
types of methods that maximize their personal contribution to house acquisition. The most
desired housing unit type is bungalow. The residents indicated that for housing improvement,
water connection is the most urgent matter to be resolved, followed by indoor toilet and
electricity installation. They are willing to borrow for housing improvements, preferring terms of
less than ten years (70.3%) for the repayment period.

Table 25

Upgrade Preferences of Residents in Babu Village

Division
Neighborhood
Housing
Preferred type of housing unit
Willingness to borrow
Preferred repayment period

Babu Village
 Housing improvement>electricity>water (private)
 Water connection>indoor toilet>electricity installation
 Bungalow (43%), apartment/flat (30%)
 87.3%
 Under 10 years (70.3%)

3.3. Comparison of the Two Sites
The most distinctive characteristic of the two sites is land tenure. Masese1 has complicated
land ownership issues and a convoluted cadaster. Unlike Masese1, Babu Village has single
landownership (District Land Board) and the tenure is leasehold. Housing rent in Babu Village is
higher than that found in Masese1, the reasons seeming to be the physical structure of the housing
and proximity to the town center. The density in Masese1 is relatively higher than in Babu
Village. Savings groups are more active in Masese1; among people who save monthly there, 48%
are using savings groups, while in Babu Village is only 28%. As a result, the rate of monthly
household savings was higher in Masese1 (UGX 131,908 per month).

Table 26

Key Differences between Masese1 and Babu Village

Division
Land
Housing Rent
Physical Structure
Density
Community
Organization
Saving Method
Average Savings

Masese1

Babu Village

 De facto customary tenure
 Complicated cadaster

 Leasehold tenure
 Single landownership

 UGX 10,000-20,000

 UGX 30,000-35,000

 Temporal material such as
timber, mud and wattle

 Permanent materials such as burnt
clay bricks, concrete blocks

 High

 low

 SACO BOSOSA savings and
credit cooperative LTD
 Savings group (46%)
 Bank (29%)

 Babu Land Beneficiaries
Association
 Savings group (28%)
 Bank (41%)

 UGX 131,908 per month

 UGX 77,344 per month

4. Action Plans
4.1. Goals and Objectives
The goal of this case study is to promote incremental housing development as a means of
improving the residential environment in informal settlements. To achieve this goal, specific
objectives have been established. The first objective is securing land tenure. Secured land tenure
is a fundamental prerequisite for incremental housing. Residents in informal settlements would
not be willing to invest resources in housing improvement while facing the threat of eviction. The
second objective is organizing and mobilizing the community. As seen in recent housing projects
in Jinja, the community is the key factor in success of the project. Savings groups can play an
important role in mobilizing and empowering the community. The third objective is supporting
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housing and infrastructure improvement in an incremental and affordable manner. It is important
to provide education/training programs and information on skills and building materials needed
for incremental housing improvement.

4.2. Problems and Opportunities
Based on the household survey and informant interviews, the main problems at the two sites
could be identified. The first is a lack of land tenure security and continual fear of eviction. Land
ownership is a major issue among the residents. The second problem is that the houses and
infrastructure within the sites are degraded and in a poor condition with which the communities
are dissatisfied. The third problem is the unaffordability of house building. The fourth problem is
a lack of information on incremental housing development.
At the same time, however, there are some positive opportunities. First of all, the JMC is
highly supportive of housing improvement. This can be linked to active involvement by the JMC
in resolving the land tenure problem. The JMC can provide administrative and informative
support to this end. Also, the JMC can become involved in establishing a physical plan and
providing infrastructure. For this, a task force and a budget line should be secured.
Secondly, there are favorable conditions for mobilizing the community for self-reliant
development of incremental housing. The educational attainment of the heads of households is
relatively higher than the national average. The majority of residents have either been to primary
or secondary school. Both sites are home to active communities willing to improve their
neighborhood. Notably, in Babu Village there is the “Babu Land Beneficiaries Association”
working for land acquisition. In both sites, the Slum Dwellers Federation is actively engaging in
promoting saving. Communities are favorably inclined toward incremental housing. In addition,
about 90% of residents prefer incremental upgrading that includes self-help and cooperative
approaches for delivery of housing upgrades. For incremental development, the community
network should be expanded and the community should be empowered. For community
mobilization, regular gatherings on a daily basis are recommended. Also, there should be
appropriate measures for financial support and training schemes.
Thirdly, there are existing experiences with neighborhood improvement from which the
community can learn, such as the Masese Women’s Project and Kawama Low Cost Housing
Project. Lessons from these efforts can be used for communities as they mobilize themselves for
improving the residential environment. The limitations of grant-based one-time pilot projects and
beneficiary selection problems were identified as the main lessons to be drawn from the previous
projects. Therefore, it is important to devise a sustainable method of supporting housing

improvement and the self-reliance of communities.
Fourthly, there is an abundance of informal builders (fundis) within the communities. The
expertise of these fundis can be applied to housing upgrades and the building of new units on the
sites. The expertise of informal builders among the community members can be facilitated by
mobilizing informal builders and providing appropriate space and programs for sharing building
skills with community members.

4.3. Action Plans: Upgrade Methods
4.3.1. Community Empowerment through a Self-Reliance Center
The evidence from global experiences with incremental housing and the Korean experience
with informal settlement development show that empowering the community is one of the key
success factors that facilitate the sustainable development of informal settlements. Residents can
organize a new community by sharing their lives, but this generally takes a long time. Also,
enhancing community capacity requires leadership and nurturing programs. To accelerate the
process and develop community leaders, there should be a comprehensive institutional
framework. A framework can be properly pursued if there is a physical venue where community
organizations and empowerment programs can be operated. It is recommended to establish a
general center for community nurturing and incremental housing. Such a center serves as an
institute for community organization and empowerment, as well as an accommodation for
residents affected by site development. A center can also provide skills training and information
on incremental housing. This type of center becomes a sustainable strategy by enhancing the selfreliance of people prior to physical improvement of their settlements.
This center, tentatively named a “Self-Reliance Center” (SRC) aims at nurturing self-reliant
communities for incremental housing at the town level (e.g. Jinja Municipality). An SRC
functions as a community mobilization and empowerment center, building center, and temporary
shelter. The <Figure 28> below shows a tentative blueprint of an SRC. For the SRC, a proposed
site adjacent area to Babu Village was chosen. The center can be built with financial support from
multilateral organizations or NGOs and with backing from the JMC in the form of a land grand.
If the JMC can provide land for the SRC, it gains the right to own and operate it. Near the center
building there will be temporary shelter where residents affected by development can live for a
predetermined period (e.g., six or 12 months, depending on the duration of development).
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Figure 28

Blueprint of Self-Reliance Center (Tentative)

1) Concept of Self-Reliance Centers
The concept of an SRC is influenced by several Korean experiences: Saemaul Undong (New
Community Movement of Korea); the Core Area Based Residential Environment Improvement
Program; and the Community-oriented Residential Environment Improvement Program. Both
residential environment improvement programs suggest a circulative development process as well
as the involvement of the community. These programs emphasize the active participation of the
community from the very beginning. Also, they suggest the creation of temporary shelter to
accommodate residents affected by redevelopment, a space which can later be used as a
community center.
The SRC serves as the core of center-based circulative redevelopment. In the initial phase, a
plan for redevelopment will be established while preparing temporary shelter for affected
residents. In the second phase, affected residents will move into temporary shelter while reblocking and infrastructure provision take place. In the third phase, after the infrastructure
improvement is completed, residents can move back into the improved settlement and conduct
housing upgrading in an incremental fashion. (For more information on Core Area Based
Residential Environment Improvement, refer to Chapter II-3.3)

The SRC supports community-oriented redevelopment. It will be a space for the government
and NGOs to be actively involved in nurturing the communities. In addition, it facilitates multilayered organization of the community. The upgrade plan will be established by the community
itself. While doing so, the SRC can provide education and training in building skills. (For more
information on Community-oriented Residential Environment Improvement, refer to Chapter II3.4)
The main lesson from Saemaul Undong is that the active engagement of the government is as
important as the involvement of a community. Therefore, the SRC can be a center for the
government to engage in nurturing self-reliance in communities. It is a mixed approach of topdown and bottom-up, designed to nurture self-reliant communities. The government and NGOs
will actively involve themselves in creating the regional focal center for community mobilization
and empowerment. Nurtured communities will then be transplanted to new settlements. These
migrated communities are independent, but they remain closely linked to the SRC for further
development. Also in Saemaul Undong, visible and tangible achievements in early phases were a
key success factor which can spread confidence in a project and minimize resistance from the
residents when moving to temporary shelter. Noting this, the programs provided by the SRC
should be devised with consideration of demonstrating early achievements. (For more
information on Saemaul Undong, refer to Chapter II-6)

2) Functions of Self-Reliance Center
As briefly mentioned above, the SRC serves three main functions as a community
mobilization and empowerment center, building center, and temporary shelter, as seen in the
<Figure 29>. For community mobilization and empowerment, the SRC supports building
community capacity and strengthening organizational structures within the community. The
leaders will be trained to develop leadership and enhance their negotiation skills through
learning-by-doing and community-to-community mentoring strategies. There will be multilayered community groups ranging from savings groups to production cooperatives based on
existing community groups. The followings can be examples of a multi-layered community;


Residential community



Economic community (e.g., savings groups)



Education community (e.g., scholarship committee for students in the community,
afterschool learning)



Welfare community (e.g., nursery, health-care center)



Production community (e.g., production cooperatives)
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Figure 29

Functions of SRC

As evidenced by lessons from previous projects like Namuwomgo and the Masese Women’s
Project, it is vital that the communities be fully empowered to take full charge of a project. At
Namuwomgo, several beneficiaries simply sold off their plots and moved on. Many
commentators believe that these beneficiaries sold their plots because they did not feel
themselves to be a part of the project from the start. It is believed that the beneficiaries did not
take full charge of the project and consequently many opted out. The project initiators did not
fully analyze the transitory and migratory tendencies of some of the community members.

The first and most important step would be to mobilize/organize the community to harness
the vibrant community energy in close cooperation with the JMC. This can be done in

* BOKUMJARI COMMUNITY
Due to development in Seoul, informal settlements housing the urban poor were often demolished.
Evicted people were forced to find other informal settlements or establish new settlements. As people
established settlements by themselves, they naturally collaborated with one another in the process. These
residential communities created Self-help Cooperative Housing in the form of row houses of six to 15
pyong (*pyong: a unit of measurement in Korea, 1 pyong=3.3㎡, 6 pyong=19.8㎡, 15 pyong=49.5㎡) in
the Bokumjari community, eight to nine pyong in the Handok community and 14 pyong in the Mokhwa
community. After that, they organized the Bokum Credit Association as an economic community in
1978. They financed it with pennies and raised capital by themselves. They increased their savings every
month and set up a fund so that residential association members most in need of money receive an
opportunity to apply for a loan. As a next step, they created Bokum Scholarship Committees, an
education community, and developed the notion that they should foster their community children on
their own. In addition, they organized production communities such as the Korean Beef Cooperative, a
cooperative for leasing building materials and more, all while trying to create jobs and reconcile the
workplace with home needs. They established a Social Welfare Center as a well-being community as
well, and advanced through various programs for community members ranging from children to seniors.
Excerpt from Park, Jae Chun, 2011, “Community Organization’s Community Network”, Towards People
Centered Development, The 8th ODA Policy Forum, p.86

consultation with the council Community Development Officer. Such community mobilization
should be based on existing groups, particularly those residents participating in Slum Dwellers
Savings Groups and the Babu Land Beneficiaries Association, but should remain focused on the
clear objective of house and neighborhood improvement. It would be beneficial to borrow from
the experience of Mpumudde, where eight families came together and built houses in groups until
all units were completed. It will be necessary to enumerate all active community groups in the
area, including tribal associations (Jinja generally and Babu Village in particular are extremely
cosmopolitan in that regard and feature all the diverse tribes of Uganda). There is also a need to
use representatives of the Busoga Kingdom to mobilize kingdom subjects.
The goal of enumerating all these community groups is to establish measures to encourage the
participation of their members in the neighborhood improvement program. One of the major
goals of mobilizing the community is to encourage each and every member to engage in an
income-generating activity in order to enhance savings. The experience of C3 regarding the use
of resources for small-scale innovative activities can be applied as a mechanism to multiply these
savings. With savings groups as the nuclei of activity, a financing mechanism will need to be
developed over time in partnership with a financial institution. The goal for the financial
mechanism would be the establishment of a revolving fund for house development starting from
the savings of the residents. Once the system is up and running, the government or any other
agency can then provide additional support for scale and fast-tracking. Community mobilization
will also be aimed at developing building materials production units for sale to residents. There
must be a module to sensitize the community regarding solid-waste management. All of this
community nurturing/mobilization can be carried out within the SRC framework.
As a building center, the SRC is recommended to provide training in building techniques for
incremental housing and the provision of affordable building materials and vocational training. In
some cases the SRC can even establish a small factory to produce bricks or cement blocks. The
center can associate with local construction companies, universities, and informal builders (fundis)
to promote building techniques. The government can provide tax incentives for construction
companies who participate. Universities can mobilize students who are majoring architecture as
consultants or students from other majors who are interested in community involvement as
volunteers. Universities can also pursue research to discover more efficient and affordable
building techniques and materials for incremental housing. The building center can function as
core where fundis meet their clients, mostly the residents of informal settlements. They can teach
simple building techniques while enjoying the opportunity to secure contracts for professional
work such as toilet installation. (For more information on building centers refer to Chapter III128
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Modules 5 and 6)
As for the temporary shelter, it will house affected residents from informal settlements under
redevelopment. The residence period and capacity depend on the duration and extent of the
redevelopment. Based on the experience of the Kawama Low Cost Housing Project and the
Philippine’s Community Mortgage Program (CMP), the capacity is recommended to be 100 to
200 households maximum in order to promote smooth operation. The residents of the temporary
shelter will receive training and education on incremental housing improvement while actively
engaging in community organization and empowerment programs through the SRC. After the
agreed residence period, residents can return to their original site or build new settlements in
other locations.

3) Operation
<Figure 30> shows operation of the SRC. When redevelopment takes place, the affected
residents can move to temporary shelter in the SRC. Once in the SRC, residents can form multilayered communities as previously explained.
The following are suggested community mobilization programs:


Regular meetings/discussions for community improvement



Leadership training



Subdivision meetings (e.g., savings groups, youth group activities, scholarship
committee)



Social networking (e.g., birthday parties, community festivals, outings, bazaars,
ceremonial mutual aid, etc.)



Production cooperative meetings (e.g., concrete form lease, strawberry jam)

While their original residences are undergoing the redevelopment process, residents will be
grouped into communities according to their preferences. For example, residents can be divided
into two groups; one group to return to the original site and another to develop a new settlement.
The group who chose to develop a new settlement will prepare plans for it with support from the
local government, NGOs, or other interest groups. These plans will cover location, re-blocking or
subdivision, detailed floor plans and plans for infrastructure.

Figure 30

Operation of SRC

Residents at the SRC will receive various training and education programs. They can utilize
the building center to learn basic building techniques. The local government, NGOs or even the
community itself can plan this education. They can learn from local informal builders, architects,
or architecture students from local universities. The community can learn and practice building
skills by actually improving or building their own housing units. All the programs provided by
the SRC can be determined by residents with support from the local government, NGOs or
international organizations.
Once they foster self-reliance and capacities and the agreed accommodation term terminates,
communities can return to their former residences or develop new settlements. Either way, it is
recommended that they establish a mini-version of the SRC. It is not necessary to build a full
center, but there should at least be a place to continue conducting meetings and training for
community activities.
When the temporary shelter is vacated, residents from another development site can join the
SRC and repeat the process. As this is a circulative process, there should be a long-term plan of
redevelopment of informal settlements devised in cooperation with the JMC and leaders of
130
2013 Joint Consulting with IOs: World Bank

informal settlements, as well as measures to prevent a balloon effect from the redevelopment.

4) Roles and Benefits of Stakeholders
To operate the SRC properly, the roles of stakeholders should be clearly defined. For informal
settlement residents, they can provide communal labor such as producing bricks or cement blocks,
participating in construction or improvement, and nursing and teaching children. Those who are
unable to provide communal labor due to full-time employment or for other reasons can offer
cash as a return.
By participating, residents will foster a robust community spirit which will lead in turn to
sustainable empowerment. Residents gain self-esteem and the confidence to plan and invest for
their own future. They will receive various opportunities for education and training which will
later enhance their ability. They can secure land tenure so that they no longer suffer from fear of
eviction. Also, whether they choose to move back to the developed settlement or find a new
settlement, they will enjoy improved living conditions and increased asset value in land and
housing.
The local government is recommended to provide the land for the SRC. Since the local
government provided the land, they would hold the right to own and operate the center. Therefore,
the local government should establish a task force team in charge of SRC operations. Operating
the SRC can benefit the government in several ways. It will create a long-term solution for city
upgrading. Informal settlements can be developed one by one through the SRC so the government
is freed from the burden of investing massive funds or administrative efforts. In the SRC, the
residents will form a community and the community will actively participate in governmental
affairs. Finally, as residents increase their value of their land and housing as well as incomes
through education and training, the government can expect augmented tax revenues.
Multilateral organizations and NGOs can provide the initial funding for establishing the SRC,
equipping it with facilities including an assembly hall, small meeting rooms, spaces for a nursery,
afterschool learning, health center, training center for construction, and so on. Also they can
promote activist’s involvement in community empowerment and technical training. Drawing
upon their experience, they can help found education courses and a schedule for community
empowerment. Through the SRC, multilateral organizations and NGOs can benefit from
simplified administrative work. The organizations will only have to support the SRC, which
streamlines delivery routes. In addition, the SRC provides a place for community mobilization so
organizations do not have to seek out space for such activities. Many programs face the limitation
of one-time pilot projects, meaning they are not sustainable. In contrast, the mechanism of the

SRC is circulative and when all the informal settlements in the city are developed, the SRC can
continue to be used as city office or community center.
Local businesses such as a building materials shop can allow the community to buy building
materials in bulk or provide purchases on credit. They can benefit from economic prosperity in
the construction industry and improved labor productivity with stable residences.

4.3.2. Land Tenure Security and Development
1) Masese1 : Land Pooling
The resolution of land issues is a prerequisite for sustainable housing development. Masese1
has de facto customary land tenure and a complicated cadaster. Density is high and the
dilapidated housing stock needs to be rebuilt or upgraded. Moreover, basic infrastructure such as
drainage and sewerage are absent. Although the JMC has actively tried to upgrade the area
through a detailed planning process, they lack the resources to upgrade the settlement and its
housing. The original customary owners have often sold to new owners. It will be necessary to
create a register of these owners and identify those who are renting. Following the registration of
owners and renters, discussions will be held to agree on how to deal with the land. The option
suggested is land pooling.

Figure 31

Operation of Land Pooling

As shown in <Figure 31>, land pooling means organizing a complicated cadaster into a
simple, clear one. This can be done through the following procedure. A group of adjoining
parcels is consolidated for unified planning, servicing and subdivision, with the sale of some of
the new plots for cost recovery and the redistribution of the other plots to the landowners. For
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example, 30% for infrastructure, 10% for development costs recovery, 60% for substitution to
original land owners.
There are a number of stakeholders to consider in land pooling. In particular, landowners and
tenants are directly affected. In Masese1, the residents can be categorized into three groups
according to their land and housing ownership. Based on the household survey, about 45% of
residents are customary landowners and owner-occupiers. They benefit from serviced and
readjusted land after land pooling at the cost of temporary accommodation during the land
pooling process while receiving education or training as a member of the community at the SRC.
With increased skills and capacity, they return to their adjusted land and begin the incremental
house building and upgrading process.
Tenants make up about 40% of Masese1. When redevelopment begins, some of them will
choose to stay at the SRC, while others will seek out other informal settlements nearby. It is
recommended for tenants who move into the SRC to be given the choice between returning to the
settlement and willingly bear potentially increased rent or building a new settlement through a
site and service scheme. They receive the same training and education as do house owners as site

* Land Pooling
Urban land pooling is a technique for carrying out the unified servicing and subdivision of separate
landholdings for planned urban development. It is also known in different countries as urban land
consolidation, land readjustment, land re-plotting, and land redistribution since it involves these
processes. It is widely used in Japan, Korea and Taiwan, as well as in some cities in Australia and
Canada.
It is appropriate to use the land pooling technique when: (1) The relevant local government (or other
government pooling agency) is genuinely interested in achieving orderly urban development and a
planned pattern of urban land use; (2) The ownership of lands is fragmented into numerous separate
holdings; (3) The lands are ripe for urban development with utility network mains nearby and market
demand for serviced sites for building development; (4) A majority of the landowners in a proposed
pooling area understand and support the use of pooling; and (5) The central government has set up
machinery to authorize and regulate the preparation and implementation of pooling projects.
If the chosen site meets such criteria, the main steps and stages for carrying out a typical pooling project
can be listed as follows: (1) Identification of the group of adjoining landholdings for pooling which is
then designated as the land pooling area; (2) Assessment of the value of each landholding in order to
calculate respective landowners’ shares in the project; (3) Preparation of a draft pooling scheme and
supporting financial plan in consultation with landowners and the relevant government authorities (road
and public utility authorities, etc.); (4) Public exhibition, review and amendment of the draft scheme
followed by central government approval of the final scheme and its publication; (5) Preparation of
designs for engineering works; (6) Compulsory acquisition and consolidation of the landholdings, roads,
etc. in the designated pooling area; (7) Raising of short-term loans for working capital; (8) Carrying out
of land servicing and subdivision by contractors and relevant government authorities; (9) Physical and
legal subdivision of land into streets, parkland and sites for buildings; (10) Sale of some of the building
sites to recover costs and repay loans; (11) Distribution of the remaining sites to the landowners; and (12)
Final cash adjustments to achieve each landowner’s precise share of the project.
Excerpt from web.mit.edu/urbanupgrading/issues-tools/tools/Reg-of-land.html: Archer, R.W., 1983, “The Use of
the Land Pooling/Readjustment Technique to Improve Land Development in Bangkok” HSD Working Paper no.
10, Bangkok: Urban Land Program, Human Settlements Division, Asian Institute of Technology, pp 1-8

and service scheme. They receive the same training and education as do house owners as
members of the SRC community. Those who choose to establish a new settlement will receive
consultation and be provided measures for finding affordable lands. For example, the SRC can
negotiate with the JMC for long-term leases on JMC-owned land or for the provision of
community loans for purchasing the land.
According to previous site and service experiences in various countries, the main problem
arising in land acquisition is that relocation sites are often on the outskirts of the city and require
increased commuting time and expense.

* Site and Services
The concept of site and service is to make available land for housing to encourage and support the
home buyer-builders’ strategy of incrementally constructing both their houses and their neighborhoods.
Site and services programs provide only what the households cannot easily get or afford themselves: A
plot of land with basic, essential utilities, municipal services and, importantly, financing. The underlying
principle of a sites and services project is that authorities provide the land and infrastructural facilities and
the individual families who are allocated serviced plots proceed to build their housing in accordance with
their choice of approved plans (National Housing Policy, 1981).
 Advantages of sites and services:
 Gives participating households legitimate ownership with the ensuing rights and obligations.
 Organizes, facilitates and accelerates the incremental process.
 Provides for the most pressing needs of individuals and communities – i.e., affordable land with
tenure security, credit, basic infrastructure and municipal services, safety and security,
community/neighborhood facilities, and a voice in the decision-making in the neighborhood.
 Helps families mobilize savings for shelter.
 Promotes community cohesion and shared responsibilities.
 Provides conduits for complementary city/national social assistance programs.
 Helps the government prioritize and provide land for low-income housing as part of a more
rational city growth plan
 Organizes and improves coordination among infrastructure, utilities and service provision
agencies.
 Becomes a vehicle for private sector partnerships (i.e., mixed use land development schemes
such as macro-projects).
 Can help rationalize land markets.
 Lowers the cost of housing production for governments and for homeowners.
 Provides an opportunity for NGO and private partnerships.
 Creates a positive environmental impact
 Hurdles to overcome:
 Requires strong and lasting political and policy commitment from national and local
governments regardless of fluctuations of electoral cycles
 Demands a political will to address the issues of land assembly and acquire public or private
lands for low-income housing.
 Must alter attitudes, and conventional house-type preferences of government and prospective
homeowners about what is considered acceptable and appropriate housing
 Requires time to complete the incremental process; it does not look “tidy or nice” for years –
politically this can pose a problem.
 It can be subject to inter-agency conflicts with on-going conventional housing approaches
 In the Caribbean, land scarcity is a major issue difficult to overcome.
Excerpt from Gattoni, George, 2009 “A Case for the Incremental Housing Process in Site-and-Services Programs
and Comments on a New Initiative in Guyana” InterAmerican Development Bank; Aribigbola
& Ayeniyo, 2012
“Sites-and –Services as a Strategy for Achieving Adequate Housing in Nigeria in the 21 st Century”, International
Journal of Humanities and Social Science 2(2), p.127
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Furthermore, most of the residents do not prefer to move outside of their current area of
residence. In Jinja, however, people can access the town center within 30 minutes on foot from
anywhere in the city since its radius is only three kilometers. In addition, the SRC itself mitigates
this problem as it offers temporary shelter while development takes place and empowers
community members with enhanced abilities. However, when implementing an SRC in a
different area, it is important to site it in a convenient location. Speculation and corruption issues
in choosing beneficiaries have also been pointed out. However, once communities are formed in
multiple layers by the SRC, corruption can be prevented because there will be too many
stakeholders negotiating. (Wakely & Riley, 2011)
Leaseholders and owner-occupiers, the owners of small plots who make up about 15% of
Masese1 will receive compensation for the current value of their property or be promoted to
participate in land sharing. In the case of compensation, they will receive the same opportunity as
the tenants group. In addition, there are absentee owners: Those who own but do not live in the
land or house. They have no direct incentive to participate in land pooling, but they can still
receive serviced and readjusted land after land pooling, which will increase the value of the land
and housing. The JMC can relate to them the future benefits of land pooling, which will surpass
current rental revenue. In addition, the JMC can provide low-interest loans as an incentive toward
house building and upgrading. The table below summarizes the costs and benefits to key
stakeholders.

Table 27

Costs and Benefits of Key Stakeholders in Land Pooling

Stakeholders

Jinja
Municipal
Council

Landowners


Tenants


Costs
Cost for providing basic
infrastructure
(The cost can be covered by selling
land secured by the JMC in
recompense of development outlay
or external financial support)
Decreased parcel (due to the creation
of open spaces, roads, community
spaces, etc. by land pooling)
Need for temporary shelter during
construction period
Potential increase in rent which
makes it difficult to return to the
original community
Need for temporary shelter during
construction period

Benefits
 Resolution of informal settlements
with planned residential environment
 Potential tax revenue (residence tax,
city planning tax, property tax, etc.)
 Stabilized landownership
 Provision of basic infrastructure
(electricity and water connections)
 Improved infrastructure and housing
 Possibility of site and service for
new settlements

2) Babu Village: Long-term Lease
In Babu Village, the original lease has expired. The Land Act (the current law) provides that
such tracts of land be administered by the District Land Board. The residents have studied this
and correctly submitted an application to the District Land Board for the acquisition of this land.
Communities in Babu Village have taken the vital step of organizing themselves into associations
and they have submitted applications to the District Land Board for this of land with the full
support of the council. The community has three options: acquiring collective ownership,
individual ownership or long term lease. Purchasing the land is unaffordable considering its
potential value. It is located proximate with the town center and the Jinja train station, which
could play a central role in trade via Mombasa in the near future. However, long term lease (e.g.
49 years) from the JMC could be an affordable option.
When housing structures are constructed with permanent materials, they are relatively open to
upgrade, thus enabling on-site rehabilitation. When the JMC allows long-term leases at the site,
owner-occupiers (an estimated 30% of the residents) will be educated and trained as members of
the community in an adjacent SRC and will support on-site incremental house upgrading.
Meanwhile, tenants (about 70%) are encouraged to join a group for new settlements via the SRC,
but this is left fully up to their decision. Upon accepting admission to the SRC, tenants also will
receive education and training. For tenants, the local government is recommended to allow longterm lease of public land or provide community loans for the purchase of land for new
settlements. In the same manner as the case of Masese1, the government can support absentee
land and house owners through low-interest loans as an incentive to participate in house building
or upgrading.
Once there is consensus on how to resolve the land issues, planning for both sites can follow.
Based on an agreed-upon and updated physical plan, a detailed subdivision plan can be drawn up,
taking into consideration the local situation and the opinions of the residents. This can be
succeeded by a cadastral survey from which deed plans can be derived. Plots so created can then
be allocated to beneficiaries based upon agreed criteria. However, this exercise will need to begin
with the registration of all residents. In consultation with community members, the JMC can then
recommend the district land board that it transfer customary ownership into freehold ownership.


Register all residents



Discuss and reach agreement upon how to deal with the land



Following a detailed plan, carry out a cadastral survey and sub-divide the land into
individual plots
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Allocate land to beneficiaries based on agreed criteria



Make arrangements for infrastructure provision

4.3.3. Infrastructure and Housing Development
Infrastructure and housing development will be based on the following principles.


Honest and genuine partnership between the community, local government,
NGOs/CBOs, central government and others, taking into consideration the specific
considerations of each partner



Full participation of the community.



Full participation of both the central and local government.



The local government provides the necessary procedures/guidelines/approvals in a
timely fashion without unnecessary delays.

1) Infrastructure Development
Along both sites, the neighborhood has no drainage channels and water supply is completely
inadequate. With the exception of a few pit latrines, sanitation is poor. In Masese1, circulation
needs are served by tracks that have developed spontaneously over the years. During the dry
season, these tracks serve the community quite well, but during the rainy season they are
impassable. The sizes of these tracks vary, but some are more than ten meters wide. Most of the
respondents have reported roads are less than three meters wide fronting their houses. There is no
storm water drainage within the area, but there is natural drainage that generally directs storm
water into the lake. As these natural drains have not been lined, deep ravines are forming in parts
of the settlement. Though this is a very old settlement, established in the early 1950s, it still lacks
a sewerage system thanks to its categorization by the council as unplanned. Over the years, the
municipality has been able to inhibit the development of permanent structures. Service providers
like NWSC cannot be encouraged to provide services of a permanent nature such as sewerage
services. In consequence, the area has no sewerage system and the predominant sanitation option
is the pit latrine. More than 80% of households reported using pit latrines. A majority of
households have constructed their own bathing facilities either within the housing unit or
immediately outside. In Babu Village, while there is a power pylon passing through the area,
most housing units are not connected to electricity. There are no paved roads and the earth roads
that existed previously have been abandoned and been overgrown by bushes or converted into
footpaths.

For procurement of infrastructure in Masese1, they can use reserved land to recover the costs
of infrastructure when initiating land pooling. After land tenure has been secured, utility firms
can connect services to individual houses since they can then expect long-term revenue. For Babu
Village, when the SRC is built on adjoining land it can share in infrastructure construction and
exploit economies of scale. Also, individual connections for water and electricity can be installed
once land tenure has been secured.
While doing so, the community should examine and provide multiple design options for
selection by the residents, including implementation methods such as community contracting and
labor-based construction methods. They should also consider the possibility of communal
financing. There will be multiple design options and diverse standards such as road width to be
adopted, gravel surface as opposed to tarmac/asphalt, paving with concrete products, and brick
paving. It will also be necessary to prioritize the different efforts such as road paving, drainage,
and sewerage. Given the nature of the population, it will be necessary to plan for pedestrians and
cyclists.
 Road Network and Drainage
Gravel roads complete with pitched stone storm water drainage and walkways along all roads
is a relatively affordable option, but poses serious maintenance problems as storm water quickly
washes away the hard surface and the gullies so created can make these roads impassable within a
single or at most two rainy seasons. The initial low cost is quickly overtaken by the maintenance
expenses.
Asphalt roads complete with storm water drainage and walkways along all the roads are
relatively much more expensive, but durable. They provide high esteem to the residents and the
overall value of the area rises sharply.
Roads paved with bricks are cheap and labor intensive and therefore provide work to local
people, but they require high quality bricks that may be difficult to procure. The quality of local
bricks can be uneven and may not be suitable for road pavement, and yet factory-made bricks are
much more expensive and involve high transport costs.
Roads paved with prefabricated concrete pavers are good alternatives to brick pavement as
long as there is dedicated quality control at production. Failures can be localized and can be
easily repaired.
It is recommended to provide tarmac roads complete with pitched stone storm water drainage
for the main access and feeder roads but apply concrete pavers to local access roads.
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 Solid Waste Disposal
Solid waste is unsightly and a major nuisance, particularly in congested neighborhoods. It
creates a habitat for rodents and a source of flies and disease-causing pathogens. Poorly managed,
it poses a health hazard to the community. The community needs to maintain a proper attitude
towards solid waste management. Appropriate solid waste management needs to start with an
attitudinal change. As part of community mobilization, the issue of waste management will need
to be fully addressed through specific modules. First, the community must minimize waste
generation and maximize resource use. Secondly, waste needs to be sorted at its source, as the
waste is comprised of plastic, paper, cardboard, metals, glass, textiles, and organic matter. The
possibility of job creation in waste management needs to be explored. Options available to the
community include:


On-site pits – Though this is a cheap and efficient solution, they operate best on larger
plots as the pits quickly fill and must be shifted to new locations while the first pit is left
to degenerate.



Burning – This is an easy and cheap solution but can be a present a significant nuisance
to neighbors. It is best done during the dry season and does not effectively address
organic matter and food residues.



Public skips provided and managed by the council – In most cases, these publicly
managed skips are irregularly delivered and collected. Consequently, garbage spills all
around and the skip sites are frequently dirty. Many residents object to the placement of
skips adjacent to their plots.



Privately organized solid waste collection for a fee.

 Water Supply
A lack of clean portable water poses a health hazard. The National Water and Sewerage
Cooperation (NWSC) is the agency responsible for providing water in Jinja. The available
options for water supply to the community by NWSC are:


Private connections to each house directly by National Water and Sewerage Cooperation



Public stand pipes placed at convenient locations within the community and operated by
private individuals selling water to the residents. There has been very positive
experience around the country with the operation of privatized water stand pipes



Group stand pipes belonging to and operated by a few neighbors



Water distributed with water bowsers and sold to residents

The unit cost of water from water bowsers is normally much higher than other water delivery

options. Moreover the supply is irregular and the timing of delivery may be inconvenient for
workers. Collective water connections have not been a common practice in Uganda. This is worth
testing, as it can bring down costs. Public stand pipes run by privatized operators have performed
well.
Based on the experience of NWSC, the most viable options for the community are public
stand pipes run by private operators and private house connections. Water delivered by water
bowsers can only serve in emergency situations during shortages.
 Sanitation
The importance of proper sanitation in a community cannot be overemphasized as it is a
major health concern together with clean water supply. For the Babu-Patel Works Quarters
community, the options available include the following:


Commonly used pit latrine



Shared (use and pay) public toilets managed by the council with management contracted
out to private individuals,



On-site individual or shared septic tanks



Provision of a sewerage system to the community

A fully fledged sewerage system is a costly venture. It is unlikely that the National Water and
Sewerage Company will construct full sewerage system any time soon in these locations since the
communities may not be able to afford to pay for it given the small savings that they are currently
reserving. Shared pit latrines can be a very effective sanitation option provided they are kept
clean, placed at reasonable distance from living spaces, kept closed and free of flies, and built in
such a way that the contents can be regularly emptied. In that regard they must be placed in
locations that are accessible to a septic tank emptier. Septic tanks are a highly efficient sanitation
solution, easy to operate, widely used and have performed very well all over the country, but are
far more expensive than an ordinary pit latrine. Once built, however, with the exception of
occasional emptying, the operating costs are minimal. For this community, it is recommended to
adopt pit latrines and septic tanks and construct shared public toilets.

2) House Building and Upgrading
Housing building and upgrading will mainly be undertaken by residents who receive training
at the SRC. They can prepare several different individual house designs with the help of NGOs or
local architects, or even university students majoring in architecture. The designs should include
different types of incremental house development options (wet core, growing house starting with
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a one-room housing unit and then two roomed housing unit and followed by one bed-room shell
structure, or complete units (single bedroom, two bedroom and three bedroom). The development
of multi-level (storied) buildings should also be considered.
The government can oversee construction standards while providing technical assistance
through the SRC. Locally active NGOs and CBOs can utilize community labor, organize
technical training at the SRC and produce building materials. Private constructors can also
provide technical training at the SRC and perform difficult or professional operations such as
toilet or electrical system installation. The local university can promote student participation in
volunteering at developing sites or at the SRC. Local suppliers can allow credit purchases and
provide bulk building materials.
The following <Figure 32> summarizes the process of housing upgrade.

Figure 32

Process of Housing Upgrading

Most of the slum dwellers use affordable local materials to build their own housing in
informal settlements. However, when site and service is conducted, they may face the challenge
of expensive, unaffordable housing materials (Wakely & Riley, 2011). Also, according to the key
informant interviews, residents in Masese1 must overcome difficulties in acquisition due to the
high price of housing materials. In response, residents can be equipped at the SRC with basic
building skills and a building center at the SRC can produce affordable building materials such as
bricks or cement using community labor.

4.3.4. Financing for Land Purchase and Housing Improvement
Housing and neighborhood improvement is expensive, costing many times the annual

earnings of low-income residents. Both sites in this case study are characterized by low incomes
but are saving actively, albeit in small amounts. They are willing to borrow for house and
neighborhood improvement, but lack sufficient income to afford sizable monthly payments. It is
therefore necessary to create a financing mechanism to distribute the relatively large costs over a
long period of time and allow each monthly payment to fall within the range of household
affordability. The total sum to be paid is the per capita cost of house improvement, land
acquisition and the installation of infrastructure and other community services. The more this per
capita cost can be reduced, the higher the chances of affordability.
The options available to residents for financing house and neighborhood improvement include
their own savings, informal borrowing from family members or other micro-lenders such as gift
circles, public subsidies and traditional mortgage loans. Apart from traditional mortgage loans,
there can also be pension-based loans. In Uganda, traditional mortgage loans attract interest rates
that can be high to the point of being debilitating. Pursing these types of loans with lofty interest
rates is not a useful option. In any matter, the community has indicated self-help as the preferred
method of acquisition of housing units.


Personal savings



Informal Borrowing



Micro-lenders



Gift circles



Public subsidy



Traditional mortgages



Establishment of housing finance mechanism based on savings

With savings groups as the nuclei of activity, a financing mechanism will need to be
developed over time in partnership with a financial institution. The goal for the financial
mechanism would be the establishment of a revolving fund for house development starting from
the savings of the residents. A manner to help multiply the savings and resolve poverty issues will
need to be put in place. This can begin with support to the microbusinesses of the residents
through the provision of small loans based on Grameen Bank solidarity group-lending methods.
The end goal is for these micro loans to graduate into housing loans, but each borrower will need
to mature slowly into such loans. Once the system is up and running, public resources including
from other donors or any other available agency can then provide additional support to allow
scale and fast tracking.
For a long-term recommendation, establishing a National Housing Fund is suggested.
Housing finance is a major hindrance to housing development. Governments consider housing to
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be a private good, but the high interest rates charged to mortgages have constrained penetration
and outreach. One policy option to address this financing gap is through the creation of a housing
fund for workers. Workers would be required to contribute a proposed 10% of their salary,
similar to contributions to the National Social Security Fund (NSSF). The fund so created could
then be used for housing development through the Housing Finance Bank. Actual development
would be carried out by the National Housing Constructing Company. A review would be
undertaken to establish the potential for linkage between this new fund and other national funds
such as the land fund. Social security agencies like the NSSF would be fully involved, as a
worker could opt to receive housing in lieu of social benefits following retirement.

5. Summary and Remarks
5.1. Overall Characteristics of Case Sites
In Jinja, there is a serious overall shortage of planned serviced land on which housing can be
developed to meet the increasing influx of migrants from rural areas. This has resulted in an
expansion in and around the city of informal settlements lacking proper infrastructure.
Substandard housing development has been taking place without planning or service provision.
Most houses in informal settlements are deteriorated and in very poor condition. The residents are
dissatisfied and express a desire to improve their living conditions, but tenure insecurity is a
major hindrance. Most informal settlement communities report elevated poverty levels and
minimal savings. However, the communities show willingness to save even small amounts
through burgeoning savings groups. Two sites in Jinja, Masese1 and Babu Village characterize
these issues well. In this case study, a household survey, informant interviews and desk review
were conducted. Following comprehensive analysis and consideration, the following
recommendations were deduced.

5.2. Self-Reliance Center
Experiences from previously implemented projects demonstrate that community participation
is the single most important factor in success. In particular, incremental housing development
requires active engagement of communities. The capacity of communities is crucial in the
organization of savings groups, sharing skills for self-help building, and mobilizing communal
labor for incremental housing development. For Jinja, the establishment of a community center is
proposed. Such a center, tentatively termed a “Self-Reliance Center (SRC)” serves as a focus for

nurturing self-reliant communities for incremental housing at the town level. This center would
fulfill multiple roles, serving as a: (1) Temporary shelter; (2) Building skills center; and, most
importantly,

(3)

Community empowerment

center.

This

center

provides

temporary

accommodation to residents affected by site development, as well as a space for community
organization and empowerment. Also, the center will provide training and information on
affordable building for incremental housing development.
The SRC can serve as the core of center-based circulative redevelopment. Affected residents
can move into temporary shelter at the SRC while re-blocking and infrastructure provision are
provided. Upon completion of a project, residents can return to improved settlements or develop a
new settlement and pursue housing upgrade in an incremental manner. Other sites can then enter
the redevelopment process.
The SRC supports community-oriented redevelopment. It will be a space for the government
and NGOs to actively involve themselves in nurturing and supporting communities to plan their
own lives during residents’ stay in the temporary shelter. A new settlement plan can be
established by community members. The SRC can also provide education and training
programmers for developing skills related to affordable housing.
The SRC is influenced by the Saemaul Undong (New Community Movement) experience in
Korea of enhancing the self-help spirit of communities. The SRC will be a center for the
government to actively engage in nurturing the self-reliance of communities. An initial top-down
approach can invite bottom-up development of and by the communities themselves.
The government and NGOs are advised to become actively involved in creating this focal
center for community mobilization and empowerment. The nurtured communities can then be
transplanted to new settlements. These migrated communities are independent, but remain in
close linkage with the SRC for further development.
For the operation of the SRC, community members from informal settlements need to
actively participate in the programs and mobilize their communal labor toward such efforts as
producing brick or cement, participating in construction or improvement, and nursing and
teaching children.
As a local government, the JMC is recommended to provide available land for the SRC. They
are advised to establish a taskforce in charge of SRC operations. They can benefit from the
establishment of a long-term plan for city upgrading, reduced burden of housing provision, and
expected future increases in tax revenues.
Multilateral organizations and NGOs are advised to provide the initial funding for setting up
the SRC, equipping it with facilities such as an assembly hall and small meeting rooms, as well as
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spaces for a nursery, afterschool learning, and a training center for construction. They can also
allow their activists to become involved in community empowerment and technical training at the
center.
In the dissemination seminar, community members concurred on this suggestion of
establishing a SRC, reasoning that it would function well in Jinja because: (1) There is a political
and technical will for housing and infrastructure improvement; and (2) There is available land to
build a SRC. They also suggested that in order to ensure the sustainable administration of the
SRC, there is a need for: (1) Clear identification and definition of the roles of different
stakeholders; (2) Free and fair representation of the community; (3) Signing MOUs with relevant
partners; and (4) Establishing a steering committee. Securing finance can be supported by the
JMC through a budget for the SRC, selling local labor in the form of consultancy and tender
assignments, and support from multilateral organizations or NGOs.

5.3. Securing Land Tenure and Infrastructure Upgrades
Masese1 has de facto customary land tenure and a complicated cadaster. The density is high
and dilapidated housing requires either reconstruction or upgrade. Furthermore, basic
infrastructure such as drainage and sewerage are absent. Although the JMC is actively working to
upgrade the area through a detailed plan, they lack the available resources to upgrade the
settlement and housing. In order to facilitate incremental housing, the issue of land tenure must
first be settled.
It is recommended that the JMC validate customary land ownership. To achieve this, it is
advised to set up an administrative framework and taskforce for registration of land ownership.
Next, the team can conduct a cadastral survey and draw up a detailed physical plan.
After customary land ownership has been approved, land pooling is recommended along with
a detailed physical plan and infrastructure provision. Land pooling would allow the government
to re-bock the land and provide infrastructure with little or even no fiscal burden. Through
negotiation with residents, the taskforce can allot the planning of parcels in land pooling in
consideration of land value increases and the proportion of reserved land. Housing construction
can then be undertaken in an incremental way using community resources. Utility connections for
individual households will follow once tenure is secured. This scheme requires the preparation of
measures to accommodate affected residents, including tenants. Therefore, temporary shelter for
affected residents should be procured.
The main type of land tenure in Babu Village is leasehold. The land is owned by the District
Land Board and its cadaster is clear, which reduces the necessity of re-blocking. Houses are

dilapidated despite being made of relatively permanent materials including bricks and cement
blocks. This site also lacks proper infrastructure such as drainage and sewerage. For Babu Village,
on-site rehabilitation is recommended with the securing of land tenure.
Land tenure can be assured by acquiring long term leaseholds from the JMC. The option of
purchasing the land is unaffordable considering its potential value. It is located proximate with
the town center and the Jinja train station, which may play a vital role in trade via Mombasa in
the near future. Therefore, long tern leases (e.g., 49 years) are recommended as an affordable
option. This can invite investment in housing from residents of the site. Utility connections for
individual households will follow as in Masese1.
To secure land tenure, all the stakeholders should actively participate in the negotiation and
acquisition process. Identified stakeholders at both sites are as follows: (1) The District Land
Board; (2) Jinja Municipal Council; (3) Community leaders and members; (4) Area land
committee members; (5) CBOs and NGOs; and (6) Private land brokers. While all these
stakeholders play important roles in securing land tenure, the role of the community is most
important. The community can serve as whistleblowers, form a land committee to acquire land,
and participate in area planning. Meanwhile, community leaders can sensitize the community
regarding the Land Act and procedures for the acquisition of land title.
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V. Philippines Case Study

1. Overview of the Philippines Case Study
1.1. Overview of the Two Pilot Sites
Malabon City is a small conurbation in the northern part of Metro Manila. It is comprised of
areas originally home to fishing village. It is proximate to the sea and is traversed and divided by
the Malabon, Tinajeros and Tullahan rivers. Many parts of the city are below sea level, making
the area prone to flooding, particularly during high tide and in the rainy season. In the 1970s,
when aquaculture became an economic growth driver, many locations around Malabon City were
converted to fishponds. However, as the profitability of aquaculture dwindled in the 1980s, many
of these were reclaimed and transformed into residential areas. Malabon’s proximity to the wider
industrial district in the north of metropolitan Manila producing chemicals, plastics, cigarettes
and other goods, as well as to the Navotas fishing port, have made the city attractive to semiskilled or unskilled migrants from the provinces. This has led to the proliferation of a number of
informal settlements around the city.
Demographically, Malabon City has been growing at a slower rate since 2000 relative to other
cities in Metro Manila. The city’s current population is registered at 353,337 grouped in 82,546
households. From 2000 to 2010, Malabon City marked an extremely low annual population
growth rate of 0.42%, substantially below the Philippine average of 1.9% and Metro Manila
average of 1.78 %. The persistent flooding in the area may have pushed residents to other parts of
Metro Manila. Malabon City’s average household size is 4.3 persons, which is equal to that of
Metro Manila overall but slightly lower than the Philippine average of 4.6. In terms of population
density, the city has 22,491 persons per km2, higher than the Metro Manila average of 16,032
persons per km2.
Malabon City was selected as a pilot case based on the following criteria. First, the World
Bank already has a substantial existing engagement with the local government. Malabon City
participates in the Livelihood for Urban Poor Communities Project, a World Bank grant executed
by the Department of Social Welfare and Development through the Foundation for Development
Alternatives (FDA). The second factor is the availability of World Bank non-government
organization (NGO) partners within the city. The FDA is an urban NGO that is a longstanding
partner of the World Bank in slum upgrading. The third factor is the potential for application of

strategies for incremental housing and the willingness of the City Government to participate. The
fourth factor is the availability of city-level and community level information and the fifth is
security/safety considerations in the case study sites.

Figure 33

Location of Samatom and Gulayan Communities

Two sites in Malabon City, Samatom in Barangay Tonsuya and Gulayan in Barangay
Concepcion, were selected. Samahan ng Maralita ng Tonsuya Malabon 18, more broadly known as
Samatom Community, is located in Barangay Tonsuya, Malabon City. The community spans a
total area of 8,000 square meters and the land is owned by the national government. The
community has been in the process of applying to acquire the land without cost under the Free
Patent Law since 1993. The community association already has a site survey, vicinity map and
site development plans prepared by a geodetic engineer and approved by the Department of
Environment and Natural Resources.
Barangay Concepcion is one of the mid-sized barangays in Malabon City. It has a total land
area of 2,537 square meters and a population of 11,806. The Gulayan Community (Phase 1) is
located in Governor Pascual Avenue in Barangay Concepcion. It is approximately 1.2 kilometers
from the city center (city hall). The community can be accessed through jeepneys and motorized
tricycles, but no vehicle is able to penetrate the interior due to the narrowness of the roads. The
community has been settled informally in the area since the 1980s when they occupied a tract of

18 Means Organization of Poor in Tonsuya, Malabon
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privately owned land. The community organized itself into a homeowners association (HOA)
with 91 members through the help of the Foundation for Development Alternatives. The
community named their association the Gulayan Homeowners’ Association because the area that
they are occupying was previously a “gulayan” or vegetable farm. The HOA is in the process of
purchasing the land from the owner through the CMP. A signed a Memorandum of Agreement
(MOA) between the community and landowner was executed in December 2013.
Figure 34

Location of the Two Sites

1.2. Work Process
The case study employed a combination of qualitative and quantitative methods to generate
both primary and secondary information. These methods include a desk review of relevant
documents, conducting a household survey in the two case communities, and key informant
interviews for obtaining additional information and/or validating the results of the survey on the
ground.



Field Mission. The study team carried out a field mission over the period of
November 18-22, 2013. The mission aimed to: (a) Present to the city government the
project’s objectives and design; (b) Meet with housing stakeholders to discuss issues,
challenges and solutions related to incremental housing; (c) Visit communities that
have already been upgraded and have carried out incremental housing to winnow out
lessons from the experience that could inform this case study; and (d) Set criteria for
identifying case study sites.



Desk review. Secondary information related to the housing situation in the
Philippines (overall housing needs, evolution of housing policies, institutional setup,
etc.) was gathered from national government agencies, international development
institutions and relevant Internet resources. General information about Malabon City
and the two communities was obtained from the local government unit (LGU) in
Malabon, respective HOAs, the FDA, National Statistics Office (NSO), National
Statistical Coordination Board (NSCB) and SHFC. Information on the study sites
was gathered through the City Development Plan, City Land Use Plan, and other
relevant LGU documents. This information includes (i) a history of the city and
communities; (ii) the city’s political/administrative boundaries and physical
characteristics; (iii) demography; (iv) land classification and actual uses; (v) social
conditions including poverty incidence and threshold (provincial level only); and
(vi) LGU affordable housing programs and organizational structure. This information
formed the basis for developing a comprehensive profile of the study sites and laid
the groundwork for the household survey. The municipal government provided
relevant maps reflecting the locations of the communities.



Identification of Case Study Sites. The two study sites are: Gulayan, Barangay
Concepcion, and Samatom, Barangay Tonsuya in Malabon City, Republic of the
Philippines. These were jointly identified by the City Urban Poor Affairs Office
(CUPAO) and the local researcher based mainly on the desire of the households in
the communities to carry out incremental housing (i.e., the process of land
acquisition is already in an advanced stage), as well as the likelihood that it could be
accomplished, the level of security in the communities, willingness of the households
to participate in the case study, and the availability of community-level documents.
See <Figure 34>: Location of Two Sites.



Community visits. The local researcher, accompanied by a representative of the
CUPAO, visited the communities to verify their location, determine the size of the
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community, conduct an ocular survey, discuss the objectives of the study with HOA
officials, and obtain community-level documents.


Household Survey. A household survey was undertaken from December 6 to 13,
2013. The main objectives of the survey were to: (a) Collect relevant information
about the incremental housing market in Malabon City; (b) Establish housing
demand, delivery levels and options; (c) Determine housing affordability, propensity
and willingness to pay for incremental housing; and (d) Propose innovative
approaches/mechanisms for facilitating the supply of incremental housing in
Malabon City. This research adopted Slovin’s formula for determining the sample
size of each community at 95% level of significance. The formula is n=
N/(1+(N*e2)), where n is the sample, N is the total population and e is the margin of
error. An example of the household survey questionnaire and related technical notes
are attached as Annex 4: Household Survey Questionnaire.



Key informant interviews. Key informant interviews were conducted over the
course of the study in order to elicit information from the community. Flexibly
structured interviews were used for exploratory data collection. Those who were
interviewed include selected household heads, local government officials and staff,
and community leaders and members.



Validation activities. The local researcher validated the results of the survey prior to
the final submission of the report. This validation was carried out through key
informant interviews and a further round of ocular survey.

2. Informal Settlements Situation and Policy Issues
2.1. Informal Settlement Situation in Malabon City
Access to affordable housing is one of the major development challenges faced by the
Philippines. Based on government estimates, the country is home to around 1.5 million families
living in informal settlements. Approximately 584,425 informal settler families (ISFs) are located
in Metro Manila. This represents 25% of the total population of the metropolis. Malabon City has
27,203 ISFs, representing around 38% of the city population and 5% of the combined ISF
population of Metro Manila (see Table 28).

Table 28

Number and Distribution of Informal Settlement Families in Metro Manila

% of total
Total
Metro
Household
Manila land
Population
area

% Share in
Total
% Share in
Total Household
Number of Total ISF
Population of
ISFs
Population
the City

City

Land Area
(hectares)

Malabon City

1,576

2%

70,667

27,203

5%

38%

63,855

100%

2,371,195

584,425

100%

25%

Metro
Manila
Source: NHA 2011

In 2011, the government came up with a typology of ISFs in Metro Manila. The ISFs were
categorized by type of location to facilitate the immediate identification of the types of
intervention required, the priority areas for interventions, the institutions to be involved and the
resources needed to carry out the interventions. The government categorized the informal settlers
into four major groups:


Those in areas which are physically at risk or could pose a danger to their residents.
These areas are mostly found along waterways, near bodies of water or garbage
dumps;



Those in areas within the road right-of-way (ROW) of public infrastructure projects;



Those on government lands;



Those on private lands; and



Those in resettlement areas requiring upgrading (these residents are categorically not
informal settlers, but the resettlement areas need to be improved, e.g., provision of
basic services such as electricity, water and better road access)(See <Figure 35>).
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Figure 35

Typology of Informal Settlements

<Table 29> presents the number of ISFs by type of location. Almost half (48%) of the ISFs
are residing on private lands, followed by those living in government-owned lands (27%) and
those residing in hazard areas (18%).
The government has prioritized ISFs living in hazard zones in consideration of the imminent
risks to lives and property faced by these ISFs. It has identified that around 60% of the estimated
104,219 ISFs in danger areas are residing along major waterways including the San Juan River,
Pasig River and Tullahan River, among others. The government has allocated PHP 50 billion
(around USD 235 million) for re-housing these informal settlers in medium-rise housing units.

Table 29

Number of Informal Settlement Families by Type of Location

Type of Location

Number of ISFs

%

Hazard areas

104,219

18%

Government infrastructure areas

21,132

4%

Government owned lands

158,647

27%

Private lands

279,966

48%

Other areas

20,461

4%

TOTAL

584,425

100%

Source: DILG 2011

2.2. Current Policies and Programs
2.2.1. Current Policies and Programs in the Philippines
1) National Housing Authority (NHA) Housing Program
The NHA program primarily consists of resettlement, slum upgrading, sites and services, core
housing and medium-rise housing. Over the last ten years, however, the NHA has focused on the
resettlement needs of the government’s prioritized infrastructure programs. The largest and most
recent of which is the resettlement of households affected by the North and South Rail
Infrastructure Project. This project resettled around 93,000 families. Aside from this project, the
NHA has also carried out resettlement programs for households affected by the major typhoons
(e.g., Reming, Pepeng, Ondoy, Sendong) that have hit the country over the past decade. The
NHA has implemented a total of 88 resettlement projects nationwide, with 45 project sites located
in Metro Manila and its peripheral areas or the Greater Manila Area, and 43 sites in other regions.

2) Social Housing Finance Corporation (SHFC) – Community Mortgage
Program (CMP)
The CMP aims to improve the living conditions of homeless and underprivileged citizens by
providing them with affordable financing through which they can secure tenure on the land they
occupy. This is a mortgage financing program which assists legally organized associations of
residents of blighted or depressed areas to gain ownership of the lots they occupy, providing them
security of tenure and eventually allowing them to improve their neighborhood and homes to the
extent that they can afford. Loan packages/entitlements of individual members include: lot
acquisition (PHP 90,000); site development (PHP 15,000); and/or housing materials (PHP
60,000). The total loan amount is PHP 165,000 for Metro Manila residents. The loan bears 6%
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annual interest based on the outstanding balance and is payable over a maximum period of 25
years in equal monthly amortizations. The CMP requires that individual beneficiaries form a
community association. The maximum number of beneficiaries is 200 per association. The CMP
has accredited mobilizers (NGOs) who are tasked to assist informal settlers in organizing
themselves into community organizations. The service fee equivalent is 2% per loan amount of
PHP 1,000 per member. The SHFC also operates a Localized CMP. Under this program, SHFC
partners with LGUs to implement shelter projects by financing 75 to 90% of total project costs
and allowing the LGUs to provide equity in the form of land, site development or cash financing.
SHFC also accredits and capacitates LGUs in performing pre-take out functions of SHFC and
CMP.

Table 30

Maximum Loan Amount and Monthly Amortization by CMP Loan Type

Location of Land to be Purchased
Types of Loan

Lot Acquisition
Site Development
Housing Materials
Loan Package

Metro Manila
Monthly
Highly
Amortization
Urbanized
(PHP)
Areas (PHP)
90,000
616.77
15,000
102,80
60, 000
411.18
165, 000
1,130.75

Metro Manila NonHighly Urbanized
Areas (PHP)

Monthly
Amortization
(PHP)

45,000
15,000
60,000
120,000

308.39
102.80
411.18
822.36

Source: SHFC

3) National Program for Informal Settlers in Waterways of Metro Manila
The government has committed to providing PHP 10 billion annually up to 2016 to provide
20,000 units in low-rise buildings to informal settlers along the waterways of Metro Manila,
either through in-city or off-city resettlement. The program is jointly implemented by the NHA,
SHFC and Department of Social Welfare and Development (DSWD) in coordination with
relevant government agencies (e.g., HUDCC and DILG), LGUs, NGOs (e.g., Habitat for
Humanity, FDUP, FDA, etc.) and the private sector.

2.2.2. Housing Programs in Malabon
The City Government of Malabon organized a local housing board in 2007 in order to
undertake shelter planning for the city. This board is also expected to assist in the implementation
of the Urban Development and Housing Act (UDHA) up to the barangay level, particularly in
carrying out more humane demolitions and creating an anti-squatting taskforce to deal with

squatting syndicates. The board is composed of representatives from various departments of the
LGU, concerned national government agencies, NGOs and urban poor groups.
The city is working closely with the SHFC and the NHA in the implementation of
government housing programs. With the SHFC, it provides technical assistance to urban poor
communities in the process of securing land tenure. Thus far, a total of 27 CMP projects have
been implemented in the city, benefiting 5,508 households. Another three CMP projects are
currently in the SHFC pipeline. The city is also participating in the National Program for
Informal Settlers in Waterways in Metro Manila. Through the SHFC’s High Density Housing
Program, Malabon City and SHFC are piloting an in-city relocation project (more popularly
known as the Marangal Village housing project). This project will involve the relocation of
around 700 families living near waterways in three Malabon barangays whose homes are
scheduled for demolition as part of the execution of the Supreme Court’s determination on the
cleaning of Manila Bay. Housing construction will be undertaken by Habitat for Humanity, which
will build several five-story buildings on a 1.2-hectare property donated by a private entity. The
communities took part in identifying feasible resettlement sites and in the design of housing units.
The Department of Interior and Local Government (DILG), local NGOs and people’s
organizations including the Foundation for Development Alternatives, the Alyansa ng may
Integridad na Maralita ng Malabon (a city-wide alliance of 75 urban poor communities, AIMM),
and the Presidential Commission for the Urban Poor (PCUP) are also providing support to the
communities in terms of community preparation, mobilization, and strengthening.

2.2.3. Other Supporting Tools
1) Homeowners Associations (HOA) Registration System
According to Wayne S. Wyatt, a community association “does not mean a neighborhood or
civic group, but rather an association composed of all those who live or own property in a
particular development, whether a single building or thousands of single family, detached houses,
commercial or office or industrial buildings, or a mixture of residential, nonresidential, and
recreational development.”
A homeowners association at its broadest is an organization of the owners of property in a
certain specified location. Wisegeek and Wikipedia both describe homeowners associations as
not-for-profit organizations. The creation of a homeowners association is usually promoted by a
real-estate developer. Membership in a homeowners association is voluntary, but in reality this is
debatable according to some due to the argument that the moment you buy a property in a
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location with an existing homeowners association, you are automatically considered a member
(Tabaco, 2010).
Every year, members of homeowners associations elect officers responsible for the overall
activities of the homeowners association. Thus, the officers are also involved in the task of
creating by-laws or the proprietary rules of their homeowners association.

2) Tulay sa Pag-unlad, Inc. (TSPI)
Tulay sa Pag-unlad, Inc. is a micro-finance NGO that provides the poor with opportunities to
lead self-sufficient, responsible and dignified lives through a broad range of micro-finance
services for micro and small enterprise development. Its business and social development
programs promote entrepreneurial skill enhancement and address basic needs for healthcare,
housing, education, micro-insurance and other non-financial services that would enhance the
opportunities available to the poor for escaping poverty.
The vision of this organization is of people living with dignity, self-sufficiency and
responsibility and demonstrating it through love and service to their community. In addition, it
also aims to provide individuals and communities with opportunities to experience fullness of life
through small and micro-enterprise development. The Housing and Sanitation Loan Program
offers loans for construction or renovation of housing up to PHP 100,000 and of toilets for up to
PHP 15,000. The loan terms are from 18 months to five years.

3. Characteristics of Case Sites
3.1. Samatom Community
3.1.1. Physical Characteristics of the Site
Figure 36

Samatom Community, Barangay Tonsuya

Location The Samahan ng Maralita ng Tonsuya Malabon19, more popularly called Samatom,
is a small community located at the end of C. Perez Street, Barangay Tonsuya, Malabon City. It is
situated in the northeastern part of the city and is approximately three kilometers from Malabon
19 Meaning ‘Organization of Poor in Tonsuya, Malabon’
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City Hall. It is bounded to the east by Sucul River. The community has a total land area of 8,000
m2 .
The community can be accessed by passing through C. Perez Street, a paved road stemming
from the main highway. Vehicles (e.g., truck, fire truck, jeepney, pedicab, tricycle or car) can
pass along this street, but they would be confined at the entrance of the community. There are no
public utility jeepneys that pass through the community and there is no alternative road.
Alternatively, the community can be reached by walking through the STEP-UP communities in
Barangay Catmon until reaching the Sucul River. Samatom is along the other side of the river.
Two makeshift rafts which are operated by residents transport people and goods from Barangay
Catmon to Samatom and other adjacent communities.
Community History According to residents, the land they are currently occupying was
previously used for aquaculture but was reclaimed sometime in the late 1970s. There were only a
few households residing in the area at that time, but the number of residents started to increase in
1986. Around 230 households are presently settled in the area. Renters comprise approximately
25% of this figure. In 1993, the community formed an association primarily to apply for
acquisition of the land.
Neighborhood Pattern Samatom is located in a low-lying area and in the flood–prone zone of
Malabon. The area is generally swampy. Houses of varying shapes and sizes were built without
any proper layout. Many were constructed with limited space separating them. Patches that
appear to be small open spaces can be seen in several parts of the community. These are areas
where the soil is too soft and incapable of supporting the structural foundation of a house.

1) Infrastructure
Roads and Drainage The main road, seven meters in width, lies at the east side of the
community. It is actually a river easement that protects the community from flooding during the
rainy season. It is not made of concrete, but simply a soil berm. On the west side of the area is a
two to three meter wide road that bounds to Samatom from the adjacent community. This
partially paved road is shared by the residents of Samatom and the neighboring community.
Several alleys of one-half to one meter in width cut through the community. They are laid with of
makeshift planks, as the area is generally swampy. There are also alleys floored with sandbags
and small rocks.

Figure 37

Types of Alleys Cross-cutting the Community

The community does not have a drainage network of any sort. The canals were constructed by
the residents without a plan or central system. They are often clogged by rubbish and contain
stagnant grey water. Since there is no proper drainage and the area is low-lying, the community is
regularly flooded with the garbage that arrives along with the floodwaters. Garbage is said to
come from the waterways near the Letre Road. Residents are requesting the Barangay or City
Hall turn attention to their need for a proper drainage system.
Energy MERALCO (a private power distribution company) provides electricity to Samatom.
At the time of the survey, 99% of the household-respondents had access to electricity. Around 25%
(31 households) were connected to the electricity grid as sub-meter accounts of their neighbors or
relatives. Residents revealed in informal discussions that there were households, but due to the
strict and frequent visits of MERALCO personnel, sometimes accompanied by local police
officers, residents endeavor to find ways to be connected to the grid through legal means. A
negligible 1% of the population still relies on candles and kerosene as a light source. Residents
complain that electric cables and poles have not been properly installed.
In terms of energy for cooking, the survey results show that almost half of the households use
liquefied petroleum gas (LPG), accounting for 47% of the sample population. Charcoal is the
second most commonly used fuel at 28%, followed by kerosene and wood, accounting for 12%
and 10%, respectively.
Water and Environmental Sanitation In the past, residents fetched water from neighboring
communities because they had no access to Manila Water (water concessionaire). Most of those
tasked with fetching water were women or children, since their husbands or other adult male
residents were generally at work. The community gained access to water from Manila Water
through the help of their association. Initially, only 20% of total households in the community
had accounts with the water company. Many households’ applications for water connection were
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disapproved because they failed to comply with the criteria of the water company (e.g., their
homes should have a sink and comfort room). While the water company does have a program for
water connection, some households were still unable to access it because their houses were
located too far from major access roads. They would require greater financial resources to buy
pipes to connect to the main pipeline found along these roads. At the time of the survey, a large
number of households (63%) continue to fetch and purchase water. Only 32% have their own
water pipeline for private use and a mere 5% have common or shared faucets. Many residents
complain that water pipes were not installed properly, as some are submerged in the canal or in
trash.
Garbage Collection and Disposal Garbage in Samatom is one of the major problems faced by
residents. Garbage is brought out of the house and collected by a small garbage truck once per
week. Children are usually charged to carry out this task and are provided five or ten Philippine
pesos, but there is no assurance that the garbage is disposed of properly. Residents shared that
waste materials are oftentimes thrown into the canal or creek, especially at night. The Barangay
and city government units have programs for waste segregation, but according to the residents
these have not been effectively implemented.

2) Housing
Lot and Housing Area Based on the household survey, lot sizes vary significantly, but the
average is 23m2. The largest lot is around 45m2, while the smallest measures 10m2. About 46% of
households occupy lot larger than 20m2 and another 41% live on lots smaller than 20m2. The
remainder of the population owns lots of 20m2.
Housing Materials Regarding housing materials, around 50% of houses were constructed
using makeshift or salvaged materials. Another 40% were built combining light and strong
materials, and only around 10% were constructed using strong materials. The flooring is mainly
composed of wood or bamboo (75%), cement (21%), tile (3%) or earthen materials (1%). Many
houses are already in a state of severe dilapidation.
Housing Structure The survey also shows that it is common among household respondents to
live in a single-story house. This accounts for approximately 66% of the total population. Another
33% of household-respondents reside in a two-story structure and a mere 1% lives in three-story
houses. 48% of the sample households live in a single-bedroom house, 26% in two-bedroom
houses and the rest live in three-bedroom houses. Those who reported that their houses do not
have rooms account for 17% of the total sample population. Generally, one household occupies
one housing unit (83% of the sample).

Figure 38

Different Housing Types in Samatom Community

Houses made of salvaged materials

A house made of concrete and light materials

A dilapidated house
The foundation has sunk due to the softness of
soil.

A concrete house

A house made of concrete and light
materials

Toilet Facilities In terms of sanitary facilities, many houses have individual water-sealed
toilets (64%) and about 12% have a shared water sealed toilet facility. These toilets, commonly
small in size (around 1-2m2), are generally made of cement (floor) and wood or bamboo (walls).
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For households in concrete houses, the walling material of the toilet is also concrete. The survey
also reveals that around 18% of households use unsanitary toilets (closed or open pits). According
to Samatom residents, not all houses have sanitary toilets because some residents could not afford
to have them installed. There are also areas that are swampy, making it difficult to construct
septic tanks. Informal discussions with members of the community reveal that there are children
who simply excrete in the canal or creek. Adults are known to do the same at night.
Bathing Facilities In terms of bathing facilities, a majority (76%) of the residents have their
own facility within their house, while 19% have their bathing facility placed outside. Some
residents take their bath in the streets (4%).

3.1.2. Socioeconomic Characteristics
Most residents in Samatom came from the province of Bulacan at the northern periphery of
Metro Manila or other urban poor settlements within the metropolis. Around 230 households
reside in the area, with approximately 25% being renters. 41% of these households have stayed in
the community for around 21 years. The primary reason for remaining in the area is proximity to
family or relatives (41%) who were able to informally acquire a piece of land where they
constructed a house. Around 20% settled in the area due to its proximity to work and another 20%
identified the presence of better employment opportunities as the key factor for living in the area.
Around 9% resided in the area for reason of its accessibility to basic services.
Household Size Data shows that the average household size in the community is 4.4 persons.
This is reflective of the average household size in Malabon City of 4.3. Households with less than
five members comprise 68%, while those with more than five members constitute 32% of the
total sample.
Educational Attainment The level of educational attainment of household heads is generally
low. A majority of household heads is either high school graduates (35%) or reached the high
school level (22%). Around 26% had only elementary education. Those who reached college and
eventually graduated accounted for only 17%. For spouses, the same trend is exhibited. 56% of
spouses reached high school and a majority of them eventually graduated. Most young people in
the community are no longer enrolled in school and are already seeking employment to help
support their families.
Health Common ailments reported by residents include skin diseases, particularly during the
rainy season; cough and colds; and tuberculosis. The children are usually affected by these
ailments due to malnutrition.
Sources of Income and Livelihood Like most informal settlers, household heads are employed

in construction (e.g., laborers, carpenters and masons) and factory work. Some own small sarisari stores or small eateries in the community. Others are itinerant vendors, pedicab drivers, and
security guards, among other occupations. 12% are unemployed. Only 2% of the residents have
family members who work abroad.
Travel Time to Work The travel time of household heads, on average, is reported at 39
minutes, while that of the spouses is 28 minutes. Residents usually take multi-modal transport
(makeshift raft, pedicab and jeepney). Others walk to work (27%).
Income, Expenditures and Savings The average monthly income of households hovers around
PHP 13,480. For each household, two members are usually working. Households with family
members working abroad receive additional remittances amounting on average to PHP 14,839.
Household expenditures are estimated at PHP 11,015. Expenditures on food consume the largest
share of income (65%). Other household expenses include electricity (11%), transportation (6%),
water (4%), school fees (4%) and cellular phone cards (1%).
The average savings per month is computed to be PHP 1,988. However, this is only true for
those who were able to save. Examining the details, this study finds that the majority of the
respondents did not have cash reserves (62%) or if they have savings, they do not last long time
due to being applied to family emergencies.
Social insurance and Pag-ibig (Housing Development Mutual Fund) membership Only a
small fraction (less than 10% of the sample) has social insurance (SSS or GSIS) or is members of
Pag-ibig.
Poverty This study used self-reported total monthly household income as a means of
classifying households as poor or non-poor. Households that reported total monthly incomes
equal to or less than the threshold level are designated as poor. Provincial poverty thresholds are
determined annually by NSCB. Based on the 2011 NSCB data on poverty, Filipino five-member
families living in District 3 of Metro Manila20 should earn a combined monthly income of PHP
8,477 in order to meet their most basic food and non-food needs. The results of the survey show
that around 30% of the household-respondents have incomes falling around or below this income
threshold and thus are considered poor. Moreover, the survey results show that around 10
households have incomes falling below the estimated 2012 monthly household food threshold of
the NSCB of PHP 5,458 for a family of five. Food threshold refers to the minimum income
required for a family to meet basic food needs that satisfy the nutritional requirements for
economically necessary and socially desirable physical activities. These households can be
considered as subsistence poor.
20 Based on NSCB categories
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3.1.3. Social Services
Educational Facilities There are educational facilities near Samatom. These include Tonsuya
Public Elementary School and Tonsuya Day Care Center in Tonsuya, and Catmon Public
Elementary and High Schools in Catmon. The nearest elementary school is Tonsuya Elementary
School, around a ten to fifteen minute walk from the community, while the nearest high school is
in Catmon. Students in the community ride the makeshift raft across the Sucul River to reach
school more quickly. According to the mothers, many schools are characterized by inadequate
facilities, with classrooms accommodating 50-60 students per teacher. There are also cases where
only four of the seven or eight subjects are provided with books. In such cases, students resort to
sharing or borrowing books, usually with three or four students using a single book. In addition,
flooding is a regular problem confronting schoolchildren, especially during the rainy season.
Health Facilities and Programs The medical facilities nearest to Samatom are Tonsuya Health
Center (public), Mother's Clinic (NGO-assisted), and Punzalan Clinic (private). These facilities
provide basic medical services such as laboratory work, x-rays, dental services, and family
medicine and are open 24 hours a day. The barangay maintains health programs implemented
through assistance from the Department of Health (DOH), such as free vaccinations. Barangay
Health Workers circuit the community and visit each household. The government is also
executing health programs in the barangay, such as an anti-tuberculosis program, but according to
residents the Barangay Health Centers usually have no medicines available, while politics may
also come into play as some households assert that only family members, relatives and
politically-affiliated persons are provided medicines.
Peace and Security Peace and security are perceived as a major concern by many residents.
Barangay Tonsuya is known for gang wars among youths in conflict with the law. This reputation
is supported by the results of the survey. Approximately 62% of the household respondents
perceive the neighborhood as relatively unsafe, especially at night due to a lack of streetlights in
the community. Many households reported that the neighborhood is very dark, particularly in
areas farther from the main road. Moreover, they expressed that tanods (volunteers) or civilian
guards have recently ceased to rove the community, whereas guards previously patrolled the area
with regularity. Many residents reported that the presence of barangay tanods made them feel safe
in the neighborhood. 36% of the respondents reported a sense of safety primarily for the reason
that they know the area and people in the neighborhood.
Other Community Infrastructure The marketplace nearest to the community is the Talipapa
Market. It was established in 1986 and is located at the edge of the creek of Flovi and KadimaDamata. The open market is muddy, dirty, crowded, and reeks of stench. There are diverse

products that can be bought in the market, such as fish, pork, groceries and other basic necessities.
The Flovi Homeowners Association manages the market and caters to most of the residents of
Tonsuya and nearby barangays.

3.1.4. Legal and Institutional Characteristics
Land Ownership The community learned that the national government owns the land they
occupy and that it could be disposed of as free patent21. The community has been applying for
acquisition of the land for free under the Free Patent Law since 1993. The community association
has prepared a site survey, vicinity map and site development plan with the help of a geodetic
engineer. As of the survey period, the site development plan was in the process of review and
approval by the Department of Environment and Natural Resources (DENR).
Community Organization and Leadership Upon learning that the land can be disposed of as
free patent, the community formed an organization in 1993 primarily to apply for and acquire the
land they occupy. In its role as the point of contact with the community, the association has also
worked with utility companies toward the provision of energy and water to the community. It has
been working with LGU (barangay and city) in the implementation of a number of government
programs. Samatom is a member of the Alyansa ng may Integridad na Maralita ng Malabon
(AIMM), a city-wide union of 75 urban poor communities. The Presidential Commission for the
Urban Poor (PCUP) works with and provides support to Samatom in the land acquisition process.

3.1.5. Needs Assessment
Overall Satisfaction with Current Accommodation More than half of the respondents are
fairly satisfied with their current accommodation, 31% are satisfied and 14% are unsatisfied.
Residents reasoned that despite the inadequacy of housing and infrastructure, they feel at home in
the community.
Preferred Housing Location A majority of household-respondents prefers to have their houses
built at their present residence (82%), while 12% wish to settle within the neighborhood, 4%
prefers a location outside Metro Manila, 2% within the city and 1% wish to go outside the
neighborhood but within the city.
Housing Improvement Preferences If opportunities existed for them to improve their houses, a
majority of the community would prefer to build a new house at their present residence (82%)
21 Free patent refers to the legitimate proof of ownership of public land in the Philippines granted by the government. It is
an agreement between the national government and the grantee that the latter is responsible for developing the land
within a specified period. The grantee, however, has the exclusive right to use, develop and benefit from the land but has
no right to sell it.
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while 12% wish to settle in other locations within the neighborhood. Only 3% prefer a location
outside the community but within the city or Metro Manila. 4% prefer to be relocated outside of
Metro Manila. In terms of housing type, 78% prefer a two-story single structure, while the rest
favor single, three-story houses (12%) and single, one-story houses (10%).
When asked about what areas of their houses that households would prefer to improve first,
they indicate that constructing an additional story (34%), finishing the floor (27%), and installing
or improving the condition of a sanitary toilet facility (17%). If the preferred priority were
completed, they would still continue to improve aspects of their houses. The list of secondpriority items is as follows: improving the kitchen (16%); changing the roof (14%); changing the
walls (14%); adding an additional floor or renovating the second floor (13%); and finishing the
floor (12%). The households’ third priority list is as follows: improving toilet condition (19%);
changing the roof (17%); finishing the floor (12%); providing additional rooms (11%) and
changing the walls (10%).
Preferred Housing Delivery Methods A majority of the households prefers individual effort
for providing for their housing needs. This means that they would only wish housing
improvements to be done by themselves and/or with the help of carpenters.
Community Infrastructure Upgrading Preferences and Priorities 33% of households expressed
that among the list of the community infrastructure that they desire to be installed or upgraded, of
primary importance would be road widening and improvement of the drainage system. 28%
consider re-blocking to be equally important, while another 14% see garbage collection as the
priority. 14% consider provision of streetlights to be their top choice. When asked about their
second priorities, 34% indicated road expansion and drainage, 25% prefer garbage collection, 17%
want provision of streetlights and 14% would like the community to be re-blocked. Finally, when
asked about their third priority, 28% prefer to prioritize garbage collection, 26% indicated
provision of streetlights, 14% point to road expansion and improvement of drainage system, 12%
want fire hydrants to be put in place, and 11% desire the re-blocking of the community.
Willingness to Mobilize Resources for Housing Improvement The survey demonstrates that
around three-fourths (76%) of the household-respondent population is willing to borrow money
for housing construction. Approximately 21% prefer not to borrow and 3% are undecided. On
average, households are willing to borrow PHP 126,196. The survey also shows that in terms of
institutions from which they would like to borrow money for housing construction, 41% prefer
rural or thrift banks. 32% would want to borrow from NGOs and 12% from microfinance
institutions. Only 8% wish to borrow from family or relatives. In terms of manner of repayment
and collection, the data shows that none prefer to pay on a straight cash basis. The majority of

household-respondents (90%) favor a staggered approach through which collection is done
monthly. Weekly payments are preferred by 9% of the total household-respondents, while daily
collection accounts for only 1%.

3.2. Gulayan Community
3.2.1.

Physical Characteristics of the Site

Location Gulayan Community-Phase 1 is located along Governor Pascual Avenue in
Barangay Concepcion. The community has a total land area of 2,537 m 2. It is easily accessible
due to its location along a major thoroughfare that connects Malabon City to the adjacent cities of
Caloocan, Valenzuela and Quezon City.
Community History The land where the community is located was previously part of a large
vegetable farm. The Thus community named itself “Gulayan”, which is a local term for such a
farm. The community settled informally in the area starting in the 1980s, occupying a privatelyowned parcel of land. The earliest residents settled in the area from 1983 to 1989, while most of
the current residents migrated to the area between 1990 and 1999. A few new residents settled in
the community after 2000. The majority of the residents have lived for more than ten years in
both the municipality and barangay where the community is situated. Only a few have lived there
for less than ten years. The average length of stay of surveyed residents in the barangay is 22
years. 58% of the surveyed households reported that most of the family members were born in the
community, and a further 38% were born in other barangays within Malabon City.
59% of household-respondents reported that their main reason for staying in the area is
proximity to family or relatives who were able to informally acquire a piece of land where they
have put up a house. Around 18% settled in the area due to better income or employment
opportunities. The rest of the population attributed their residence in the area to its accessibility to
work and basic services.
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Figure 39

Gulayan Community- Phase 1, Barangay Concepcion

Neighborhood Pattern Gulayan is a small, highly dense community located on flat terrain.
Around 110 households reside on a 2,000 m2 lot. Open space within the community is extremely
limited. The main alley leading to the inner portion of the community is very narrow at around
two meters in width.

1) Infrastructure
Roads and Drainage The main avenue servicing the community is a national road and is wellpaved. As such, the community can be accessed through different types of vehicles. However, no
vehicle larger than motorcycles or bicycles may enter the interior of the community because the
main alley is too narrow. The alleys near the entrance of the community are paved, while those in
the interior are swampy. Residents along some alleys use bags of sand as makeshift footpaths.
Figure 40

Community Entrance from Gov. Pascual Avenue

The community is not equipped with a proper drainage network. The drainage canals
constructed by the residents are filled with rubbish and stagnant grey water.
Figure 41

Alleys of Gulayan Community

Paved alleys characterize the areas near the entrance of the community (left). However, in the
interior portion, they are unpaved and swampy. Residents use sandbags as makeshift footpaths.
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Energy MERALCO provides electricity to Gulayan Community. All of the household
respondents use electricity for lighting. A few households reported having illegal connections to
electricity. For cooking, most households (61%) use liquefied petroleum gas (LPG) while others
use charcoal (31%). 4% claimed to be using wood, and a similar percentage (4%) use a
combination of all energy/fuel sources for food preparation.
Water and Environmental Sanitation Of the total sample, 96% shared that they have their own
water lines. The remaining 4% do not have water connections directly to their homes and instead
fetch or purchase water from their neighbors. The study further finds that 90% of householdrespondents have their own water-sealed toilet facility. Around 1% use an unsanitary toilet
facility and 3% reported that they do not have a toilet facility. A majority (91%) of the residents
has a place for bathing inside their houses, while 6% responded as having their bathing facility
placed outside their houses, and a minimal 3% reported sharing a bathing facility with neighbors.
Garbage Disposal Garbage is collected once per week by a small garbage truck owned by the
LGU. However, the residents reported that the frequency of collection is insufficient. Litter is
scattered about the community, particularly in the interior.
Other Community Infrastructure The community does not have any common facilities outside
a makeshift basketball court where children and adults frequently play and where community
meetings and events are held.

2) Housing
Lot and Housing Area All houses in the community stand next to one another with very
limited or no space in between. The lot area where each household resides is generally very small,
averaging 20m2. Survey data shows that the majority (74%) lives in lot areas smaller than 20m2,
while one-fourth (26%) have houses built on lots with areas more than 20m2. In terms of housing
size, 64% live in very small houses with a floor area of 30m2 or below, while 36% live in houses
with a floor area greater than 30m2. The average floor area of the houses built is 30m2. The data
further shows that more than half (53%) reside in a two-story house, another 44% live in a singlestory structure; and about 4% managed to build three-story houses.
Housing Materials In terms of housing materials, around 40% of households have houses
made of salvaged materials, another 40% reside in houses built using mixed (predominantly light)
materials and only around 20% of homes are made of strong materials (GI sheets for roofs and
concrete for outer walls). Houses made of concrete are mainly located at the entrance of the
community. The data also shows that approximately 55% of household respondents have
cemented floors, while 24% use earthen floors. Wood/bamboo and tile floors account for almost

the same percentage, 11% and 10%, respectively.
Housing Structure 63% of the sample households live in a single-bedroom house, while 29%
live in two-bedroom house. A majority (79%) of total respondents also reported having one
household per housing unit, while around 14% of the households share their dwellings with
another household, either relatives or renters.
Figure 42

Housing Types in Gulayan Community

A concrete house, a house made of light materials and a house made of salvaged materials

3.2.2. Socioeconomic Characteristics
Household Size The average household size in the community is 5.3 persons, higher than the
Malabon City average of 4.3. However, about 60% of households have less than five family
members while the remainder (40%) is comprised of five or more members.
Educational Attainment The level of educational attainment of people in the community is, by
and large, low. The survey shows that a majority of household heads only reached the high school
level. While 30% started high school, only 18% of them managed to graduate. In addition, 30%
of the respondents had only elementary schooling and a mere 8% of this group actually finished.
Barely 10% of household heads were able to reach college.
Travel Time to Work A majority of the household heads work in Malabon City. Travel time,
on average, is reported at 43 minutes. 41% of household heads generally take multi-modal
transport (pedicab and jeepney). Others walk to work.
Sources of Employment and Income 54% of household heads are employed as laborers or
unskilled workers. They mainly serve as factory workers, drivers, security guards, welders,
construction workers and vendors. Others are owners of small stores. 11% of household heads are
unemployed. With regard to their spouses, a majority do not work. Some spouses are employed
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as domestic helpers, waitresses, vendors, etc. Only a small number (5%) have family members
who work abroad. They usually send remittances at least once per month.
Household Income, Expenditures and Savings Household monthly income, on average, is
PHP 15,27622. A closer look at the distribution of incomes shows that 35% of the sampled
households have monthly incomes of PHP10,000 and below, while around half of the households
have incomes between PHP10,001-20,000. Only a few households (10%) have incomes that fall
within the range of PHP 20,000-30,000.
The average monthly expenditures of all sample-households are estimated at PHP 11,749.36.
On average, 60% of a household’s expenditures are for food. Transportation expenses, on average,
make up 8% of the household’s total monthly expenses. Water expenses represent 3% of
household income, while electricity composes 9%. Expenses extended to communication needs
total around 4%.
Average savings per month are computed at PHP 3,527. This figure, however, must be treated
with care. Further analysis of the data shows that around 30 households (38%) have no savings or
are actually dissaving. Thus, the computed savings is simply reflective of the savings
accumulated by those with higher household incomes.
In the household survey, around 30 households (38%) reported having no savings at all. A
majority (35%) of those who save keep their savings in the house. However, most household
respondents also shared that their savings are usually consumed by unexpected or urgent
expenses.
Social insurance and Pag-ibig (Housing Development Mutual Fund) Membership Only a
small proportion (less than 10%) of the sample has social insurance (SSS or GSIS) or is a
member of Pag-ibig.
Poverty This study used self-reported total monthly household income as a means of
classifying households as poor or non-poor. Households reporting total monthly incomes equal to
or less than the threshold level are designated as poor. Provincial poverty thresholds are
determined annually by NSCB. Based on 2012 NSCB data on poverty, five-member Filipino
families living in District 3 of Metro Manila23 should be earning a combined monthly income of
PHP 8,477 in order to meet their most basic food and non-food needs. The results of the survey
show that around 28% of household-respondents have incomes falling around or below this
income threshold and are thus classified as poor. Moreover, the survey results show that no
22 A brief socio-economic profile was submitted to the LGU of Malabon in view of the community’s plan to purchase the
occupied land through the CMP. The profile provides an average monthly income of all households in the community.
The average for all households was estimated at PHP 17,300. This is close to the figure generated by the household
survey of PHP 15,276.
23 Based on NSCB categories

households have incomes falling below the estimated monthly household food threshold of the
NSCB for 2012 at PHP 5,458 for a family of five. Food threshold refers the minimum income
required for a family to meet basic food needs that satisfy the nutritional requirements for
economically necessary and socially desirable physical activities. This means that there are no
households in the community that can be considered subsistence poor.
Peace and Order 52% of the respondents consider their neighborhood to be safe, primarily
because they know the area and people well. However, despite the large percentage of the
household respondents who believe that their neighborhood is safe, they still express a preference
for improvements in security such as installing streetlights (50%), mobilizing tanods within the
neighborhood (34%) and setting up tanod posts in the area (11%).

3.2.3. Legal and Institutional Characteristic
Land Ownership A private individual owns the land occupied by the community.
Community Organization and Leadership The community has organized itself into a
homeowners association (HOA) of 91 members through the assistance of the Foundation for
Development Alternatives (FDA), an NGO mobilizer. The HOA is in the process of attempting to
buy the land from its owner through the CMP. A Memorandum of Agreement (MOA) between
the community and the landowner was executed in December 2013. The community association
has already secured the necessary requirements for applying for a loan from the CMP. The
documents were submitted to the SHFC for review and approval. It should be noted that there are
currently 110 households occupying the lot. However, only 93 households are HOA members and
thus, only these households will be accommodated in the land purchase. The remaining
households would be forced to move to other locations.

3.2.4. Needs Assessment
Overall Satisfaction with Current Accommodation The data shows that more than half (68%)
of the households surveyed are fairly satisfied with their present housing conditions. 26% are
satisfied, but 6% are unsatisfied. The mains reasons for being satisfied are: (a) They know the
community well; (b) There are many opportunities for earning a living such as vending food, etc.;
and (c) It is located near a major thoroughfare and has access to and from anywhere in in Metro
Manila.
While a large number of respondents are satisfied, many indicated a need to improve their
conditions. 24% reported that the alleys are narrow and should be expanded. 20% expressed a
need for better and more frequent garbage collection and 16% identify a need to address fire
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hazards. Sanitation problems, issues of peace and order and unemployment have been raised by
thirteen, eleven, and 4% of household-respondents, respectively.
Housing Improvement Preferences Residents expressed their desire for improved housing. In
terms of housing type, most household-respondents prefer two-story single houses (65%) while
29% would choose a one-story single house. The least preferred option is a three-story single
house or a row house. As to location, 74% prefer to settle within their current area of residence.
18% wish to settle within the neighborhood while 9% prefer a location outside the neighborhood
but within the city.
When asked about what areas of the house households would prefer to improve first, 44%
indicated that they would construct or improve toilet facilities. 18% prefer to prioritize floor
finishing, while 10% would like to improve their kitchen. When asked about their second
priorities, 23% desire a better kitchen, while 21% want their floor finished. Others would change
their roofs (18%) or walls (11%). Finally, 28% of the households consider changing/finishing the
roof or walls to be a third priority. Other facilities that are in this category include improving
toilet facilities (16%), floor finishing (14%), additional rooms (15%) and kitchen (11%). In terms
of housing delivery method, a majority (75%) prefers individual effort in providing for their
housing needs.
Preferred Housing Delivery Methods A majority of households prefer individual effort in
providing for their housing needs. This means that they would only want housing improvements
to be done by themselves and/or with the help of carpenters.
Preferred Neighborhood Improvements A majority of household-respondents cited reblocking as essential for an improved neighborhood, accounting for 64% of the surveyed
households. Only 15% support streetlight provision, while 9% prefer road expansion and
drainage. Other preferences include garbage collection (6%), concreting of pavement (3%), fire
hydrant provision (3%), and establishment of a multi-purpose hall (1%). The bulk (61%) of
households indicates road widening and construction of a drainage system as a second or third
priority.
Willingness to Mobilize Resources for Housing Improvement Around 70% of householdrespondents are willing to borrow money for their housing improvement needs. Approximately
21% do not wish to borrow because they prefer not to carry any debt and 9% are undecided. The
average sum of money respondents would like to borrow is PHP 79,000. With regard to lending
institutions, almost half of the households indicated an NGO-housing program (47%) as their
preferred lending facility. Moreover, 39% of household-respondents prefer to repay their loan
over a period of more than five years. One-fifth (20%) would prefer to make repayment within

three to five years. The remainder of the population would like to pay the sum back in one year or
less, or within 1-3 years. 60% prefer the staggered monthly approach for repayment and
collection of loans.

3.3. Comparison of the Two Sites
The characteristics of both communities are generally:

Table 31

Comparison of the Two Sites

Samatom Community
Physical
















Socioeconomic







Legal/
Institutional


Blight
Swampy, low-lying and flood-prone
Uneven terrain
Narrow unpaved roads (except the main
road that bounds the Sucul River)
No drainage system
Limited external connectivity (no
alternative roads)
High percentage of water sub-metering
Houses are constructed with limited
space between; no proper layout
High percentage of dilapidated houses
and houses using salvaged materials
Significant percentage (18%) using
unsanitary toilet facilities
Community is perceived as “unsafe”
because there are no street lights and
tanods no longer patrol the community
at night
Community is prone to fire hazards
Garbage collection and disposal is
insufficient
No multi-purpose buildings for
community gatherings
Generally small households
People generally have a low level of
educational attainment; a majority only
reach high school
Many people have irregular income
sources
High percentage of households
considered poor (30%) based on
government poverty indicators
Securing tenure is still not completed;
process started in 1993
Organized community

176
2013 Joint Consulting with IOs: World Bank











Gulayan Community
Good external connectivity (located
along a main road that connects the
city to the rest of Metro Manila)
Narrow alleys within the
community; community is prone to
fire hazards
No drainage system
Houses are constructed with very
limited space in between; no proper
layout
High percentage of houses made
from salvaged materials,
particularly in the interior of the
community
Many houses lack sufficient
lighting and ventilation
Garbage collection and disposal is
insufficient
No multi-purpose buildings for
community gatherings

 Small household size on average
 People generally have a low level
of educational attainment; a
majority only reach high school
 Many people have irregular income
sources
 High percentage of households
considered poor (28%) based on
government poverty indicators
 Securing tenure is still in process
 Organized community; HOA
requires continued capacitybuilding

4. Action Plans
4.1. Goal and Objectives
4.1.1. Goal
The goal of the action plans is to suggest efficient and equitable methods of incrementally
upgrading informal settlements and housing with sustainable standards.

4.1.2. Objectives
The main objectives of the action plans are:


To assist ISFs to secure land tenure through less complicated strategies



To reduce the financial burdens on poor ISFs



To promote housing and community upgrade projects where a large portion of the city
areas are occupied by informal settlements



To suggest methods for upgrading housing and the community with sustainable
standards

4.2. Problems and Opportunities
4.2.1. Problems
The informal settlements in Malabon suffer from a variety of physical and socio-economic
problems similar to those found in other informal settlements. However, the informal settlements
in Malabon City feature certain unique problems. Many settlements are located on swampy areas
of extremely high density. Further, developable vacant lands are so scarce that it is difficult to
find space for temporary shelters for informal settlers during land readjustment and infrastructure
construction.

1) Samatom
Samatom is located in a low-lying and flood-prone zone in Malabon. The area is generally
swampy and stagnant water can be observed in many parts of the community and even below the
floors of some houses. It is technically difficult to carry out upgrading and housing improvement
under such conditions. Households have expressed that they could not construct toilets or re-

construct their houses even if they wish to do so due to the difficulty in constructing a solid
housing foundation.
Houses of varying shapes and sizes have been erected without any proper layout. Many were
constructed with limited space between them. Patches that appear to be small open spaces can be
observed in several parts of the community. These are areas where the soil is soft to the point of
being incapable of supporting the structural foundation of a house.
The Samatom community’s residential density is extremely high. Based on the household
survey results, the average of the lot sizes is 23m2. The largest lot is approximately 45m2, while
the smallest lot is 10m2.
Many households have limited income and thus could not afford to carry out any
improvements. For example, a number of households continue to buy or fetch water from
neighbors because they are unable to afford to the cost of pipes and installation fees to connect
them with the main water line.

2) Gulayan
Gulayan is not situated in a flood-prone area. However, it is a highly dense community and
accommodates around 110 households in a 2,000 m2 area. The lot area where each household
lives is generally very small, averaging 20m2. In terms of housing size, 64% live in very small
houses with a floor area of 30m2 or less, while 36% are in houses with a floor area greater than
30m2. The average floor area of the houses is 30m2.
All houses in the community stand next to each other with only limited or no space in
between. The main alley leading to the inner section of the community is very narrow at around
two meters in width. In terms of housing materials, around 40% of the households live in houses
made of salvaged materials, another 40% have houses built using mixed components
(predominantly light materials) and only roughly 20% are made of strong materials (GI sheets for
roofs and concrete for outer walls). Houses made of concrete are mainly located at the entrance of
the community.

4.2.2. Opportunities
Both Samatom and Gulayan communities have registered as an HOA (Home Owners’
Association). Registration as HOAs implies that community residents have reached a consensus
on the implementation of a community upgrading project, on securing land security through land
purchase or through free patent of land and on taking the costs of land improvement and
infrastructure following land readjustment. With HOA registration, the communities are able to
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apply for CMP (Community Mortgage Program) loans as well.
Another positive factor at the two sites is that they have already prepared pre-subdivision
plans for their communities. This implies that community members have reached a consensus on
the lot sizes and locations within the blocks for each family after land readjustment.
The Samatom community has been negotiating for two decades with the central government
over free patent to the land they are currently occupying. Community leaders and civic officials
are currently optimistic about governmental approval of free patent to the land, which will reduce
the financial burdens of community residents.

4.3. Action Plans for Site Development
4.3.1. Land Tenure Security
Securing land tenure and upgrading housing is highly relevant. With increased security,
residents are more likely to invest in improvements to housing and in upgrading the surrounding
neighborhood. Obtaining access to land should be a primary step for households to initiate the
housing upgrade process.
To acquire land tenure, it is important to know the status of the land they occupy in order to
determine the most appropriate modes of land acquisition. In the case of Samatom, the land is
owned by the national government and the community would be able to acquire free patent to the
land. Free patent is a legitimate proof of ownership granted by a government to its citizens. It is
an agreement in which the grantee holds the exclusive right to use and develop the land and
benefit from it within a specified period of time. A grantee, however, does not hold the right to
sell the land, but could allow an heir to inherit it so long as this inheritance falls with the time
period of the free patent. An alternative option for the community is to find other available land
within or outside of the city that they can acquire through direct purchase or community mortgage.
However, considering the mixed socio-economic profile of the residents, the poorest members
may find it difficult to manage the related payments and could end up being displaced.
In the case of Gulayan Community, a private individual owns the occupied land. The
community has the option to buy the land either through direct purchase or community mortgage.
The advantage of direct purchase is that it does not demand the rigid technical considerations and
details of a loan prior to negotiations with the landowner. Documentation of the technical aspects
of the land and the land transaction itself would only be required during the process of
registration, titling and processing for site development. Direct purchase, however, would force
the community to provide a large sum of money in order to complete the deal with the landowner.

This is where affordability comes into play: the community must accumulate the needed
resources to buy the land if it were to select direct purchase. Otherwise, it can acquire the land
through a community mortgage. The advantage of community mortgage (through the CMP) is
that each household can also borrow for site development and housing construction/improvement
by means of a single application, so long as the total loan does not exceed PHP 165,000 (land
acquisition: PHP 90,000; site development: PHP 15,000; home improvement: PHP 60,000). The
challenge in community mortgage is that it requires a high level of community readiness in order
to comply with the legal, technical, financial and organizational requirements. Under the CMP,
the average length of processing the requirements, from organizing an HOA to receiving of the
loan, is two and a half years. For weaker HOAs, the average length can fall between five and
seven years.
As gleaned from the experiences of the two case studies, land acquisition, be it of private or
public land, is a lengthy and tedious process, particularly from the perspective of informal settlers.
In the case of Samatom Community, it has taken around 20 years to process the free government
land. Even now, the community is still in the processing phase.
There is a need for communities to improve their knowledge regarding the technical, legal
and processing requirements of government programs and enhance their organizational and
negotiation skills related to land transactions. One strategy to facilitate land acquisition is through
bridge financing. This is usually extended by NGOs and other civil society organizations able to
pool funds from various stakeholders including low-income households (savings), national and
local governments, bilateral and multilateral development organizations and the private sector.
Under bridge financing, the NGO pays the landowner in order to lock in the price of the land and
gain immediate security of tenure for the community during CMP processing. Community
savings groups usually leverage funds from bridge financing facilities. Thus, it is important for
low-income households to establish savings groups.

4.3.2. Subdivision and Land Readjustment with Sustainable
Standards
It is important for communities to prepare a subdivision development plan. Such a plan is
comprised of a subdivision plan and site development plan. The subdivision plan entails a
schematic diagram describing the arrangement of houses and house blocks and the proposed road
network. The site development plan contains the technical details and arrangements of basic
community facilities such as drainage, waste disposal and more. The subdivision development
plan is essential to the upgrading process because it provides the physical considerations for
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designing and building infrastructure facilities. Currently, the Samatom and Gulayan
communities have prepared only subdivision plans. Site development plan remained to be
designed.

Figure 43

Figure 44

Gulayan Subdivision Plan

Samatom Subdivision Plan

It is typical for informal communities to fully occupy a limited area of land, resulting in
houses being built on all available land with no space remaining for site development. This is the
case in Samatom and Gulayan. The subdivision development plan determines the need for re-

blocking or land re-adjustment. Re-blocking entails re-arrangement of houses in accordance with
the community’s design framework or subdivision plan. It allows communities to provide space
for communal infrastructure such as roads, drainage, and waste disposal, as well as water and
sanitation systems.
As can be seen in the subdivision plans above, the community members are mentioned that
they almost reached a consensus on how to upgrade their communities. Thus, it may be difficult
to change the plans substantially. However, the followings are alternative development methods
that communities can consider. The alternatives can be also applied to other informal settlements
to be upgraded.
Under the existing subdivision plans, both communities are still very densely planned, even
after widening the inner road. The area of each housing lot will be nearly same as its current
status. In addition, there is no space provided for community social facilities or open spaces. The
minimum standards and requirements are outdated and overly rigid, particularly under the
conditions of limited available land for informal settlers. However, having open space in a
community can enhance the community’s social activities and make it more livable. It can also be
used as space for a nurturing or health center.
It is important to readjust existing lots and roads with sustainable standards while ensuring
efficient land use. The main roads passing through the community should be a minimum of three
or four meters wide in order to allow one-way car passage. Not permitting car entry inside a
community result in problems such as difficulties with garbage collection and fire prevention.
According to the survey results, garbage collection is one of the more highly prioritized issues in
both communities. Houses with access to the wider road may have higher land and housing
values compared to the houses do not.
Well-upgraded sites can be improved again in the future without difficulty and high-quality
development can raise the value of land and housing since there will be more people who wish to
move into such a community. Thus, it is important to put in place higher standards than the
existing ones as a means to ensure the sustainable development of the community while
remaining within the bounds that residents can afford.

4.3.3. Mixed Development and Multifamily Core Housing
In order to readjust existing lots for more efficient land use, it is recommended to carry out
mixed development of single lots and multifamily core housing. This is one of the methods that
South Korea has applied in order to use land more efficiently and accommodate a greater number
of residents in limited space. In addition, this can allow a community to secure open space and
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room for communal facilities. This development approach can also lead to economic benefits for
residents since mid-rise multi-family housing units can provide more individual housing units
than can single-story housing development. The remaining housing units can serve as temporary
shelters during redevelopment, as well as rental units for tenant households after project
completion. Securing larger lots for development after combining individual lots can raise the
value of the land and mid-rise buildings can later be upgraded further with relative ease.
However, based on the site survey of the two sites, the communities prefer to own plots of
private land, even if of limited size, to the point of having limited road access or foregoing open
spaces that would allow for better ventilation, help prevent fires, or allow the community to enjoy
or socialize. In the case of Gulayan, due to the prohibitive cost of vertical housing the community
rejected the concept of multi-level housing designed to accommodate more households and free
up land for open spaces. In addition, the community expressed that multi-level housing will not
allow households to expand when their families grow. Likewise, they considered the need for
higher maintenance costs.
To address these issues, it is important for government agencies, local government, and
NGOs to provide technical support for building mid-rise housing structures. It is also strongly
suggested that NHA or the LGU provide four- to five-story high-ceiling core housing units. It is
recommended to have ceiling height between four and five meters so that residents can renovate
the housing with a second floor.

4.3.4. Multi-phase Development and Temporary Shelter Provision
The redevelopment process should be conducted in multiple phases in order to avoid the
problems that occur when all housing demolition takes place all at once. More importantly,
temporary shelter in which households can reside during construction must be provided. This is
ideally offered within the same community or at a nearby location.
In the case of the Samatom community, the community must carry out partial re-adjustment,
since some houses will be affected by the road-right-of-way while other houses will be unaffected.
The impacted residents will be resettled in vacant areas within the community. On the other hand,
the Gulayan community should undertake a full re-blocking, since the current locations of the
houses in the community do not conform to the lot parcels in the subdivision plan. All households
would need to re-adjust their houses to fit the boundaries of individual lot parcels. The
community plans to carry out land re-adjustment in the first quarter of 2014 through phasing (i.e.,
the first ten households from the entrance of the community).
It is recommended to place a temporary shelter within or near the community that community

members can stay during housing construction, and it can function as a community center or
permanent housing after all upgrade processes are completed. The housing upgrade process can
be carried out in multiple phases to allow the temporary shelter to accommodate all residents
from each group in respective phases.

4.3.5. Technical Support for Incremental Housing Development
Currently, households carry out the design and improvement of their homes by themselves.
For those who can afford it, they seek help from technical experts such as engineers and
architects. Those who hold limited financial resources can solicit guidance from seasoned
carpenters. For those with no resources at all, the only option is to pool salvaged materials and
construct houses by themselves with little regard for the structural integrity of the houses. Such
structures often fail to provide adequate levels of light, ventilation and privacy.
To improve the quality of housing upgrades, residents would need to be provided with
technical knowledge, which can be converted into understandable terms, on available design and
materials options and lead them to better understand the effects of their choices. Technical
assistance, especially during the early aspects of the phase, is needed when the location of a core
house defines the overall use options of the lot and when the technical features define both the
potential for and ease of upgrading and expansion.

1) Quality of Community and Housing Design
The pursuit of improved quality in community design from the initial stages is critical for
making the community environment more livable and establishing its identity. This can also
promote residents’ self-esteem and pride in the community. In order to ensure this, repeated
discussions are needed among community members to achieve consensus regarding their
preferences and upgrade ideas. In addition, it is critical to receive technical support from experts
for improving the community’s capacity.
One of the ways to promote improved quality of design is the collective planning and design
of houses. Community members can be divided into several groups, ideally of ten to 15
households each. They can discuss proper ways to upgrade their houses and determine a new
housing design. There is a need for NGO support in the design process via the sharing of
technical knowledge and experience. Through community planning exercises, they allow
households to sketch out dream houses and visualize how to achieve them. They then apply these
drawings to drafting technical designs. Construction work can be done by the respective groups
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so group members are able to supervise each other and share their labor, tools and equipment.
The structure and type of housing units should be determined based on the households’ socioeconomic status, as well as existing standards and an allowance for expansion and upgrading. The
structure and type of housing units may be single- or multi-family, multi-unit (merged lots of
adjacent houses with shared side walls to save on construction materials), and single or multistoried (with options for expansion/upgrading). Among other aspects, the design of each house
should consider roof and wall structures, ventilation, sanitation facilities, floor size and finish and
ceiling height.
Technical assistance may be provided not only by NGOs, but by the local government and
other institutions and/or individuals with experience and competence in housing projects and
community design efforts. Engineer or architect volunteers from related schools or associations
can be mobilized to help communities in the design process. Their technical support is highly
necessary for households to carry out housing upgrades of a high and sustainable quality. In order
to provide additional organized support to a greater number of households, it is recommended to
consider the establishment of a building center, which can serve as a center for researching and
distributing house plans, housing structures, and community designs and also for sharing
technical knowledge through training for artisans and self-help builders.

2) Building Materials
For households to obtain building materials in affordable manner, it is important to lower
materials costs. However, it is also critical to obtain high quality materials that are eco-friendly
over a longer period.
To reduce costs, communities may opt for bulk purchasing of materials from local hardware
stores or construction materials companies, or alternatively make use of pre-assembled
components such as doors and window frames put together by small and medium sized semiartisan firms in the city. Social enterprises, NGOs or peoples’ organizations can produce building
materials, although this may be limited due to restrictions on the availability of inputs for
production of existing innovative technologies. Therefore, it is recommended to establish a
building center to be responsible for research and the production of low-cost materials and
spreading building techniques for self-help incremental housing development.

4.4. Strengths and Weaknesses of Current System
4.4.1. Strengths
The Philippines enjoys a relatively good system for informal settlement upgrade through a
self-help approach with community initiative. The system includes an HOA (Home Owner’s
Association) registration system, the CMP (Community Mortgage Program), NHA (National
Housing Authority) programs and a micro-financing scheme provided by TSPI.
An HOA is nonprofit homeowner’s association that registers either with the Securities
Exchange Commission or at the HLURB (Housing and Land Use Regulatory Board). HOAs are
self-organized residents’ associations for community upgrade projects. Once a community
registers as an HOA it is able to negotiate with landowners and the government as an official
association. Also, an HOA can apply for SHFC-CMP (Community Mortgage Program) loans to
finance land acquisition, land readjustment, infrastructure development and house building. The
CMP is a highly useful financial tool worth benchmarking by other developing countries. The
fact that a number of NGOs and NPOs are taking an active role in assisting informal settlement
families is another highly positive aspect. It seems that reasonably beneficial education and health
care services are provided to children and young people living in informal settlements compared
with in other developing countries.
Ongoing relocation projects initiated by the central government for informal settlement
families residing along waterways with a high risk of flooding is a noteworthy strength of the
systems in place in the Philippines.

4.4.2. Weaknesses
The current community upgrading system lacks a range of alternatives for upgrading methods.
In all community upgrading projects initiated by HOAs, older houses are demolished and the land
is fully subdivided into single-house lots without any open space or communal facilities. In
relocation projects, on the other hand, the NHA or LGU build only multi-story, multifamily
housing for relocated families. More alternatives for development methods are needed in order to
scale up community upgrading projects, including the combination of two existing methods
within a single redevelopment site.
In the current community upgrading system in the Philippines, informal settlement families
must bear the full financial toll. They pay the land costs for roads together with their housing lots;
the costs of landfill on swampy land; construction costs of sewage and water drainage; costs of
road pavement; costs of connecting water supply lines, electricity and gauging meters; and all the
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costs of building materials and construction work. Informal settlers even pay many of the outlays
that local governments and utility companies normally supply in other countries. This places poor
informal settlement families in a very difficult situation. With such a financial burden, many
informal settlement communities do not dare to attempt community upgrading projects.
Relatively high interest rates on loans for informal settlers such as CMP loans (6% per annum)
and micro-financing (1.5% per month) must be pointed to as a problem. These rates could be
considered normal or even favorable compared with market rates. However, as social rates, they
seem too high bearing in mind what can be afforded by low income informal settlement families.
The roots of such high interest rates seem to lie in the limited income sources of financial
institutions. High default risks posed by informal settlers could be another reason.
Securing tenure on land is a basic requirement for undertaking upgrades in the Philippines.
No project can proceed to practical matters without the process of securing tenure. However, land
acquisition, be it of private or public land, is a lengthy and tedious process. The issues associated
with land are highly complex, particularly ones located in Metro Manila. Land information is not
readily available and land transactions are consequently extremely difficult and cumbersome. For
example, land management and administration is fragmented. The Department of Environment
and Natural Resources (DENR) is in charge of public lands records and cadastral mapping
specifying basic land parcel information, while the Registry of Deeds (different agency) is in
charge of the information on all the original titles resulting from the first alienation surveys and
subsequent land transactions. The LGU holds the tax records on the titles. Each of these agencies
generates records but none has a complete cadastral or parcel record inventory including land
tenure and ownership details. The management of land records is also wanting and there is no
mechanism in place for these agencies to automatically share land records. As a result, the land
titling process is convoluted and most often encumbered (i.e., there are multiple owners or it is
difficult to determine who may be the real owner).
The merit of the community initiation approach in community upgrading is that settlers’
preferences can be reflected in the development process. However, in in-situ upgrading projects,
both the roles of the central and local governments are insufficient. All steps of community and
housing development are left in the hands of informal settlers. They must find their way through
intricate administrative procedures and must bear all the costs of development. The central
government does not provide any grants or subsidies to promote community upgrading projects,
while local governments are not contributing much due to restrictions on financial resources and
a limited number of available housing staff.
The informal settlers are also confronted with difficulties stemming from a lack of technical

support in developing sites with proper infrastructure on swampy land. Furthermore, they require
technical support regarding building materials, building techniques and community design.

4.5. Action Plans to Upgrade the Current System
4.5.1. Administrative One-Stop Service and Coordination System
It is necessary to streamline the complicated administrative procedures for land acquisition
and land titling. It is recommended to provide one-stop administrative service by combining a
number of the different procedures currently performed by diverse parts of the governmental
body. Through one-stop administrative service, the community upgrading period can be
shortened and, as a result, the costs of redevelopment can be reduced. In addition, this could
promote community upgrading. In Korea, for example, one-stop administrative services are often
offered when the government wishes to promote selected programs. As a long-term task of the
central government, digitalizing various land related data on ownership, zoning, current uses, etc.
is recommended. This would simplify and facilitate the existing thorny administrative procedures
for land acquisition and financing. Such a project could begin with Metro Manila and spread to
other major city centers.
Coordination presents a major challenge considering the varied phases and activities and the
multiple players involved in the incremental community and housing development process.
Despite the fact that each recognizes the need for better coordination, the players involved more
often than not fail to act in a coordinated manner. An institutional setup for coordination would
appear necessary, especially when scaling up the community development process. Improved
coordination allows for synergies to develop among individual actions, avoids the duplication of
efforts or contradictory interventions, and fosters the creation of an enabling environment for
incremental housing development.
In the case of Malabon City, the CUPAO (City Urban Poor Affairs Office) could be wellpositioned to take on coordination efforts since they have been working with both the
communities and the NGOs operating in the city. The city’s Local Housing Board can provide
policy advisory support to the CUPAO and other stakeholders in the housing sector.

4.5.2. Measures to Reduce the Financial Burdens of ISFs
Financial support from the central government is needed in order to reduce the financial burden
on poor ISFs. The provision can be made through a contribution to the SHFC (Social Housing
Finance Corporation) CMP fund. The central government needs to consider offering grants or
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subsidies to informal communities to cover the costs of landfill in swampy areas and
infrastructure development such as roads and sewerage in the communities.
To promote the mobilization of the CMP fund, SHFC or NHMFC (a mother institution of
SHFC) needs to develop additional income sources. With a greater number of income sources for
the CMP fund, SHFC could provide additional loans at lower interest rates. The Korea Housing
Fund, a Korean example of a social housing fund, maintains various income sources such as the
sale of compulsory long-term bonds, sale of mortgage backed securities, apartment housing-sale
subscription savings, central government contributions, housing lottery sales, and more. The
Philippines may wish to benchmark the Korea Housing Fund.
In order to lower the interest rates on social funds and mobilize private financial resources, it
is recommended to consider establishing a community loan guarantee program for low-income
families lacking credit.
In addition, the central government can provide basic building materials such cement either
free or at discounted prices, as was the case of ‘Saemaul Undong’ (Korean New Community
Movement) in Korea.

4.5.3. Resource Center for Community Capacity Building
The local government or NGOs working in the city can provide community-organizing
support to communities. However, the capacities of community organizers would need to be
strengthened in order to respond better to community needs and promote dialogue or link
communities with city and national government agencies offering programs for communities.
The strength of HOA leadership and community relations primarily determines the degree to
which households cooperate to collectively carry out incremental housing development.
Communities require leaders who are able to motivate and inspire the community to change for
the better and encourage people to participate and contribute in building the community.
HOAs have varying organizational, planning, and management capacities and senses of
empowerment. Some hold a clear vision of the desired development for their communities, an
adequate understanding of the requirements for making their vision a reality, a positive
appreciation of what they are able to achieve, and the skills required to execute actions. However,
many others need to enhance these capacities. In addition, they need to be well informed about
administrative procedures, methods of securing land tenure, subdivision and infrastructure
development, financing and so on.
The upgrades to communities and houses reflect current affordability/income levels and
knowledge of upgrade options. Many communities are poorly built or designed and many also

fail to meet minimum requirements under related codes. To address this, they would need to be
provided with technical knowledge (but converted into more comprehensible terms) on available
design and materials options to allow them to better understand the ramifications of their choices.
The local government and NGOs can assist with community capacity building. However, in
order to build and strengthen communities more efficiently and effectively, it is recommended to
establish resource centers.
The functions of the center may include the following:
•

Strengthening community leadership

•

Providing technical support on all the procedures needed to implement community and
housing upgrades

•

Introducing successful cases for benchmarking

•

Conducting general consulting

•

Diffusing basic construction and building techniques

At the initial stage, a pilot resource center project is recommended for initiation by either the
central or Metro Manila government with the LGU of Malabon city. Such a pilot center may be
operated by the central government, local government, specialists and NGOs. In later stages,
more centers should be established around the metropolitan area. The size of centers may vary
depending on the number of ISFs covered.

4.5.4. Regional Building Centers for Sustainable Development
In in-situ community upgrading projects, informal settlement families must prepare
subdivision plans, fill swampy areas, make foundations for house building, construct
infrastructure and build houses by themselves. For some construction tasks they pay engineers or
technician for technical assistance. However, further technical support is required. The KRIHS
research team found that even after redevelopment the quality of communities and houses were
still very low and noted that more active technical support is needed. In order to offer sufficient
technical support, the research team recommends establishing a regional building center as a pilot
project in Malabon city or in other cities in Metro Manila.
The functions of a building center may include the following:
•

Research and production of low-cost, eco-friendly materials

•

Research into low-cost, eco-friendly sewerage systems

•

Research and distribution of building techniques suitable for incremental upgrading

•

Research and distribution of house plans and structures
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•

Development and distribution of prototype home and community designs

•

Training of artisans and self-help builders in low-cost, eco- friendly technology and

materials
The center can support self-help house builders and can also be operated as a vocational
training center for informal settlers. It is recommended that the Metro Manila government initiate
a pilot project with financial and technical support from the national government. The Philippines
can benchmark the ‘Indian Building Centers’. The government of India has established hundreds
of these building centers across the nation.

4.5.5. Partnership with NHA and Private Industries
The current community upgrading approach of ‘all-self-help upgrading’ has its strengths.
However, such an approach cannot succeed absent strong and effective leadership within
communities. It is unrealistic, however, to expect such community leadership to be present within
all informal communities. With solely an ‘all-self-help’ approach to upgrading, it may be
impossible for a large portion of informal settlements in Malabon and Metro Manila to be
upgraded within decades. The research team recommends the promotion of partnership between
HOAs and the NHA or private developers as alternative upgrading approaches. The NHA may
contribute through land-pooling and land readjustment; landfill and site development;
construction of multi-family, multi-story core housing in some part of the development sites with
open spaces; or the development of single core-housing over the entire site. There could also be
additional development options. Even with such partnerships, choices between various
development options must be made by HOAs. Within such partnerships, the local government
should operate as an active coordinator. The Philippines may benchmark the Korean case of the
role of LH Corporation in the Residential Environment Improvement Project for the Poor.
Partnership with private developers (or constructors) may work in those informal settlements
that show a high development potential. HOAs with private partners can develop fully or partly
finished small condominiums for HOA members and medium and large condominiums to sell in
the open housing market as a means to cover the development costs. The Philippines can
benchmark the Korean case of the Joint Redevelopment Method that was applied in many
redevelopment sites in the Seoul Metropolitan Area and other major urban centers.

5. Summary and Roadmaps
5.1. Summary
Based on the diagnosis of the situation in the pilot city and the two informal settlement sites
through the field mission, desk review, community visits and household surveys, action plans
were drawn in two tracks. One track is composed of action plans for the development of the case
sites, and the other contains action plans for upgrading the current systems in place in the
Philippines.
The action plans for the two case sites development are: (i) Land tenure security; (ii)
Subdivision and land readjustment with sustainable standards; (iii) Mixed development and
multifamily core housing; (iv) Multi-phase development and temporary shelter provision; and (v)
Technical support for incremental housing development. The detailed contents and stakeholders
for each action plan are as follows.

Table 32

Action Plans for the Case Sites Development

Action Plans

Natl.
Gov’t

Land acquisition through CMP loan (private land/Gulayan)
or free patent (public land/Samatom)

Subdivision with sustainable standards
(road width, open spaces, communal facilities)
Mixed development of single lots
and multifamily high-ceiling core housing

√

Multi-phase development with temporary shelter
Technical support for community & housing design
eco-friendly building materials

√

LGU

Com- NGO
munity NPO

Int’l
Org.

√

√

√

√

√

√

√

√

√

√

√

√

√

√

√

√

√

The action plans to upgrade existing systems are: (i) Administrative one-stop service and
coordination system; (ii) Measures to reduce financial burdens on ISFs; (iii) Establishment of
resource centers for community capacity building; (iv) Establishment of regional building centers
for sustainable development of communities and housing; and (v) Partnership with the NHA and
private industry. The detailed contents and stakeholders for each action plan are as follows.
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Table 33

Action Plans for Upgrading the Current System

Action Plans

Natl.
Gov’t

LGU

One-stop service for administrative procedures
and coordination system among various players

√

√

Measures to reduce financial burdens on ISFs

√

√

Establishment of a resource center
for community capacity building

√

√

Establishment of regional building centers
for sustainable development

√

√

Partnership with NHA and private industries

√

√

Com- NGO
munity NPO
√

Int’l
Org.

√

√
√
√

5.2. Roadmaps
5.2.1. Evaluation of Proposed Action Plans
The purpose of the action plans suggested in this report is to provide alternatives for
improving the living conditions of informal settlement families and for creating better city
environments. The Philippines has a long history and experience with self-help incremental
development in informal settlements. A reasonable incremental development system is in place,
including community organizing, securing land tenure, finance, land pooling and readjustment.
Many other developing countries would benefit from benchmarking the achievements of the
Philippines. However, the research team found that the quality seen in the upgraded informal
communities is still somewhat low. The research team suggested tips for Samatom and Gulayan
communities so that families in the two case sites could better implement their development plans
in their traditional way. This is because the two communities have progressed in their plans to
some extent and altering them at this point would be difficult. Instead, the research team suggests
alternative action plans for future developments in informal settlements as well as for the two
case sites of Samatom and Gulayan.
The research team also recommends action plans for upgrading the current community
redevelopment system so that incremental development can be implemented more efficiently and
with improved resulting quality of communities and housing, given that the suggestion of a
handful of development alternatives alone cannot alleviate the fundamental problems.
In order to establish a roadmap, we need to evaluate the effectiveness, urgency, ease and
financial cost of putting each plan into action. Effectiveness refers to the degree to which each
action plan can improve the current situation. Urgency indicates how urgently each plan needs to
be implemented. Ease describes the facility with which respective plans can be realized. Financial

cost defines how much financial outlay would be needed to put each plan into action.

Evaluation of Action Plans for Development
Land acquisition should take place through CMP loans for the purchase of private land (still
the best method for informal settlement families even though some aspects of the CMP could be
improved). In the case of public land, free patent could be the best option. Without land security,
initiating community redevelopment is impossible, so its effectiveness and urgency can be
classified as ‘very effective (5)’ and ‘very urgent (5)’ on a five-point scale (refer to notes to table
V-7). A five may be regarded as the highest rating and a one as the lowest. The ease and financial
costs of the action plan could be graded at a three or four (not easy, but possible for certain
communities) due to issues of affordability among some informal settlement families.
‘Subdivision with sustainable standards’ is a very important action plan, but could be graded
as four in terms of effectiveness and three in urgency relative to other actions, while the plan
could be assigned a four for ease and a three for financial costs from the perspectives of informal
settlement families (unless the government is willing to pay for land for roads and open spaces).
Table 34

Evaluation of Action Plans for Development

Action Plans
Land acquisition through CMP
loans (private land/Gulayan) or
free patent (public land/Samatom)
Subdivision with sustainable
standards (road width, open
spaces, communal facility)
Mixed development with single
lots & multi-family high ceiling
core housing
Multi-phase development with
temporary shelter
Technical support for community
& housing design/eco-friendly
building materials

Effectiveness

Urgency

Ease

Financial Costs

5

5

3-4

3-4

4

3

4

3

5

4

3

4

5

4

3

5

5

5

5

5

Effectiveness (5-1): 5 (very effective)… 1 (not effective)
Urgency (5-1): 5 (very urgent)… 1 (not urgent)

Easiness (5-1): 5 (very easy)…1 (not easy-difficult)
Financial Costs (5-1) 5 (very low)…1(high)

Mixed development with single lots and multi-family high-ceiling core housing is necessary
for high density informal settlements in order to secure open spaces and proper inner roads.
Therefore, it can be graded as a five in effectiveness. However, since informal settlement
residents tend to prefer single lots to multi-family housing, it could be graded a three in terms of
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ease. Financial costs can be a grade four if the National Housing Corporation joins in as a partner
to build multi-story, multi-family core-housing.
More active and systematic technical support for informal communities is critically important
for sustainable development. The effectiveness, urgency and ease of this measure could therefore
all be graded five. This action would not incur any increase in development costs to communities.
The central or metropolitan government needs to participate financially, but the action can be
graded a five on the criterion of financial costs.

Evaluation of Actions for Development System Upgrade
The action plan of providing one-stop administrative service related to land acquisition and
land titling accompanied by systematic coordination among stakeholders is especially important
for the efficient implementation of community redevelopment projects. The effectiveness and
urgency can be graded as a five, while ease can be scaled four. The financial costs can be
assigned a score of five.
The action plan of instigating measures to reduce financial burdens can be graded a five in
terms of effectiveness and urgency, since most ISF struggle with financial issues. This action plan
can be marked a three for ease because it takes some time to change the financing system. The
financial costs criterion is assigned a three since a substantial financial contribution by the central
government is required while many other competing needs may have to be addressed in the
national budget.
Table 35

Evaluation of Action Plans for System Upgrade

Action Plans

Effectiveness

Urgency

Ease

Financial Costs

One-stop administrative service
and coordination

5

5

4

5

Measures to reduce financial
burdens on ISFs

5

5

3

3

5

5

5

5

5

5

4

5

5

5

3-4

4

Establishment of resource center
(pilot project)
Establishment of regional
building center (pilot project)
Partnership with NHA
and private developers

Effectiveness (5-1): 5 (very effective)… 1 (not effective)
Urgency (5-1): 5 (very urgent)… 1 (not urgent)

Easiness (5-1): 5 (very easy)…1 (not easy-difficult)
Financial Costs (5-1) 5 (very low)…1(high)

The action plan of establishing of resource centers (pilot project) can be considered a five by
all evaluation criteria. The action plan of the establishment of regional building centers (pilot

project) can be assigned a five for the criteria of effectiveness and urgency. The action plan may
be graded four on the criterion of ease, because the building center is a multi-functional center
that includes research, training and production of eco-friendly building materials. Financial
backup is required in order to set up and operate the center. However, this is not be
insurmountable if the central government, NGOs & NPOs and international organizations
contribute financing and expertise.
Partnership of high density communities with the National Housing Authority can improve
community quality to a great extent through the construction of multi-story, high-ceiling corehousing for incremental development on some portion of the community land as a means to
secure open space and lay a proper inner road system. Also, a partnership between informal
communities and private developers is worth attempting in areas with high development potential.
Therefore, the effectiveness and urgency for that action plan should both be classified as five.
However, residents tend to prefer single-lot housing to multi-family units and slightly elevated
costs might be incurred by residents who choose core housing. Thus, the ease of the action plan
may be graded either a three or four and financial costs can be considered four. If a small subsidy
could be provided for core-housing residents, the problem of financial costs can be mitigated.

5.2.2. Roadmaps of Action Plans
Most of the action plans for development can be put into place within five years, with the
exception of the one action plan of subdivision with sustainable standards, which may be
categorized as a long-term task. Refer to <Table 36>.

Table 36

Action
Period

Short term
(2-5 years)

Time Schedule of Action Plans for Development

Actions Recommended
 Land acquisition through CMP loans (private
land/Gulayan) or free patent (public
land/Samatom)
 Multi-phase development with temporary shelter
 Technical support for community & housing
design and eco-friendly building materials
 Mixed development with single lots & multifamily high-ceiling core housing

Long term  Subdivision with sustainable standards (road
(5-10 years)
width, open spaces, communal facility)
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Principal Actors
• Community/Central Gov’t

• Community
• Central Gov’t/LGU/NGO
• Community/NHA
• Community/LGU

Among the action plans for system upgrade, four can be implemented within five years. Two
action plans, on the other hand, could be implemented after five years but within ten. The longterm action plans are measures to reduce the financial burdens on ISFs and community
partnership with private developers. Refer to <Table 37>.

Table 37

Time Schedule of Action Plans for System Upgrade

Action
Period

Actions Recommended

Principal Actors

Short term
(2-5 years)

 One-stop administrative service & coordination
 Establishment of resource centers (pilot project)
 Establishment of regional building centers (pilot
project)
 Community partnership with NHA

 Central gov’t/ LGU
 Central gov’t/LGU/NGO
 Central gov’t/Metro/NGO

 Measures to reduce the financial burdens on ISFs

 Central gov’t/Financing
institutions (SHFC, TSPI)
 Private developer/
Community

Long term
(5-10 years)  Community partnership with private developers

 Community/NHA

In <Table 38>, all the action plans suggested are arranged by stakeholders. The short term
tasks to be undertaken by the local government should be noted, since Malabon City is the client
for this consulting project. However, fundamental changes cannot be expected simply through the
efforts of the local government. The roles of other stakeholders are also essential in bringing
about changes for informal settlement families. To be successful, coordinated contributions from
various stakeholders are required.
Table 38

Actions by Stakeholders

Actors

Action Period

Short-term

 One-stop administrative service & coordination
 Establishment of resource centers (pilot project)
 Technical support for community & housing design and
eco-friendly building materials

Long-term

 To promote subdivision with sustainable standards (road
width, open spaces, communal facilities)

Short-term

 To allow free patent for public land
 Technical support for community & housing design and ecofriendly building materials
 One-stop administrative service & coordination
 Establishment of resource centers (pilot project)
 Establishment of regional building centers (pilot project)

Local Gov’t

Central Gov’t /
Metro Gov’t

Actions

Long-term

NHA

 Building multi-family high-ceiling core housing for the
Short-term
community to mix core-housing with single family lots
 Partnership of NHA and Community
Long-term

Private
Developer

－

Short-term

 Land acquisition through CMP loans (private land/Gulayan)
or free patent (public land/Samatom)
 Multi-phase development with temporary shelter
 Mixed development with single lots & multi-family high
ceiling core housing

Long-term

 Subdivision with sustainable standards (road width, open
spaces, communal facility)

Community

NGO/NPO

 Measures to reduce financial burdens on ISFs

 Technical support for community & housing design and ecofriendly building materials
Short-term  Support for operation of resource centers (pilot project)
 Support for operation of regional building centers (pilot
project)
Long-term

－

Short-term

－

Long-term
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 Partnership of community and private developers

VI. Conclusion
The ultimate goal of the Joint Consulting Project is to suggest an efficient and effective way
in which informal settlement families may secure land tenure and upgrade housing and
neighborhood environments. In most developing countries, the urban poor illegally occupy public
or private lands and build neighborhoods haphazardly without the adequate infrastructure to
ensure safety and health. Most shelters are built without adequate materials, structures and
sanitary facilities. Such living environments are detrimental to the physical and mental health and
safety of the residents. Most informal settlement families live in confined and overcrowded
shelter. According to health scientists, people who live in overcrowded environments may tend to
become abnormally aggressive. The resulting health problems incur social costs. The living
conditions in informal neighborhoods need to be improved in one way or another for the benefit
of all society, as well as for the wellbeing of informal settlement families.
In most developing countries, the urban poor living in informal settlements cannot afford to
purchase or rent housing in the formal sector. Therefore, a self-help incremental upgrading
method is considered to be a suitable solution for informal settlement families. This consulting
project, therefore, aims to develop practical guidance on the process for housing practitioners to
implement policies and measures on incremental housing.
This report consists of a background study by the KRIHS research team featuring a general
review of worldwide experiences but focused particularly on Korea’s incremental and affordable
housing policies; an incremental and affordable housing development toolkit by the Housing
Research Group, Utrecht/Amsterdam; and case studies with policy recommendations and analysis
reports by the KRIHS research team on two informal settlements of Masese1 and Babu Village in
Jinja City, Uganda and Samatom and Gulayan in Malabon City, the Philippines.
The toolkit for incremental housing development was developed by the Housing Research
Group, Utrecht/Amsterdam and is structured into seven modules. Each tool includes several
headlines with practical points of departure for the understanding and support of the incremental
affordable housing processes. In addition, instructive examples and references for further study
are provided.
Based on the background studies and referring to the toolkit, the KRIHS research team carried
out case studies. Case studies are based on diagnoses of the situation and problems in the pilot
informal settlement sites through a field mission, desk review, community visits and face-to-face
household surveys in cooperation with community members, government officials, consultants

and NGOs in each case site.
Based on the information on the case sites, the research team analyzed problems and
opportunities found at the case sites and the strengths and weaknesses of the respective existing
redevelopment systems in each country. For each site, the KRIHS research team set up a goal and
objectives, followed by proposed action plans for case site development.
The city of Jinja in Uganda is a relatively small city of radius of around 3km with a
population of approximately 90,000. There is relatively more available land within the city
boundaries, as well as on the periphery than the case site in the Philippines. Considering this
situation, the KRIHS research team tried to suggest systematic upgrade strategies for the sites to
be developed into a prototype for upgrade of other informal settlements in Uganda. The KRIHS
research team proposed a community empowerment program with ‘Self-Reliance Center’, which
is defined as a comprehensive community nurturing center. The center has functions of temporary
shelter where affected residents from redevelopment can be accommodated and building center
which provides education/training programs and information on skills and building materials
needed for incremental housing improvement. The team also proposed land readjustment method
taking into account of complicated cadaster, lack of infrastructure in the case site, and financial
condition of local government, Jinja Municipal Council. These proposed methods could evolve
into prototypes of upgrade strategies for informal settlements in Uganda.
The situation in Malabon City in the Philippines is more complicated than Uganda. The city
has a population of roughly 365,000. Further, it is a part of Metro Manila, with a total population
of around 12,000,000.

A substantial portion of Metro Manila is occupied by informal

settlements. In the case of Malabon, 38% of the total population lives in informal settlements.
Many of these informal settlements are located on swampy areas and vacant land is scarce,
especially for informal settlers. The Philippines also has a number of community upgrading
projects and seems to have reasonable prototypes for community upgrading methods.
The two case communities in Malabon are presently preparing community upgrade projects
following the traditional methods of community upgrading applied in the Philippines. The
residents have organized their communities and registered as Home Owners’ Associations. The
Gulayan community is preparing an application for community mortgage loans, while Samatom
has been negotiating with the government for free patent to the public land. Both of these
communities have already prepared pre-subdivision plans that show the road system and the size
and location of each lot after land readjustment. Respecting the communities’ plans, the KRIHS
suggested tips for allowing the community upgrading projects to be implemented properly.
However, the KRIHS proposed alternative development approaches for the two case sites in the
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hope that such development alternatives could be applied in other informal settlements in the
Philippines. In addition, the research team suggested action plans (policy recommendations) for
improving the current community upgrading system.
Some action plans suggested can be implemented within a short period, while others may
require a relatively long time before implementation. Thus, it would be desirable to start with the
action plans that can be easily realized within short periods. However, it is also important to
implement those action plans that could bring about fundamental changes and improvements to
residents’ living conditions in informal settlements, even if they are time consuming and/or
challenging.
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Annex 1 Uganda Housing Situation

1. The Housing Situation in Uganda
1.1. Evolution of Housing Policy in Uganda
In the rural areas where more than 80% of the national population still resides, most housing
is provided through traditional arrangements. National policy does not affect on these rural
peasants. In the traditional cultural setting, all housing was provided through self-help. A young
man becoming of age would stop sleeping in his fathers’ house and builds a separate bachelor hut
for his occupation within his fathers’ homestead using local building materials and with skills
passed from one generation to the next. Shortly, he would get married, adds a bigger hut to serve
as bed/living room while the small hut is turned into a kitchen for the new family unit. In this
manner, within the fathers’ homestead several dwelling units housing separate but connected
families are created. In a hierarchical manner, the fathers’ house would mostly be centrally
located and is normally much bigger in size signifying the power structure. It is from early
colonial time (from 1894) that housing policy as we know it today emerged. The goal of the
colonial government housing policy was to create comfortable living environment for colonial
officers free from tropical diseases. The colonial government developed public housing in
planned urban environment that was racially segregated to benefit only colonial officers
providing free housing to all colonial officers. The native Africans were not encouraged to join
urban life but to remain in rural areas to grow cash crops for export. However, to sustain the
system, it quickly became obvious that African workers were required but the native African
urban function was solely to provide labor. This segregated policy took various forms. In some
cases, single-roomed units known as bachelors quarters, meant to accommodate a single man who
was expected to abandon wife and children in the villages were developed but in other cases,
municipalities and town Councils developed estates (junior quarters) made up of single bedroomed units removed from European housing estates. As the economy quickly grew and demand
for bigger numbers of native African became obvious, African housing was developed in urban
centers to accommodate labor. In 1945 a department of African Housing was established within
the Department of Public Works. This new department was in charge of development of housing
estates specifically to be occupied by native Africans whose labor is required to service the
colonial administration. According to section 32 of the Uganda employment ordinance, all
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employers were required to provide housing to their employees. Resulting from these two pieces
of legislation of public housing provided by municipalities and employers being required to
provide housing for employees (examples include Kilembe mines, and estate agriculture like the
sugar industry) , several small housing estates were established in various parts of the country.
Following independence, and in line with the policy of moving to the left as enshrined in the
common mans’ charter of the Obote-1 regime, a government role in provision of urban housing
was assigned to public entities hence National Housing Corporation (1964) was formed to
develop housing and real estate to build on what had been started earlier during final years of
colonial administration. For the two decades of sixties and seventies the company (NHCC)
constructed only 2,384 houses across the country. In addition, to address the acute shortage of
credit for housing, the Housing Finance Company of Uganda was established in 1967. Despite
establishment of these two government companies, no meaningful developments took place as the
companies were poorly capitalized.

1.2. Current Policy and Challenges to Housing Provision
Since 1992, Uganda has adopted a National Shelter Strategy based on UN-Habitats’ enabling
strategy. Through this strategy, the government creates the necessary environment to enable and
facilitate the private sector, and communities and home owners to develop housing independently.
The current national housing policy is based on this enabling strategy, but derives from several
pieces of legislation scattered under 24 different instruments. The most important are the 1995
Constitution of Uganda, the 1998 Land Act, the Physical Planning Act, the 1997 Local
Government Act, and the Public Health (building rules). The National Housing Policy has been
establised on the basis of these laws. First, the Constitution of the Republic of Uganda 1995
provides under its National Objectives and Directive Principles of State Policy and under Part
XIV (b) of the general social and economic objectives, that all Ugandans enjoy the rights and
opportunities to access descent shelter. Article 26 guarantees the right of every person to own
property, either individually or in association with others.
The National Development Plan (NDP) is the overarching document guiding national
development. It recognizes the housing sector as one of the primary concerns. A sector is defined
as primary when it produces goods and services that directly benefit the population. The National
Housing Policy, with the goal of providing adequate and affordable housing to all, including lowincome households and vulnerable members of society, provides for policy strategies to address
the diverse issues affecting affordable housing delivery.

1.2.1. Land
Regarding land, the policy aims at promoting access to land in order to enhance housing
development and develop programs which will ensure easy access to land, especially among low
income groups. The policy aims at the promotion of an effective land administration and efficient
conflict resolution mechanism. It is based on the 1998 Land Act that reversed the 1975
nationalization of land by decree, recognizes customary tenure, provides the basis for formalizing
and individualizing existing customary rights through the issuance of Certificates of Customary
Ownership (CCO), strengthens the land rights of tenants, promotes land rights for
underprivileged groups and also retains the compulsory acquisition of land by the government
acting in the public interest. These goals of the 1998 act have remained mainly on paper and have
yet to be implemented. Necessary institutions for implementation of the Act have not been
established in a timely fashion. The few that have been set up are not funded and are not
facilitated to execute their mandates as they lack the necessary tools to execute work and the staff
has not been provided the requisite training to deliver the stated objectives. While many
commentators have blamed the 1998 Act for the recognition of multiple rights to the same piece
of land as the main source of the ineffective functioning of the land administration system, the
paper argues that the problem has to do more with poor implementation of the law rather than its
specific provisions. Much of the implementation was to happen at decentralized district level by
cash-strapped local governments, but as indicated above most of these district level offices are
not completely functional. Full scale implementation has occurred as a tiny donor (DFID) funded
pilot activity in a few isolated parishes. The lesson from these scattered implementation trials is
that when properly implemented it can indeed deliver results and the law is much more positive
than it is sometimes portrayed.

1.2.2. Housing Finance
For housing finance, the policy aims at increasing access to affordable housing finance for all.
Strategies for increasing access to housing finance include: (1) Developing programs for
strengthening informal community-based savings groups for housing development; (2) Creating a
housing fund targeting public servants, social housing and slum upgrading; (3) Promoting the
development of housing co-operatives as a catalytic intervention for resource mobilization; 4)
Developing appropriate mechanisms and reforms to allow access to pension and provident funds,
insurance and securities exchange for housing development; (5) Establishing municipal and
housing bonds for housing development.
According the FinMarkTrust report, the Uganda housing finance sector has grown over the
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last ten years, expanding from a single government-owned bank to four privately owned
commercial banks and one deposit taking institution and the mortgage portfolio has grown from
Ush 32.4 billion (US$ 1.9 million) in 2002 up to USh 190 billion (US $109 million) in 2007.
However, he sector is still small compared to the needs for it. It has so far served the middle and
high income earners, overlooking more than 80% of the population. This inadequacy has
constrained both real estate developers and prospective house buyers. The report indicates that
only 0.68% of the population enjoys access to mortgage finance, while well over 62.3% of the
population has no access to financial services whatsoever. The report notes that while there are a
relatively large number of banks in operation, most to not engage in mortgage financing. The
report blames this in part on the large government fiscal deficit that has facilitated banks profiting
from investment in low-risk government securities rather than lend to the private sector. This
minimal investment in the mortgage sector coupled with high interest rates charged by banks has
conspired to constrain growth in mortgage financing.

1.2.3. Infrastructure Delivery
For provisions of infrastructure and basic services, the policy goal was set to support local
governments for mobilizing resources to finance infrastructure and service provision in
settlements. One practical manner through which the central government supports local
governments is the disbursement of conditional grants to local authorities for the delivery of
various services. However, these funds are negligible and cannot meaningfully resolve the
challenges of basic services delivery in settlements. At best, they can only help maintain the
existing infrastructure. Local governments are generally cash-strapped as local revenue
generation is poor. Unless local governments (municipal authorities) diversify their local revenue
sources and increase revenue generation, the provision of services will continue to be difficult.
Local governments need to urgently engage with the central government to jointly devise new
revenue streams to increase funding for the provision of services to citizens. This is an attitudinal
problem in many ways. Most local government leadership lacks confidence that development can
take place based on local resources rather than through external funding. Local leaders need to
understand that their strength is from within and that locally generated revenue is the future rather
than contributions from without.

1.2.4. Building Materials and Construction Industry
For building materials and construction technology, the policy goal is to undertake research
on the use and production of affordable alternative local building materials. There is a need for an

advocate for alternative and appropriate construction technologies that are cost effective,
economical, environmentally friendly, culturally acceptable and sustainable. Isolated work is
being done in several institutions, including Makerere University, Martrys University Nkozi,
Kyambogo University, Building Materials Laboratory Kireka and several other smaller units such
as construction companies and individual projects around the country. However, the results of
these efforts are not being properly documented and synthesized and made available for the
industry to adopt and benefit. A lack of leadership is a problem. There is a need for direction and
a system to bring together the results of all these efforts in such a way as to benefit the
construction industry.
As provided, most of these policies seem perfectly attractive on paper. At the implementation
level things tend to diverge. For Uganda generally and for Jinja in particular, if any, of the above
policy elements have been implemented, it would appear that the government role of simply
serving as an enabler and facilitator is to blame. Among Uganda’s highly liberalized, privatized,
and devolved governance structures, this role as enabler/facilitator has been grossly
misunderstood to the extent of central government seceding responsibility and local governments
abandoning any governmental role in housing delivery. Despite the fact that the National
Development Plan recognizes the housing sector as one of its Primary Sectors, the municipality
of Jinja does not have a budget line for housing delivery. The Deputy Town Clerk confirms that
the municipality does not intend to prioritize housing in the budget cycle and allocate sufficient
financial supports. It is therefore vital to redefine the role of government beyond that of
enabler/facilitator. Government needs to take resolute leadership in encouraging pro-poor
performance in the market. Market failures must be resolved if any progress is to occur within the
sector

1.3. Institutional Framework and Key Actors for Housing
Delivery
For the purpose of housing development, and affordable housing delivery in particular, the
central government’s Ministry of Lands Housing and Urban Development takes leadership. It
works with other ministries, departments and agencies (MDA) (Ministry of Works, Ministry of
Finance, Uganda Land Commission, etc.) and with local governments as provided by the related
legal provisions, but as housing delivery is a mainly private sector activity, the MDAs mainly
play a regulatory role. The actual work is done at the local government level by the private sector
and household members together with NGOs/CBOs.
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1.3.1. Central Government
The role of the central government is that of “an enabler” charged with the creation of a
conducive environment through policies, legislation, and regulations as provided above. This
enabling role of the central government has been poorly understood and implemented.
Governments need to take real and concrete action to address market failures and not sit on the
sidelines. Governments need to facilitate and support the demand capabilities of the economically
weakest members of society. For orderly development to take place, the government needs to
take up the issues of land and service delivery and offer resolute leadership.
The government central ministry responsible for initiating and creating the necessary
environment for housing development is the Ministry of Lands, Housing and Urban Development.
It provides policy direction, national standards and coordination on all matters concerning land,
housing and urban development. These roles are implemented by the four directorates of Lands,
Physical Planning, Urban and Human Settlements, and Housing. Through the Directorate for
Housing the ministry is expected to supervise local governments while these local governments
work directly with stakeholders such as the private sector, NGOs and households. The ministry
also links with other central government actors including the Ministry of Finance, Office of the
Prime Minister, the Ministry of Works and Transport and other service providers such as the
National Water and Sewerage Cooperation and other similar bodies responsible for electricity.
The Ministry of Works and Transport (MWT) is responsible for promoting standards in the
construction industry and is charged with the responsibility to plan, develop and maintain
efficient and effective transport infrastructure. The ministry is also responsible for testing
materials and regulating the construction industry, including building construction, in order to
ensure safety and generally proper standards for the industry. The central materials laboratory in
Kireka is the sole related laboratory in the entire country, making access to needed materials
testing difficult and highly costly.
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1.3.2. The Local Government
Under the decentralization policy, power to execute government programs has been devolved
to districts. In most cases, conditional grants are disbursed to these local governments to support
the implementation of specific policies. In the case for Housing, there is no such conditional grant,
as it is considered to be mainly a private sector activity. Moreover there is no specific
office/official assigned to housing within the local government organizational structure. It is
assumed that necessary supervision can be arranged within the engineering department. This lack
of dedicated personnel for the housing sector has meant that related issues are not brought to the
attention of the council and thus no budget line has been created to fund support for housing
issues.

1.3.3. The Private Sector
The delivery of housing in Uganda is led by the private sector and a broad range of private
agencies are actively involved. These include: (1) Financial institutions; (2) Estate developers
(both formal and informal);

(3) Building materials producers (walling and roofing materials); (4)

Infrastructure developers (roads, water, energy);

(5) Service providers (communications,

garbage collection); and (6) Security services etc.

1.3.4. The Non-Government Organizations and Civil Society
Organizations
There are a number of NGOs with a stake in housing, although their distribution is uneven
and they do not operate in some regions. Basically, they provide technical and financial support
to households and communities for housing development. These active NGOs include Habitat for
Humanity and Plan International.

1.3.5. The Households
The duty for providing housing rests on households. Their participation in planning and
designing their own houses is key. Low income households often directly contribute to the
production of their own building materials and construction of their houses on self-help basis.

2. Geographical and Social-economic Context of the Case
Study Sites
2.1. Country Context
Uganda Country Profile

Population
Population Growth Rate
Percentage of Urban Population
Capital
Area
Major Religions
Monetary Unit
Main Exports
GNI per Capita

32 million
4.5%
14%
Kampala
241 038 KM2
Christianity and Islam
Ugandan Shilling
Coffee, Fish, Tea, Corn, Cotton, Beans
US $ 470

Uganda is located between the eastern and western branches of the great-rift valley. Most of
the land is higher than 1000 meters above sea level with mountains in the southwest rising to over
5000 meters above sea level.

2.1.1. Economy
All known commentators are in agreement that Uganda is a country of huge economic
potential. It is a landlocked nation in East Africa, but due to its strategic location, a new
terminology of being “land-linked” has been coined to describe the role the country could play as
the home to industry/factories. Their outputs/products could then be distributed easily to the huge
surrounding market of DR Congo, Southern Sudan, Rwanda and Burundi. The idea is that given
its central location, industrial outputs could easily be delivered to the market from Uganda. Major
industries including agricultural outputs could be based in Uganda to serve the regional market.
The East African Cross-border Trade Bulletin reported in its October 2012 edition that Uganda
exported almost half a million tons of maize and beans to neighbouring countries and is
responsible for 70% of the total volume of intra-regional trade in staple foods in East Africa. The
country has enjoyed sustained economic growth for over two decades, with GDP growth rates
averaging over 6% per annum. In the fiscal year 2011/12, the growth rate dropped dramatically to
below 3.4% per annum, but it has since improved to over 5.1 % per annum in the fiscal year
2012/13. The background for the budget for fiscal year 2013/14 indicates that the macroeconomic
objectives of the year will be to reduce inflation to below 5%, achieve and maintain an economic
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growth rate of 7% and maintain an adequate level of foreign exchange reserves to cover at least
four months of imports and maintain a stable exchange rate regime. The National Development
Plan attributes much of this proposed growth to the construction and real estate industry together
with communications, manufacturing and the recently commissioned Bujagali power station. All
of mentioned will be possible if peace prevails within the region. However at the time of this
writing open hostilities had broken out in Southern Sudan, sending back home tens of thousands
of Ugandans working in that country. Meanwhile, the situation in DR Congo is fragile following
the signing of peace agreement between M23 and the government in Kinshasa.

2.1.2. Population and Urbanization Trends
According to the Uganda Bureau of Statistics (UBOS), Uganda had a total population of 32
million as of 2010. The overall population is growing at the rate of 3.23% per annum, while the
urban growth rate stands at 4.5% per annum. The average household size is 4.7 persons nationally
but 3.8 for Kampala. The population is projected to surpass 40 million by the year 2020. In 2010,
the urban population was estimated to be about 4.5 million people, representing an urbanization
level of 14%. While this is low compared to global averages, it represents a threefold increase
from less than one million people in 1980. The prognosis is that this trend of enhanced
urbanization and increasing urban population will continue for the immediate future. The national
population is set to double every twenty years. Over the coming years the housing deficit is
bound to get worse. A 2006 National Housing Survey estimated the shortfall to be 550,000 units.
The Minister of Lands, Housing and Urban Development noted in a 2012 speech that if nothing is
done, this deficit will climb to eight million units by 2020.

National population
Urban Population
Kampala
Jinja

Estimated National population trends to 2020
2010
2020
32 million
40 million
4,5 million
7 million
1.7 million
2.4 million

Annual Increase
8000,000
250,000
70,000

2.2. City Context - Jinja Municipality
2.2.1. Brief History
Residents of the municipality of Jinja would affirm that Jinja is the second largest urban
center after Kampala in Uganda. While this would not have been questioned in the past, it is no

longer as obvious since a good deal of urban growth has recently taken place in centers around
Uganda. This development has been taking place at an uneven pace. Without meaningful
assessment based on clear criteria (physical size, population, economic activity, etc.), the ranking
of Ugandan urban centers is not an clear-cut exercise. The expulsion of the Asian community
proportionately affected Jinja much more than other urban centers in Uganda and the effect
lingered far longer in Jinja.
Jinja is located 87 kilometers east of Kampala near the source of the Nile. It covers roughly
60 square kilometers, but its actual land area is approximately 29 square kilometers since 31
square kilometers are covered by water. The town itself is located on a tapering plateau with an
average altitude of 1230 meters above sea level. It enjoys a pleasant tropical climate with
temperatures ranging from 1 –28 degrees centigrade.
It is believed that prior to 1906 Jinja was a fishing village that benefitted from a location
along long-distance trade routes. In 1907, it was designated as the administrative center for the
Busoga region by the British colonial government and by 1910 Indian traders had moved in
together with the construction of a railway line. By 1931, a thermal electricity plant had been
completed and the first cotton mill constructed at Kirinya. The construction of the (Owen)
Nalubale power station, commissioned in 1954, triggered the further development of Jinja.
Thanks to cheap and reliable electricity from the new dam, a number of industries were
established in and around Jinja including a large textile mill (NYTIL) and an expanding sugar
industry. This resulted in very rapid growth for Jinja.

It served as the industrial heart of Uganda

between 1954 and late 1970. Due to the numerous factories, industry and resulting jobs, many
people migrated to Jinja and the town blossomed.
Many of the factories and industries in Jinja belonged to non-citizen Asians, however, who
were expelled by the then-president in 1971. This exodus of factory owners led to a collapse of
the industrial base on which the prosperity of the town had depended. This was followed by a
period of decline during which an outward migration occurred, as confirmed by the national
household census of 2002.

2.2.2. Administrative Set-up of the Municipality
There are three divisions in Jinja Municipality: Central, Walukuba/Masese and
Mpumudde/Kimaka. An LC III chairperson heads each of these divisions. The Chairperson works
with a team of elected Councilors. The divisions are required to cooperate with the head office
(LC IV) on all matters of policy and program implementation.
The Mayor or LC4 Chairperson heads the Municipal Council. The LC4 council is comprised
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of councilors drawn from the division and those representing special groups in the municipality.
This council is the supreme policy-making organ of the municipality. They oversee the operations
of the Technical Departments. A town clerk, who is also the head of the Municipal Technical
Planning Committee, heads the technical officers. Jinja Municipality consists of 26 Councilors
with seven members on the executive body.
Division

No. of Parishes

No. of Cells

Jinja central

4

20

Walukuba-Masese

3

20

Mpumudde-Kimaka

4

14

Total

11

55

Annex 2 Philippines Housing Situation

1. Overview of the Philippines
Basic Data
Country

Philippines

Capital City

Metro Manila

Official Language

English, Filipino

Area

300,000 km2

Population

97,701,745 (2013)

GDP per capita

US$ 2,587 (2012)

Gini coefficient

44.84 (2009)

Geographical Location. The Philippines, an archipelagic country in the Southeast Asia
region, is located between 116° 40', and 126° 34' E. longitude and 4° 40' and 21° 10' N. latitude,
and bordered by the Philippine Sea to the east, the West Philippine Sea (South China Sea) to the
west, and the Celebes Sea to the south.

Political and Administrative Composition. The country has three main geographical
divisions: Luzon, the Visayas and Mindanao, and administered by a national/central government
through 17 regions, 80 provinces, 138 cities, 1,496 municipalities, and 42,025 barangays.

Source: Wikipedia
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 A region is an administrative grouping comprised mainly of several provinces and having
more or less homogeneous characteristics such as ethnicity, language, agricultural
products, etc. All regions except for Metro Manila are divided into provinces. Metro
Manila (the National Capital Region) is divided directly into 16 cities and one
municipality. A region has no political power, with the exception of the Autonomous
Region in Muslim Mindanao.
 Each division from province, city/municipality and barangay is a local government unit
(LGU). The province is the largest political unit in the Philippines. Its main function is
generally coordinative and supervisory. All cities (except for select independent cities),
municipalities and barangays are politically part of a province. Independent cities, as the
name implies, do not fall under the jurisdiction of a province. They do not share tax
revenues with the province. A governor heads each province.
 There are three types of cities in the Philippines: the highly urbanized, the independent
cities which unaligned with a province, and the component cities which are part of the
provinces in which they are located and are subject to their administrative supervision.
For a city to be established, it is required to have: (1) An average annual income for two
consecutive years of not less than PHP 20 million based on 1991 constant prices; (2) A
population of not less than 100,000; and (3) A contiguous land area of at least 100 km2. A
mayor heads each city.
 A municipality is a lower level political division. For a municipality to be created, it has
to have: (1) An average annual income for two consecutive years of not less than PHP 2.5
million based on 1991 constant prices; (2) A population of not less than 25 thousand; and
(3) A contiguous land area of at least 50 km2. A mayor heads each municipality.
 The barangay is the smallest political and administrative unit into which cities and
municipalities can be divided. It consists of less than 1,000 inhabitants residing within the
territorial limits of a city or municipality and is administered by a set of elective officials,
headed by a barangay chairman (punong barangay).
LGUs are fully autonomous. The national government exercises only general supervision,
which is only applicable to the provinces and highly urbanized cities. Lower level LGUs are
supervised both by the provinces and highly urbanized cities. Highly urbanized cities are under
the direct supervision of the President of the Philippines.

Demographics. As of 2013, the Philippines had registered a total population of 97.7 million.
People between 25-54 years of age make up the largest proportion at 36.8% of the total
population. Those between 0-14 years, at 34%, represent the second largest age group. Females
outnumber males in age groups over 55 years, while the reverse is evident among age groups
younger than 54. Average life expectancy is 72 years, and health expenditures account for 3.6%
of GDP. As of 2012, the Filipino working-age population consists of 40 million people.

Urbanization Trends. In 1960, the number of people living in the Philippines was
approximately 5 million people, 27.1% of whom resided in urban areas. Fifty-one years later
(2011), 48.8% of the total population lived in urban areas. At an average annual growth rate of
2.12% over the last two decades, the total population has risen from 60 million people in 1990 to
92 million in 2010; as of 2013, the Philippines is ranked as the 12th most populated country in
the world. By 2050, its urban population is expected to reach 102 million, or 66% of the total
population.
Economic Status. The Philippine’s GDP is USD 250.2 billion (as of 2012), its economic
growth rate 7.3% (2013) and unemployment rate 7.1% (2013). Government expenditures (US$ 42
billion) exceeding revenue (US$ 36 billion) has resulted in a fiscal deficit equivalent to 2.3% of
GDP, whereas public debt accounts for 51%. As of 2013, the country has been assigned an
investment-grade credit rating of BBB- by Standard and Poor’s. However, the credit rating
agency points to sluggish GDP growth, a lack of infrastructure, and restrictions on foreign equity
investments as being factors that impede the economy overall. Sector shares by industry include
services with 42%, agriculture at 42%, and manufacturing producing 16%.
Agriculture’s share of total GDP was 14.6% in 2010. This sector has received grants and
support from South Korea totaling US$ 26.5 million. Agriculture and manufacturing have been in
decline since the 1990s, whereas logistics, communications, and financial sectors exhibit growing
trends. In addition, recent active foreign investment recently in IT and related industries has
boosted fabricated metal products, as well as the electrical and optical machinery sectors. Of the
total labor force, 53% are employed in services, 32% in agriculture, and 15% in manufacturing.
Regarding annual trade volume, the Philippines’ exports constituted approximately US$46 billion
in 2012, while its imports accounted for US$ 61 billion. Major trading partners include the United
States, Japan, China, Singapore and South Korea, with primary exports like semiconductors and
electronic products, transport equipment, garments, copper products, petroleum products, coconut
oil and fruits.

Poverty and Inequality. The government estimates that around 19.7% of the total population
can be considered poor. This means that their incomes fall below the poverty threshold of PHP 7,
890 (US$179) per month. This poverty threshold is calculated as the amount needed for
individuals to meet basic food and non-food needs. In terms of income inequality, the Philippines
had a Gini coefficient of 0.448 in 2009, slightly lower than the 0.458 calculated in 2006. The
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Philippines recorded the highest income inequality in 2009 among ASEAN countries24.
The structure of economic inequality is composed of 0.3% upper class, 8.6% middle class,
and 62% lower class; the poorest are estimated to represent 29% of the population, or a third of
the population (Social Weather Station, 2011). Families in the bottom 30% (poor families) had
annual incomes averaging Php 62,000, while families in the upper 70% (non-poor families)
earned around Php 268,000 each.

Access to Basic Services. Drinking water is supplied to 93% of the population in urban areas
and 92% in rural areas. In addition, 79% of the urban population has access to improved
sanitation facilities, as does 69% of the rural population. There are 20 million Filipino households
(as of 2012), with an average of 4.6 persons each, a slight decrease compared with the average of
5.0 persons in 2010. More than three million new homes are estimated to be required. Of these,
500,000 homes are needed in the Metro Manila region, but the amount of land called for (nearly
3000 hectares) has raised concerns about overcrowding. Such factors warrant the need for a new
approach by the public sector in providing housing to people migrating from the countryside to
the city.

2. The Housing Situation in the Philippines
2.1. Evolution of Government Strategies, Policies and
Approaches to Affordable Housing
The Philippine Government has developed and implemented a number of affordable housing
programs since the 1970s when the country started urbanization in rapid phase. Over the years,
housing provision evolved from a highly pure government provision to market-oriented and
participatory approaches and from centralized system of housing provision to decentralized
housing solutions.
Government provision of housing was concentrated towards upper and middle-income
households, offering low-income households limited shelter options, including squatting on
vacant land, constructing their own housing structures and developing their own communities. As
people continued to migrate from rural areas in search of work, the number of informal
settlements expanded. People occupied vacant private and government lands, railroad tracks,
24 Except for Brunei and Myanmar. Based on Human Development Report 2009, the Gini coefficients of ASEAN
countries are as follows: Singapore (0.425), Thailand (0.425), Cambodia (0.407), Indonesia (0.394), Malaysia (0.379),
Vietnam (0.378) and Lao PDR (0.326).

esteros (intertidal streams) and foreshore lands, among other locations. The government initially
attempted to solve this problem by relocating them to resettlement sites located far from their
places of work. However, households simply returned to the city due to the lack of livelihood or
employment opportunities at the resettlement sites.
In 1975, government established the National Housing Authority (NHA) to take responsibility
for providing affordable and adequate housing for the greatest possible number of families, carry
out housing development and resettlement and promote private-sector participation. NHA was
further directed to adopt the principle of maximum retention and minimum displacement of
structures. In 1976, the government initiated its first program for low-income families - the
Tondo Foreshore Slum Upgrading Program. The Tondo Foreshore is a 184-hectare plot of
reclaimed land located in Manila City and is proximate to the national port, transport terminals
and markets where unskilled labor is required. A significant number of migrants had been
attracted to settle in the area. Tondo was the country’s largest informal settlement with 27,500
families. It was characterized by blighted conditions: houses were made of very light and
salvaged materials, with some on stilts due to poor ground conditions and others constructed on
top of stagnant waters and lagoons. Basic services such as water and sanitation were inadequate.
The program aimed to resolve the issue of squatting and minimize dislocation from sources of
livelihood through slum upgrading and sites and services. This approach was deemed as an
effective and efficient solution to the housing problem. As a result, the government subsequently
launched a series of slum upgrading programs25 that lasted until around 1988.
Meanwhile, as the government was implementing its housing programs, it consolidated all
shelter-related agencies into the Ministry of Human Settlements in 1978. The ministry was tasked
with: (a) Promulgating national standards and guidelines for human settlements to govern land
use plans and zoning ordinances of local governments, civil works and infrastructure programs of
the national government or estate development project of the public or private sectors; (b)
Promulgating national standards and guidelines for environmental management governing
development in settled communities; (c) Effecting a single regulatory system relative to
subdivision, zoning (including architectural design), building, fire and related regulations; (d)
Preparing and submitting to the National Economic and Development Authority a national multiyear Human Settlements Plan; (e) Land assembly and real property management; and (f) Urban
renewal and development, among other responsibilities.
As the slum upgrading/housing projects were being completed, a number of post25 The Philippine Government carried out the Metro Manila Urban Development 1, 2 and 3 projects and later expanded to
other highly urbanized cities through the Regional Cities Development Project. These were all World Bank supported
projects.
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implementation issues arose (e.g., low collection efficiency, lack of maintenance, NHA being
unable to immediately turnover completed physical and social infrastructure facilities to LGUs,
etc.). There was also a growing realization of the need to engage LGUs and foster more intensive
community and civil society participation in the implementation of new housing projects. Based
on these lessons, the national government shifted its approach from purely centralized to
decentralized housing provision. It pursued a self-help approach to housing provision wherein the
responsibility for implementing housing projects rests with principal stakeholders---the
communities and landowners. Under this approach, housing projects were initiated and
implemented by the households, who then determine the level and phasing of development. It
introduced “incremental housing,” the process in which families begin the repayment of housing
and/or land rights at low levels and, as affordability allows, they add community and other shelter
improvements in stages. This approach evolved into the Community Mortgage Program (CMP),
which was formalized in 1988. The CMP aimed to address land tenure issues by enabling
communities to acquire land, provide for basic infrastructure services and, eventually, to improve
their houses. At the same time, the government adopted joint venture schemes where the NHA
partnered with private landowners, developers, contractors, and other national and local
government agencies in low-income shelter production. This scheme allowed the government to
share resources, expertise and risks with the private sector.
While these schemes were being conceptualized and implemented, the government dissolved
the Ministry of Human Settlements and put in place the Housing and Urban Development
Coordinating Council (HUDCC). This diluted the institutional setup for housing. The Ministry of
Human Settlements was a line ministry and had powers and functions allowing the planning,
implementation and mobilization of resources for housing and urban development. However,
HUDCC held only a coordinative function over shelter agencies.
In 1991, as part of the national government’s decentralization agenda, the Local Government
Code was enacted. The responsibility for providing shelter, including slum upgrading, was
devolved to local government units (LGUs).

In 1992, the National Government also enacted the

Urban Development and Housing Act, which laid out the government’s policy for a
comprehensive and continuing housing and urban development program until the present. It
provides LGUs with a more participative role in addressing housing issues. With the shift in
approach as espoused by the two laws, the national government has generally shifted the
responsibility for affordable housing provision to LGUs, with the exception of infrastructurerelated resettlement. However, LGUs retain limited financial and technical capacities to carry out
large-scale housing investments. Thus, from the turn of the century and until now, government

investment to the housing sector has been minimal. Habito (2009) estimated that the country’s
average annual public expenditure on housing over the period 2001-2007 was only 0.089% of
GDP, far below levels found in neighboring countries (see the Table).
Average Annual Public Expenditure on Housing across Selected Countries
Public Housing Expenditures
Country
(% of GDP)
2.089
Singapore
Nepal

1.482

Mongolia

1.206

Indonesia

1.012

Sri Lanka

0.758

Thailand

0.742

Malaysia

0.383

Bangladesh

0.354

Philippines

0.089

Source: Asian Development Bank in Habito (2009)

2.2. Legal Framework
The policy and legal framework for the provision of affordable housing in the Philippines is
grounded on the 1987 Philippine Constitution. The Philippine Constitution is the supreme law of
the land that serves as the basis of the acts of all the different branches of the Philippine
Government. According to the Constitution, the responsibility to ensure decent and affordable
housing rests with the State. Article XIII, Section 9-10 mandates the State to undertake, in
cooperation with the private sector, a continuing program of urban land reform and housing
which will make available, at affordable cost, decent housing and basic services to underprivileged and homeless citizens in urban centers and resettlement areas.
The following are the major enabling legislation and executive issuances:
A. Executive Order (EO) No. 90 (as amended by EO No. 20 issued on May 28, 2001).
This EO recognized shelter as a basic need, primarily of low and middle-income families
in urban areas and, thus required assistance. It created the National Shelter Program (NSP)
aimed at providing increased levels of shelter assistance nationwide over a period of six
years. It also established the HUDCC to serve as the highest policy-making and
coordinating body on housing and urban development. Furthermore, it re-defined the
functions of the NHA, National Home Mortgage Finance Corporation (NHMFC), Home
Guaranty Corporation (HGC), Home Development Mutual Fund (HDMF), and Housing
and Land Use Regulatory Board (HLURB). Please refer to Section E below.
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B. Local Government Code of 1991 (Republic Act [RA] 7160). This law laid the
foundation for a decentralized regime in the Philippines and the devolution of housing
and urban development functions to LGUs. It mandates LGUs carry out housing
development and take responsibility for local development planning, zoning and land use
classification, and approval of development and building permits for subdivisions and
other housing developments.
C. Urban Development and Housing Act (UDHA) of 1992 (RA 7279). This law mandates
the formulation of a National Urban Development and Housing Framework (NUDHF) to
guide policymakers in formulating urban and housing-related laws and in developing
programs to address urbanization issues. Under the UDHA, LGUs are mandated to,
among other tasks: (i) Prepare a comprehensive land use plan aimed at achieving the
objectives of the UDHA; (ii) Conduct an inventory of all lands and improvements thereon
within their respective jurisdictions and update the list every three years; (iii) Identify and
coordinate with national government agencies (e.g., NHA) on lands for socialized housing
and resettlement areas for the immediate and future needs of the underprivileged and
homeless in urban areas; (iv) Identify and register all qualified socialized housing
beneficiaries within their respective localities; (v) Implement, in coordination with the
NHA, the relocation and resettlement of persons living in hazardous areas; and (vi)
Provide basic services and facilities (potable water, power/electricity and adequate power
distribution systems, and access to primary roads and transportation facilities, etc.) in the
socialized housing or resettlement areas in cooperation with the private sector and
concerned agencies.
D. Comprehensive and Integrated Shelter Financing Act of 1994 (RA 7835). This act
provides financing for three major components of housing provision: (i) Amortization
subsidy; (ii) Development financing for private developers and non-government
organizations (NGOs) engaged in socialized housing production; and (iii) Cash flow
guarantees covering retail loans enrolled under the Social Security System, Government
Service Insurance System and HDMF within the loan packages stated by the law.
E. Batas Pambansa 220. This provides minimum standards and technical requirements for
the development of economic and socialized housing projects and housing units in urban
and rural areas. Economic and socialized housing refers to housing units which are within
the affordability level of average and low-income earners, defined as 30% of the gross
family income as determined by NEDA.

2.3. Policy and Medium Term Plan for Affordable Housing
Compare to the previous two administrations, the current government has been proactively
addressing shelter concerns. The president, through the Social Contract with the Filipino People,
has committed to pursuing inclusive urban development where people of varying income levels
can be integrated in productive, healthy and safe communities (Item 15 of the Social Contract). In
line with this vision and through the Philippine Development Plan 2011-2016, the government
has sought to: (a) Formulate the National Informal Settlement Upgrading Strategy (NISUS),
which is envisioned to guide efforts of Government in addressing shelter provision for the urban
poor; (b) Accelerate the provision of affordable shelter programs; and (c) Pursue policy reforms
to facilitate the scaling and sustainability of slum upgrading initiatives. The government has also
committed PHP10 billion (approximately US$235 million) per year with the objective of an
annual supply of 20,000 medium-rise housing units for in-city relocation of ISFs in danger zones
by 2016.
The NUDHF for 2009-2016 required under the UDHA recommends that, among other duties,
the government emphasize the following in its program for actions in the housing sector: (a)
Increase funding and other resources for proven and key housing programs and institutions; (b)
Build upon the CMP successes and strengths, with the CMP accounting for 25% of the total
housing accomplishment of government from 2001-2006, making it the single largest nonfinancing contributor to the housing program; (c) Streamline housing development transaction
processes, reduce transaction costs and protect housing consumers; (d) Link local land
use/physical and community development plans with industry/local employment-generating
investment programs; and (e) Provide incentives to unlock land for affordable housing.
Under the Philippine Development Plan for 2012-2016, the government is targeting provision
of 1.47 million units of direct housing assistance, primarily for marginalized and vulnerable
sectors such as informal settler families in Metro Manila. To achieve this, the government is
pursuing reforms for scaling up and sustaining slum upgrade programs, such as support for
modalities of security of tenure (e.g., usufruct, lease rights), public-private partnerships for onsite
upgrading and resettlement, stimulating housing financing, and strengthening partnerships among
communities and stakeholders.
The role of LGUs in shelter planning is highlighted through the development of a land
inventory system and Comprehensive Land Use Plans (CLUPs), and building their capacity for
effective urban planning systems, data management, and disaster risk management.
Particular housing policies/strategies being pursued include the creation of alternative
funds/mobilization of resources involving government financial institutions, rural banks,
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cooperatives and microfinance institutions; building strong partnerships with LGUs; engaging
with NGOs and the private sector; using “green” technology and materials; and developing a
strong, cohesive and responsive team among key shelter agencies and stakeholders. The
government’s action plan is being guided by the NUDHF 2009-2016 in order to achieve urban
competitiveness and sustainability, housing affordability and poverty alleviation. Priority is given
to slum improvement through a policy of maximum retention and minimum dislocation, and the
implementation of NISUS-National Slum Improvement Action Plan for 2011-2016, comprised of
specific targets, programs and activities for urban informal settler families, especially those in
hazard areas.

2.4. Institutional Setup
Based on EO No. 90, national key shelter agencies hold the primary mandates with respect to
housing production, finance, and regulation.
 HUDCC, being the topmost policy making and coordinating body, coordinates with key
shelter agencies and other national government line agencies involved in shelter delivery.
It monitors the implementation of housing programs, encourages private sector
participation, and proposes new policies and legislation relating to housing and urban
development.
 The NHA is the sole government agency engaged in direct shelter production. The NHA
focuses its efforts in providing housing assistance to the lowest 30% of urban income
earners through a variety of approaches, including slum upgrading, relocation,
development of sites and services, and construction of core-housing units.
 The NHMFC was mandated to develop the secondary mortgage market. The SHFC, the
implementation agency for the CMP, is a subsidiary of NHMFC.
 HGC is responsible for providing guarantee, loan insurance and other incentives to assist
private developers in undertakeing low and middle-income mass housing production and
encourage institutional funds and commercial lenders to finance such housing
development.
 The Home Development Mutual Fund (HDMF or Pag-ibig Fund) takes charge of the
development of savings scheme for home acquisition by private and government
employees.
 The HLURB is the regulatory body for housing and land development and responsible for
encouraging greater private sector participation in low-cost housing through liberalization
of development standards, simplification of regulations and decentralization of approvals
for permits and licenses.

3. Overview of Malabon City
3.1. Metropolitan Manila Context
Metropolitan Manila, consisting of 16 cities and one municipality, is also the National Capital
Region and the country’s primary urban agglomeration. According to the 2010 census, the
population of Metro Manila is at 11,855,975 million and represents 13% of the overall national
population. It has grown by 1.92 million persons over the May 2000 census. The population
growth rate marked 1.78% from 2000 to 2010, lower than the growth rate for the 1990-2000
period. Considering this current growth rate of 1.78%, the population is expected to double in
between three to four decades. While the population share of Metro Manila is declining, its
geographic sphere of influence is rapidly increasing (spreading to six adjacent provinces). Metro
Manila accounts for 13% of the country’s population and around a third half (33%) of the
national economic output.
Data on Philippine Population
Total Population

Average Annual
Growth Rate
2000-2010
1990-2000

2010

2000

1990

Philippines

92,337,852

76,506928

60,703,810

1.90

2.34

Metro Manila

11,855,975

9,932,560

7,948,352

1.78

2.25

Source: 1990, 2000, 2010 Census of Population and Housing, NSO

Consistent with the global urbanization trend, Metro Manila’s average urban family income is
more than double that of rural areas, despite a third of its population being considered poor, and
the lowest infant mortality rate compared to other regions. In addition, unemployment is highest
(11.6%) and underemployment second lowest (11.9%) in Metro Manila compared to the other
regions, indicating that the capital region continues to attract employment seekers from other
regions even for part-time employment or in the informal sector.
Given such economic indicators, Metro Manila is also seen as a critical target for the
country’s poverty reduction programs, but must overcome a range of challenges before it can
achieve economic prosperity for all. As mentioned above, foremost among these challenges is the
rapid and unplanned growth of its urban population resulting in inadequate infrastructure and
housing provision, traffic congestion, and air and water pollution. Metro Manila is also facing
declining economic competitiveness that remains below that found among many of its neighbors
in the Southeast Asia region, being ranked only 254 out of 500 cities globally. Deficiencies in
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infrastructure are evident in Metro Manila’s slow traffic movement (12 kph), the public transport
system being unable to meet increasing demand, and road construction not keeping pace with the
increasing number of vehicles. In addition, water for residential and commercial use is limited to
a single source (Angat Dam). Less than 10% of urban households are connected to sewerage.
Metro Manila’s rapid population growth, either through natural birth or migration, has also
resulted in the proliferation of informal settlers with around 25% of metro residents residing in
informal settlements normally characterized by a lack of security of tenure, squalid housing
conditions, overcrowding, and inadequate access to basic services.
This urban growth also makes Metro Manila vulnerable to diverse natural hazards, with 30%
of its population residing in flood-prone areas and other danger zones, especially those in large
informal settlements. In a simulation, it was determined that a magnitude 7 earthquake would
damage approximately 50% of Metro Manila, and its economy would be paralyzed if an
earthquake reaches magnitude 8.
In addition to the above challenges, Metro Manila is confronting fundamental issues in
development planning primarily characterized by the lack of a unified strategy for managing the
metropolitan area. The mechanism for coordinating policy and planning across local governments
is weak and compounded by insufficient budgetary support for the MMDA, the agency tasked
with delivering metro-wide services, particularly those transcending local boundaries or requiring
investments beyond the capacity of local government. MMDA also lacks taxation or revenuegenerating powers, with the exception of charging fees for certain services, as well as functions
that do not supercede the autonomy of the 17 local government units (LGUs) in Metro Manila. It
has no legislative powers as well. Moreover, each of the 17 autonomous LGUs independently
plans and delivers basic services (i.e., transport and traffic management, solid waste management,
flood control) that cut across boundaries, while national government agencies also implement
their own plans for such services. Overall, these development issues result in the inability of
Metro Manila to coordinate policies, plans and programs, not only for basic services but also for
strategic investments needed by its rapidly growing economy.

3.2. Malabon City Context
Geographical Location. The City of Malabon is one of the 16 cities of Metro Manila and is
located in the northern portion. It is bounded to the north by Valenzuela City, on the west and
southwest by Navotas City and on the east and southeast by Caloocan City. These cities form the
de-facto Metro Manila sub-region known as ‘Camanava.’ Malabon City’s total land area is
1,571.40 hectares or 19.76 km2 (representing only 2% of Metro Manila’s total land area). It is

generally characterized by a flat topography.

Demographics. In 1990, Malabon had a total population of 280,027. It had substantially
increased to 347,484 by 1995, registering an annual growth rate of 4.41%. However, from 20002010, Malabon City registered a minimal annual population growth rate of 0.42%, substantially
lower than the Philippine average of 1.9% and Metro Manila average of 1.78%. The persistent
flooding in the city could have pushed a large number of residents to move to other areas in
Metro Manila. Based on the 2010 census, Malabon City has a total population of 353, 337
comprising 82,546 households. The average household size is 4.3, equal to that of Metro Manila
but slightly lower than the Philippine average of 4.6. Malabon City exhibits a population density
of 22,491 persons per sq. km, higher than the population density of Metro Manila at 16,032
persons per sq.km.
Population, Land Area and Population Density of Malabon City

Philippines

92,337,852

Annual Growth
Rate (20012010)
1.90

Metro Manila

11,855,975

1.78

4.3

619.54

16,032

Malabon City

353,337

0.42

4.3

15.71

22,491

Population
(2010)

Average
HH size

Land Area
(km2)

Population
Density

4.6

300.00

255

Source: 2010 Census of Population and Housing, NSO

Malabon City is composed of 21 barangays, and also divided into two districts (with District
1 comprised of 15 barangays and District 2 of six barangays). The table below shows the city’s
21 barangays with their respective land area, population and population density:
List of Barangays in Malabon City
Barangay
Acacia
Baritan
Bayan-bayanan
Catmon
Concepcion
Dampalit
Flores
Hulong Duhat
Ibaba
Longos
Maysilo
Muzon

Land Area
(hectares)
19.54
33.01
8.49
97.77
33.97
261.90
99.90
56.61
16.56
89.99
126.53
49.71
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% of Total
Land Area of
the City
1%
2%
1%
6%
2%
16%
6%
3%
1%
5%
8%
3%

Total
Population
5,735
11,476
7,326
36,450
11,806
11,245
4,282
10,466
7,630
48,039
11,213
5,689

% of Total
2%
3%
2%
10%
3%
3%
1%
3%
2%
14%
3%
2%

Population
Density
294
348
863
373
348
43
43
185
461
534
89
114

Niugan
Panghulo
Portrero
San Agustin
Santolan
Tanong
Tinajeros
Tunsoya
Tugatog
TOTAL

31.38
121.53
302.71
32.59
46.85
33.83
84.78
59.40
55.26
1,662.31

2%
7%
18%
2%
3%
2%
5%
4%
3%
100%

5,938
12,772
41,407
11,156
15,872
14,620
17,901
39,354
22,960
353,337

2%
4%
12%
3%
4%
4%
5%
11%
6%
100%

189
105
137
342
339
432
211
663
415
213

The Malabon City area was originally comprised of fishing villages. It is proximate to the sea
and is traversed and divided by the Malabon, Tinajeros and Tullahan rivers. Many parts of the
city dip below sea level. This and the presence of numerous bodies of water make many parts of
Malabon City flood-prone, particularly during high tide and in the rainy season. This problem is
exacerbated by the presence of industries and households discharging wastes into the river system.
Furthermore, the river system, being located at the downstream and end line of the Metro Manila
waterways system, combined with the city’s dense population, make Malabon City prone to water
pollution. In the 1970s, when aquaculture became an economic growth driver, many of the areas
in Malabon City were converted into fishponds. However, as profitability of aquaculture
dwindled, many of these areas were reclaimed and transformed to residential areas starting in the
1980s.
Based on the 2003 comprehensive land use plan (CLUP), 597 hectares of the city’s total land
area are utilized mainly for residential purposes, 517 hectares for industrial purposes, 306
hectares for commercial uses, and only 15 hectares accounting for open space. The city is
currently updating its CLUP.

Local Economy. The economy of Malabon primarily relies upon fishing and fish-based
industries. This city is known for its production of bagoong (a fish paste) and patis (fish sauce).
Malabon is also part of the wider industrial district of northern metropolitan Manila that produces
chemicals, plastics, cigarettes, and other goods. Malabon’s proximity to the Navotas fishing port
as well as to many factories in Valenzuela and Caloocan has made the city attractive to semiskilled or unskilled migrants from the provinces. This has led to the proliferation of numerous
informal settlements in the city.

Poverty. Recent statistics show that the incidence of poverty in the Camanava area (that
includes Malabon) stands at 2.8%. Poverty incidence refers to the share of the population whose

income falls below the poverty line of PHP 20,344 per capita annual income (translated to PHP
8,477 per household per month) or the share of the population that cannot afford to buy a basic
basket of goods.
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Annex 3 Uganda Households Survey Result

1. Masese1
Table 1

Period of stay in the settlement

Period
Less than 10
11~20
Over 20
Missing
Total
Table 2

Reason for setting in this area

59
27
26
3
115

51.3
23.5
22.6
2.6
100.0

Frequency

Percent

3
51
15
9
5
32
115

2.6
44.3
13.0
7.8
4.3
27.8
100.0

Frequency

Percent

59
49
1
2
0
0
1
0
0
0
3
115

51.3
42.6
0.9
1.7
0.0
0.0
0.9
0.0
0.0
0.0
2.6
100.0

Frequency

Percent

50
3
3
115

43.5
2.6
2.6
100.0

Occupancy tenure

Occupancy
Owner occupier
Tenant
Sub-tenant
Relative of owner
Friend of owner
Relative of tenant
Friend of tenant
Relative of sub-tenant
Friend of sub-tenant
Others
Missing
Total
Table 4

Percent

Reasons for settling in the Masese1

Better quality Table of housing
Job/economic opportunities
Affordable rent
Proximity to work
Accessible services (school, health,)
Marriage or other family reasons
Total
Table 3

Frequency

Owner occupier

Housing tenure
Tenant (Sub-tenant incl.)
Others
Missing
Total

Table 5

Average household size

Household size

Average

Male
Female
Total
Table 6

2
3
5
Respondents' position in HH

Frequency

Percent

Head
Wife/spouse
Son/daughter
Brother/sister
Brother in law/sister in law
Grandfather/grandmother
Relative
Non-relative
Missing
Total

Position

35
29
1
0
0
0
0
1
49
115

30.4
25.2
0.9
0.0
0.0
0.0
0.0
0.9
42.6
100.0

Average Age of Head of HH

36

Table 7

Sex of head of HH

Sex
Female
Male
Total
Table 8

Frequency

Percent

16
34
50

32.0
68.0
100.0

Frequency

Percent

1
5
37
3
2
0
0
1
1
50

2.0
10.0
74.0
6.0
4.0
0.0
0.0
2.0
2.0
100.0

Occupation of HH head

Occupation
Civil servant
Private sector
Self employed
Casual laborer
Unemployed
Student
Child
Retired/ elderly
Missing
Total
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Table 9

Occupation of respondent

Occupation
Civil servant
Private sector
Self employed
Casual laborer
Unemployed
Student
Child
Retired/ elderly
Missing
Total
Table 10

None
Primary
Secondary
Tertiary / diploma
University
Vocational skills
Total

1.7
7.8
61.7
3.5
8.7
3.5
0.9
1.7
10.4
100.0

Frequency

Percent

6
21
22
0
0
1
50

12.0
42.0
44.0
0.0
0.0
2.0
100.0

Frequency

Percent

16
48
47
1
0
3
115

13.9
41.7
40.9
0.9
0.0
2.6
100.0

Education level of respondents

Education level
None
Primary
Secondary
Tertiary / diploma
University
Vocational skills
Total
Table 12

Percent

2
9
71
4
10
4
1
2
12
115

Education level of HH head

Education level

Table 11

Frequency

Income source

Income source
Government employment
Technicians associate professionals
Clerical work
Service workers & shop & market sales workers
Trades and related workers
Plant & Machine operators & assemblers
Laborers & unskilled workers
Hawkers, vendors and related workers
Farming, horticulture
Others
Total

Frequency

Percent

6
9
3
22
27
3
14
1
6
24
115

5,2
7.8
2.6
19.1
23.5
2.6
12.2
0.9
5.2
20.9
100.0

Table 13

Social insurance

Social Insurance
None
NSSF
Missing
Total
Table 14

Walking
Bicycle
Motor cycle
4.personal car
Taxi / minibus
Buses
Others.
Missing
Total

Travel time (minutes)

Frequency

Percent

77
6
16
0
11
0
5
0
115

67.0
5.2
13.9
0.0
9.6
0.0
4.3
0.0
100.0

Frequency

Percent

82
18
15
115

71,3
15.7
13.0
100.0

Frequency

Percent

43
54
12
6
115
143,804

37.4
47.0
10.4
5.2
100.0

Frequency

Percent

39
19
38
16
3
115
131,908

33.9
16.5
33.0
13.9
2.6
100.0

Monthly HH income in UGX

Income
Less than 75,000
75,000 – 300,000
More than 300,000
Missing
Total
Average
Table 17

24.3
0.1
22.6
100.0

Travel time (minutes)

<30
30-60
61+
Total
Table 16

Percent

28
1
86
115
Transport mode of respondent

Transport Mode

Table 15

Frequency

Total monthly HH savings

Total monthly HH savings
No savings
Less than 50,000
50,000-200,000
More than 200,000
Missing
Total
Average
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Table 18

Saving group's saving

Saving
Less than 50,000
50,000-200,000
More than 200,000
Total
Table 19

Bank
Micro Finance
SACCOs
Saving Group
In the House
No Saving.
Missing
Total

20.0
71.4
8.6
100.0

Frequency

Percent

22
3
1
35
15
39
0
115

28.9
3.9
1.3
46.1
19.7
100.0

Monthly HH expenditure

Item
Food
House rent
Transport
Communication
Water
Electricity
HH consumables
Loan repayment
School fees
1Medical
1Repairs
Total monthly expenditure
Table 21

Percent

7
25
3
35

Where to save

Where to save

Table 20

Frequency

Median

Missing

Percent

140,000
20000
40000
20000
15000
15000
28000
60000
25000
20000
10000
393,000

17
70
68
39
26
91
64
99
61
58
93
77

35.6
5.1
10.2
5.1
3.8
3.8
7.1
15.3
6.4
5.1
2.5
100.0

Dwelling unit type

Dwelling unit type
Muzigo/tenament
Single room
Apartment
Garage
Bungalow
Other
Missing
Total

Frequency

Percent

79
24
11
0
1
0
0
115

68.7
20.9
9.6
0.0
0.9
0.0
0.0
100.0

Table 22

Dwelling unit size

Dwelling unit size
<10m2
10~20
20~100
100m2<
Missing
Total
Table 23
<100
100-200
201-400
401-600
801+
Missing
Average
Total
Table 24

15.6
3.9
6.5
10.4
113.0
100.0

Frequency

Percent

10
13
2
1
14
75
1,467
115

8.7
11.3
1.7
0.9
12.2
65.2
100.0

Frequency

Percent

2
54
36
17
6
115

1.7
47.0
31,3
14.8
5.2
100.0

Frequency

Percent

1
83
9
18
1
3
115

0.9
72.1
7.8
15.6
0.9
2.7
100.0

Floor material

Floor material
Tiled concrete
Cement screed
Rammed earth
Timber
Mud
Total
Roof material

Roof material
Clay tiles
Corrugated iron sheets
Concrete
Timber
Grass
Salvaged scrap metal
Total
Table 26

Percent

12
3
5
8
87
115
Plot area in square meters

Area of the plot

Table 25

Frequency

Wall material

Wall material
Predominantly concrete blocks
Predominantly burnt clay bricks
Predominantly un-burn bricks
Timber
Mud and wattle
Drum sheets
Iron sheets
Total
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Frequency

Percent

1
12
11
68
11
2
10
115

0.9
10.4
9.6
59.1
9.6
1.7
8.7
100.0

Table 27

Source of energy for cooking

Energy source for cooking
Electricity
Gas
Kerosene
Charcoal
Firewood
Other
Missing
Total
Table 28

Energy source for lighting

Frequency
24
2
1
72
5
0
11
115

Percent
20.9
1.7
0.9
62.6
4.3
0.0
9.6
100.0

Frequency
57
48
4
1
1
1
0
3
115

Percent
49.6
41.7
3.5
0.9
0.9
0.9
0.0
2.6
100.0

Frequency

Percent

Source of water used

Source of water
Communal piped water
Private piped water
Communal borehole
Private borehole
Spring/wall
Rain water
Other
Missing
Total
Table 30

Percent
3.5
0.9
6.1
76.5
8.7
0.0
4.3
100.0

Source of energy for lighting

Electricity
Solar
Gas
Kerosene
Candle
Other sp.
Missing
Total
Table 29

Frequency
4
1
7
88
10
0
5
115

Bathing facility

Bathing facility
Communal indoor Bathroom
Private indoor bathroom
Communal outdoor Bathroom
Private outdoor bathroom
Public bathroom
None
Missing
Total

0
43
0
69
3
0
0
115

0.0
37.4
0.0
60.0
2.6
0.0
0.0
100.0

Table 31

Type of sanitation facility

Type of Sanitation Facility
Water borne toilet/Individ.
Shared water borne toilet
Vip latrine
Pit latrine
None
Missing
Total
Table 32

Incremental housing
Self help
Cooperative housing development
PPP
Hire purchase scheme
Turnkey RE development
Others
Missing
Total

0.0
1.7
11.3
84.3
0.9
1.7
100.0

Frequency

Percent

25
50
18
2
13
7
0
0
115

21.7
43.5
15.7
1.7
11.3
6.1
0.0
0.0
100.0

Frequency

Percent

9
20
20
57
1
8
115

8.4
18.7
18.7
53.3
0.9
100.0

Frequency

Percent

3
88
5
19
115
4m

2.6
76.5
4.3
16.5
100.0

Affordable options

Option
Un-serviced plot
Serviced plot
Core house/incremental
Fully completed house
Shell house
Missing
Total
Table 34

Percent

0
2
13
97
1
2
115

Preferred housing delivery method

Method

Table 33

Frequency

Road width

Road Width
Less than 3m
3~6
Over 6m
Missing
Total
Average
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Table 35

Waste disposal method

Waste disposal method
Central collection Skip
Garbage collectors
Rubbish pit
Burning
Open dump site
None
Missing
Total
Table 36

Safety of neighborhood

Very satisfied
Satisfied
Unsatisfied
Very unsatisfied
Total

Frequency

Percent

66
44
5
115

57.4
38.3
4.3
100.0

Frequency

Percent

37
27
46
5
115

32.2
23.5
40.0
4.3
100.0

Frequency

Percent

100
5
4
0
1
5
115

87.0
4.3
3.5
0.0
0.9
4.3
100.0

Frequency

Percent

27
46
33
9
115

23.5
40.0
28.7
7.8
100.0

House ownership

House ownership
Private Individual /HH
Private Company
Jinja Municipal Council
Public Agency
5.Other Sp.
Missing
Total
Table 39

8.7
3.5
44.3
15.7
27.0
0.0
0.9
100.0

Satisfaction with current accommodation

Satisfaction

Table 38

Percent

10
4
51
18
31
0
1
115

Safety of neighborhood

Very safe
Fairly safe
Unsafe
Total
Table 37

Frequency

Previous residence

Previous residence
Most household members are born here
In rural area
Others
Missing
Total

Table 40

Preferred location

Preferred location

Frequency

Percent

17
15
4
4
33
2
9
0
31
115

20.2
17.9
4.8
4.8
39.3
2.4
10.7
0.0
100.0

Frequency

Percent

108
7

93.9
6.1

Frequency

Percent

46
90
8
115

43.0
84.1

Within Town center
Jinja-iganga rd
Jinja-kampala rd
Jinja-kamuli rd
Along lake shores
Jinja-kaliro rd
Outside jinja mc
Other
Missing
Total
Table 41

Willingness to borrow for housing

Answer
Yes
No
Table 42

Repayment period

Period
<10
<15
Missing
Total
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2. Babu Village
Table 1

Period of stay in the settlement

Period
Less than 10
11~20
Over 20
Missing
Total
Table 2

Owner occupier
Tenant
Sub-tenant
Relative of owner
Friend of owner
Relative of tenant
Friend of tenant
Relative of sub-tenant
Friend of sub-tenant
Others
Missing
Total

28
21
28
0
77

36.4
27.3
36.4
100.0

Frequency

Percent

24
37
13
2
0
1
0
0
0
0
0
77

31.2
48.1
16.9
2.6
0.0
1.3
0.0
0.0
0.0
0.0
0.0
100.0

Frequency

Percent

24
50
3
0
77

31.2
64.9
3.9
0.0
100.0

Housing ownership

Housing ownership
Owner occupier
Tenant (Sub-tenant incl.)
Others
Missing
Total
Table 4

Percent

Occupancy tenure

Occupancy tenure

Table 3

Frequency

Household size

Sex

Average

Male
Female
Total
Table 5

2
3
5
Respondents' position in HH

Position
Head
Wife/spouse
Son/daughter
Brother/sister
Brother in law/sister in law
Grandfather/grandmother
Relative
Non-relative
Missing
Total
Average age of head of HH

Frequency

Percent

29
40
4
0
0
0
0
0
4
77
44

37.7
51.9
5.2
0.0
0.0
0.0
0.0
0.0
5.2
100.0

Table 6

Sex of head of HH

Sex
Female
Male
Total
Table 7

Occupation

Civil servant
Private sector
Self employed
Casual labourer
Unemployed
Student
Child
Retired/ elderly
Missing
Total

28.8
71.2
100.0

Frequency

Percent

1
19
25
13
1
0
0
0
1
60

1.7
31.7
41.7
21.7
1.7
0.0
0.0
0.0
1.7
100.0

Frequency

Percent

3
25
31
13
3
0
1
0
1
77

3.9
32.5
40.3
16.9
3.9
0.0
1.3
0.0
1.3
100.0

Frequency

Percent

3
22
32
1
0
2
60

5.0
36.7
53.3
1.7
0.0
3.3
100.0

Frequency

Percent

6
25
42
1
0
3
77

7.8
32.5
54.5
1.3
0.0
3.9
100.0

Education level of HH head

Education level of HH head
None
Primary
Secondary
Tertiary / diploma
University
Vocational skills
Total
Table 10

17
42
59

Occupation of respondent

Occupation

Table 9

Percent

Occupation of HH head

Civil servant
Private sector
Self employed
Casual labourer
Unemployed
Student
Child
Retired/ elderly
Missing
Total
Table 8

Frequency

Education level of respondents

Education level
None
Primary
Secondary
Tertiary / diploma
University
Vocational skills
Total
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Table 11

Income source of respondent

Income source

Frequency

Percent

Government employment
Technicians and Associate Professionals
Clerical work
Service workers & shop & market sales workers
Trades and related workers
Plant & machine operators& assemblers
Laborers & unskilled workers
Hawkers, vendors and related workers
Farming, horticulture,
Overseas remittance from family member,
Benefit from government agency or NGOs)
Others
None
Missing
Total

2
9
3
16
9
2
22
7
3
0
0
4
0
0
77

2.6
11.7
3.9
20.8
11.7
2.6
28.6
9.1
3.9
0.0
0.0
5.2
0.0
0.0
100.0

Table 12

Transport mode

Transport mode
Walking
Bicycle
Motor cycle
4.personal car
Taxi / minibus
Buses
Others.
Missing
Total
Table 13

Percent

47
10
16
0
2
0
2
0
77

61.0
13.0
20.8
0.0
2.6
0.0
2.6
0.0
100.0

Frequency

Percent

51
41
10
45
35
102

50.0
40.2
9.8
100.0

Frequency

Percent

45
17
14
1
0
77
77,344

58.4
22.1
18.2
1.3
0.0
100.0

Travel time (minutes)

Time
<30
30-60
Public bathroom
61+
Missing
Total
Table 14

Frequency

Monthly HH Savings

Saving
No savings
Lesss than 50,000
50,000-200,000
More than 200,000
Missing
Total
Average

Table 15

Saving group's saving

Saving

Frequency

Percent

3
6
0
9

33.3
66.7
0.0
100.0

Frequency

Percent

13
2
1
9
7
45
0
77

16.9
2.6
1.3
11.7
9.1
58.4
0.0
100.0

Less than 50,000
50,000-200,000
More than 200,000
Total
Table 16

Where to save

Where to save
Bank
Micro finance
SACCOs
Saving group
In the house
No saving.
Missing
Total
Table 17

HH Expenditure (Monthly)

Item
Food
House rent
Transport
Communication
Water
Electricity
Hh consumables
School fees
Medical
Repairs
Total monthly expenditure
Table 18

Missing

Percent

140,000
30000
40000
28000
12000
15000
58000
50000
30000
10000
423,000

2
22
45
20
8
75
27
22
21
47
51

33.1
7.1
9.5
6.6
2.8
3.5
13.7
11.8
7.1
2.4
100.0

Dwelling unit type

Dwelling unit type
Muzigo/tenament
Single room
Apartment
Garage
Bungalow
Other
Missing
Total
Table 19

Median (UGX)

Frequency

Percent

62
14
0
0
1
0
0
77

80.5
18.2
0.0
0.0
1.3
0.0
0.0
100.0

Dwelling Unit Size

Dwelling Unit Size
<10m2
10~20
20~100
100m2<
Missing
Total
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Frequency

Percent

8
25
6
10
28
77

10.4
32.5
7.8
13.0
36.4
100.0

Table 20

Area of the plot in square meters

Area
<100
100-200
801+
Missing
Average
Total
Table 21

Cement screed
Rammed earth
Total

Corrugated iron sheets
Concrete
Salvaged scrap metal
Total

Wall material

Energy source for cooking

Frequency

Percent

98
4
102

96.1
3.9
100.0

Frequency

Percent

98
3
1
102

96.0
2.9
0.98
100.0

Frequency
17
77
1
7
102

Percent
16.6
75.5
0.98
6.8
100.0

Frequency

Percent

0
0
2
67
4
0
4
77

0.0
0.0
2.6
87.0
5.2
0.0
5.2
100.0

Source of energy for lighting

Energy source for lighting
Electricity
Gas
Kerosene
Charcoal
Firewood
Other
Missing
Total

100.0

Source of energy for cooking

Electricity
Gas
Kerosene
Charcoal
Firewood
Other
Missing
Total
Table 25

17.6
3.9
2.0
76.5

Wall material

Predominantly concrete blocks
Predominantly burnt clay bricks
Predominantly un-burn bricks
Timber
Total
Table 24

18
4
2
78
554
102

Roof material

Roof material

Table 23

Percent

Floor material

Floor material

Table 22

Frequency

Frequency

Percent

0
0
2
67
4
0
4
77

0.0
0.0
2.6
87.0
5.2
0.0
5.2
100.0

Table 26

Source of water used

Source of water

Frequency

Percent

44
32
0
0
0
0
0
1
77

57.1
41.6
0.0
0.0
0.0
0.0
0.0
1.3
100.0

Frequency

Percent

0
41
0
24
12
0
0
77

0.0
53.2
0.0
31.2
15.6
0.0
0.0
100.0

Frequency

Percent

0
9
0
68
0
0
77

0.0
11.7
0.0
88.3
0.0
0.0
100.0

Frequency

Percent

20
25
25
2
4
1
0
0
77

26.0
32.5
32.5
2.6
5.2
1.3
0.0
0.0
100.0

Communal piped water
Private piped water
Communal borehole
Private borehole
Spring/wall
Rain water
Other
Missing
Total
Table 27

Bathing facility

Bathing facility
Communal indoor bathroom
Private indoor bathroom
Communal outdoor bathroom
Private outdoor bathroom
Public bathroom
None
Missing
Total
Table 28

Type of sanitation

Type of sanitation facility
Water borne toilet/Individ.
Shared water borne toilet
Vip latrine
Pit latrine
None
Missing
Total
Table 29

Preferred housing delivery method

Method
Incremental housing
Self help
Cooperative housing development
PPP
Hire purchase scheme
Turnkey RE development
Others
Missing
Total
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Table 30

Affordable options

Option
Un-serviced plot
Serviced plot
Core house/incremental
Fully completed house
Shell house
Missing
Total
Table 31

Frequency

Percent

7
13
4
50
1
2
77

9.3
17.3
5.3
66.7
1.3
100.0

Frequency

Percent

32
10
5
2
2

55.2
17.2
8.6
3.4
3.4
0.0
12.1
0.0
100.0

Preferred location

Preferred location
Within Town center
Jinja-Iganga Rd
Jinja-Kampala Rd
Jinja-Kamuli Rd
Along Lake Shores
Jinja-Kaliro Rd
Outside Jinja MC
Other
Missing
Total
Table 32

7
0
19
77

Road width

Road width
Less than 3m
3~6
6~9
Over 9m
Missing
Total
Average
Table 33

Frequency

Percent

14
22
18
11
12
77
4m

18.2
28.6
23.4
14.3
15.6
100.0

Frequency

Percent

0
0
53
12
7
0
5
77

0.0
0.0
68.8
15.6
9.1
0.0
6.5
100.0

Waste disposal method

Waste disposal method
Central collection skip
Garbage collectors
Rubbish pit
Burning
Open dump site
None
Missing
Total
Table 34

Safety of neighborhood

Safety of neighborhood
Very safe
Fairly safe
Unsafe
Total

Frequency

Percent

53
44
5
102

52.0
43.1
4.9
100.0

Table 35

Satisfaction with current accommodation

Satisfaction
Very satisfied
Satisfied
Unsatisfied
Very unsatisfied
Total
Table 36

Housing ownership

Most household members are born here
In rural area
Others
Missing
Total

1.96
25.5
43.1
29.4
100.0

Frequency

Percent

34
35
4
0
0
4
77

44.2
45.5
5.2
0.0
0.0
5.2
100.0

Frequency

Percent

8
20
42
7
77

10.4
26.0
54.5
9.1
100.0

Willingness to borrow for housing improvement

Answer
Yes
No
Table 39

2
26
44
30
102

Previous residence

Previous residence

Table 38

Percent

Housing ownership

Private Individual /HH
Private Company
Jinja Municipal Council
Public Agency
Other Sp.
Missing
Total
Table 37

Frequency

Frequency

Percent

66
11

85.7
14.3

Frequency

Percent

52
65
3
77

70.3
87.8

Repayment period

Period
<10
<15
Missing
Total
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Annex 4 Philippines Household Survey Result
1. Samatom Community
Table 1

Length of stay in the barangay and city

Barangay
Number of years
Less than10
10 to 20
20-30
30 to 40
Above 40
Total

N
22
56
38
11
11
138

Average
Table 2

City
%
16
41
28
8
8
100

N
16
42
46
15
19
138

20.81

24.98

Primary and secondary reasons for settling in the area

Barangay
Better employment/livelihood opportunities
Proximity to work
Security of tenure
Proximity to relative/family
Access to basic services
Others
Total
Table 3

1 household
2 households
3 households
4 households
Total

N
28
28
8
56
13
5
138

City
%
20
20
6
41
9
4
100

N
32
58
9
21
16
2
138

%
23
42
7
15
12
1
100

Household size

Less than 5 members
More than 5 members
Total
Average
Table 4

%
12
30
33
11
14
100

N

%

78
37
115

68
32
100
4.4

Number of household in housing unit

N

%

114
14
9
1
138

83
10
7
1
100

Table 5

Educational attainment of household heads and spouses

HH Head
Elementary graduate
Elementary level
HS graduate
HS level
College graduate
College level
Graduate level and up
Total
Table 6

N
22
14
48
30
7
17
138

Spouse
%
16
10
35
22
5
12
100

N
18
9
35
20
3
13
98

Sources of income

HH Head
Government employee
Technicians & associate professionals
Clerks
Service workers, shop/market sales
Trades and related workers
Plant and machine operators
Laborers and unskilled workers
Hawkers
Plant and machine operators assemblers
Overseas worker
Others
Unemployed
Total
Table 7

%
18
9
36
20
3
13
100

N
9
4
3
14
2
5
28
17
1
3
35
17
138

Spouse
%
7
3
2
10
1
4
20
12
1
2
25
12
100

N
1
2
1
3
13
1
13
1
35

%
3
6
3
9
37
3
37
3
100

Mode of transport

HH Head
Tricycle
Jeepney
Bus
MRT/LRT
Multimodal/combination
Bicycle
Just walk
Total
Average travel time to work (minutes)

N
20
21
6
1
39
32
36

Spouse
%
17
18
5
1
33
27
100

N
8
3
2
9
14
36

39.4

28.2

Table 8

Household income
Average earnings
Average remittances

Table 9
Average savings and earnings
Average Earnings
Average monthly expenditures
Average savings
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%
22
8
6
25
39
100

Php 13, 481
Php 14,839

Php 13, 481
Php11,015
Php 1,988

Table 10

Where the household keep savings

In the house
Savings group
Micro-finance institution
Rural banks
None
Total
Table 11

%

40
5
2
5
86
138

29
4
1
4
62
100

Frequency of family member sending money from abroad

At least every month
About once or twice a year
Does not send money to household
No family member working abroad
Total
Table 12

N

N

%

21
7
5
105
138

15
5
4
76
100

Php

%

7,118.15
825
620.74
120.26
31.62
75.74
0.00
98.72
1,249.16
395.80
51.09
428.36
11,014.64

65
7
6
1
1
1
11
4
4
100

Household monthly expenditure

Food
Other daily expenditures
Transportation
Communication (cellphone)
Loan repayment
Rent
Repairs and maintenance
Medical expenses
Electricity
Water
Wages of household
School fees
Total

Table 13

1.

Lot and housing area

N

%

57
64
17
138

41
46
12
100%

60
78
138

43
57
100

Lot Area

Less than 20 m2.
Greater than 20 m2.
20 m2
Total

2.

Floor Area

Less than 19 m2.
Greater than 19 m2.
Total
Average

3.

19

Number of Floors

1- floor
2- floors
3- floors
Total

4.

91
46
1
138

66
33
1
100

66
36
9
4
23
138

48
26
7
3
17
100

Number of Rooms

1 room
2 rooms
3 rooms
4 rooms
No rooms
Total
Table 14

Construction materials for roof and outer wall

Construction materials
of the outer wall

Construction materials of the roof
Mixed but pre Mixed but pre Mixed but pre
Salvaged/
dominantly
dominantly
dominantly
makeshift
strong
light
salvaged
materials
materials
materials
materials

Strong
materials

Light
materials

Strong materials

49

1

-

1

-

-

Light materials

1

6

1

-

-

-

0

1

4

-

-

-

11

-

-

12

2

-

12

-

-

11

13

1

0

-

-

4

2

6

Salvaged/makeshift
materials
Mixed but predominantly
strong materials
Mixed but predominantly
light materials
Mixed but predominantly
salvaged materials
Table 15

Flooring materials

Tiled
Cement
Earthen floor
Wood/Bamboo
Total
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N

%

4
29
2
103
138

3
21
1
75
100

Table 16

Household sources of electricity, energy and water

Source of light
Electricity
Kerosene
Candle
Total
Source of energy for cooking
Electricity
LPG
Kerosene
Charcoal
Wood
Combination
Total
Source of water
Own use, faucet
Shared faucet
Own use, piped well
Collected rain
Peddler
Fetch from neighbor
Total
Table 17

%

135
1
1
137

99
1
1
100

3
65
16
39
14
1
138

2
47
12
28
10
1
100

44
7
87
138

32
5
_
_
63%
100%

N

%

89
16
17
8
8
138

64
12
12
6
6
100

N

%

105
26
6
1
138

76
19
4
1
100

Type of toilet facility

Own, water-sealed
Shared, water-sealed
Closed pit
Open pit
None
Total
Table 18

N

Place for bathing

Own, inside the house
Own, outside the house
Along the street
Share with neighbor
Total
Table 19
Self- help
Cooperative housing
Hire purchase scheme
Others
Total

Preferred housing delivery method
N

%

92
34
10
2
138

67
25
7
1
100

Table 20

Challenges in the neighborhood

Secondary

Primary
Limited road access
Presence of many fire hazards
Security/ peace and order
Unemployment
Sanitation
Garbage
Health issues
Others
Total
Table 21

Table 22

N
17
10
22
14
21
27
14
13

138

%
12
7
16
10
15
20
10
9
100

N

%

2
50
86
138

1
36
62
100

Preferred security arrangements within neighborhood
N

Setting up of barangay/tanod post
Mobilization of tanods in the area
Streetlights
Total

95
19
24
138

Satisfaction over current accommodation
N

Very satisfied
Satisfied
Fairly Satisfied
Unsatisfied
Very Unsatisfied
Total
Table 24

%
7
8
15
5
9
35
14
7

Perception of neighborhood safety

Very safe
Safe
Unsafe
Very unsafe
Total

Table 23

N
10
11
21
7
13
48
19
9

%
69
14
17
100

%

3
43
75
17
138

2
31
54
12
100

N
14

%
10

108
16
138

78
12
100

Preferred type of housing

Single house, 1 floor
Single house, 2 floors
Single house, 3 floors
Row house
Duplex
Total
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Table 25

Preferred location of housing

Current house location
Within neighborhood
Outside neighborhood, within city
Outside city, within Metro Manila
Outside city Metro Manila
Total
Table 26

%

113
16
1
3
5
138

82
12
1
2
4
100

Priority housing improvement measures
1st priority
N
%

Toilet
Kitchen
Floor finishing
Roof change/finishing
Wall change/finishing
Additional rooms
Additional floor/renovation of 2nd floor
Electricity connection
Water connection
Others
Total
Table 27

N

24
5
37
13
3
3
47
2
3
1
138

17
4
27
9
2
2
34
1
2
1
100%

2nd priority
N
%

3rd priority
N
%

12
21
16
20
19
8
13
18
11
138

26
11
17
23
14
15
7
13
12
138

9
15
12
14
14
6
9
13
8
100%

19
8
12
17
10
11
5
9
9
100

Priority neighborhood improvement measures

Re-blocking
Road expansion and drainage
Concreting of pavement
Garbage collection
Provision of streetlights
Provision of fire hydrants
Multi-purpose hall
Others
Total
Others
Total

1st priority
N
%

2nd priority
N
%

3rd priority
N
%

39
46
6
25
20
2
138
1
138

20
47
5
35
24
5
2
138
138

15
20
8
39
36
17
1
2
138
138

28
33
4
18
14
1
100
1
100%

14
34
4
25
17
4
1
100
100%

11
14
6
28
26
12
1
1
100
100

Table 28

Propensity to borrow
N

%

104
28
4
136

76
21
3
100

1. Willingness to borrow for housing construction
Yes
No
Maybe
Total

2. Amount willing to borrow
Average

126,195.68

3. Preferred lending facility
Microfinance institution
Community mortgage program
Family/relatives
Neighbors/friends
Community savings
Banks, e.g., rural banks
NGO-housing program
Others
Total

12
0
8
2
43
33
6
104

12
8
2
41
32
6
100

6
18
35
45
104

6
17
34
43
100

1
10
93
104

1
9
90
100

4. Preferred length of repayment
1 year or less
1-3 years
3-5 years
beyond five years
Total

5. Preferred mode of payment and collection
Outright cash
Staggered, daily collection
Staggered, weekly collection
Staggered, monthly collection
Total
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2. Gulayan Community
Table 1

Length of stay in the barangay and city

Barangay
Less than10 years
Greater than 10 years
Total

N
6
74
80

Average
Table 2

22.3

24.7

N

%

14
9
6
47
4
80

18
11
8
59
5
100

N

%

48
32
80

60
40
100
5.3

Number of household in housing unit

1 household
2 households
3 households
4 households
Total
Table 5

%
4
96
100

Household size

Less than 5 members
Greater than 5 members
Total
Average
Table 4

N
3
77
80

Reasons for settling in the area

Better employment/livelihood opportunities
Proximity to work
Security of tenure
Proximity to relative/family
Access to basic services
Total
Table 3

City
%
8
93
100

N

%

63
11
5
1
80

79
14
6
1
100

Educational attainment of household heads
N

Elementary graduate
Elementary level
HS graduate
HS level
College graduate
College level
Graduate level and up
Total

6
17
14
25
8
8
2
80

%
8
22
18
30
10
10
3
100%

Table 6

Sources of income

HH Head
Government employee
Technicians & associate professionals
Clerks
Service workers, shop/market sales
Trades and related workers
Plant and machine operators
Laborers and unskilled workers
Hawkers
Plant and machine operators assemblers
Overseas worker
Unemployed
Total
Table 7

N
4
13
6
43
3
1
1
9
80

Spouse
%
5
16
8
54
4
1
1
11
100

N
1
2
1
8
8
2
32
54

Mode of transport

HH Head
Tricycle
Jeepney
Bus
MRT/LRT
Multimodal/combination
Bicycle
Just walk
Total
Total
Average travel time to work (minutes)
Table 8

N
9
14
28
18
69
69

%
13%
20%
41%
26%
100
100%
43.1

Household monthly income (Php)
N

Php 10,000 and below
Php 10,001-20,000
Php 20,001-30,000
No answer
Total
Table 9

%
2
4
2
15
15
4
59
100

Spouse
N
2
2
6
11
21
21

%
10%
10%
29%
52%
100
100%
42.1

%

28
42
8
2
80

35
52.5
10
2.5
100%

Amount

%

15,276.25
11,749.36
3,526.89

35
52.5
10

Household savings (Php)

Average household income
Average household expenditure
Average savings
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Table 10

Where the household save
N

%

28
5
17
30
80

35
6
21
38
100

Amount (Php)

%

7,046.25
974.48
500.44
668.75
3.75
250.98
1,070.63
326.82
133.75
773.53
11,749.36

60
8
4
6
2
9
3
1
7
100

N

%

59
21
80

74
26
100

In the house
Savings group
Micro-finance institution
Rural banks
None
Total
Table 11

Household monthly expenditures

Food
Other daily expenditures
Transportation
Communication (cellphone)
Household non-food supply
Loan repayment
Rent
Repairs and maintenance
Medical expenses
Electricity
Water
Wages of household
School fees
Total
Table 12

Lot area

1. Lot area
Less than 20 m2
Greater than 20 m2
Total
Average

20

2. Floor area
Less than 30 m2
Greater than 30 m2
Total
Average

51
29
80

64
36
100
30

3. Number of floors
1- floor
2-floors
3- floors

35
42
3

44
53
4

50
23
5
2
80

63
29
6
3
100

4. Number of rooms
1 room
2 rooms
3 rooms
4 rooms and above
Total

Note: The ground floor area of the house was multiplied with number of floors to generate the total area.

Table 13

Construction materials for roof and outer wall

Construction
materials of the
outer wall

Construction materials of the roof
Mixed but pred Mixed but pred Mixed but pred
Salvaged/
ominantly
ominantly
ominantly
makeshift
strong
light
salvaged
materials
materials
materials
materials

Strong
materials

Light
materials

Strong materials

28

1

1

1

-

-

Light materials

-

1

1

-

-

-

-

-

7

-

-

-

1

-

1

23

2

-

-

-

-

1

9

1

-

-

-

-

-

2

Salvaged/makeshift
materials
Mixed but
predominantly
strong materials
Mixed but
predominantly light
materials
Mixed but
predominantly
salvaged materials
Table 14

Flooring materials

Tiled
Cement
Earthen floor
Wood/Bamboo
Total
Table 15

N

%

8
44
19
9
80

10
55
24
11
100

Household sources of electricity, energy and water
N

1. Source of Light
Electricity
2. Source of Energy for Cooking
Electricity
LPG
Kerosene
Charcoal
Wood
Combination
Total
3. Source of Water
Own use, faucet
Shared faucet
Own use, piped well
Collected rain
Peddler
Others (fetch or buy)
Total
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%

80

100

49
25
3
3
80

61
31
4
4
100

77
3
80

96%
4%
100%

Table 16

Type of toilet facility

Own, water-sealed
Shared, water-sealed
Closed pit
Open pit
None
Total
Table 17

N

%

72
5
3
80

90
6
4
100

N

%

60
20
80

75
25
100

N

%

80
80

100%
100%

Garbage disposal

Collected by LGU
Thrown anywhere
Burned
Others
Total
Table 20

90
3
1
4
3
100%

Preferred housing delivery method

Self- help
Cooperative housing
Hire purchase scheme
Total
Table 19

%

Place for bathing

Own, inside the house
Own, outside the house
Along the street
Share with neighbor
Total
Table 18

N
72
2
1
3
2
80

Challenges in the neighborhood
Primary

Limited road access
Presence of many fire hazards
Security/ peace and order
Unemployment
Sanitation
Garbage
Health issues
Others
Total

N
19
12
9
3
10
16
8
3
80

%
24
15
11
4
13
20
10
4
100

Secondary
N
5
24
10
3
10
17
8
3
80

%
6
30
13
4
13
21
10
4
100

Table 21

Perception of neighborhood safety
N

Very safe
Safe
Relatively unsafe
Very unsafe
Total
Table 22

Preferred security arrangements within neighborhood
N

Setting up of barangay/tanod
Mobilization of tanods in the area
Streetlights
Others
Total
Table 23

%
52
48
100%

%
11
34
50
5
100

%

21
54
5
80

26
68
6
100

N

%

23
52
4
1
80

29
65
5
1
100

N

%

59
14
7
80

74
18
9
100

Preferred type of housing

Single house, 1 floor
Single house, 2 floors
Single house, 3 floors
Row house
Duplex
Total
Table 25

9
27
40
4
80

Satisfaction over current accommodation
N

Very satisfied
Satisfied
Fairly satisfied
Unsatisfied
Very unsatisfied
Total
Table 24

42
38
80

Preferred location of housing

Current house location
Within neighborhood
Outside neighborhood, within city
Total
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Table 26

Priority housing improvement measures
1st priority
2nd priority
N
%
N
%

Toilet
Kitchen
Floor finishing
Roof change/finishing
Wall change/finishing
Additional rooms
Additional floor/renovation of 2nd floor
Electricity connection
Water connection
Total
Table 27

35
8
14
7
7
3
6
80

44
10
18
9
9
4
8
100

3
18
17
14
9
4
5
7
3
80

4
23
21
18
11
5
6
9
4
100

3rd priority
N
%
13
9
11
10
12
12
2
11
0
80

Household propensity to borrow for housing improvements
N

%

56
17
7
80

70
21
9
100

1. Willingness to borrow for housing construction
Yes
No
Maybe
Total

2. Amount willing to borrow
Minimum
Maximum
Average

79000.1

3. Preferred lending facility
Microfinance institution
Community mortgage program
Family/relatives
Neighbors/friends
Community savings
Rural banks
NGO-housing program
Others
Total

6
4
5
2
7
29
9
62

10
6
8
3
11
47
15
100

9
5
16
31
19
80

11
6
20
39
24
100

3
10
48
19
61

4
13
60
24
100

4. Preferred length of repayment
1 year or less
1-3 years
3-5 years
beyond five years
No answers
Total

5. Preferred mode of payment and collection
Outright cash
Staggered, daily collection
Staggered, weekly collection
Staggered, monthly collection
Not willing to borrow
Total

View publication stats

16
11
14
13
15
15
3
14
0
100

