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Introduction 
One of the key elements of the Philippine 

government’s anti-poverty strategy is asset reform, 
which is essential in a society where historical forces 
had led to wide disparities in asset endowments 
within society.  Indeed, economic growth in the 
Philippines has not been accompanied by improved 
income distribution; income disparities in 2006 were 
actually wider than in 1988.  Such perverse trend is 
symptomatic of skewed asset endowments and 
skewed opportunities, which cannot be adequately 
addressed by economic policy instruments such as 
progressive taxation and progressive government 
expenditure allocation alone.   Nor will economic 
growth under a market-oriented economic policy 
environment help, when market failures tend to 
worsen, rather than improve, income disparities.   

For these reasons, the effectiveness of the 
country’s asset reform programs is critical to 
achieving broad-based socio-economic development 
as envisioned in recent Medium Term Philippine 
Development Plans (MTPDP), including the current 
one for 2004-2010.  There are currently four major 
asset reform thrusts being pursued by the 
government, namely: 

•  Agrarian reform as embodied in the 
Comprehensive Agrarian Reform Law (CARL) or 
R.A.6657 of 1992 

•  Urban land reform as embodied in the Urban 
Development and Housing Act (UDHA) or 
R.A.7279 of 1992 

•  Ancestral domain reform as embodied in the 
Indigenous Peoples Right Act (IPRA) or R.A.8371 
of 1997 

•  Aquatic resources reform as embodied in the 
Fisheries Code (R.A. 8550) of 1998 

Each of these addresses particular vulnerable 
asset-deprived segments of Philippine society, 
namely, the small farmers, urban poor, indigenous 
peoples, and fisher folk. 

Urban Land Reform  
Asset reform in urban land and housing refers 

to the provision of tenure security and decent 
housing to informal settlers occupying government 
and privately-owned land. 

The UDHA mandates local governments to set 
aside lands to be used for social housing and to 
implement social housing programs to benefit 
informal settlers.  However, the asset reform 
programs covered in this study, namely the 
Community Mortgage Program (CMP), resettlement 
and presidential land proclamations, all pre-date the 
UDHA.  But, the law strengthened these programs to 
accelerate their implementation.  For instance, 
UDHA more clearly defines resettlement as an 
entitlement to evicted urban poor families.  It also 
gives incentives to landowners to offer their lands for 
CMP, and mandates disposition by NHA of idle 
government-owned lands as socialized housing sites 
to informal settlers. 

The CMP and presidential land proclamations 
are programs specifically intended to provide secure 
tenure to informal settlers onsite.  Security of tenure 
usually takes the form of granting ownership rights 
to beneficiaries among informal urban dwellers, in 
the form of titles to their occupied lands, or through 
intermediate forms of tenure.  These programs are 
targeted at informal settler communities residing in 
government lands in the case of presidential 
proclamations, and private lands in the case of CMP.  
The modalities of the two programs differ.  The 
CMP offers loans to community associations for the 
purchase of privately-owned land.  A presidential 
proclamation is a declaration of intent on the part of 
government to dispose of a given piece of land to its 
occupants, with the disposition process to be 
determined by an inter-agency committee especially 
created for the purpose. 

Asset reform in urban land and housing refers 
to the provision of tenure security and decent 
housing to informal settlers inhabiting government 
and privately-owned lands. 
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Considered as informal settlers are urban 
dwellers with no legal tenure on the land they occupy 
as their dwelling place and with poor or no access to 
basic services, principally water and sanitation.  In a 
growing number of cities in the Philippines, poor 
families which make a living from the economic 
opportunities offered by the large population of 
urban areas cannot afford legal housing, or housing 
offered by the formal market, whether to rent or to 
own. Hence, they resort to the informal occupation 
of land often without the consent of its owner. 

 
Census 

There are no firm estimates of the number of 
informal settlers in the country that can be said to be 
based on an identifiable data set or statistically valid 
estimating methodology.  The national census of 
population and housing has a category of poor urban 
families known as makeshift dwellers.  However, 
this group does not capture the entire population of 
informal settlers, many of whom live in dwelling 
structures that are made of concrete or permanent 
materials.  Some have lived in these houses for 15 to 
20 years.  The figure of makeshift dwellers thus 
grossly underestimates the informal settler 
population as defined in this study. 

Census data exist for households categorized as 
living on lots “rent-free and without the consent of 
the owner.” The number of households in this 
category stood at 239,026 in 2000 for the entire 
country.  Again this classification does not fully 
coincide with our definition of informal settlers as 
some informal setters do pay rent and may be 
residing on lots with the consent, explicit or implicit, 
of the owner.  Due to population growth particularly 
in the highly urbanized areas like Metro Manila and 
Metro Cebu, informal settlements now have an 
increasing number of renter families.  Multiple 
households reside in the same dwelling structures.  
Moreover, the census data on rent-free households 
are not disaggregated by urban-rural 
residence. 

Based on the 2000 census, the 
Philippine urban population stood at 36.7 
million, comprising 48% of the country’s 
total population for that year.  More recent 
data from the United Nations indicate that 
the country’s urban population has grown 
to 51.8 million, or 63% of the total 
Philippine population (Mangahas, 2006).  
This number translates to approximately 
10.4 million households residing in urban 
areas.  

Estimates of the proportion of informal settler 
households to total households in the 17	 LGUs of 
Metro Manila range between 10 and 50 percent.  
When estimating the informal settler population for 
the entire country, the practice of NGOs and some 
government agencies has been to set this proportion 
at 30 percent of the total urban household population.  
This provides a rough working figure for the 
magnitude of urban homelessness at the national 
level.  This method yields an estimate of 3.1 million 
households.  Nevertheless, we should not lose sight 
of the fact that there exists a wide variability in the 
proportion of informal settlers to total urban 
population across cities. 

In 2000, the Housing and Urban Development 
Coordinating Council released data on the number of 
informal settlers inhabiting government-owned 
lands, danger areas and privately-owned lands in 
Metro Manila based on data submitted by 
government shelter agencies and Metro Manila local 
governments.  HUDCC reported a figure of 726,908 
informal settler households in 2000 in Metro Manila 
alone.  More recently, the Metro Manila 
Development Authority released its own figures on 
the number of informal settlers in the metropolis in 
the context of its mandate to clear danger areas, 
easement of roads and waterways of obstructing 
structures. 

 
Urban Development and Housing Act  

Security of tenure usually takes the form of 
granting ownership rights to these informal  

urban dwellers in the form of titles to the lands 
they are occupying but it can also be provided 
through intermediate forms of tenure. 

When speaking of asset reform in urban land 
and housing, we cannot point to any particular law 
that clearly mandates the granting of ownership or 
use of rights or the distribution of urban lands in 
favor of those residing in these lands for a certain 
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number of years, similar to that 
provided to farmers by the 
Comprehensive Agrarian Reform Low 
(CARL) and to indigenous communities 
by the indigenous Peoples Rights ACT 
(IPRA).   

In 1992, Congress enacted the 
Urban Development and Housing Act	 
(UDHA), or R.A. 7279, mandating local 
governments to set aside lands to be 
used for social housing and to 
implement social housing programs to 
benefit informal settlers.  However, the 
law stops short of making security of 
tenure an entitlement or a demandable right of the 
legally qualified beneficiaries of the law.  In this 
sense, UDHA leaves it to the political will and 
initiative of the local governments, and the national 
housing agencies, to institute programs for 
distributing legal occupancy rights and secure tenure 
to urban informal settler families.  Unlike CARL and 
IPRA, UDHA did not institute a distinct program for 
providing secure tenure to urban informal settlers.  In 
fact, the asset reform programs covered in this study, 
namely the Community Mortgage Program (CMP), 
resettlement and presidential land proclamations, all 
pre-date the UDHA. 

Despite this limitation, R.A.7279 provides a 
stronger legal platform for urban poor settlers, 
particularly those subject to eviction due to an 
infrastructure project, a court order, or because they 
reside on danger zones (e.g. riverbanks, creeks, 
dumpsites and railroad tracks) to demand secure 
tenure and decent housing.  While the National 
Housing Authority (NHA) already had resettlement 
programs even before UDHA, the law mandates 
resettlement as an entitlement for those families 
subject to eviction, which was not the case 
previously.  Because the law requires that all evicted 
informal settler families be given relocation, the law 
in effect defines the target beneficiaries of the 
government’s resettlement programs. 

Similarly, UDHA defines the target 
beneficiaries of the government’s social housing 
program, or what the law refers to as its “potential 
beneficiaries” and “qualified beneficiaries”.  The 
UDHA’s definition of those entitled to the law’s 
protective and asset reform provisions corresponds 
roughly to the urban informal settlers as defined 
above.  But the law makes a clear and important 
exclusion.  It disqualifies families with household 
incomes above the official poverty threshold.  In 
practice, however, resettlement and social housing 
assistance is extended by the government even to 

families with incomes higher than the poverty 
threshold if they can establish or prove residency in 
an informal settlement or if they are considered part 
of an informal settler community. 

The CMP and presidential land proclamations 
are programs specifically intended to provide secure 
tenure to informal settlers on-site.  These programs 
are targeted at informal settler communities residing 
in government lands in the case of presidential 
proclamations, and private lands in the case of CMP.  
The modalities of the two programs differ.  The 
CMP offers loans to community associations for the 
purchase of privately-owned land.  A presidential 
proclamation is a declaration of intent on the part of 
government to dispose of a given piece of land to its 
occupants, with the disposition process to e 
determined by an interagency committee especially 
created for the purpose.   

Although the three programs of CMP, 
resettlement and presidential land proclamations pre-
date UDHA, the law strengthened these programs to 
accelerate their implementation.  UDHA more 
clearly defines resettlement as an entitlement to 
evicted urban poor families.  It also gives incentives 
to landowners to offer their lands for CMP.  Finally 
it mandates that all government-owned lands that 
have not been used for the last ten years prior to 
UDHA be turned over to NHA for disposition as 
socialized housing sites to informal settlers. 

 
Community Mortgage Program 

The Community Mortgage Program allows low-
income families in informal settlements to 
collectively purchase and formalize ownership of the 
land they are occupying through a community 
mortgage.  Employing the concept of community 
ownership, the program requires would-be 
beneficiary families to be organized as a community 
association	 (CA). 
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This organization, with a minimum of 9 to a 
maximum of 300 household members, will act as the 
borrower.  An originator- either	 a non-government 
organization, local government, key shelter agency 
or the National Housing Authority – provides 
technical and legal assistance to the association as 
credit preparation. 

Once the CA is qualified and has complied with 
the requirements for a loan take-out, the Social 
Housing and Finance Corporation (SHFC) releases 
the loan to pay the owner of the land which the CA 
intends to purchase.  The amount is based on the 
appraised value of the lot, subject to the loan ceilings 
set by the program.  The group loan, which is later 
individualized and amortized monthly by the 
individual households, has a term of a maximum of 
25 years and carries an interest rate of 6% per 
annum.  The CA collects and remits the monthly 
amortization to SHFC. Since the program started in 
1989, 190,530 households have been reached as of 
August 2007.  Total credit amount extended stands at 
almost Ph.P 7 billion, excluding those in the pipeline 
awaiting take-out (Vertido 200’). 

A CMP loan can be granted at one of three 
stages: (1) land tenure security, (2) site/land 
development and (3) housing improvements or 
construction.  While community associations can 
also avail of loan packages for the last two stages, 
land acquisition is noted as the foremost concern of 
association members compared to site improvement 
or home construction (Llanto 2007).  Most loan 
applications, therefore, are limited to land tenure 
security. 

 
Summary 

The three social housing programs covered by 
this study – CMP, presidential proclamations and 
resettlement – basically represent the government’s 
response to the growing problem of urban 

homelessness in the country.  The main 
strategy adopted by these programs is the 
granting of security of land tenure to urban 
informal settlers which constitute roughly a 
third of the country’s urban population.  The 
granting of security of tenure is considered a 
form of asset reform which finds legal basis 
in the Urban Development and Housing Act 
of 1992.  The UDHA mandated the 
distribution of idle government-owned 
lands, the acquisition of private lands 
suitable for social housing, and the 
provision of resettlement sites to qualified 
urban poor families.  These mandates are 
represented by the three programs of 

presidential proclamations, CMP 	 and resettlement.  
This study has shown that these three programs 

have been relatively successful in providing some 
degree of tenure security to urban informal settlers.  
The granting of formal land ownership, however, has 
been slow in most cases, particularly for presidential 
proclamations and resettlement projects.  Although 
the formal processes and steps are laid out in the 
official guidelines of these programs, actual 
implementation in the various sites has been fraught 
with delays, lack of knowledge on the part of 
beneficiaries, and lack of motivation on the part of 
both the government and the beneficiaries to fulfill 
and exact compliance with contractual obligations, 
most notably the payment of amortization.  Perhaps 
for the beneficiaries, virtual security of tenure at 
present, with the long-term promise of formal 
ownership, suffices.  

Given that full security of tenure can only be 
guaranteed with the possession of a land title by the 
beneficiaries upon full payment of the land, a process 
which can take as long as 25-30 years, there is a need 
to introduce intermediate instruments of tenure 
security that would allow social housing 
beneficiaries to enjoy the benefits of secure land 
tenure even without a title. 

 
(This article has been edited from the Philippine 
Asset Reform Card. Phildhra, May 2008) 

 
For further information 
 
The John J. Carroll Institute on Church ad Social 
Issues (JJCICSI) 
PO Box 250, U.P. Post Office 1140 Quezon City, 
Philippines. 
E-mail: intersec@admu.edu.ph  
	 	 intersect_icsi@yahoo.com 
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Community  Organizing  in  Infanta  Quezon  
 

  
 Part I – Community Organizing Stories of COPE Foundation 
  

TIMELINE   COPE’S  RESPONSE   SIGNIFICANT  AND  
HELPFUL  INITIATIVES   LESSONS  LEARNED  

1976 – 1981 
  
  
  
  
  
  
  
  
  
  
  

  
     
  
  
  
  
  
  
  
  
  
  
1982 – 1986 
  
  
  

  
  
  

•  COPE’s community 
organizing work started in 
Infanta with the help of the 
church (Prelature of 
Infanta) 

•  CO Staff from Manila were 
deployed in Infanta (Lino, 
Viene, Oca) and training for 
CO trainees was conducted 
during that period (Dante, 
Jun, Consor, Apolonio, 
Nanding, Caling, Iyam, 
Ellen, Bert and Alma) 

•  The following were the 
issues worked out by COPE 
Infanta: 
-   Lungsod Silangan  
    (International Airport 

and seaport) 
-   Illegal Fishpond 
-   Fry Concession ( Milk 

fish/ prawn –  
    Bangus, sugpo) 

 
•  Organizations were 

formalized and registered to 
SEC (BIHADA, SIPAKAT, 
Buklod-Ina) 

•  There are additional CO 
trainees (Padie, Danny, 
Totoy and Solon) 

•  The following were the 
issues worked out by COPE 
Infanta during this period: 
-  Illegal Fishpond 
-  ry concession 

•  Bench mark of organizing 
work in Infanta, Real and 
Nakar 

•  Community Organizer of 
COPE was identified as a 
pastoral  worker. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
•  MEMO from Ministry of 

Natural Resources: Banning 
of construction of fishpond 
and Fishpond Lease 
Agreement (FLA) in 
Infanta 

•  Removal of bidding system 
of Bangus and sugpo fry. 

 

•  The culture of silence was 
minimized because of unity 
in the community. 

•  The target listens when 
using power in number. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
•  The decision of the target 

agency is influenced by 
united calling and request 
of the masses.  
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Part I – Community Organizing Stories of COPE Foundation 
  

TIMELINE   COPE’S  RESPONSE  
SIGNIFICANT  AND  

HELPFUL  
INITIATIVES  

LESSON  LEARNED  

1987 – 1992 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

1992 - 1998 
 

 
 
  

 
 
 
 
 
 
 
 
 

•  Additional CO staff and 
trainees (Padie, Solon, 
Totoy, Danny, Teddy at 
Rom) 

•  Area covered Pollilo with 
19 barangays and San Luis, 
Aurora with 4 barangays. 

•  The following were the 
issues worked out:  
-   Illegal Fishing (RN – 

PULO) 
-   Illegal Fishpond 
-   Illegal Logging (Auraora) 
-   Illegal Logging (Infanta,   

Real and Nakar) 
-   Bridge issue (San Luis   

and Aurora) 
-   Gender Issues 

 
 
 
 
 
 
 
 
 
 
 
 
 
•  Changes in the life and 

nature of work of  
   COPE Staff: Oca goes to 

Kenya,  Nano became the 
Mayor of Infanta, Bert 
resigned from COPE,                         
Teddy was  AWOL and                         
Danny died 

•  Study on Local Government 
Code 

 
 

 
 
 
 
 
 
 
•  FAO 172 – closure of 

Lamon Bay for commercial 
fishing (hulbot hulbot) 

•  Confederation of 
UGMARIN (Pollilo block) 

•  Issuance of demolition order 
of  Illegal Fishpond of  Fr. 
Sunga with 700 forces and 
Engr. Lopez with 800 
forces. 

•  Deputation of fish warden 
•  Acquisition of 2 Patrol boat 

worth Php 150,000.00 and 
providing  30% incentive to 
deputized officer) 

•  Declaration of Logging area 
as Watershed  (San Luis, 
Aurora) 

•  Construction of 105 meters 
long bridge in San Luis, 
Aurora. 

•  MGADC and BGADC 
formalized (women and 
children protection) 

 
 
 
 
 
 
 
 
•  Accreditation of NGOs and 

POs in Municipal 
Legislative Council  

    (Sangguniang Bayan) 
 
 

•  Exercised the power of 
Leaders. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
•  The community leaders 

have already the voice and 
can participate in 
implementing programs of 
the municipality.  
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TIMELINE   COPE’S  RESPONSE   SIGNIFICANT  AND  
HELPFUL  INITIATIVES   LESSON  LEARNED  

1992 - 1998 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

1998 – 2001 
 
 
 
 
 
 
 
 
 
 

2001 - 2006 

•  Study on Local Government 
Code 

 
 
 
 
•  The following were the 

issues worked  out: 
-  Kanan B1 Hydro – 

Electric Power Plant 
-   Illegal Logging (Prestine 

Corporation) 
-   Illegal Fishing 
-   Solid Waste Management 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
•  Confederation of 23 Pos in 

Real, Infanta and Nakar  
   (KASAMA HQ-Kalipinan 

ng mga Samahang  
   Mamamayan sa Hilagang 

Quezon) 
•  The following were the 

issues worked out: 
   - Land Tenure 
   - Environmental Protection 
 
•  Livelihood Projects 
•  Relief and Rehabilitation 
•  Network and Advocacy  

for Environmental  
Management 

•  Membership of  PO leaders 
in Local Special Bodies 

•  Available alternative 
livelihood projects for 
People’s Organizations. 

 
•  Signature campaign against 

the the construction of 
Kanan B1 Hydro – Electric 
Power Plant. 10, 623 
signatures were 
accumulated. 

•  Cancellation of  PRESTINE 
Corp. concession permit. 

•  Conduct of Press 
Conference with Randy 
David. 

•  Closure of four (4) sawmill 
in Mauban (1) and Real (3) 

•  Donation of confiscated 
lumber (170,000 bd/ft.) for 
use in the construction of 
bridges, day care center, 
schools, bahay-nayon and 
other institutions. 

•  Declaration of Fish 
sanctuary 

•  Simultaneous launching of 
Solid Waste Management in 
three (3) municipality (Real, 
Infanta and Nakar) 
 

•  Alliance and networking 
•  Conduct of Symposium and 

Forums (Talakayan ng 
Bayan) 

•  10, 000 secured for 
signature campaign (Anti-
logging) 

•  Participation in review of 
Comprehensive Land Use 
Plan (CLUP) 

 
•   Assisted Social Action 

Center (SAC) for the relief 
and rehabilitation projects 
in Real, Infanta and Nakar. 

•   Provision of the following 
during the rehabilitation 
phase. 
-   motor boat 
-   fishing materials 
-   microfinance 
-   hog raising 
-   temporary/ permanent 

housing 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
•  People’s Empowerment 
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Part II – Case Stories 
From the very start, North Quezon is full of 

blessings from Mother Nature. We can find here the 
ocean full of different water and marine living 
creature. Here lies the Mount Sierra Madre which is 
rich of different kinds, sizes and full bodied trees. 
There are big river and creeks. There are also wide 
and nurtured lands and plains. In short, the 
constituents of Quezon have been gifted with five (5) 
eco-systems.  That’s why the fishermen, farmers, 
natives and other people living here are living in 
richness because of what nature brings. 

Given the beautiful background of Quezon, 
COPE’s work in Infanta, Quezon somehow gave a 
significant contribution in the life of these people in 
Quezon with the following short stories of struggles 
and success: 

 
BANGUS (MILK FISH) FRY 
CONCESSIONARY.   
Bangus fry has already been a source of 

livelihood for the people in Infanta prior to 1977, 
until a buyer of bangus from Pangasinan arrived  
buying the said bangus for ½ centavo and selling it at 
Php .07. Though the buying price from Infanta is 
cheap, they were encouraged to catch and sell 
because they have plenty and good catch of milkfish. 
The transaction continued until it became a 
concession and the coordination of the concession to 
the government followed. The transaction and 
concession continued until 1983. It was realized by 
many that the price of the bangus fry was being 
controlled by the concession, that is why there was a 
call to organize the 400 families in 5 barangays in 
Infanta to fight against the low buying price of 
bangus. The organized group conducted meetings 
with the municipal government to talk over the 
problem of low buying price of bangus by the 
concession. The Infanta group decided to manage the 
buy and sell of the bangus. The 400 families 
contributed a small amount and borrowed the 
remaining amount to be raised to PBSP (Philippines 
Business for Philippine Progress) to pay the 
municipal government (the LGU needed a fund for 
the operation of the bangus fry).  

From the start of the meeting, the group found it 
hard to convince the people to involve in the 
dialogue with the municipal councilor, vice mayor 
and the mayor on how the operation will run.  The 
group prepared a Concept Paper indicating all the 
operation  processes and ensuring that the profit will 
go to the people of Infanta. After the concept paper 
has been prepared, the group individually talked with 
the councilor, Vice-Mayor and Mayor. And that is 

the time that the group brought the agenda to the 
Municipal Legislative Council (Sangguniang Bayan) 
after convincing the three major key persons 
(Councilor in-charge, Vice-Mayor and Mayor of 
Infanta) that the management of the milkfish industry 
be given to BIHADA, Inc. (Biyayang Handog ng 
Dalampasigan, Inc.), the organized group of 400 
families involved in bangus fry.  

In the year 1985, the management of bangus fry 
was formally given to BIHADA and the bidding 
system removed.  The local government realized that 
if the citizens will be the ones to manage the 
industry, more people will benefit and at the same 
time more income will be given to the government. 
With this,  a major gathering took place with the 
Mayor of Infanta, Dr. Primo Bunag, delivering a 
speech giving gratitude to the constituents of Infanta.  
He said that development is not manifested by big 
buildings, bridges and concrete roads but by 
constituents without bondage, meaning that the 
constituents are not sick and have a good livelihood 
from the millions and millions of bangus fry and 
bangus caught every year. 

At present, the BIHADA, Inc. (Biyayang 
Handog ng Dalampasigan, Inc.) is the partner of the 
local government on projects related to bangus fry/ 
industry. 
  

LAMON BAY 
The closure of Lamon Bay to big fishing 

vessels and the use of Hulbot-hulbot. Because the 
RIN (Real, Infanta and Nakar districtw) at Pollilio 
area has already an organized fisherman’s 
organization, the group worked out to coordinate 
different fisherman’s organizations to address the 
issue on protection of North Lamon Bay. There were 
series of meetings held regarding the issue -- the 
threat to the fishing area caused by the foreign 
fishing vessels and “commercial fishers” entering the 
bay and using Hulbot-hulbot. Series of dialogue and 
consultations were done in 8 municipalities of 
Quezon and the support of the respective 
municipalities were obtained through resolutions and 
ordinances. 

 
DEMOLITION OF FISHPONDS  
The demolition order issued by Minister Pena 

on March 20, 1982 was the result of series of 
mobilization of the Anti-Illegal Fishpond group in 
Infanta. The mobilization took place in the office of 
Secretary of Minister of Natural Resources and 
Minister of National Defense, who was Sec. Enrile at 
that time. His office sent a demolition team to 
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Infanta to execute the demolition of fishpond of G. 
Rodolfo Fortunato and Engr. Lopez. But the team 
was not able to demolish manually because their 
force is insufficient, so the group returned to Manila 
to request for explosives to destroy the fishponds. 
But unfortunately no more demolition team came 
back to implement the demolition of 14 illegal 
fishponds. Because of the apprehension of the people 
who protested against the illegal fishponds and the 
fact that no demolition team came back, the group 
brought the demolition order and talked with the 
caretaker of the fishponds of Fr. Jose Sunga.  They 
told him that whatever fish they have in the ponds 
may be taken out and may be consumed because they 
will be demolishing the ponds. On August 11, 1987, 
700 people mobilized to demolish more or less 200 
has. of fishponds of Fr. Jose Sunga.  The demolition 
took place in 45 mins. Because of this incident, 24 
leaders were sued  including 3 Barangay Captains.  

The 24 leaders have been surrendered to the 
police on August 24, 1987, together with all the 
demolition team of Infanta who were willing to be 
imprisoned with the 24 leaders. That is why the 
judge paid the bail of the 24 leaders so that all the 
700 people can leave the jail. With this, the case was 
dismissed in 1 year. This was followed by the 
demolition of Engr. Lopez’ fishpond by 800 people 
of Infanta. The 45 has. fishpond with 25-30 meters 
wide and 3 meters high catwalk was demolished in 
only an hour. A case was  filed against the 800, and 
it took 5 years before the case was dismissed. 

The last to be demolished was the fishpond of 
G. Macario Assitio of Caloocan measuring 15.6 has. 
The demolition team was composed of different 
organizations of three municipalities of RIN (Real, 
Infanta and Nakar) headed by the Mayor of Infanta 
and Barangay Captain together with Barangay 
councils and constituents numbering to 3,000 people.  
  
  
PART III – TOOLS  
(Analytical Framework) 

Based on the case stories, the following tools 
were found useful:  

a) Social Analysis,  
b) Engagement Tools,  
c) Building Networks/ Advocacy,  
d) Resource Mobilization,  

e) Reflection Tools,  
f) Monitoring and Evaluation Tools. 
Based from experience, in the process of 

organizing and in order to heighten the 
consciousness of the people,  there is a need to study 
the local and national issues on EPCRS. It is 
important to ensure that the official in a government 
position will face the people by setting an 
appointment with the official and writing in a black 
and white document that they will be meeting them 
indicating the time, date and place of meeting. In 
order to strengthen the organizations to work in 
addressing their issues, there is a need for a network 
and advocacy. With the network and advocacy 
program, the poor are organized and coordinated 
with other support groups that will strengthen their 
organization and enable them to articulate their 
issues and needs strongly. 

It is true that the people we organized are poor 
financially but if they will be asked for a contribution 
they can afford, they provide. They can even ask 
help and support to individuals and organizations 
who are willing to support them. It is also important 
in an organization that a monitoring be made of 
every activity, program and project. This is to 
identify areas for improvement in an activity and 
project taken up by the organization considering their 
strengths and weaknesses. 

 
Part IV– PROSPECTS  
IN COMMUNITY ORGANIZING 

1.  Key leaders, who are 1st and 2nd liner leaders 
can become Barangay leaders. 

2.  Need to develop new CO trainee to continue 
community organizing work of COPE in Infanta 
Center. 

  
 
For Further information 
   
Community Organization of the  
Philippines Enterprise 
COPE Foundation Inc. 
Bahay Pagasa, Mabini Street Infanta, Quezon 
INFANTA CENTER 
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PHILIPPINES  
October  2009  
E.J.  Anzorena,  SJ  

 
 

Research  Mapping  Project    
  

 
 
 
The participation of the urban poor associations 

is a major thrust of the research mapping project of 
the FDUP and Philssa.  The research team, 
composed of FDUP staff and association leaders, 
was involved in the data gathering process including 
the identification of urban poor communities and 
interviewing urban poor households for the survey.  

They conducted key informant’s interview and 
walked through the barangay to trace the location of 
urban poor communities.  Sixty-two (62) urban poor 
communities were identified – 42 are organized 
communities with 4,456 households and 20 are 
unorganized with 3,584 households.  From among 
the organized communities, 26 are urban poor 
associations. 

From the list of urban poor communities, large 
areas were then selected where the survey was to be 
conducted.  A total of 510 respondents were 
randomly selected.  In choosing the households to 
interview, researchers started at the entrance of a 
given community and counted an interval of seven 
houses between households. 

The data from the barangay office put the 
number of households at 21,689 representing a 
population of 119,722.  Of these, urban poor families 
make up 37% or 8,040 households. 

 
Profile of Urban Poor Households 

Household respondents are mostly in their 40s 
with an average age of 42 years old.  A third of them 
have completed high school while 20% have reached 
high school level.  Elementary graduates comprise 
15% of the respondents while respondents who 
reached college but unable to finish it make up 16% 
of the total respondents. 

Females outnumber the males, 52% and 48% 
respectively.  Majority of them (80%) are married, 
4% are single and 4% live as common-law spouses.  
The widows and widowers among the respondents 
comprise a substantial 10% while those separated 
account for 2%. 

Most households have been living in Barangay 
Gulod for a long time, an average of 15 years.  Three 
out of ten were already residents of Metro Manila 
before they moved to Barangay Gulod.  With regard 
to the province where they originally came from, two 
thirds hail from Visayas or Mindanao. 

 
Electricity 

Ninety-five percent of households in the 
barangay have electricity except for the five percent 
or 24 households who use candles or gas lamps. 
Close to 60% of homes have their own electric meter 
while 9% are connected to a sub-meter.  Three of 10 
households have illegal connection, either by tapping 
power lines or using jumper (illegal gadget).  
Households spend, on the average, 652 pesos 
monthly for their electric bills. 

Only a quarter of the urban poor families in the 
barangay are contented on their situation with regard 
to electricity.  Close to 30% find their electric bills as 
unreasonably high.  Still, a considerable number of 
homes have difficulty with their situation because 
they do not have their own power connection or they 
resort to illegal power connection. 

 
Water Supply 

Manila Water or Maynilad is the source of 
drinking and non-drinking water for nine out of 10 
households in Barangay Gulod.  There are 
households though that rely on illegal means or 
sources for their drinking (6%) and non-drinking 
(5%) needs.  About 7% households preferred 
drinking bottled water.  But there are households 
(1%) who still fetch water from pozo or balon (well) 
for drinking and cleaning purposes. 

While majority have a water meter installed 
their homes, 14 households are connected through a 
sub-meter and 21 homes have illegal water 
connection.  When asked about the agency or group 
that assisted them to have a water connection, some 
5% of the households cited their association and 6% 
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sought help from a fixer.  The local government has 
helped a few of them (4%) while a large number of 
households (42%) relied on their own efforts. 

Water supply is available for ninety percent of 
households except for the 7% who are most likely 
the ones who do not have water connection.  
Majority have no problem with the quality of water 
supply in terms of clarity, smell, taste and safety.  
However, in terms of availability, 63% of households 
experienced disruption of services.  During periods 
of disruption, three out of 10 of these households 
have no water for almost everyday lasting for at least 
7 hours. 

Water expenditures for both drinking and 
cleaning range form 0 (for 13% of households) to a 
high of 4000 pesos.  Households with no expenses 
for water are probably those with illegal connection, 
those who rely on deep well or those who share 
water for free with relatives who pay for water. 

Asked about their perception on water supply 
condition, 70% of the respondents are generally 
satisfied.  The rest who were not satisfied cited 
reasons such as no continuous and inadequate water 
supply, poor water quality, difficulty in fetching 
water (for those without water meters) and high 
water rates. 

Some 7% households are aware of initiatives or 
projects in the barangay pertaining to water supply. 

 
Health 

More than half of households tap the services of 
health centers in the barangay.  There are those (7%) 
who can afford to go to private clinics.  There are 
also households (6%) who do not seek treatment at 
all because some feel 
their illness was not 
that serious; others cite 
problems with money.  
There are also those 
who are used to taking 
medicines even 
without a doctor’s 
prescription. 

For families with 
young children, most 
avail of immunization 
services provided by 
health centers.  
Although few (3%), 
there are still 
households who do not 
seek immunization.  
For households who 
have a pregnant 

household member, most go for their pre-natal check 
ups.  Only about 2% do not visit or have not visited a 
doctor during pregnancy. 

Most families (82%) confirm the presence of a 
Botika sa Barangay (community drugstore). 

 
Sanitation 

Almost all the surveyed households (98%) have 
toilets in their homes.  Only 2%, or 8 households, do 
not have their own.  Of those with toilets, most have 
the type of toilet that is used manually or de-buhos 
(95%) while 1% or 7 households rely on holes that 
are directly connected to canal or estero.  The rest or 
3% have toilets with flush.  The 2% without toilets 
rely on either their neighbor’s or community toilet.  
Others wrap their refuse and throw it some place 
else. 

Very few households or only two households 
have septic tanks (pozo negro) in their homes.  More 
than half (55%) of the respondents’ homes build 
their own canal where dirty water coming from 
toilets flow.  Forty one percent, on the other hand, 
make use of public drainage that is either cemented 
and covered (20%), made with culvert (20%) or open 
canal (30%). 

Dirty water from canals built by households 
drain straight to the creed or esteros (28%) or to 
community drainage (6%).  About two out of 10 
households have experienced flooding in their areas. 

 
Solid Waste Management 

Most households (88%) are serviced by garbage 
truck collectors.  There are a few (5%) households 
however, that dispose their garbage to canals while 
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some 3% still burn their trash.  Only one household 
practices waste segregation of biodegradable and 
non-biodegradable waste product even though more 
number of households, 32%, said they are aware of 
proper waste segregation techniques. 

Interestingly, 72% of those who said they are 
aware do practice some form of segregation.  Even if 
they do so, garbage trucks might not be segregating 
waste since there is no uniform policy among 
barangays in the city about waste segregation.  This 
shows the need for solid waste management to 
involve all sectors – households, local governments 
and other concerned civic groups. 

 
Education 

Households with children currently going to 
school comprise  68% of the respondent – 
households. In terms of drop-out rate for students 15 
years old and below, some 6% or 30 households in 
Barangay Gulod are no longer sending their children 
to school due to financial constraints, lost of interest 
among children or lack of documents required for 
enrolment. 

For households with members aged 16 to 20, 
some 13% or 66 of them have stopped sending their 
children to school.  Again, financial problem is the 
primary reason.  There are 19 households who have 
availed of education programs thru scholarship, 
tutorial, and computer literacy.  Households with 
children who are presently under scholarship, tutorial 
and computer literacy make up 21%, 1% and 1%, 
respectively.  One household has a special child who 
is not attending school but is unable to avail of any 
special education program in the barangay. 

 
Security of Tenure 

Out of the	 96 urban poor associations in the 

barangay, 23 are urban poor organizations with 
security of tenure.  Security of tenure is equated with 
acquiring land either through the Community 
Mortgage Program or Direct Purchase. 

In terms of the number of households with 
tenure, 649 households or 3% of all households in 
the barangay have security of tenure and this 
represents only 15% of the total number of organized 
households.  Twenty one associations acquired 
tenure through CMP while two associations by direct 
purchase, comprising 587 and 62 households, 
respectively. 

The lots occupied by urban poor households 
have an average size of 42 square meters while the 
floor area, on the average, measures about 31 square 
meters.  This physical space is inadequate 
considering that the average size of households is 
five and households are typically made up of 
extended families.  For most of them (61%) 
however, the space they occupy is adequate while 
30% find their dwelling place as congested. 

Six out of 10 households own the structures 
they occupy while a substantial 28% are renters.  A 
small portion of households (8%) on the other hand, 
are rent-free occupants. 

With regard to status of land acquisition, four 
out of 10 are in the process of acquiring the land they 
occupy.  Following is the proportion of households 
and their land acquisition status: 

•   Possessed land title   5% 
•   Effort to won land 14% 
•  Amortizing the land 17% 
•  Bought rights   6% 
Many families (66%) felt that they can be 

evicted from their dwellings any time while there are 
those (14%) who are not bothered by any threat of 
eviction.  Surprisingly, 22% of households who do 

not have security of tenure are not 
willing to work toward owning 
the lot they occupy; only 46% of 
the surveyed families are willing. 

 
Membership in 
Association/Organization 

More than a third of the 
families in Barangay Gulod have 
members who belong to an 
organization.  A substantial 
number of households however, 
are not affiliated to any 
organization.  When asked if they 
want to join a group, 42% gave an 
affirmative while 21% were not 
interested. 
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Livelihood/Employment 

More than half of the 
household heads have either 
no source of income or stay 
at home as a housewife.  
Two out of ten are into 
vending or selling (as owners 
of sari-sari store, carinderia 
or street vendors).  While 
Novaliches is known as a 
place where many factories 
are located, quite a small 
number of households in 
Barangay Gulod are able to 
secure jobs in these 
establishments.  In the 
survey, factory workers make 
up merely 2.5% of the 
occupation among 
households. 

 
Urban Poor Alliance-Gulod (UP-All Gulod) 

The result of the survey shows that the urban 
poor organizations of the Gulod Barangay organized 
themselves into the Urban Poor Alliance-Gulod (UP-
All Gulod) to interact with the local authorities and 
improve their lives. After several months of activity 
the following has resulted:	   

In May 2008, the UP-All Gulod held its 
Congress (annual meeting) in the barangay.  From 
an initial of 15 community associations, the alliance 
has now 75 member organizations coming from the 7 
areas of the barangay.  The core leaders have met 
with the barangay captain and some barangay 
councillors and presented the result of the research 
mapping.  It intends to present this together with 
their urban poor agenda in a formal barangay 
council meeting.  It is hoped that their agenda will be 
adopted and made part of the barangay development 
plan and be supported by the barangay budget. 

Barangay Governance.  One urban poor leader 
won a seat in the barangay council in the 2007 
barangay election.  One seat in the Barangay 
Development Council has been offered to the 
alliance.  An office space in the new (currently being 
constructed) barangay hall has been given to UP-All 
Gulod.  

Livelihood Fund.   A PhP 10,000 livelihood 
fund to support a meat processing project was given 
to the alliance by the barangay.  The alliance is 
currently implementing a meat processing project 
with some of its members using this fund.  

Solid Waste Management and Urban 
Vegetation.  The alliance in partnership with FDUP 
and PHILSSA will start a solid waste management, 
recycling and composting project as well as an urban 
vegetation project in the barangay.  Exposures trips 
on solid waste management in nearby barangays 
have been conducted.  Business planning activities 
will commence in September 2008.  A PhP 200,000 
fund for this project has been approved by 
PHILSSA.  

 
FDUP 

The participatory research mapping in Barangay 
Gulod will be replicated in 2 other barangays this 
year, Barangay Batasan Hills in Quezon City and 
Barangay 177 in Caloocan City.  An orientation has 
been conducted for the 2 barangays.  The survey tool 
has been reviewed and currently being revised.  For 
Barangay Batasan Hills, identification of disaster 
prone areas will be added in the research mapping. 

A city wide research mapping will be started by 
FDUP in the City of Valenzuela.  At present, a core 
of community leaders have met and will plan the 
creation of an alliance of urban poor associations and 
undertake a city wide mapping.  

 
For further information 
 
Foundation of the Urban Poor (FDUP) 
fdup88@gmail.com 
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E.J.  Anzorena,  SJ  

 
 

SAPSPA:      
Urban  Poor  Housing  Fund  in  Tondo  

 
 
 
 
 

The Context of Tondo 
 
In June 24, 1571 Miguel Lopez de Legazpi 

defeated the last Muslim Manila king Rajah Soliman 
(Sulayman) and Rajah Lakandula (nephew of 
Sulayman), king of Tondo (both from Borneo) and 
made Manila as his administrative center for Spain.  
The name Tondo waas derived from a local banana 
variety called “Tundok”. 

In the 70’s, Urban 1: Tondo Foreshore was the 
first major slum upgrading project in the Philippines 
and in the Southeast Asia.  This was implemented by 
the national government 
and covered tenure security 
and improved 
infrastructure.  It also 
developed a nearby 
relocation site for displaced 
families. 

In our globalizing 
world market, with no 
safety net for the poor, 
domestic space has now 
become a commodity – a 
financial product – instead 
of a social investment for a 
family to have decent 
housing.  As such forcible 
and massive demolition of 
urban poor communities is 
perceived mainly as due to 
business motives. 

The recent global oil 
crisis has further 
exacerbated the living 
conditions of the poor and 
caused the country to 
experience its highest 

inflation rate (12.5%) for the past seventeen (17) 
years.  To date, according to a government financial 
adviser there are approximately 23.5 million 
Filipinos or a quarter of the country’s population 
who are  currently earning 67 pesos or less per day.  
The depressing economic environment has made the 
lives of the urban poor even more difficult with the 
already meager family incomes being further eroded 
by inflation.  Likewise, the world oil crisis has taken 
a great toll on many of the rural and urban poor 
families in the country. 

Even if the Philippine government has instituted 
subsidies to avert 
potential food riots and 
to ease the burden of the 
poor brought about the 
oil crisis, many are 
apprehensive about the 
mode of implementation 
since they may not 
provide the required 
results. 

In Tondo, there is a 
rising phenomenon like 
in other economically 
vulnerable communities, 
to engage in 
“Balikwasan” and 
“Sangla-Tira”. 
“Balikwasan” is usually 
entered into by informal 
vendors wherein a micro 
loan is taken in the 
morning and have to be 
paid in the evening with 
a 10% interest; this 
usually targets low-
income market vendors.  



SELAVIP 

76  

In the case of “Sangla-Tira”, families with 
immediate need for larger sums of money – usually 
around 25,000 to 150,000 pesos – mortgage a portion 
of their dwelling spaces to other families in exchange 
of 2 to 3 years of rent-free stay.  At the end of the 
rent arrangement, the principal amount is paid back 
to the renter by the house owner. 

There are also instances when the accessibility 
to micro-financing institution (MFI) only increases 
the financial debt that the poor are in.  In these cases, 
the borrowers pay the first to second loan cycles, 
usually around four to eight thousand pesos.  When 
they are already on their next loan cycle, which is 
already bigger than the previous ones, they no longer 
comply with their payments.  Instead, they go to 
other MFIs and do the same thing, the net effect of 
which is that they end up with al lot of unpaid loans.   

In Magsaysay Village, Tondo, urban poor 
families live on subsistence and experience flooding.  
They also live in cramp domestic 
space and double-up density due to 
multiple families living that lessen 
the already minimal privacy.  
Several social housing beneficiaries 
of the Tondo Foreshore project are 
fearful that after several years the 
NHA will revert the land back to 
the state.  Many of the residents are 
having difficulty with their real 
property tax and oftentimes with the 
extortion of the local officials in 
housing permits. 

In such an environment, 
SAPSPA focuses its work to seek 
appropriate housing and other 
development programs for 
vulnerable urban poor families and 
informal settlers in the parish, who 
do not have any financial 

opportunities and access to public and private 
conventional housing programs. 
 
The Project 

The purpose of this Project is to pool together 
resources, to set up a revolving fund and to help poor 
families obtain housing.  SAPSPA is a parish-based 
organization with the objective of organizing and 
empowering people through housing.  The housing 
program started in year 1988.  Its first batch of two-
storey starter houses benefited twelve (12) urban 
poor families.  From Batch 1 to Batch 13 the 
beneficiaries for the project totaled to one hundred 
twelve (126) families. 

The project provides a soft loan package 
inclusive of participatory technical assistance for 
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construction of a two-storey 
starter house for qualified 
urban poor families in 
Magsaysay Tondo, Manila. 

The organization taps its 
technical support from other 
organizations to facilitate in 
the construction drawings and 
engineering computation.  
While the housing committee 
members assist the new 
housing members in applying 
for a building permit at the 
Manila City Hall Engineering 
Office. 

A month after 
construction, the new housing 
members are expected to pay 
their monthly amortization 
and attend organizational 
meetings.  The collected 
amortization is then revolved back to its housing 
fund. 

 
Beneficiary counterparts 

The housing beneficiaries also provide one to 
two 2 laborers as their sweat equity.  Most of them 
reuse their existing building materials (G.I. roofing 
sheets, lumber, etc.). 

A few of them provide additional construction 
materials to further improve their 2-storey housing 
units. 

The housing loan is limited to Ph.P 70,000.  
The term of payment as been adjusted to  7 years.  
The board has introduced a housing repair loan of 
Ph.P 30,000 with 2 years  as repayment period. 

 

Problems 
The participatory design process for the 13th 

batch took almost nine months to complete, which 
was quite tedious compared to previous housing 
batches.  The application of local housing permits 
took almost four months to complete.  Some local 
officials in the Manila Engineering Department have 
either tried to extort money to expedite the release of 
the applicants housing permits, or other officials in 
the same department have ordered several technical 
revisions for compliance on construction drawings. 
Permit fees were increased considerably. 

There was also a considerable increase in 
construction materials, in particular steel 
reinforcement bars and cement, which made it 
difficult for some to complete their housing units. 

The Manila local government 
procedure is becoming more and 
more tedious for low income 
families in the availment of 
housing permits.  It seems that the 
local government is bent on 
improving its city collection (taxes, 
permits, etc), but had resulted to a 
disadvantage for for low-income 
families in the city. 

Unfortunately, there are still 
no public or private housing 
programs that low-income families 
in Magsaysay Village, Tondo 
Manila can go to for financial 
assistance in answering their 
housing needs.  Moreover, market 
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forces have considerably influenced low-income 
families in their decision whether or not to sell their 
land due to financial reasons or worsening poverty.  
Somehow, SAPSPA’s housing program, though 
difficult as it may seem, tries to answer this housing 
need. 

Sapspa also supports health programs in Tondo, 
provides generic medicines at low prices,	 promotes 
income production and supports a Grameen type of 
microcredit.  

 
For further information 
 
SAPSPA 
 
J.Turla-Sanchez, M.Sevillana, R.Guevarra 
Fr. C.Bittante 
  sapspa_tondo@yahoo.com.ph  
     pani_346@yahoo.com  
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SOUTH  AFRICA  
October  2009  
E.J.  Anzorena,  SJ  

 
 
 
 

Improving  the  Quality  of  Housing  
 
 
 

In the process of building houses of the federation of 
slum dwellers (FEDUP) in many areas of South 
Africa, a problem in technical support arose. 
Through negotiations with the government FEDUP 
solved the problem by obtaining agreement from 
government that the subsidies being given to the 
contractors to provide housing to the poor be given 
directly to the legal fund supporting the Federation 
(Utshani Fund). 

Thousands of houses began to be built with the 
bridge capital of the Utshani Fund but the lack of 
technical experience of the members was causing 
many houses to remain unfinished and unable to get 
the subsidies.  An NGO (Peer Africa) was requested 
by the FEDUP to train the communities to build the 
houses in the economical and technical frame of the 
subsidy. 

To give an example in Free State, the federation 
members in two towns (Kroonstad and QwaQwa) 
obtained 50 subsidies each.  The subsidy for the 
house is 44,000 rand (10rand =1 US$).  The 
communities chose from among themselves a 
Community Construction Management Team 
(CCMT).  

The CCMT members have different tasks -- 
construction,	 management, negotiation with the 
local authorities and keeping the community 
informed, storage of the construction materials, etc. 

In Kroonstad, the communities chose young 
people (many are women and between 22 and 28 
years old ) in order to foster younger leadership.  In 
QwaQwa they preferred known veteran leaders (men 
and women).	  

The community designs together with the 
trainors a plan for the project that can be 
implemented within the framework of the subsidy. 
When the plan is approved by the local authorities 
the construction begins. The CCMT chooses the 
most skilled workers of the community. The trainors 
stay in the community and direct the people to do a 

job acceptable to the standards; other members help 
with the digging, and assist the more skilled workers. 
The process is good and the still not perfect but the 
final work is people are happy. When one of the 
young girls of the CCMT was asked if she liked the 
house, she said laughing: “I like it too much.” 

 
For further information 
 
Utshani Fund 
greg@utshani.org.za	           
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SOUTH  AFRICA  
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E.J.  Anzorena,  SJ  

 
 

  
Veronica  Smith’s  Work  in  Recycling  

(Belhar,  Cape  Town)  
 
 
 
 
 

COURC is supporting 30 groups 
of recyclers in Cape Town, with 
exchange programs, subsidized 
transport of the garbage, and by 
getting selected waste from 3 
institutions, that is sorted out by 
the pickers. The recycled 
material is collected in a truck 
with a capacity of 3 tons, sold to 
industries and the money earned 
distributed among the groups. 
The representatives of the groups 
meet monthly to exchange ideas 
and discuss daily operations.   

One of the more dynamic 
groups is the one headed by 
Veronica Smith and her husband 
Randal. This group not only 
collects waste in the 
neighborhood, but also provides 
a buy-in service for recyclables 
from the community. The local 
residents collect recyclables for 
Veronica`s recycle business, 
which create opportunities to 
earn monies from waste 
especially glass and steel.  

The group members live in 
a very poor rental housing 
scheme with 250 families 
experiencing serious problems of 
violence, unemployment, and 
drug abuse. However with their 
activities the situation is 
improving, creating opportunity 



SELAVIP 

88  

and hope through waste collection. 
Recycling is the only way of subsistence for 

this group. For the time being, glass is the most 
profitable material but they also collect newspaper, 
carton boards, plastic, steel etc.  Some of the bottles 
are cut and become flower containers which could 
sell for 20 rands   (20 rand=2 US$).                                                  
Other glass containers are cut and sold as household 
drinking glasses.  They just mark a score line on the 
bottle with a glass cutter, and pour hot water.  The 
bottle is cut on the marked line. Also the marked 
bottle can be warmed by a candle and put in cold 
water and the bottle will be cut. 

They have some sewing machines that are used 
by the women for manufacturing clothing garments. 
The women contribute a nominal fee to cover the 
maintenance cost of the machines. Veronica Smith 
found out that in her church they are doing sleeping 
bags for the homeless. The bags are made of thick 

old newspapers (18 pages in total) 
covered by plastic and 
strengthened in the corners. Many 
homeless are asking for them. The 
group will start making them. 

A volunteer team has 
developed a soup kitchen that 
provides meals twice a week to 
200 people. The team has 
established in the housing 
compound a vegetable garden that 
provides for the needs of the soup 
kitchen. 

For the formation of the kids 
of the settlement, they have gotten 
the local government to construct 
a reading room where the children 
can study or do their homework, 
and this room will be provided 
with computers. 
 

For further information 
 
COURC 
gershwink@telkomnet.sa  
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SRI  LANKA  
October  2009  
E.J.  Anzorena,  SJ  

 
 

  
HELP-O  Was  Awarded  with  the  21st  IYSH  
Memorial  Fund  Award.  Congratulations!  

 
 
 
 

HELP-O was awarded the 21st 
IYSH Memorial Fund Award by 
the Japan Housing Association 
(JHA) for its reconstruction work 
in Galle after the destruction 
produced by the tsunami of 
December 2004. ACHR and 
ANPAS supported the activities 
of HELP-O. 

ACHR provided Rs.250,000 
for each house (1.00 USD＝110 
LKR) For families who did not 
own land a revolving fund was 
created to buy the land and later 
to build the houses. 
 
Koggala Housing Program 

This program was 
community driven and consisted 
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in a housing loan for house. The maximum loan was 
Rs.50,000. The grant was used in the following: 

•  Waluwatta 
•  China Garden 
•  Kovilawatta 
•   Thalapitiya 
•  Koggala 
•  Goviyapana 
•   Totagamuwa 
•   Samagiwatta 

For further information 
 
Human & Environment Links Progressive 
Organization (HELP-O)  
No - 364/18 A, Samagi Mw, Dangedera,  
Galle, Sri Lanka.  
     helpogn@wow.lk  
     www.help-o.lk	   

 

 
 

 

 
  



SELAVIP 
  

91  

SWAZILAND  
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A Savings Exchange 
Program  

with Swaziland 
 
 
 
 

Background 
Swaziland is a small and beautiful hilly country. 

It is said that the population has decreased to 
900,000 due to AIDS. Many are poor． 

There are 4 regions: Hhohho, Manzini, 
Lubombo, Shiselweni. 

In these four regions are 55 constituencies. 
Each constituency elects one representative for the 
parliament and another one who will have office in 
the constituency. 

In each rural constituency there are several 
Chiefdoms called Bucopho.  

The monarchy is above this organization. He 
appoints 2/3 of the senate, several people in 
representatives of the parliament, the Prime Minister, 
the ministers and sub-secretaries and the Supreme 
Court Judges. He can also change the chiefs. 

 
The exchange of  
Slum Dwellers 
International (SDI) and the  
Swaziland Low Income 
Peoples’ Organization 
(SLIPO) 

The members of the SDI 
exchange were Ms Edith 
Mbanga, National Facilitator of 
the Shack Dwellers Federation of 
Namibia, Ms Agnes Munyinda 
from the Zambia Homeless and 
Poor’s People Federation and the 
editor of the Selavip -Newsletter.  

SLIPO is formed by 
‘Volunteers’ working in the 

organization. These voilunteers are  the 
‘Champions,’that is, members who have participated 
in international exchanges and some ordinary 
members. 

There are 17 savings groups established in two 
regions (Hhohho and Manzini) with an average 
membership of 15 to 35 members. 

The exchange team visited saving groups  
during their two days and a half visit. 
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Many of the groups were new. The reasons for 
saving were different. Many wanted to build a house, 
others to repair their house, while others want to 
have some capital to initiate income generating 
activities. One group wanted to confection the 
colorful traditional dresses for special ceremonies. A 
groups of elders wanted to save to pay the taxes of 
the city for their land and for the infrastructure 
services to avoid losing their property. 

This last item deserves more explanation. 
Traditionally people in the Bucopho or chiefdom of 
the rural areas receive land from the chief. However 
with the growth of the cities like in the capital, 
Mbabane, some rural areas are incorporated to the 
city and the local authorities demand the payment of 
services and taxes. 

The City Alliance is implementing the Mbabane 
upgrading and financing project with modern 
highways, upgrading of services and building new 
housing for the displaced people by the project. 

In this project the ownership of the land is 
recognized free of charge but the people needs to 
return the capital cost of the infrastructure. 

The project demands that the people should be 
explained the need of repayment and that they should 
determinate the level of the improvements they could 
afford. 

An evaluation of the project published in 
August 2006 recognized that many people did not 
know the need and the amounts of payments. This 
also remained valid at the end of November 2008. 

The evaluation recommends caring for the poor 
and the disadvantaged using means like cross 
subsidies to avoid the situation where the project will 
worsen instead of improving their condition. People 
pray that this will happen. 

 
Recommendations from the Team 

•   Promote active membership by stressing 
work and services and not the position of authority in 
the group by rotating the chairing of the meetings.  

•   Promote daily savings which are more 
efficient in including the poorest members.     

•   The volunteers will be more efficient by 
helping the saving groups to be more independent 
and by helping them more as a technical and support 
NGO looking for resources 
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For further information about SLIPO 
 
Ms Dumisile Shabanko 
knc@realnet.co.sz  
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TANZANIA  
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E.J.  Anzorena,  SJ  

 
 

  

The Work of the Tanzania  
Urban Poor Federation 

 
 
 

Prehistory 
Tanzania is home to some of the oldest human 

settlements unearthed by archaeologists, including 
fossils of early humans found in northern Tanzania, 
an area often referred to as "The Cradle of Mankind". 
These fossils include the Paranthropus bones thought 
to be over 2 million years old and the oldest known 
footprints of the immediate ancestors of humans, like 
the Laetoli footprints which is estimated to be about 
3.6 million years old. 

Reaching back about 10,000 years, Tanzania is 
believed to have been populated by hunter-gatherer 
communities, probably Khoisan speaking people. 
Between three and five thousand years ago, they 
were joined by Cushitic-speaking people who came 
from the north, into which the Khoisan peoples were 
slowly absorbed. Cushitic peoples introduced basic 
techniques of agriculture, food production, and later, 
cattle farming. 

About 2000 years ago, Bantu-speaking people 
began to arrive from western Africa in a series of 
migrations. These groups brought and developed 
ironworking skills and new ideas of social and 
political organization. They absorbed many of the 
Cushitic peoples who had preceded them, as well as 
most of the remaining Khoisan-speaking inhabitants.  

 

Early Coastal History 
Travelers and merchants from the Persian Gulf 

and Western India have visited the East African 
coast since early in the first millennium, and 
especially the towns that arose all along the coasts of 
Kenya and Tanzania late in the millennium. Remains 
of those towns' material culture demonstrate that they 
arose from indigenous roots, not from Arab foreign 
settlement. And the language that was spoken in 
them, Swahili (now Tanzania's national language), is 
a member of the Bantu language family that spread 
from the northern Kenya coast well before 
significant Arab presence was felt in the region. By 
the beginning of the second millennium CE,  the 
Swahili towns conducted a thriving trade that linked 
Africans in the interior with trade partners 
throughout the Indian Ocean. From c. 1200 to 1500 
CE, the town of Kilwa, on Tanzania's southern coast, 
was perhaps the wealthiest and most powerful of 
these towns, presiding over what some scholars 
consider the "golden age" of Swahili civilization. 
Islam was practiced on the Swahili coast as early as 
the eighth or ninth century CE. 

In 1498 Vasco da Gama became the first known 
European to reach the East African coast, and by 
1525 the Portuguese had subdued the entire coast. 
Portuguese control lasted until the early 18th 
century, when Arabs from Oman established a 
foothold in the region. Assisted by Omani Arabs, the 
indigenous coastal dwellers succeeded in driving the 
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Portuguese from the area north of the Ruvuma River 
by the early 18th century. Claiming the coastal strip, 
Omani Sultan Seyyid Said moved his capital to 
Zanzibar City in 1840. He focused on the island and 
developed trade routes that stretched as far as Lake 
Tanganyika and Central Africa. During this time, 
Zanzibar became the center for the Arab slave trade.  

 
Today 

Tanzania as it exists today consists of the union 
of what was once Tanganyika and the islands of 
Zanzibar. Formerly a German colony from the 1880s 
through 1919, the post-World War 1 accords and the 
League of Nations Charter designated the area a 
British Mandate (except for a small area in the 
northwest, which was ceded to Belgium and later 
became Rwanda and Burundi). 

British rule came to an end in 1961 after a 
relatively peaceful transition to independence. At the 
forefront of the transition was Julius Nyerere, a 
former schoolteacher and intellectual who entered 
politics in the early 1950s. Nyerere became Minister 
of British-administered Tanganyika in 1960 and 
continued as Prime Minister when Tanganyika 
became officially 
independent in 1961. 

Soon after 
independence, Nyerere's 
first presidency took a 
turn to the Left after the 
Arusha Declaration, 
which codified a 
commitment to Pan-
African Socialism, social 
solidarity, collective 
sacrifice and "ujamaa" 
(familyhood). After the 
Declaration, banks were 

nationalized as were many large industries. 
After the leftist Zanzibar Revolution 

overthrowing the Sultan in neighboring Zanzibar, 
which had become independent in 1963, the island 
merged with mainland Tanganyika to form the nation 
of Tanzania on April 26, 1964.  

After the fall of commodity prices and the sharp 
spike of oil prices in the late 1970s, Tanzania's 
economy took a turn for the worse. From the mid 
1980s through the early 1990s Tanzania's GDP grew 
modestly, although Human Development Indexes 
fell and poverty indicators increased 

 
Center for Community Initiatives (CCI) 

The Center for Community Initiatives (CCI) 
was formed in 2004 with an aim of working in 
partnership with poor communities particularly those 
living in urban context (Tanzania Urban Poor 
Federation) through the improvement of human 
settlement and social services. The Center for 
Community Initiatives support to poor communities 
include technical and facilitation support; financial 
support; capacity building. 

 
Tanzania Urban Poor 
Federation (TUPF) 

Tanzania Urban Poor 
Federation (TUPF) is a 
network of community 
based savings and loans 
scheme in urban and 
periurban settlements in 
Tanzania. Currently TUPF 
operates in three major 
urban centers of Dar-es-
Salaam, Dodoma and 
Arusha with intention to 
expand the program in 
other cities in Tanzania. 
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The Federation was established with an 
objectives of assisting the urban poor especially 
women to organize themselves through savings and 
loan scheme and to practice daily savings. Apart 
from savings; during the year, the program has made 
more emphasis in building capacity of the members 
for them to understand their role in development and 
consolidation of the concept. This also include 
establishment of various committees within each 
savings scheme which allow all members to 
participate effectively in the development process. 
The committees include audit; projects development; 
loans and credits; mobilization; and advocacy.  

Each quarter a National Federation meeting is 
normally being held where leaders from Dar-es-
Salaam, Dodoma and Arusha are convened. In these 
meetings, CCI representation is available.    

 
Federation Representatives Meeting of 
December 2008 in Dodoma	  

In Dodoma there are 11saving groups with 563 
members. The federation provide 
5,400,000 Tanzania Shillings 
(1,300Sh=1USD) 

The ceiling of the loans is 
300,000 Tanzania Shillings  

The federation is also building 
toilets. 

One of the groups is formed by 
50 AIDS patients. As the Aids is a 
stigma in the community, to be in a 
group helps the patients to find 
mutual support and strength to visit 
the hospital and get treatment, and 
through savings and loans to begin 
business of selling eggs, chicken, etc. 
to support their families. 

In Arusha, this city has 11 
groups with 650 members. They are 

building toilets and saving and giving loans. 
 

Dar-es Salaam (Town of Peace) 
The Federations has 23 Saving groups with 937 

members. They provided technical help to other 
cities to build toilets. The Center for community 
iniciatives and the Federations are strategizing for 
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the construction of the Chamazi new settlement. 
 

The Chamazi Community  
Housing Scheme: Dar-es-Salam 

Due to the redevelopment of the Kurashi ward 
of Dar el Salaam several thousands of households 
living in this informal settlement are being evicted.  

The Federation made a survey of the area and 
discovered that the majority of the dwellers were 
renters. The owners of shack and houses are being 
compensated but not the renters. 

A group of 300 renter households of the 
Federation of the Urban Poor saving 
schemes supported by the Center for 
Community Initiatives CCI、initiated, 
planned and are implementing a 
community based project. 

After the group found out that 
they could not remain in the place, 
some leaders looked for an alternative 
land, and found one in Chanazi area in 
the municipality of Temeke in Dar es 
Salaam. The rest of the members of the 
group visited the place, discussed 
among themselves and decided to save 
more and were able to buy 30 acres for 
24,000 US$. The board of architects of 
Tanzania celebrating its 10th year 

anniversary had produced a series of studies and 
alternative plans for the project in the case that it will 
accommodate 300, 500 or 1,000 households. The 
community is forming an Association to manage the 
project.	 The Municipality of Temeke is very 
cooperative and is surveying the land.  

To finance the housing construction Shack 
Dwellers International (SDI), the SUF-UN Habitat 
and Selavip have been contacted. The majority of the 
members are able to repay a loan for incremental 
housing in 8-12 years. The community Housing 
Association will be responsible for collecting the 
installments of the repayments. 

The partnership of the Federation-Housing 
Association, the Municipality and the NGO have  
helped in the progress of the project. 

 
For further information 
 
Centre for Community Initiatives (CCI) 
POBox 31515-Dar-Es-Salaam, Tanzania 
   ccitanza 
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THAILAND  
October  2009  
E.J.  Anzorena,  SJ  
 

Urban  Land  Reform  of  Properties  in  the    
State  Railway  of  Thailand:  

The  Experience/Struggle  of    
Slum  Dwellers  in  Thailand  

 
   
The Core of the Slum Problem 

Slums in Thailand is a result of the unbalanced 
approach to national development that began with 
the first National Economic and Social Development 
Plan of 1961.The direction of national development 
emphasized economic growth, the development of 
the industrial sector/industrialized cities, while 
neglecting the sustainable development of agriculture 
in the rural areas. Consequently, those who 
experienced bankruptcy in the agricultural sector 
entered the cities in search of work and life 
opportunities in Bangkok or in other regional urban 
centers. When these migrants from the countryside 
were unable to find housing due to the high prices of 
land and the failure of the state to adopt adequate 
measures to accommodate their housing needs, they 
became pioneers in establishing settlements on 
vacant land close to their places of work. These areas 
subsequently expanded to become the slums. 

As pioneers in these, the slum dwellers invested 
in building low-priced structures to serve as their 
homes. The settlements became congested and 
disorderly, but these 
nonetheless provided a 
huge economic 
contribution by 
relieving the 
government of its 
burden to have budget 
for housing.  They also 
contributed to the 
economic prosperity 
of the city. The 
production sector, 
commerce, 
construction and other 
services relied on 
labor provided by the 
urban poor 

communities, likewise with tough and undesirable 
jobs like garbage collection, sreet sweeping and bs 
driving.  

Despite all these, the state did not take these 
facts into account when dealing with the situation. 
Instead, the state agencies adopted a legalistic view 
in addressing the problem. The dwellers of the slum 
communities were called “trespassers” and received 
substandard basic public services. They ended up 
being forcibly evicted and their houses demolished 
after cases were filed against them. 

At present, there are approximately 3,750 slum 
communities around the country, consisting of 1.14 
million families or 5.13 million people. Eversince 
Thailand became a newly industrialized country, 
their basic problem is insecurity of settlement or 
simply stated, forced eviction/demolition. Forced 
evictions and demolitions generally resulted in state 
agencies wanting to use land for urban infrastructure 
development. Followed the era of the bubble 
economy, the land for business purposes were in 
high demand. There was heavy investment and real 
estate speculation by the private sector, which 

resulted in these 
forced evictions and 
demolitions. Today, 
there are 
approximately 445 
communities facing 
eviction. Out of this 
number, 180 
communities are 
currently undergoing 
eviction, while the 
remaining 
approximately 265 
communities are in the 
process of being told 
that they will be 
evicted soon. In total, 
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roughly 200,000 people will be affected. 
 
Solution that Failed  

In the past, the state used two (2) 
approaches to “solve ” the problem in 
slum communities, which are either to 
move these communities to areas outside 
of the city or into flats. However, both 
approaches were not well suited to the 
actual condition of problems. First, 
moving communities to areas outside of 
the city meant taking people far away 
from the source of their work, since slum 
dwellers mostly work in the urban 
informal sector, performing jobs such as 
manual laborers, employees, collectors of 
recyclable items, hawkers, etc. When 
people who rely on these occupations 
return to work in the city, they end up 
having to spend more time and money for 
transportation. In addition, they also have to spend 
money on installment payments for the resettlement 
land and loans they incurred when they were 
building their houses. Their income eventually 
lessened but their expenses increased. They are 
unable to remain in their new communities and have 
to sell their right to someone else, to be able to return 
to the city and start in some new communities again. 
Second, though the flats look orderly and beautiful, 
they were not suited to the way of life of slum 
dwellers, who need to use areas of their houses in to 
practice their occupation. For instance, housewives 
who take subcontracting jobs sewing clothing at 
home need an area to sew and store materials, while 

scavengers and collectors of recyclable items need an 
area to separate the garbage. Same with food 
hawkers who use parts of their house to prepare the 
food they sell. Slum families also grew in size and 
are unable to live in the narrow rooms found in flats, 
which measures only 24 square meters in size. 
Indeed, flats are much better suited to the way of life 
of the middle class or families with low income in 
general. 

 
Slum Dwellers’ Settlement Strategy 

To solve the problem of insecurity of 
settlement, to be able to meet the needs of slum 
dwellers themselves entails carrying out on-site 
improvements in the settlement. In those cases when 
it is genuinely necessary to move the community, it 

is necessary to arrange for an in-city 
resettlement area close to the original 
location so that the slum dwellers can 
have security of settlement and also 
be able to sustain their existence, 
while being part of the urban labor 
force. 

The method of problem solving 
that emphasizes on-site improvement 
of the settlement was used in the past 
with Senggi Community in 1986-
1987. At that time, community 
residents negotiated to purchase part 
of the land on which they were living 
from the Crown Property Bureau in a 
land sharing agreement. This 
arrangement was a compromise 
between the landowner and the 
community. The Crown Property 
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Bureau consented to sell some of its land to the 
community residents, who would in turn, pay 
through installment at a rate below market price. 
Community residents designed a new orderly 
settlement plan for this area, reducing the size of 
individual settlement plots to 21.6 square meters and 
40 square meters. The new community plan left an 
area to be returned to the landowner, who was then 
able to use this land for commercial purposes. 

Aside from the project to develop the settlement 
of the Senggi Community, other slum communities 
also used the method of land sharing to resolve their 
insecurity of settlement and develop their 
communities. Examples of these mode were done in 
Wat Lad Bua Khao Community, the Community 
behind Ban Manangkasila, and the Seventy Rai 
Community in Khlong Toei. 

However, it is quite unfortunate that these 
model projects, which emphasized on-site 
improvement and site development did not become 
the mainstream modes in solving the problem in the 
slums. Their inability to do so stems from the 
problem to acquire land. State agencies did not wish 
to share their land because they wanted to use it for 
business purposes or state development projects 
instead. As for the private sector, the enormous 
profits to be reaped from the land and real estate 
business during the period of the bubble economy 
was the reason it chose to pursue clearing of slum 
areas as a recourse. 
 
Urban Land Reform in Areas of the  
State Railway of Thailand 

In order to carry on with the slum dwellers’ 
strategy on settlement involving on-site settlement 

projects, the Four Regions Slum 
Network (FRSN) campaigned on this 
issue once again, by pushing for long-
term (30 years) rental of land from the 
State Railway of Thailand (SRT). 

The SRT is a state-owned 
enterprise under the Ministry of 
Transport that own more than 32,000 
hectares of land, 8,000 hectares of 
which are located in urban areas and 
can be put to beneficial use. However, 
the SRT often rented out this land to the 
private business sector, which uses the 
land for profit-making projects, such as 
commercial centers, hotels, and 
entertainment venues. As a 
consequence, the original slum 
residents living on this SRT land were 
driven out. 

Aside from renting out its land to the wealthy, 
the SRT also auctioned off land to international 
investors who have been granted concessions, such 
as in the case of the Hong Kong company, Hopewell. 
Hopewell won the bid to carry out an electric railway 
project and develop the area on both sides of the 
railway in 1995. Even though the project was never 
completed and ultimately went bankrupt, almost 
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3,000 slum dweller families were driven out and 
resettled on distant National Housing Authority 
(NHA)-owned land located around 40 kilometers 
away from the original location. 

The seeking of profit from its inheritance of 
land did not stop there. In 1998, the SRT issued a 
statement inviting investors to rent its land, claiming 
that the experience of crisis stemming from continual 
losses amounting to 40 billion baht, made it 
necessary to rent out the land in order to compensate 
for these losses. The policy to auction its land at that 
time, created anxiety on the part of slum dwellers 
living in SRT areas, that they will be eventually 
kicked out of the said land. They numbered to more 
than 17,000 households in around 110 communities.  

In order to prepare for the eventual eviction and 
demolition, the FRSN coordinated with communities 
on SRT land. They had consultations with them until 
an active approach to solve the problem was reached. 
The communities would have to hasten to seal a land 
rental contract for the land they were settling on, 
rather than merely waiting and letting the investors 
make their bids to rent the land and drive the 
communities out, as it always happened before. 
Sixty-one (61) communities, composed of 9,139 
families, joined this struggle under the leadership of 
the Four Regions Slum Network. 

The process of negotiation with the SRT to rent 
the land in order to improve the settlements took 22 
months. Strategies like holding public fora together 
with members of the academe and journalists to 
criticize the policy of using SRT land to serve the 
interests of capitalists, sending representatives to 
engage in negotiations with the Minister of Transport 
in order to propose a solution to the problem, 
surveying community data with the SRT, 
coordinating with the state railway workers’ union to 

have them help lobby the SRT 
management, and adopting more 
extreme methods in order to achieve a 
decisive victory for the slum dwellers 
like holding a demonstration of more 
than 3,000 people to exert pressure, in 
front of the Ministry of Transport on 7-8 
June 2000. In the end, a joint settlement 
was reached as a policy to rent the land. 

However, because this settlement 
lacked a resolution of the SRT board of 
directors to back it up, the FRSN had to 
hold a second demonstration on 13 
September 2000. As a result of this 
action, the SRT board of directors was 
compelled to pass a four-point resolution 
in support of the renting out of SRT land 

in order to solve the problem of slum communities. 
The four points were as follows: 

•   In the case of communities living on SRT 
land in areas more than 40 meters away from the 
railroad tracks or communities, SRT must stop using 
these areas for train operations. This though, will still 
be not included in the master plan as land to be put to 
use. These communities shall sign a land rental 
contract so that this land can be used as a long-term 
settlement for thirty (30) years, Furthermore, prior to 
signing the contract, the SRT and community 
residents shall jointly make a plan showing land use. 

•   In the case of communities living on SRT 
land in the zone between 20 and 40 meters away 
from the middle of the railroad tracks, these 
communities shall sign a land rental contract for this 
land to be used for settlement for a period of three 
(3) years  and renewable every 3 years thereafter. 
This is until the SRT has a project involving use of 
this land for train operations that has to be approved 
by the Council of Ministers, or has a clear operation 
plan precluding extension of the contract. In which 
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case, the SRT shall provide a resettlement area 
located no further than five (5) kilometers away from 
the original location. 

While this land is being rented, the SRT shall 
allow agencies to enter the area and develop the 
community. For example, the electric and water 
companies shall put up power poles and lay pipes 
serving the community, and the NHA and other 
agencies dealing with community development shall 
also be able to enter and carry out improvements in 
the community. In this regard, the communities must 
cooperate with the SRT in managing the area so that 
it remains in an orderly condition. 

•   In the case of communities living on SRT 
land within twenty (20) meters of the middle of the 
railroad tracks, if the SRT views the land as 
inappropriate for long-term use as a settlement, the 
SRT shall provide a resettlement area for the 
community to rent within five (5) kilometers of the 
original location; a joint committee shall carry out 
the arrangements pertaining to the resettlement area. 

The Four Regions Slum Network shall 
participate with the SRT in drafting the rental 
contracts and stipulating a rental rate that is fair and 
appropriate. 

Even though the SRT board of directors issued 
a resolution in 2000 that served as a pass to land 
rental, the issue was not as easily resolved as one 
might think because, in the end, signing land rental 
contracts with the SRT in order to conduct on-site 
improvements in community settlements was a 
class struggle between the rich and the poor, 
in which the issue of urban land was at stake. 
Therefore, in practice, in order to secure 
rental of the land, the slum dwellers had to go 

through negotiation processes with the SRT 
just as the previous time, when the FRSN 
negotiated with the Ministry of Transport in 
order to get a policy proclaimed on land 
rental. 

Currently, nineteen (19) FRSN member 
communities living on SRT land have experienced 
success in renting their land. When these 
communities sign their rental contracts, they are able 
use the rights gained, to apply for budgetary support 
to carry out settlement projects through the 
Community Organizations Development Institute. 
This budgetary support comes in the form of free 
installation of public utilities. At present, 
communities that have rented SRT land have 
received a total of 80,160,729 baht in budgetary 
support from the government and are in the process 
of installing public utilities,carrying out 
improvements, or building new settlements, as 
indicated in the table below. 

 
Lessons from Mobilizing for the 
Struggle 

These activities that were 
conducted by the Four Regions Slum 
Network since 1998 to push the SRT to 
adopt a policy to rent out its land to 
urban poor communities is regarded as a 
struggle that has yielded lessons, both in 
terms of strengths and weaknesses, 
which can be summarized as follows: 
 
Strengths of the struggle:  

•   The strategy to push for land 
rental from the SRT brought about a 
change in the state’s urban land use 
policy. This policy, which originally 
catered only to the interests of the 
business sector, has changed, and the 
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state must now also consider the interests of society 
in its land use policy. In the case of the SRT, this 
involves allowing communities to rent land for a 
long term, in order to carry out on-site improvement 
of their settlements instead of having to be 
demolished or moved to outside of the city /flats. 
The strategy to push for land rental from the SRT 
created social repercussions since it made the slum 
dwellers living on land owned by other state 
agencies(e.g. the Treasury Department, the Port 
Authority, Bangkok Metropolitan Administration, 
and the Department of Religion), demanded that 
these state agencies adopt the same policies. 

•   The strategy to push for land rental from the 
SRT can be regarded as a new means of resisting 
eviction. It resulted to the elimination of slum 
evictions on SRT land brought about by slum 
dwellers themselves. Negotiations with the Ministry 
of Transport and the SRT led to the passing of the 
resolution by the SRT board in 2000. This produced 
a total of 61 FRSN member communities registered 
with the consent to rent out the land. Therefore, the 
SRT cannot allow the business sector to come in and 
bid on the land on which the 61 communities are 
settling on.  

•   This same strategy used to solidify the FRSN 
as an organization and expand its community 
organizing work. The mobilizing and engaging in 
activities around this issue compelled FRSN to 
establish linkages between its member communities 
dispersed over SRT areas in 29 provinces across all 
four regions of the country. This work involved 
surveying community data, organizing, training 
leaders, negotiating, as well as communities 
demonstrating to exert pressure at the local level all 

the way up to the policy level, in order to achieve the 
goal of being able to rent the land. 

•   It also resulted in FRSN to create more public 
support, since changing the state’s urban land use 
policy so that it would benefit the interests of the 
poor, required the understanding and support of civil 
society. The FRSN organized public fora, 
coordinated with the media, as well as thought up the 
campaign activity which was “World Habitat Day” 
in 2001. This was conceptualized to help raise the 
level of the movement for the struggle over renting 
SRT land. 
 
Weaknesses of the struggle: 

•   The strategy to push for land rental from the 
SRT required communities that wanted to rent land, 
to plan out a model for their new communities where 
there are orderly public utilities  and new settlements 
could be built or improved. Advocacy to rent out the 
land from SRT did not prosper for those 
communities who lacked knowledge about the 
strategy of the struggle for land and did not have the 
said model plans. There were also residents who 
were not yet ready to rent out lands and chose to 
remain to where  

•    The strategy to push for land rental from the 
SRT required using negotiation as well as 
demonstrations, to exert pressure till the SRT is 
willing to let slum dwellers rent its land. 
Unfortunately, the FRSN’s long, extended struggle 
exhausted some members, resulting in delays in the 
rental of the land. 

•   There were instances that FRSN was 
confronted with the situation where some 
communities that had already rented their land tend 

to distance themselves from supporting 
communities which have not yet sealed a 
rental contract. Those groups with secured 
rental agreements were already preoccupied 
with building public utilities and constructing 
their settlements, and also with the means of 
livelihood of the community. In response to 
this problem, the FRSN is now using the 
issues of settlement building and development 
of quality of life in the community as models 
for setting up a system for those communities 
which have already rented their land, to serve 
as a source of experience for communities that 
are currently in the stage of renting their land. 
This prevented those communities that have 
already gained land security from dropping 
out of the FRSN’s struggle. 
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For further information: 
 
COPA (Community Organization for People’s Action 
86  Soi Somdetchaophraya 17 

 
 
Khlong-sarn,Bangkok	 	 10600   Thailand 
                copathai@yahoo.com  

Information on Four Regions Slum Network Communities 
That Have Rented Land from the State Railway of Thailand 

N
o. 

Community 
Name 

Number of 
Households Province 

Size of 
Area 
Rented 
(in ha.) 

Duration of 
Rental 
Contract 

Public 
Utilities 
Budget 
Received Current Stage 

1 Thap Kaew 126 Bangkok 0.8384 30 years 10,080,000 

Settlement 
construction 
completed 

2 Petch Praram 24 Bangkok 0.0960 3 year/time 494,076 

Settlement 
construction 
completed 

3 Rop Muang 1 12 Khon Kaen 0.7632 3 years/time 300,000 

Settlement 
construction 
completed 

4 Pon Charoen 19 Udon Thani 0.1632 3 years/time 446,068 
Constructing 
public utilities 

5 

Southern and 
Western  
Railway Line 172 Bangkok 1.2000 30 years 19,734,000 

Constructing 
public utilities 

6 Theparak 5 62 Khon Kaen 0.7296 3 years/time 2,968,694 
Constructing 
public utilities 

7 
Thung Sao – 
Tha Yang 92 Songkhla 0.6304 30 years 4,140,000 

Constructing 
public utilities 

8 Hua Pom 226 Songkhla 0.6496 30 years 10,170,000 
Constructing 
public utilities 

9 Thap Krit 11 
Nakhon 
Sawan 0.0288 3 years/time 236,891 

Constructing 
settlement 

10 
Dong Ngu 
Hao 300 Narathiwat 2.1840 30 years 13,500,000 

Constructing 
public utilities 

11 

Homeless 
Center 
(Bangkok Noi) 60 Bangkok 0.0800 3 years/time 2,500,000 

Settlement 
construction 
completed 

12 Khlong Tan 101 Bangkok 0.4400 3 years/time 3,551,000 
Constructing 
settlement 

13 Chong Lom 123 Bangkok 0.9688 30 years 4,495,000 Constructing 
public utilities 14 Lang Chang 

15 
Bangkok Noi 
1 89 Bangkok 0.8960 3 years/time 3,890,000 

Constructing 
public utilities 

16 
Bang Ramat 
(Right) 30 Bangkok 0.1600 30 years 1,050,000 

Constructing 
public utilities 

17 
Patthana 
Theparak (2) 21 Khon Kaen 0.2309 3 years/time 525,000 

Constructing 
public utilities 

18 Pon Sawan 30 Khon Kaen 0.2749 30 years 1,030,000 
Constructing 
public utilities 

19 Rop Muang 2 30 Khon Kaen 0.9320 3 years/time 1,050,000 
Constructing 
public utilities 

Total 1,528 families 11.2658 hectares 80,160,729 
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Four  Regions  Slum  Network  (FRSN)    
2008  

Implemented  by    
Four  Region  Slum  Network  (FRSN),  Human  Settlement  

Foundation  (HSF),  and    
Community  Organization  for  People  Action  COPA）  

  
  

 
Work on Settlement Rights 

Six more communities rented land owned by 
the State Railway of Thailand (SRT): 

•  Bangkok Noi 1 Community, Bangkok: rented 
land in original location, 5,210 square meters, 88 
families, three-year contract per time 

•  Ko Seua Community, Had Yai District, 
Songkhla Province: rented land in original location, 
6,650 square meters, 51 families, three-year contract 
per time 

•   Patthana Theparak Zone 3 Community, 
Muang District, Khon Kaen Province: rented land in 
original location, 2,933 square meters, 32 families, 
three-year contract per time 

•  Homeless Group, area in vicinity of Mochit 
Bus Terminal, Bangkok: rented land in original 
location, 144 square meters, 40 families, three-year 
contract per time 

•   Lab Lae Community, Warin Chamrap 
District, Ubon Ratchathani Province, rented land in 
original location, 19,810 square meters, 96 families, 
30-year contract 

•   Lak Hok Community, Pathum Thani 
Province, rented land nearby, one kilometer away 
from original location, 3,200 square meters, 50 
families, 30-year contract 

At present there are 24 communities 
coordinated by FRSN living on SRT land that have 
rented the land, in order to upgrade their 
communities, with a total of 2,085 beneficiary 
families. 

Two plots have been purchased for resettlement 
from a private company (Thai Asset Management 
Corporation) by communities living on private land 
in the Praram 3 area under the threat of eviction: 

•   4,800 square meter area in the vicinity of 
Bang Khuntien, Bangkok, with the 
capacity to accommodate 60 families 

•   5,016 square meter area in the 
vicinity of Pracha Uthit 90, Samut 
Prakan Province, with the capacity to 
accommodate 60 families 

The Praram 3 communities have 
borrowed THB14,482,350 from the 
Community Organizations 
Development Institute (CODI) to 
purchase both plots of land. 

Opened the Suwit Watnoo 
Homeless Shelter, located in the 
vicinity of the Bangkok Noi Railway 
Station, Bangkok, on 10 April 2008. 
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Ceremony was honored by the 
presence of the Minister of Social 
Development and Human Security. 
The Homeless Group negotiated with 
the State Railway of Thailand (SRT) 
in order to be able to rent the land. 
Funding from CODI for THB 2.5 
million budget was gained for the 
construction of the homeless shelter. 
This shelter can accommodate 70 
homeless people and is managed by 
the Homeless Group itself. By 
November 2008, there are 3 shelters 
operated by the homeless themselves. 
The permanent construction of the 
temporary shelter near the bus 
terminal of Monchit, has began with a 
grant of CODI.   	  

In 2008, FRSN to develop public 
utilities has obtained THB21,995,000 
for 12 communities. There are now 23 communities 
that are currently implementing upgrading of public 
utilities. 

 The Network of Southern and Western Railway 
Line Communities in Puthamonthon Sai 2 area, 
Thawi Watthana District, Bangkok began the first 12 
houses of the project. The community borrows from 
CODI, THB 200,000 per family. Part of the 
construction is being done with the community’s 
own labor, and part of it is being done through 
contractors. 

For the World Habitat Day 2008, more than 
1,000 FRSN members marched from Democracy 
Monument. In front of the ESCAP Building, a 

Buddhist ceremony for human rights was held in 
order to help the rendered homeless by Cyclone 
Nargis in Burma. The march continued to the office 
of the new Minister of Social Development and 
Human  Security to submit a list of demands relating 
to solving the problems of urban land: 

•   To have a policy not to evict the poor to 
outside of the city,  

•   To request a THB5 billion increase in the 
budget for housing loans to slum dwellers, and 
amending the laws dealing with the construction of 
housing. Furthermore, FRSN demanded that the 
minister convene a meeting with FRSN within 30 
days, and the minister agreed. 

 
 

Work on the Quality of Life 
The project “Garbage for the 

Environment and Social Welfare” is a 
project to use garbage or old items 
that are no longer useful as a tool in 
setting up community welfare. 
Specifically, the project involves 
exchanging garbage for consumer 
goods, using garbage as capital in 
savings groups for children’s 
education, and exchanging garbage 
for life insurance premiums for 
oneself. Aside from helping reduce 
the volume of garbage, this project is 
also able to set up various welfare 
groups. This project is being piloted 
in the new communities of people 
formerly living under bridges, Zone 
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2-3 and Zone 4. 
Youth project: In this project, educational 

scholarships were set up for the children of members 
who are FRSN leaders who have been working 
continually. The project is being implemented jointly 
with the Thai Cement Foundation, which is the donor 
of the scholarships. There are different types of 
scholarships, from the high school level up to the 
undergraduate level. At present, there are 13 children 
who are receiving the scholarships. 

•   Set up a youth group to support the work of 
FRSN. Activities of the group include holding camps 
during school vacation time, Children’s Day 
activities, making FRSN souvenir goods, and 
participating in the World Habitat Day campaign. 

•  Computer training for youth in the 
community. This is a project done in 
collaboration with Microsoft Corp. It 
is being piloted in an area of the 
Network of Southern and Western Rail 
Line Communities 

Funeral fund project for FRSN 
members: This project was established 
in order to be a fund that provides 
assistance when a member dies. If any 
member dies, the remaining members 
will contribute THB20 each to the 
fund. The money raised will be given 
to the family of the member who has 
died. At present, there are 430 
members who are participating in the 
fund. 

Stores for community welfare 
project: This project involves the 
community buying shares in order to 

create a central fund to buy goods to sell 
to members and community residents in 
general. One part of the profits made from 
the welfare store is returned as dividends 
to the members and the people who buy 
goods, while another part of the profits 
goes toward covering the administrative 
costs of the project, and the remainder of 
the profits goes into a fund to support the 
community’s activities for society. The 
stores for community welfare are being 
piloted in two communities of people 
formerly living under bridges, Zone 2-3 
and Zone 4. 

Work Coordinating with Allies for 
Social Movements: 

•   Joined together with the Thai Land 
Reform Network in an exchange of 
experiences on work relating to land in 

various areas, as well as for joint training of leaders. 
•   Joined together with the Assembly of the 

Poor in following up on the solving of problems of 
other constituent network members, such as 
problems relating to dams, forests and land, and the 
problems of workers who have become ill from 
occupational conditions. 

•   Joined together with the labor network to 
campaign on the problems of expensive basic goods. 
The rising prices of food and cost of living have 
affected the poor in slums and workers, making their 
lives more difficult. Therefore, FRSN joined together 
with the Thai Labor Solidarity Committee in 
campaigning to demand that the government control 
the prices of consumer goods such as rice, sugar, and 
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oil. The campaign involved submitting a petition and 
organizing demonstrations in front of Government 
House two times. Even though the government did 
not implement price controls, it had to make 
concessions in the form of a policy to reduce water 
and electricity costs, as well as to provide some free 
transportation services on buses and trains. 

•   Joined together with the international 
movement to oppose neo-liberalism. FRSN is a 
member of LOCOA and sent representatives to 
participate in a meeting in South Korea in April 2008 
in order to jointly determine the direction of work of 
LOCOA. In addition, FRSN also sent a 
representative to participate in a workshop on human 
rights in Kenya in June 2008 - Mr Abhayuth 
Chantrabha. 

For this workshop, Dignity International was 
the main coordinator. Aside from the above-
mentioned activities, FRSN together with UPA, 
COPE and COM in the Philippines arranged an 
exchange program to see the work being done by 
each other. FRSN sent slum community leaders and 
NGO workers to study the work of their counterparts 
in areas such as working skills, organizing, and 
experiences in solving problems of housing and 
settlement. 

•   Joined together with Thammasat University 
to organize a forum for candidates in the Bangkok 
gubernatorial election to express their vision. This 
activity was held together by FRSN and Faculty of 

Sociology and Anthropology, Thammasat 
University. Three prominent candidates came to 
express their vision and answer questions relating to 
their policies on the urban poor. 
 

For further information 
 
COPA - Community Organization for People Action 
86 Soi Somdetchaophraya 17, 
Khlong-sarn、 Bangkok、10600 Thailand 
 Tel / Fax : (662) 4388667    
 copathai@yahoo.com  
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Community  Architects  for  Shelter  and  
Environment  (CASE)  

  
  

 
CASE is a group of young 
professionals who has been 
working for the poor for 
many years. CASE works 
with communities in 
informal settlements to 
improve their living 
environment. Other than 
building homes, they want to 
build communities. 
Community participation is 
vital in their projects and 
processes. Each project 
encourages community 
members to participate in all 
aspects, from surveying to 
community mapping, to group meeting to action 
planning and in all decision-making stages. Each 
poor community they work with, becomes a learning 
process for all the people involved.   

They stress on the professional quality in their 
work and the creation of community spaces. 
Recently, they have expanded their activities to the 
housing of low- income people who has a piece of 
land and are implementing 6-7 projects a year. To 
improve the quality of their work, they have trained 
around 100 workers to implement their projects. 

 
Playground for Children 

Two of the members of the team continue the 
work in the informal settlements. 

Some districts of Bangkok are far away from 
the center of the city, still have empty areas around 
the informal settlements. A recent project is a 
playground for poor children in the Min Buri Old 
Market. Kasama Yamtree a 26-year old architect of 
CASE from her student’s days shared that the 
training of architecture can be used to create an 

environment which can improve the lives of the 
people. The children in the community played an 
important role to relay the idea to the whole 
community. CASE started working by setting a 
program for each weak, using posters, and weakly 
meetings, helping the children to dream about a 
playground.  Every one shared their ideas, drawing 
and made models. The children were using anything 
they could find in the community to create a model 
of their designs. With their limited budget, CASE 
managed to incorporate plenty of their ideas.     

The playground was divided into three zones: a 
football field, and area for playground, and a herbal 
garden. Different responsibilities were assigned to 
several teams. The children with some elders looked 
for a nearby place, and cleaned it. Sand was used to 
cover the rubble in preparation for the football field; 
others flattered the sand over the rubble. The 
children began to play in it. Several months after the 
project was finished, the community continue to 
improve it. There are more plants and the field is 
already paved. 
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For further information  
 
Community Architects for Shelter and 
Environment-CASE 
80/2 Moo 8, Ramkamhaeng Rd, Minburi 
Bangkok 10510, Thailand. 
 casemailbox@yahoo.com 
 www.casestudio.info 
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16  Years  of  Providing  Loans  to  the    

Organized  Poor  
  
  

  
 
Somsook after finishing two terms as Director 

is leaving CODI (She is still in the Board of 
Directors) and going back full time to ACHR. The 
accomplishments in the last  sixteen (16) years are 
very important.   

From 1992, organizing the first UCDO (Urban 
Community Development Organization) and later 
CODI (Community Organization Development 
Institute) has provided to the rural and urban 
informal communities, low interest loans and grants 
mainly planned and	 administered by the 
communities themselves. They use such grants in 
facilitating the acquisition of land, the improvement 
and construction of housing, communal opportunities 
for income increasing activities, welfare, etc. One of 
the lasting structures of CODI is the Community 
Organization Council (COC) of the Tanbon (The 
Tanbon comprise around ten (10) villages and is the 
basic political unit of Thailand). The COC has been 

very important in preparing development plans and 
implementing them by many Tanbon. These plans 
included survey of the communities, its resources, 
and also the elderly and needy people. 

By an Act of February 2008, the government 
has created the Community Development 
Council、dealing with the projects of the Tanbon, 
Community Welfare, Baan Mankong, land, women, 
health etc, that affect the Tanbon Communities. The 
community organizations working in the Tanbon 
register themselves as members of the COC. More 
than 1000 COC are in activity. The urban and rural 
COC, send two (2) representatives to a Provincial 
Forum which choose two (2) delegates per province 
for the National Community Organization Council 
under the Minister of Social Development, for 
promotion of the development of the people. Each 
Provincial Forum choose also one (1) delegate to 
participate in a Political Development Council who 
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has a “say” in the political developments of the 
country. 

Till January 2009 these are the 
accomplishments of CODI 

•   ·  SCALE : Out of a total of about 8,000 
wards (both rural and urban) in the country, CODI 
has been able to support to about 4,500 of those 
wards and link them into the process. 

•   ·  UPGRADING : Upgrading projects and 
secure land tenure in 1,275 communities in 230 
cities, covering some 77,000 households, through the 
Baan Mankong upgrading program. 

•   ·  COMMUNITY WELFARE activities, 
which now cover 3,000 wards all over the country 
with 800,000 poor community beneficiaries. 

•   ·  LOANS of US$ 123 million have been 
given for housing and community development, 
which are benefiting 380,000 households. 

•   ·  COMMUNITY 
PLANNING has been 
implemented in 1,501 wards 
around the country. 

•   ·  LEARNING CENTERS 
: More than 700 community-
based "learning centers" have 
been established in places where 
innovative and successful 
community initiatives have been 
implemented and can be visited 
and learned from. 

•   ·  DISASTERS : Helped 
solve disaster problems by 
community organizations in 900 
wards hit by disasters such as the 
tsunamis, mud-slides, floods, fires 
and storms. 

•   ·  LAND REFORM : 
Solved land problems by helping 

the community people themselves, in more than 550 
wards. 

•   ·  COMMUNITY COUNCILS have been 
formed throughout the country, according to the 
2008 Act of Parliament, uniting 29,900	 
community-based organizations 
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•   ·  PARTNERSHIP : Supported 
the work of NGOs and social services 
in more than 160 projects. 

•   ·  RURAL / URBAN : 
Supported natural resources 
management, sustainable agriculture, 
community media, revival of local 
culture	 and local wisdom and other 
community development activities. 

By November 2008, the CODI 
board began the selection of a new 
director to propose him/her to the 
Minister of Social Development. This 
election is very important for the 
continuity of this financial system to 
the informal sector, managed by the 
people and without much bureaucracy 
and political strings attached is unique 
in the world. 

 
Some Interesting New Projects 

BANG BUA PROJECT PROGRESSING 
REPORT 
It is a project for around 2800 families living 

around a canal. There are organized in eleven (11) 
community organizations and one (1) cooperative 
responsible for the finances. The houses and its 

infrastructure for around 600 families organized in 
six (6) communities are finished The land is leased at 
1.5 bath per “Wa” (4 square meters). The area of the 
plots shown in the pictures is 48 square meters. 

The infrastructure is given free by the 
government. For the construction of the houses, the 
members of the communities can receive a loan from 
CODI, with a ceiling of 150,000 bath. The interest of 
the loan is 6% (4% for CODI, and 2% for the 
administration of the loan by the people) The 
expenses of each community are supervised by the 
leaders of other communities. Each group (around 20 
members) choose the own contractor for the 
construction of the houses. They also build the 
infrastructure, and the government provide the 
materials. 

The beneficiaries of the houses are the owners 
of structures but the cooperative has built some 
smaller houses for people who were for many years 
renters and who participated in the community 
meetings and activities. The cooperative has also 
build	 some houses for the poor elderly. In the 
second floor is a space for renters with which support 
the elderly from the first floor can survive.   

 
The community has built a “Learning center" 

for elderly activities, meetings of the savings groups 
(at the date 100 families have saved 1.5 million 
bath), funerals, marriages, children activities.   

 
PENANG	 MARKET (Klong Toei) 
A fire destroyed the houses of 28 families in 

Penang Market around March 2008. The people were 
under the threat of eviction. They began to save 
through CODI. Some young architects helped the 
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people to design their houses. They presented their 
plans to ward authorities and after 6 months, many of 
the 2-story structures are completed. 

The houses were financed part with the savings, 
and part with a loan of CODI. 

Twenty one (21) beneficiaries have a two floor 
house (48 square meters). The cost of each is bath 
234,354. The monthly repayment is bath 1463 for 15 
years. Seven (7) beneficiaries who were formerly 
renters, participated in the activities of the 
community received a 24 square meters unit costing 
bath 125,336. The monthly installment is bath 600. 
The land belongs to the Port Authority and the 
people are negotiating for the lease of the land. 

 
KLONG TOEI 7-12 
Ninety-eight (98) families were going to be 

evicted by the Port Authority that needed the place 
where they were squatting for 10 years. The families 
are extremely poor, living in shacks. They are street 
vendors and garbage 
recyclers. Through 
negotiations and with 
the help of the local 
community network, 
they got an alternative 
land close by, and with 
some compensation. As 
they will not have 
enough income for the 
monthly amortization it 
is a very low-cost plan 
which will be 
implemented with a 
subsidy from CODI and 
their savings. 

The construction of the 
infrastructure began in October and 
the plan is the following: 

UNITS 
•   3meter x 5 meters   = bath 

51,860 
•   4 meters x 4 meters = bath 

54,800 
•   4 meter x 5 meters  = bath 

66,480 
	  

PANG DAENG VILLAGE  
IN CHIANG MAI 

It is a project for two (2) hill 
tribes’ communities (93 
households), relocated to one (1) 
kilometer away from the place they 
are squatting on. With the help of a 

small NGO called Local Management Institute, and 
Mr. Surin, they got permission to stay in a lot owned 
by the Forest Department, Each family got 1/4 rai 
(400sqm) of land where they could do some farming. 
In November 2008, a column which marks the center 
of the village was erected and also the cement pillars 
to hold the houses. The people will use the old 
materials to build the new houses. CODI provided 3 
million baths to pay for the infrastructure 
    
  

For further information 
 
CODI : Community Organizations Development 
Institute (Public Organization) 
912 Navamintra Road, Khet Bangkapi, Bangkok       
10240 
Thailand 
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The  Collective  Land  Requirement  in  Baan  

Mankong  Upgrading  Projects  
  

  
 

Introduction 
In the nation-wide slum upgrading program of 

Thailand("Baan Mankong") the accessible and 
flexible finance which the program offers、enables 
poor people in communities around the country to 
search, negotiate for and acquire public or private 
land under variety of purchase and lease-hold 
arrangements, often in collaboration with their local 
authorities. 

In the past, when many public housing projects 
were completed and the market price of the land 
increased tremendously, the poor started selling off 
and moving out。 

 
The collective land tenure’ strategy 

In the Baan Mankong Program, the collective 
land tenure’ strategy has been adopted to ensure that 
poor people keep their land/housing and sustain 
themselves as a community.  

All communities taking part in the Baan 
Mankong Program need to set up a community 
cooperative, which becomes the legal entity that is 
required to buy or lease any land collectively and to 
receive CODI loans (which can go only to 
cooperatives, not to individuals).  The Baan 
Mankong Program’s rule is that the land tenure must 
remain collective during the 15-year period when 
communities are repaying their land and/or housing 
loans.  After that, each community is free to decide 
for itself what to do about the land.  Most 
communities that are leasing public land will 
continue with the collective lease through their 
community cooperatives.  But communities that have 
bought their own land will then be free to decide for 
themselves whether to keep their land under the 
collective ownership of the community cooperative 
or to divide it up into individually-owned plots, with 

the community cooperative managing only the 
common areas.   

By the time communities have completed their 
housing project and repaid their loans, they will have 
already been living together for a long time. They 
have already set up many committees to manage 
different aspects of the project and will have 
organized many activities together.  Fifteen (15) 
years of living and managing all these communal 
activities together is probably sufficient for people to 
build a culture of doing things together as a 
community.  So when the question of whether to 
continue the cooperative system or to individualize 
the land ownership comes up, the decision will have 
to be made by the members of a mature cooperative.   

When the program first began, the collective 
land requirement was not easy for people to accept 
since the only commonly known - system for 
obtaining secure land tenure in Thailand is individual 
land title or individual leasehold privately 
owned/sold and used as individual asset or collateral 
to get loans.  

However when the upgrading program started 
and the concept of collective land became clearer 
through a growing number of actual projects, the 
collective land strategy was quickly absorbed and 
embraced by the communities around the country. 
Communities preparing for their own housing 
projects and city networks became used to go 
through the rituals of registering their community 
savings groups as cooperatives and negotiating their 
land arrangements through the legal mechanism of 
their cooperatives.   

The cooperative management of land and 
housing, in fact, allows flexibility for the 
cooperatives committee to adjust and set communal 
rules adapted to the changing circumstances. 
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Why is collective land so important?  

•   Individual tenure usually means the poor are 
eventually replaced by the better-off:   

Experience in the past in Thailand has shown 
that when people have battled together to resist an 
eviction attempt, they have been able to obtain 
security of tenure individually and have developed a 
good housing project. There are those however, who 
have not been successful in managing their 
community together, and people have sold off their 
houses and returned to slums.   

In this way, good housing projects have ended 
being unable to retain its poor occupants, who were 
gradually replaced by people who are better-off who 
could buy in.  

Many public housing projects and land 
regularization programs in many countries follow 
this pattern.  And land tenure security, upgrading and 
regularization can become tools to assist the market 
to remove poor families and to transform their land 
and houses into marketable commodities. The 
granting of individual land tenure could become a 
softer form of eviction, and the public subsidies 
which were supposed to go to the urban poor, are 
redirected to the wrong target groups.   

Collective land tenure works as a binding force 
and a vital mechanism to hold individual poor 
families in a community together, as a group.  And 
this group can slow down the penetration of these 
better-off buyers-in and act as a protective buffer to 
the market forces.  Even though a strong community 
with collective land tenure are unable to completely 
keep these market forces out, it can dramatically 
reduce the speed and power of those external market 
forces, while giving the community members the 
time and chance to deal with it better as a group. 
They do this by develop themselves and 
strengthening their economic position.   

•  Collective land tenure protects the informal 
squatters when go through the vulnerable transition 
period in which they become formal land and 
housing owners 

Poor communities making the transition from 
informality and insecurity to formality and 
legitimacy are like small, fragile boats which will 
suddenly face all kinds of problems in high seas and 
storms.  If their crew does not work together, they 
will be broken into splinters easily.   

In all upgraded communities, there are always 
problems of internal management after a project is 
finished.  Many of these problems are predictable: 
many groups, many different ideas, members may 
quarrel, funds may be mismanaged, joint activities 

may stagnate, internal politics may cause certain 
groups to use non-repayment of their loans as a tactic 
to undermine leaders they are unhappy with.  
External problems may also arise which involve a 
community's interaction with others, with 
government agencies that do not cooperate or rich 
buyers who may try to buy the land and houses from 
the cooperatives and cause conflicts in the 
communities between those who want to sell and 
those who want to stay.     

When a community of poor people move from 
the position of being squatters to being the owners of 
their own land, this is a very big change in their 
lives. It represents a very dramatic swing from 
informality and illegality to being full citizens with 
legitimacy and formal status. It is also very costly to 
be formalized. Having secured land and decent 
housing on that land is never cheap, and building a 
housing project is never easy for the poor, in any 
circumstances.  Once a Baan Mankong upgrading 
project is completed, community members will all 
face the sudden reality of a long period of having to 
repay their loans, which may result in expending 
more money than they are earning. 

Most poor community members remain 
vulnerable during this transition period and they need 
the support of their communities and their 
cooperatives to see them through.  If the land is 
individually owned, and the market forces are right 
there ready to pounce, many families will sell off 
easily, as soon as somebody in the family falls sick 
or somebody loses a job and are unable to make the 
month's repayment. 

Collective tenure is a way to make sure the 
group protection remain in place during this 
transition period.  When the group support system is 
in place、if someone gets sick or loses a job, they 
could be helped out - through the savings group, 
through the community welfare program or through 
various community mechanisms and activities.  In 
this way, the community members will be able to get 
over the difficult period and continue staying in the 
community. 

 
•  Collective land is an important mechanism 

for the community to get stronger.  
In the process of designing the Baan Mankong, 

lessons from earlier urban poor housing projects 
were painstakingly reviewed in the search for ways 
to use the element of land (and conditions about how 
land is dealt with) more proactively, to bring people 
together and keep them together, and to solve 
poverty by allowing many other kinds of 
development by people to continue, long after the 
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land tenure security is reached and long after the 
project is finished.  That is why collective land 
arrangement has been introduced. 

For a poor community to get tenure security, it 
is like crossing a big red line drawn across their 
lives, separating their former lives as poor people 
who needed each other in so many ways to survive, 
from their new secure lives as members of the lower 
middle class, who may feel that they can now go 
inside their secured houses and lock the door - no 
need to bother any more with the others.   

Secure land can create a heady sense that as the 
rightful owners of one small piece of their nation or 
of the earth, and as landowners, they can now do 
whatever they like.  People's behavior changes when 
they become owners of their own land, and their 
relationships with their communities change.   

In Baan Mankong, it is the attempt to build a 
new kind of urban community which respects the 
privacy and independence of the members but which 
also provides them with an important collective 
support structure and a culture of interaction, 
friendliness and togetherness which can help protect 
its more vulnerable members.  In most Asian cities, 
the forces of individualism and consumerism are fast 
displacing older communal groupings and leaving 
people stranded on their own, in isolation.  We see 
this everywhere we look: people staying by 
themselves, in apartments or houses, behind high 
walls, watching their TVs, not knowing their 
neighbors and not even having much relationship 
with their local governments.  Our cities are 
becoming large agglomerations of isolated 
individuals who have no communal processes to 
bridge their isolation and to do things together 
linking them to their small constituencies.   

•  Collective land does not compromise people's 
individual freedoms but can work as a means to 
enrich those personal freedoms.  

The market believers argue always that 
collective land tenure restricts people's freedom, 
prevents them from capitalizing on their individual 
land assets to get bank loans, inhibits them from 
selling out when it is in their best interests to do so, 
encumbers them with too many rules and restrictions 
and compulsory meetings that come with being part 
of a legal cooperative.    

Of course there are responsibilities that come 
with the membership of a land-owning cooperative. 
If someone needs to sell its property and move out it 
is possible, he has to sell their land and housing 
through the cooperative.  And though they will get 
back their original investment, they might not make 

quite as much profit as if they had sold the land on 
the open market.  

If in the cooperative there is a system where 
people are not alone, have friends and support to 
their strengths and creativity – this collective system 
provides much greater safety and space for the city's 
most vulnerable groups. 

It is easier and more natural for poor people to 
deal with the collective land approach than for 
better-off groups. In the absence of a proper local 
administrative system, the collective community 
system can help to mediate the huge gap existing 
between the poor and the larger society.  In this way, 
collectively owned land can become a bridging, 
strengthening, supporting and negotiating 
mechanism. 

•  Collective land brings greater equity into 
poor communities,  

Cooperative land tenure arrangements create 
horizontal relationships between the members of a 
community.  All of them have their houses on that 
land, all of them own an equal share of that 
collective community land, and every month 
everybody has to repay their share of the loan for 
that collective land.  If one member does something 
bad and does not repay, it affects everybody, and 
everyone's housing is equally in jeopardy.  This is a 
real sharing, based on a common asset and a 
common responsibility, to decide together on 
communal things on this collective land. 

Since everyone is equal in the cooperative land, 
the behavior of a community's cooperative 
management system has to reflect that equality.  

Most existing community and cooperative 
committees still tend to operate in the old top-down, 
hierarchical style.  It is very important that the 
management system in the cooperatives with 
collectively owned land match the equal land 
ownership with their style of operation. It is not easy 
to find models for this new kind of horizontal 
management system in our societies, which are still 
overwhelmingly vertical, hierarchical and 
centralized.  The collective land management must 
find a more democratic management at the grassroots 
level. 

•  Collective land allows tight housing 
developments on minimal land to provide residents 
with more living space through common amenities 
and shared spaces.    

One of the basic realities in most low-income 
housing projects is that as many units as possible 
have to be built on limited land pieces, to make them 
affordable. That means very small housing units and 
land plots.   
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If the planning of such densely-
packed projects maximizes individually-
owned space and minimize the shared 
spaces, as many do, the outcome is usually 
a grim layout of cramped little box-like 
houses arranged on a grid, each one 
surrounded by a high wall and connected 
by narrow alleyways.   

If the planning is done collectively 
and properly, with some professional 
design support, the people can maximize 
the commonly used areas, which belong to 
everyone. In many of the Baan Mankong 
projects, where house plots are small, 
people are proud to say "we do not have 
any fences in our community."   

 
Collective community planning 
that reflect collective living 

When the communities are looking for land, 
developing their own housing projects and managing 
the process collectively, the issue of physical 
planning is critical.   

In-situ :  When a community is able to negotiate 
land tenure in the same place they are living and 
decide to leave the structures as they are, just 
upgrading or re-blocking a little bit, then the question 
of planning is not so important.  A few houses might 
have to shift a little to make the space for some more 
communal amenities like a playground, a community 
center, wider access lanes or infrastructure lines.  

Reconstruction or relocation:  In cases when 
communities begin from scratch, with a total 
reconstruction of an existing community or 
relocation to a new land, there is the opportunity to 
think the way how people can live together and 
arrange their houses and public spaces in new ways 
which support rather than compromise their 
collectivity.   

Planning in social clusters:  In increasing 
numbers on new or fully reconstructed land, people 
are deciding to forgo the usual grid-like layouts that 
engineers tend to favor and believe most efficient, 
and develop much more socially responsive plans 
with groups of houses arranged in clusters around 
small common spaces where trees can be planted and 
activities can take place.  This kind of cluster 
planning allows close-knit groups of families who 
would like to stay together to plan their own cluster 
of houses in the project planning process as a sub-
group.   

In these ways, the smaller social groupings that 
exist within poor communities can be maintained and 
manifested in the physical form of the new 

settlement.  If these smaller social groups have the 
power to participate in the design process properly, 
with some sensitive facilitation by a good 
community architect, their ideas can produce a much 
livelier design, more community-support and a more 
beautiful settlement.  

 
Conclusion    

Although the Baan Mankong Program is being 
carried out in Thailand, similar upgrading programs 
could be developed elsewhere.  The necessary 
condition is a system and institutional set up 
providing flexible finance directly to urban poor 
communities, at large scale, so that urban poor 
communities at citywide scale can develop their own 
land and housing solutions. 

Most of the systems that manage the budget of 
poor communities are so conservative and inflexible 
that it does not allow the existence of a development 
fund managed by the people with the consequence 
that the poor become the eternal victims from the 
capitalistic market and the development agencies.     

It is also very important in front of a speculative 
commercial market which made of the land and 
housing a commodity object, to develop a new 
concept of land and housing for building community, 
as something social that fosters a strong social 
development structure and keeps people together.  

 
This is an edited version of “Land for housing the 
poor –by the poor: Experiences from the Baan 
Mankong nation-wide slum upgrading in Thailand” 
By	 Somsook Boonyabancha,	 July 2008 
 
For further information: 
somsook@loxinfo.co.th  
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Background and Initiation Process 

The Tsunami disaster affected six (6) provinces 
along Andaman Coast of Thailand and their local 
people. They lost lives, equipments	 and sources of 
livelihood. The problems became bigger because	 
many communities were not allowed to resettle in 
their original land. The Tsunami disaster caused the 
land conflict problems of local people living along 
the coastal area and the situation got more severe 
eventually. The sea people and the local fisher folks 
who have occupied the land for hundreds of years 

were invaded by outsiders aggressively. There were 
407 communities (12,480 families) affected and 
6,824 houses were destroyed. 47 villages with 5,448 
families were seriously affected and death toll 
reached 8,000. 

The local people went bankrupt and became 
frightened and traumatized. The survivors were not 
only concerned about their dead relatives while 
searching for their bodies, but also	 about food, 
water, medicine and safe shelter.  We had integrated 
our experiences and all the energy we had to work 

with the people. With the goal in mind, to 
solve both short term and long term, the 
victims shared the responsibilities to 
address them. This process of looking for 
solutions together was not only very 
important for the victims, but also for the 
people helping them.    In the disaster like 
the tsunami, there are so many victims 
that the survivors cannot just wait for 
outside help. Most of the government 
agencies are not prepared for emergency 
relief and are not very effective. 
Therefore, is important to encourage the 
survivors to stand up and solve problems 
by themselves	 and support	 them to 
encourage cooperation among themselves. 
There are many ways how to organize 
affected people, gathering supplies, taking 
care of the sick people and building 
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shelter. This will bring rapid recovery in every aspect 
and relate in, the long run, to the recovery process.  

 
Lesson we Learned from the Tsunami  

 There are main steps followed by us: 
 

First 7 Days of Disaster for Crisis 
Emergency Relief  
  

In the case of the Tsunami in Thailand,	 there 
were no contingency plans, so after the disaster, all 
government agencies and private sectors took the 
following courses of action: 

 
1.1)  Relief of injuries and searching of corpses 

by government agencies and private sectors. They all 
worked independently but it was good collaboration. 
All data were gathered at the hospitals, temples, and 
provincial halls.  

1.2) Gathering of donations and fund raising 
through different media forms such as mobile 
phones, radio, television. All donations and supplies 
came from through out the country rapidly. 

1.3) Rapid survey was conducted as to how the 
survivors and affected people will be able to survive 
through the chaotic aftermath. Examples are how the 
temple and schools will be able to accommodate 
victims, provide more toilets and build temporally 
shelters. The survey was conducted by asking the 
victims in which area that they feel safe.  

 
2. Provision of tents or temporary shelters for 

the people to support the victims and also, giving of 
emergency relief. Tents and temporary shelters were 
provided because the building of temporary houses 
will take months to complete. The number of victims 
increased tremendously as days passed after the 
disaster. Planning therefore, is necessary. The 
community organizers set up a management teams as 
well as information teams. The main office was also 
established as a coordination center.  

 
3. Organizing of the community within the 

temporary shelters immediately started by dividing 
them into small groups or zoning them according to 
characteristics of the victim groups. Tent rows were 
also zoned. Each group should not have more than 
20 families. Three to five (3-5) representatives from 
each group should be elected to work as a 
coordinating team.  

 
4. Meeting among representatives of each group 

called coordinating team were undertaken, in order 

to identify and groom new leaders. During the crisis, 
they have periodic meetings among themselves to be 
able to be able to encourage the people to solve their 
problems together and not merely wait for external 
solutions.  

 
5 Since there are many victims and only a few 

supporters, the victims should first help themselves 
in determining and setting up their needs. The 
victims had to come up with rules and regulations of 
how they would live together.  

 
6. In the process of finding solutions together, 

each representative will raise problems and discuss 
in the group some rules how to live together such as 
no liquor drinking, safety system, donation receiving 
system, garbage management, children care, etc.  
Intensive consultations, meetings, practice, and 
monitoring constitute the process of learning by 
actually doing something to solve their problems. 
The leaders learned together, the process and 
principles of managing these groups. 

 
7. Database of members was gathered such as 

names of all the survivors, particularly the disabled	 
persons, pregnant women, children, elderly people, 
sick people, dead people, their original addresses, 
immediate and long term needs etc. Tasks were 
distributed among group representatives for the 
surveying process. Evaluation processes were 
identified to provide better understanding for the 
representatives of their own groups. There were 
mapping experts and architectures to support their 
work as well as coordinating with media for them. 
Cameras were prepared for taking photos and 
videos in the field.   

 
8. Coordination with concerned agencies and 

organizations for relief provision were undertaken 
such as building up some buildings for first aid, food 
supplies, children center, toilets, water system, safe 
system etc. Plans were submitted to different 
concerned organizations in different stages for relief 
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and recovery. However, there were also coordination 
with various organizations/agencies, both state and 
private.  In midst of still a disorderly system, holding 
meetings was the main methods for system 
organizing. In the case of Tambon Administrative 
Office (TAO) Bangmuang, there were 800 tents of 
temporary shelters that attracted supporters 
continuously. There were more than fifty (50) 
organizations that supported. This was one of the 
interesting cases of people power.   

 
9. Organizing the system of receiving donations 

is very important for reducing troubles and conflicts. 
This became a practice to build up hospitality toward 
each other. This resulted in the coming up with a 
revolving fund that is still maintained until now as a 
sustainable management approach in Thailand. 

After setting up thousands of tents, there was 
the inflow of donors into the affected areas and most 
of them, even wanted to deliver their donations by 
themselves. There were cues of people receiving 
donations several times a day. There were days when 
there were not enough donations, so sometimes this 
caused conflicts among them. Also there were also 
instances when there are no adequate places for 
donations storage  

Therefore, the issues regarding receiving 
donations and maintenance of a central fund should 
be discussed. A working group must be set up to 
explain to the donors what is happening – this 
includes information signs and documents in 
English, joint bank account opening, donation 
storage and fair distribution system.    

 
10. The core team of temporary shelters 

management should be composed of experienced 
developers who are flexible and effective. 
Government agencies should be targeted 
as firm supporters. The team should stay 
in the campsite for regular monitoring.  

 
11. Expansion of relief center to 

other areas was done after the first 
campsite was organized. Importantly, the 
representatives of local people should 
take the role of helping other victims, to 
establish good relationships resulting in 
long-term friendships. The first campsite 
should already be set operating well 
before expanding to other areas- like the 
identified food supplies, doctors, group 
representatives, meetings, data, 
organization systems, caring for the sick, 
religious places etc.  

12. Various activities are necessary to 
strengthen bonding of local people like the children 
and youth center, livelihood groups (both for 
economic and social results), cultural recovery, 
community volunteers, fund management, savings 
group/community bank, capacity survey (such as 
traditional doctors, engineering, boat making and 
different skills), designing and mapping of their land 
for agriculture and housing. Facilitating learning by 
“actual doing things or hands-on” has been able to 
organize the working group of Baan Nam Khem 
Coordination Center. The community that this group 
set up is handling their revolving fund up to the 
present.  There are different methods of mental 
recovery for the victims like gathering people 
together, building temporary shelters, meetings/ 
discussions, sharing responsibilities etc. These all are 
a part of ways for metal recovery and also to build up 
solidarity. There were doctors from several 
organizations as well as religious leaders from all 
religions have participated in the process.   

 
13. The organizers should observe their leader 

closely, to help organize and support their ideas 
which could be done through exchange and sharing 
their thoughts and experiences. However, having 
meetings should be the main working method, notes 
should be taken every meeting and feedbacks are 
given to all the members during big assemblies.  

The qualifications of leaders should be as 
following: 

•   Should work using the participatory 
approach, both in ideas and through action; 

•   Should be good-natured;  
•  Be able to coordinate and mobilize people;  
•  Hard-working; and 
•  Working based on teamwork approach. 
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14. Most land conflicts that resulted after the 

disaster in Thailand, were originally due to problems 
of being eviction from their land they are settling on, 
either by the state or private entities. To avoid 
worsening of  these problems, it must be a priority 
consideration that the people stay where they are 
with consideration of security of land tenure 
eventually.  

 
15. Housing and community zoning design 

plans should be discussed with communities using 
the participatory approach. They should be supported 
to build new houses if they prefer to settle where 
they are presently located. Architectural designs for 
community plans and housing should be conceived 
with direct participation of the local people. The 
house models should be based on the needs of the 
local people, which relate their needs to their local 
culture and their way of life.  

The house-building process should be used as a 
way to develop the feelings of the people as well as 
their community, to be proud of what they are doing.  
All men, women and children participate in building 
the houses. Responsibilities should be shared among 
them such as providing labor, financial 
responsibilities, food coordination and attending to 
volunteers.   

The two (2) identified main patterns are: 
•  Communities that were supported by 

organizations to build their own houses (including 
local and foreign volunteers) are based on the 
process of community participation. They also learn 
about each other like their behavior and potential. 
This is very important for setting up community 
committees for management of the community in the 
next stage.  

•   The communities that were supported by 
government agencies (soldiers) were different since 
the local people just move into the house after it 
finished. There was a lack of community 
participation, which resulted in some problems 

because local people merely waited for dole-outs 
from the government agencies. The houses were not 
properly designed for their way of life, like not 
having a place for fishing tool storage etc. Knock-
down house model from foreign countries is not 
appropriate for the hot weather in Thailand.  

 
16. There was no relief provided for the 

marginalized people such as sea people, illegal 
migrants and stateless persons. These people were 
not given relief because they do not have ID card. 
Though some special attention were given to them 
eventually because they will be probable sources of 
housing security related problems in the future.  

 
17. Cultural recovery was initiated in the 

community which included traditions, rituals, 
religions, traditional performances, local wisdom, 
local dialects as well as establishment of a “Cultural 
Ground”  or local museum.  The people were 
gathered to encourage them to regain strength to 
fight feelings of frustration and eventually, empower 
their lives. Marginalized groups or minority groups 
were given the opportunity to build their identity. In 
Thailand, we were able to recover the Andaman 
artists groups which has different traditional 
performances such as Rong Ngnang, Li-ke paa, Ma-
no-rah, Ram-ma-na etc , as well  as 30 other groups.  

 
18. Plans must be made with consultation with 

the people to accelerate the building of new strong 
communities from the temporary shelters to their 
former sites. There should an agreed source of basic 
services such as water supply, electricity and 
community offices. Also included are centers for 
children and sick people, livelihood funds, public 
places etc. Community activities should be continued 
in including religious rituals.  

 
19. Initiative of Tsunami Victims Network in 

Thailand was established during the first three (3) 
months after the disaster by mobilizing the leaders 
from each affected area to exchange with each other. 
There were about thirty (30) communities that 
participated in network at the onset but later on, 
expanded to 130 communities. Their common 
problems became the link among themselves to work 
as a network. Identified problems were related to as 
land conflict, stateless persons etc. The Network had 
gathered all problems to submit to government 
through advocacy and campaigning with the public 
media regularly. As a result of this, the Thai 
government created a solution committee for 
immediate relief during disasters.  
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20. A community master plan for long term 

solutions and community development need to be 
promoted together with local people. Sustainable 
mechanisms must be in place for their livelihood, 
income, food, housing and education for the 
children. In order to empower victims to develop 
self-reliance in the long term, plans should be made 
together among local people, both at the community 
level to identify target priorities as well as plans to 
strengthen networks. In case of Nam-khem 
community in Pang-nga province, besides 
community plans, local people also have disaster 
management plan. Community volunteers teams  
have been established, to practice drills during 
tsunamis using radio communication, wave 
monitoring ect. In case of Phuket province, the 
Phuket Urban Community Development Network 
has signed a Memorandum of Understanding with 
several concerned organizations, to grow mangrove 
forest for 1 million plants.  

 
21. Leadership development and facilitation on 

exchanging experiences through study trips is very 
important. This included drawing up lessons learned 
by brainstorming on approaches to assess their 
weakness and strengths regularly. Both the successes 
and failures will result in lessons learned for the 
community leaders, to build up their skills to 
understand and analyze.  

 
22. Donations has both positive and negative 

aspects, so this has to be carefully handled. Some 
victims tend to be more dependent on other people 
and this will result in problems that will be more 
difficult to solve. There are two kinds which are 1) 
some donors did not understand about community 
strengthening or they donate without understanding 
the conditions in the communities. Some leaders had 

been corrupted and this destroyed trust among them 
unwillingly: and 2) donors created conditions for 
sustainable community development process in 
communities. Fund management mechanism was 
established including thorough examination process 
and sharing of responsibilities. However, they should 
be sustained support through the entire process.   

 
 

Steps of supporting victims to be linked as 
network 

 
23. Evaluations about problems and results on 

community recovery of victims network should be 
campaigned to the public. This is to be able to 
encourage them to help each other and solve their 
problems in the long term.  

The networks in Thailand have the following 
accomplishments: 

•   1,030 houses have been built for victims in 
19 communities; 

•   1,700 fishing boats have been made and 
repaired; 

•   49 livelihood groups have been established 
with 1,500 members; 

•   72 groups of fishing boats fund, livelihood 
fund and saving groups have been established; 

•   12 groups of youth groups and mangrove 
conservation groups; 

•   13 cases of land conflicts have been solved 
benefitting 1,156 families; 

Recommendations given to government to 
support victims to work using the sustainable 
community recovery  approach were : 

•  Approve “collective community rights” for 
affected communities that settled in public land; 

•  Cancel all land titles that involved with 
illegal process and have overlapped on other 
communities; 
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•   Provide electricity and water supply services 
for effected communities; 

•   Solve problem of stateless persons urgently; 
•  Allocate budget to set up revolving fund for 

effected communities; 
•   Provide special rights for all effected children 

on education and health; and 
•   Subjects on Tsunami warning system and 

natural warning should be added in the education 
curriculum for the schools along the coastal area.  

 
Conclusion 

Disaster in Thailand had made people in society 
know that there are many local communities that 
have not been protected and given basic welfares 
such as ID card, education, medicines, clothes, 
housing etc. Their living standard is even lower than 
marginalized people like the sea people and Thai 
displaced persons. Their land rights and houses are 
not yet secured even they have their own local 
community history for more than 100 years already. 

There are also state policies and plans that have 
affected the way of life and livelihood of sea people 
and fisher folks. Conflicts on natural resources have 
been existing like the sea people cannot park their 
boats along the beaches, they are not able to go 
fishing freely, they can not do service works because 
those are all concessions. Piers and all kind of 
foreign investments are not following the regulations 
of community natural resources conservation 
according to the constitution.  

Tsunami is a natural disaster that is able to 

disclose what the humans had been doing to 
themselves.  Finally, it is all the problem of injustice 
of development that has abused community rights 
where they have been living even before Tsunami 
disaster happened, a hundred years ago.  The quality 
of life of people along Andaman coast has been 
suffering and getting worst more and more. In the 
same time, abundant natural resources have been in 
the hands of businessmen both Thai and foreigners. 
Most of the land along the beaches, both in the 
islands and in the main land are owned by 
individuals. Therefore the solution has to come from 
top policy level to give opportunity for local 
communities and small people from every ethnic 
group, to participate in development process both at 
local and national level. 

Tsunami case in Thailand has proved that 
development process is able to change moments of 
crisis as opportunities. The people that used to live 
on their own have changed to one where they are 
able to help each other as a network. This has 
resulted in a strong community network that is able 
to participate in other development issues of the 
entire society as well.   
 

For further information 
 
preeda@chumchonthai.or.th  
  081-612-1250  
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VIETNAM  
October  2009  
E.J.  Anzorena,  SJ  

 
 

  

A Letter from Minh 
Chau 

 
 
 

Dear Somsook, 
I am in Ha Noi this weekend and I have just 

come back from Lang Son city, a new city member 
of the National CDF (Community Development 
Funds) Network. 

In short  from the city's side, the PC of Lang 
Son is committed to work and help the poor families. 
They are quite open to learn new processes.  From 
the last year 2008, the city PC has invested 
(1US$：17,500VN dong) 500 million VN dongs per 
year directly from the city budget to help the poorest 
families eradicate poverty.   

The city of Lang Son is ready to contribute the 
same amount to the CDF when savings groups are 
set up. I could say this is a unique and a good 
example to show a city’s willingness to solve the 
urban poverty compared with other city members, 
who are bigger and perhaps much richer cities whose 
contribution to the CDF is still very limited.  From 
the community side, two (2) community volunteers 
from Viet Tri are going to the Langson city with 
Thuy and me. It is the first step to build up a group 
of community supporters for savings network.  For 
them, it is first time to go out of their community and 
talk openly to the city-level people. They are very 
happy and confident to share their own experiences 
and establish a working plan of community 

exchanges between Viet Tri and Lang Son. The pilot 
savings groups will be set up in all eight (8) wards 
and communes in the whole city of Lang Son and the 
first exchange to come to Viet Tri will be organized 
in March 2009. 

The housing issue is more complicated. After 
the workshop, I stayed in Viet Tri for two (2) days 
more to help the city CDF of Viet tri, to solve the 
stagnant of housing process in the Nong Trang 
ward.  The two (2) target groups have been 
organized to solve their own problems and meet their 
different needs. 

 
On-Site 

For those who stay in the same land, the activity 
plan will be:  Discuss among the families living in 
the same housing row on how to support the families 
that have to move out; how to re-construct their 
houses and determine when they are ready to work 
together. 

 The first list of ready families will be sent to 
the city to get land use right papers in the next month 
(January).  The city will divide plots for the families 
and set up the land price for each plot   There is a 
proposal that the poorest families selected by 
community could pay in installments the land cost. 
The families will start to build their houses. 

 
Off-Site 

For the relocated families (those who have to 
move out of the community: 

The first group of five (5) families (of block 3) 
have met last 23rd of December and they agreed to 
follow the following: 

•     Meeting with all relocated families in the 
Blocks 3 and 4; 

•     Set up savings groups. The city will confirm 
available land for resettlements including the 
concrete location and land cost (So far, two places 
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are available, but there is not yet relevant 
information for the community to decide); 

•   The city CDF will organize trips for the 
relocated families to go together to see the new land 
and decide where they want to move; 

•   The families will pay 50% of land cost and 
the rest will be paid in installments for 3– 7 years; 
and 

•   The families by mutual help will do the 
houses and the infrastructure construction 
(electricity, water supply). 

 
The housing process in the Van Phu 
Commune in Viet Tri City 

Two (2) community volunteers who have 
participated in the exchange with Lang Son city have 
realized that they need to solve the housing problems 
in their own community. A brief of housing 
situation: 

Due to a provincial project to build the 
new Hung Vuong University, a 146-household 
community has already been told in the year 2000 to 
move out. Last 2005–2006, a new resettlement area 
has been provided for the relocated families in a land 
nearby. At the beginning, the province promised to 
use “land-to-land” for compensation, i.e. the family 
will get new plots, which will be equal as their 
existing living area and they will also get 
compensation in cash for their agricultural land. But 
these families did not want to be relocated and have 
refused to allow land use survey undertaken by the 
provincial committee. Consequently, the project was 

blocked since then. After two (2) years, the families 
have realized the emerging problems: they cannot 
improve or repair their houses; they cannot get loans 
from the bank since their land papers are no longer 
accepted as collateral and their incomes have been 
reduced since they cannot work in their agricultural 
land. Now the families have decided to get land 
security to solve their problems. 

A first draft of possible activities will be 
launched by the community leaders and the savings 
groups with the two community volunteers: 

•   Their most urgent need is to obtain consensus 
among community leaders and ward authority to 
support the families to solve the housing problem 
and find out some alternatives for land and housing 
which would propose to the city CDF and provincial 
authority. 

•   Invite the technical experts of the city or 
province to work with the families to complete land 
use survey and make land cost estimation and 
compensation methods. 

•  Negotiate with the provincial project to get 
resettlement land for the family groups. 

•   The community will organize the division of 
land plots and the housing construction for mutual 
help.  

Tomorrow, I will go with Thuy to Vinh city to 
prepare some CDF network and housing issues. We 
are going to organize a meeting of more than 300 
leaders of savings groups of all the 25 wards and 
communes. This time, the city leaders have agree to 
find housing solutions for the communities living in 
dilapidated social housing (vertical slums). I will 
give you more details later. 

Thank you all. 
 

For further information:  
 
ACHR:  achr@loxinfo.co.th; www.achr.net  
Minh Chau:  minhly21302@yahoo.com 
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