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FOreword

One of the most serious 

problems of urbanisation 

in the Philippines is the 

lack of tenure security.  

In a country where it is projected that 70 per cent of  

the population will be living in towns and cities in the 

next decade, achieving security of land tenure will be  

a complex and costly process, especially for the poor. 

The problem is especially acute in the capital, Metro 

Manila, where according to the National Housing 

Authority the slum population stands at some  

2.7 million people.

This publication shows how the broader land 

community now recognises that various types of 

tenure security exist along a continuum of land rights. 

It also shows how different strategies may be used to 

secure each type. 

It is generally agreed that while full tenure security 

may be the goal, there are other immediate objectives. 

These include protection from eviction, access to 

services and different types of tenure which are 

achievable in the short term.

Problems like security of tenure need creativity and 

innovative thinking if we are to go beyond a status 

quo which blocks progress and makes little provision 

for the poor.

 

In the Philippines, a system for dealing with housing 

and tenure has been developed. There are some 

innovative strategies for implementing alternative 

tenure approaches from which other communities 

can learn. This publication focuses on three important 

areas: the Community Mortgage Programme, 

Presidential Proclamations, and the use of usufruct 

agreements.

At their Rio de Janeiro summit in June 2012, world 

leaders placed the urban challenge high on the 

global agenda. In endorsing the outcome document, 

The future we want, they recognised the need 

to strengthen existing cooperation mechanisms, 

partnerships and agreements for concrete, global 

implementation of the Habitat Agenda for sustainable 

urban development. 

In the Philippines, this means that the urban future 

we all want can come from their call for an integrated 

approach to planning and building sustainable cities, 

better support for local authorities, better public 

awareness and involvement, especially of the poor, in 

the decision making. This approach was reaffirmed at 

the Sixth session of the World Urban Forum in Naples 

in September 2012.

UN-Habitat, the Global Land Tool Network and 

their partners are committed to sharing resources, 

increasing capacity and focusing on solutions to 

achieve those collective aims. 

I believe this publication is an important contribution 

to these aspirations.

Dr. Joan Clos,

Under-Secretary-General of the United Nations,

Executive Director UN-Habitat.
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Executive summary

In many poor and developing countries, land markets, 

prevailing policies, practices and institutions limit 

many of the working poor’s access to secure tenure 

and adequate land for housing. The Philippines is one 

such country, where patterns of urban growth and 

development make it difficult for the poor to remain in 

the cities where employment and other opportunities 

exist. 

Given the size of the urban poor population, a 

major challenge confronting development agencies, 

policymakers and social actors concerned with 

addressing poverty is how to provide better access 

to secure tenure and housing. Tools and strategies to 

increase the poor’s access to secure land and housing 

tenure need to be devised. The overall aim of this study 

is to contribute to the crafting of these alternative tools 

and strategies. 

This publication is a summary report of a study 

published in 2011 (see www.gltn.net). It documents 

and culls lessons from the Philippines’ experience 

in implementing alternative approaches to 

securing tenure for the urban poor, specifically the 

Community Mortgage Program (CMP), presidential 

land proclamations and the usufruct arrangement. 

It provides a description of these three approaches, 

including the objectives, legal and institutional 

arrangements, key challenges and outcomes and 

relevant processes. 

The publication also underscores the advantages of 

designing and implementing simple, intermediate 

tenure instruments for providing the urban poor with 

access to land at different levels. While the study 

acknowledges the successful implementation of 

these approaches, it also recognizes that there are 

continuing challenges associated with implementing 

such alternative approaches. Finally, the publication 

suggests ways toward institutionalizing alternative 

secure tenure approaches. 
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