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Abstract 
 

Almost two years have passed since the strongest typhoon (Haiyan) ever to make landfall 
ripped through the Philippines. The typhoon left no one untouched, and many people are still 
struggling to recover. To pinpoint the specific mechanisms affecting a person’s ability to 
recover is not an easy task as all individual experiences are different. Previous studies have 
eloquently introduced variables that may affect the speed of post-disaster recovery, but some 
are still unknown or underexplored. With this thesis, I strive to contribute in filling this gap by 
suggesting that land tenure could be added as a variable of importance.  
    Based on a field study, constituted by 441 surveys answered by people affected by the 
typhoon, as well as interviews conducted with relevant stakeholders of the recovery process, 
this thesis will propose to argue that even though there is no statistical evidence connecting 
tenure security with a speedy recovery, the lack of land delimits and delays recovery projects. 
The results do also indicate that the current buzzword of post-disaster recovery, social capital, 
yet again confirms its alleged role among the already established variables affecting the speed 
of recovery. 
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1 Introduction 
Typhoon Haiyan, the strongest typhoon ever to make landfall, entered the Philippines on 

November 8, 2013, and no one was left untouched. With 7986 dead, 1061 missing, 28,689 

injured and at least 673,042 people displaced, typhoon Haiyan is the deadliest and most 

devastating typhoon to hit the Philippines in recent history (UNOCHA 2013: 3; IFRC 2014: 

213; Lagmay et al. 2014: 2). Today, when more than one and a half years have passed, the 

‘newsworthiness’ has faded and the majority of aid organizations and development partners 

have left, many people are still struggling to recover. This paper seeks to explore why this is 

the case by suggesting that land tenure, and different levels of tenure security, might either 

expedite or impede the process of post-disaster recovery among those affected. 

 

1.1  Background 
Today there is a growing consensus that the concept of disaster is two-folded. The risk people 

face when a natural hazard is approaching is not only based on the actual natural hazard, but 

also on the level of vulnerability among the people who occupy the space and time of 

exposure to the hazardous event. The equation of a disaster thus relies on a combination of the 

strength of the hazard and the degree of vulnerability among the affected people (Wisner et al. 

2004: 49).  Whereas the strength of a hazard in the short run is left in the hands of Mother 

Nature, the level of vulnerability is more easily dealt with through the means of policy change 

and development programs. By being able to pinpoint what variables that are affecting 

peoples’ vulnerability, the possibility to strengthen the level of resilience increases and the 

devastation caused by future hazards can be reduced to a minimum.  

    Today researchers within the field of natural disasters seem to agree in majority on certain 

variables that explain why some people are more vulnerable than others, such as poverty, age, 

class, ethnicity, gender and education, to mention a few (see Wisner et al. 2004; Hutton & 

Haque 2004; Cannon 1994). In essence, people possessing one or several of these 

characteristics have been shown to have an easier time recovering following a natural disaster. 

There are however still variables that are yet to be further explored. It is within this light that 

this thesis seeks to investigate further variables that could be used to capture why some 

people recover more quickly than others, specifically by suggesting that land tenure and 

tenure security should be considered part of the resilience equation. 
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    In fact, many researchers have come to the conclusion that land tenure and vulnerability to 

natural hazards are closely interlinked (see e.g. FAO 2008; World Bank and NDCC no date; 

Reale & Handmer 2011; Durand-Lasserve & Royston 2012). Informal settlers, people who do 

not possess or own access to land and tenure security, tend to be pushed to the outskirts of a 

community when a hazard strikes. Without official documents all they can hope for is that the 

land on where they lived before the hazard could be redeemed without any major 

complications or restrictions imposed by the authorities. Adding to this, informal settlement 

sites are usually overlooked and ignored by the national and local authorities as well as 

investors and aid organizations due to the limited legal rights the inhabitants of these areas 

hold to the land they are occupying. The consequence is a situation wherein informal 

settlement sites, where lack of tenure security is significant, are caught in a vicious cycle of 

vulnerability where no progress or improvement of resilience is to be found or expected 

(World Bank and NDCC no date; Reale & Handmer 2011; Durand-Lasserve & Royston 

2012). The fact that poverty, and limited access to land, increases people’s vulnerability to 

natural hazards have been established, but there are still no studies looking deeper into how 

the process of recovery is being affected by one’s access to land and tenure security. Current 

studies are mainly focusing on people’s vulnerability when a hazard strikes, but leave a 

question mark in regards to what happens when the immediate response phase has faded out. 

     

1.2  Purpose and Research Question 
This field study is built on the today existing, and relatively limited, theoretical framework of 

post-disaster recovery within the field of disaster risk management. The framework of post-

disaster recovery will be used in explaining (1) if households who have access to tenure 

security recover more quickly than tenure insecure households following a natural hazard, and 

(2), if land tenure is affecting the general recovery of the areas affected by a natural hazard. 

Considering that the aspect of land tenure is to this day underexplored within the recovery 

process, this thesis hopes to contribute in filling this gap.  

    For a natural hazard not to turn into a disaster, affected communities and people need not to 

be vulnerable. That is, the greater the ability a household holds to resist a hazard’s harmful 

effects, the less vulnerable they are, and thus the easier they will have to recover. In basic 

terms, it is the level of vulnerability that determines how fast one will recover following a 

hazard, and, the level of vulnerability is in turn believed to be decisive by variables such as 

income and wealth, gender, ethnicity, age, education and social capital (Wisner et al. 2004: 
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10-12). Hence, together these variables may be the very difference between a quick recovery 

and no recovery at all, giving them a major role of importance in development projects aiming 

at mitigating and preventing future hazards from turning into disasters. To clarify, the more 

we know about what makes a person vulnerable, the more can be done to help people in 

hazard-prone areas to cope with, and recover from, natural hazards. Based on these facts, this 

thesis seeks to investigate whether or not land tenure should be considered one of the 

variables affecting the speed of recovery through the mediating variable vulnerability.  

    Luiz Eleazar (in FAO 2010: 85) highlights that there has been no study in the Philippines 

examining the direct impact natural hazards pose on land tenure and property. Through his 

research he concludes that destruction caused by natural disasters may exacerbate insecurity 

of land tenure. The reason for this is for example that physical evidence of property 

boundaries may have disappeared, and/or the people knowing where property lines are to be 

drawn might have died or disappeared during the disaster. Eleazar’s research is mainly 

focusing on how land tenure is being affected by natural hazards but he does not, however, 

add to the next step of the relationship, namely if tenure security increases people’s recovery 

and resilience following a disaster.  

     The proposed hypothesis follows in the line of previous research that vulnerable people are 

believed to have a harder time recovering after a natural hazard, and because people who lack 

tenure security are considered vulnerable, they will have a harder time recovering. The reason 

for this is basically that through their legally inferior position, informal settlers lack the tools 

needed to create a foundation of stability; developing projects are often overlooking these 

areas and the uncertainty of the rights to the land delimits the creation of trust toward the 

authorities, one’s neighbors or anyone that might challenge the current tenure system. The 

question that this thesis aims at exploring is thus:  

 
How does land tenure affect post-disaster recovery? 

  

The dependent variable of this study is recovery, whereas the independent variable, which 

aims to explain why some people recover more quickly than others, is that of land tenure 

among the affected regions and their respective population.  

    The empirical evidence for this thesis is based on a case study that took place in Tacloban, 

Philippines, in early 2015. In November 2013, Tacloban was the city most severely hit by the 

strongest typhoon (Haiyan) to ever make landfall, and many people in this area are still 

struggling to recover. Through stratified sampling, people within four different subgroups 
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were picked based on their current living situation; one group consisting of people living in 

informal settlements sites, one that has been relocated and are still living in transitional 

accommodations, one group that has already left the transitional accommodations and been 

relocated to a permanent housing site, and a final group that lives in a village setting. Initial 

focus groups and interviews were conducted, later to be complemented by a survey 

questionnaire, which was handed out to randomly selected people of the four different groups 

introduced above. Additional interviews were conducted with relevant stakeholders and 

informants to achieve methods triangulation, to further explore and trace the mechanisms of 

the recovery process in a post-disaster context. 

 

2 Previous Research 
The following chapter seeks to comprehensively introduce previous research, which has 

sought to explain how land tenure, natural hazards, vulnerability and recovery in one way or 

another are interconnected and mutually reinforcing. For clarification, this chapter opens up 

with a short definition of the essential concepts on which this thesis is based. Secondly, the 

concept of recovery will be investigated by looking at how one’s vulnerability is believed to 

affect the speed of recovery following a natural hazard. Previous variables trying to explain 

the speed of recovery will also be introduced. The last section of this chapter will be focusing 

on land tenure and what, in this thesis, is suggested to be the three causal mechanisms 

(juridical uncertainty, lack of sustainable development and economic empowerment, and lack 

of social cohesion) explicating the relationship between tenure insecurity and vulnerability, 

and what is proposed to link tenure security to a successful recovery.  

 

2.1 Defining the Concepts 

2.1.1 Natural Hazards and Disasters 

Natural hazards and disasters are closely interlinked. A natural hazard is a “natural process or 

phenomenon that may cause loss of life, injury or other health impacts, property damage, loss 

of livelihoods and services, social and economic disruption, or environmental damage” 

(UNISDR 2009: 20). Disasters on the other hand are caused, but only partly, by natural 

hazards. In order for a natural hazard to evolve into a disaster, the social, political and 

economic structures need to be weak (Wisner et al. 2004: 4). That is, the more developed a 

society, the stronger the actual hazardous event needs to be in order to cause a disaster. 

Throughout this thesis, hazard will thus be used to describe the natural phenomenon, whereas 
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the term disaster will only be used where the affected area lacks sufficient capacity to cope 

with the negative consequences caused by the hazard.  

 

2.1.2 Recovery  

Recovery has historically been seen as the physical return to the situation previous to the 

natural hazard, where people are able to attain the same lifestyle state as before the natural 

hazard struck (Dwyer et al. 2004: 4). However, as Ben Wisner et al. (2004: 357-359) point 

out, the most vulnerable may in some cases not recover at all. People, who are marginalized, 

excluded and who lack access to power and resources before a disaster are often lagging 

behind when it comes to recovery and they are also facing greater difficulties in accessing 

assistance. It is in this light Wisner et al. suggest that there can not be ‘recovery’ without an 

improved capacity to withstand the next hazard. Consequently, they suggest that “…in order 

to have ‘recovered’, a household should have not only re-established its livelihood, physical 

assets and patterns of access, but should be more resilient to the next extreme event” (Wisner 

et al. 2004: 359). Throughout this thesis this will be the definition used, that is, to be 

perceived as recovered, some level of improved resilience must be incorporated.1 The aspect 

of improvement is in the post-disaster recovery literature and developing projects usually 

referred to as ‘building back better’.  

 

2.1.3 Land Tenure and Tenure Security2 

The concept of land tenure is referred to as the “…relationship, whether legally or 

customarily defined, among people, as individuals or groups, with respect to land… In simple 

terms, land tenure systems determine who can use what resources for how long, and under 

what conditions” (FAO 2002: 7). Following this definition, tenure security is the level of 

certainty that the rights a person hold to the land he or she occupies will be recognized by 

others, and how well those rights will be protected in case of disputes or complications. To 

lack access to tenure security means that one is facing the risk that one’s rights to the land will 

be threatened or questioned by competing claims, risking negative consequences such as for 

example an eviction (ibid: 18). Informal settlers, who have no legal claims to the land they 

inhabit, are tenure insecure.  

                                                   
1 Please note that in the quantitative findings of this paper ‘recovery’ is partly measured through the perception 
experienced by the respondents of a survey. That someone perceives him/herself as recovered does not per se 
imply that he/she is more resilient. 
2 ‘Land’ is in this thesis limited to the land used for housing. Agricultural land, that is, land used for farming, is 
in this paper not included in the conceptualization of land tenure.  
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2.1.4 Vulnerability  

Vulnerability will in this paper be referred to as “…the characteristics of a person or group 

and their situation that influence their capacity to anticipate, cope with, resist, and recover 

from the impact of a natural hazard” (Wisner et al. 2004: 11). These characteristics are in turn 

shaped by a combination of demographic features, such as wealth, age and education, that 

together make out the level of one’s vulnerability (Cannon 1994: 19). The combination of 

these characteristics will consequently decide how vulnerable you are considered to be toward 

future natural hazards.  

 

2.2 Recovery: Context and Concerns 
Disaster risk management is usually viewed as a broad set of functions consisting of mainly 

four phases; (1) mitigation, which aims at preventing future emergencies and/or minimizing 

their effects, (2) preparedness, consisting of emergency planning and training, (3) response, 

which consists of the actual response to the emergency, and finally, (4) recovery, which seeks 

to help affected people to recover following the emergency (Waugh & Streib 2006: 131).  

 

 

 

 

 

 

 

 

 

 

 

 

A theoretical debate has been taking place, discussing when the response phase ends and 

where the recovery phase steps in. The response phase, as mentioned, is the immediate 

actions introduced in the initial hours following the emergency to meet basic human needs. 

According to George Haddow et al. (2011) the recovery function is harder to classify. 

Recovery, they argue, might be overlapping the response by projects beginning immediately 

following the emergency, and may very well continue for several months, or in some cases 

Figure 2.1. The Disaster Management Cycle. 
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years, depending on the level of devastation caused by the hazard. In contrary to the response 

phase, Haddow et al. further underscore that the recovery process consists of several 

dimensions that needs to be taken into account. For example, recovery is characterized by 

decisions ranging from how homes are to be rebuilt and how employments are to be resumed 

to how property is to be replaced. The recovery process is by some viewed to be a window of 

opportunity, where affected individuals and communities are supported to become more 

resilient and secure (Haddow et al. 2011: 213).  

    Following recovery, the concept of mitigation appears, and these two concepts do also tend 

to overlap. Post-disaster rehabilitation projects, such as the relocation of citizens from hazard-

prone areas, may in fact not only help people recover, but it might also help minimize the 

devastation caused, and delimit the number of people affected by future hazards. Recovery 

and mitigation, in this view, go hand in hand, and they are mutually reinforcing. As 

mentioned in the definition above, some kind of improvement must take place for a person to 

be perceived as recovered. By rebuilding houses along the shorelines, in the informal 

settlements, no improvement is being made. Rather, people will return to their pre-disaster 

living situation without improving their resilience to future hazards. This interconnection 

between the two concepts, recovery and mitigation, makes it hard to distinguish which 

projects are being implemented to achieve one but not the other. Instead, successful 

development projects following a disaster includes and improves both aspects. This notion of 

complexity, together with the fact that there is no mandated United Nations body in charge of 

the recovery process (in comparison to the response phase, where UNOCHA (The United 

Nations Office for the Coordination of Humanitarian Affairs) holds its mandate), makes 

research aiming at better understanding how the process of recovery can be improved of great 

interest. 

 

2.2.1 The Speed of Recovery 

Recovery is not only part of the disaster risk management cycle, but could in general terms 

also be seen as dependent on the concept of vulnerability; that is, the more vulnerable you are, 

the harder it will be for you to recover following a natural hazard (Miles & Chang 2003: 5). 

Ben Wisner et al. (2004) define vulnerability as “…the characteristics of a person or group 

and their situation that influence their capacity to anticipate, cope with, resist, and recover 

[author’s emphasize] from the impact of a natural hazard” (Wisner et al. 2004: 11). This 

means that natural hazards affect people differently across societies depending on the micro-

level characteristics they possess (Hutton & Haque 2004: 59), and the composition of these 
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characteristics will be decisive of how quick one will recover. Following in this tradition, 

Adreana Reale and John Handmer (2011) underline that recovery first and foremost is 

dependent upon one’s financial assets and resources. 
 
Essentially, where there is little money available after housing costs are paid for, owners 
find it more difficult to recover after a disaster, and will be less able to fund healthcare, 
education, legal expenses and other essentials and will therefore be more vulnerable to 
the shocks of day-to-day life.    
                                                                                               (Reale & Handmer 2011: 164) 
 

It is consequently people within the more vulnerable groups that find it hardest to recover 

following a disaster, which in turn make them more vulnerable to subsequent hazardous 

events (Wisner et al. 2004: 11). The poorer part of the population in hazard-prone areas are 

therefore caught up in a vicious cycle in which their level of vulnerability might decrease, or 

rather, their level of resilience will increase slower than they are able to recover from the most 

recent hazard. David Hutton and Emdad Haque (2004: 59) are in their article on human 

vulnerability citing previous research that states that when resources are being allocated 

within a community the poor and vulnerable usually end up with proportionally fewer 

resources, even if they are included in the planning and decision-making phase. The reason 

for this is that they are unable to effectively express their specific needs and interests vis-à-vis 

the more influential groups of the community.  

     Beside income and wealth, other factors such as gender, ethnicity, age and education are 

also believed to be of importance in the recovery process of a natural hazard. Due to sector-

specific employment, lower wages and family care responsibilities, women are believed to 

have a more difficult time recovering following a natural hazard. Cultural barriers, with 

regards to ethnicity, have also been suggested to affect people’s ability to recovery as for 

example non-white citizens tend to experience difficulties in accessing post-disaster funding. 

When it comes to age, elderly and children are usually viewed as more vulnerable. Following 

a disaster parents will lose time and money caring for children, especially when daycare 

facilities are affected or closed down. Elderly on the other hand have a harder time recovering 

because of mobility constraints, which in turn increases their need of care while also 

delimiting their level of resilience. Finally, education, which is closely correlated to one’s 

socio-economic status, has also been demonstrated to be of great importance after a disaster. 

People with higher educational attainment usually have greater access to, and are also more 

likely to understand, warning and recovery information (Cutter et al. 2006: 118-120).  
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     Another variable that is pushing itself toward the spotlight of post-disaster research is 

social capital, which can be viewed as “networks together with shared norms, values and 

understandings that facilitate co-operation within or among groups” (OECD 2001: 41). 

According to Yuko Nakagawa and Rajib Shaw (2004: 26), social capital could very well be 

the missing link in post-disaster recovery. In their quantitative study in Japan and India, one 

of the communities, despite its lower level of income, managed to recover from a natural 

disaster more quickly than the other communities included in their study. The reason for this, 

they mean, is that the community showed higher levels of trust and stronger social networks, 

indicating that a speedy recovery is attributed to its social capital. Daniel Aldrich and 

Michelle Meyer (2015) are sharing this idea, and explain the importance of social capital by 

its networks that “provide access to various resources in disaster situations, including 

information, aid, financial resources, and child care along with emotional and psychological 

support” (Aldrich & Meyer 2015: 3). By creating strong ties with neighbors and having 

previous experience in working together with local NGOs a community could be considered 

better prepared in coping with a crisis (ibid: 10). Similar findings are also present in a study 

on hurricane Sandy, which swept through the East Coast of the United States in 2012, 

prepared by The Associated Press-NORC Center for Public Affairs Research. In their study 

they found that communities that lacked social cohesion and trust had a harder time 

recovering from the hurricane (NORC 2013: 2).  

     In summary, one’s ability to recover following a disaster is first and foremost based on the 

level of vulnerability. Ben Wisner and Henry Luce (1993: 127) argue that the root cause of 

vulnerability is not dependent on the actual existence of households in vulnerable locations, 

but rather that it is the characteristics of the individuals and households inhabiting these 

regions that are of importance. As introduced above, demographic characteristics as well as 

social capital are believed to be variables explaining the level of vulnerability and these 

variables are consequently believed to affect one’s recovery. To put it in simple terms, if you 

are poor, a woman, old or young, illiterate and/or if you lack social bonds and connections 

you are considered more vulnerable, which following a disaster might undermine your 

possibility to recover. It is this author’s belief that land tenure can be inscribed alongside 

these already recognized variables, because without access to tenure security one’s level of 

vulnerability will increase. The reason for this will be introduced in the following section. 
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2.3 Land Tenure: Adding it as a Variable of Importance  
Researchers seem to agree, as presented above, that people who in one way or another are 

vulnerable have a harder time recovering following a natural hazard. The purpose of this 

section is to present some current theories on land tenure in order to give substantial 

background before introducing an explanation to the hypothesis that tenure insecurity 

increases the level of vulnerability and thus impede the process of recovery. The main 

argument supporting this theoretical framework builds on the notion that people who lack 

access to tenure security are usually struggling when it comes to creating foundations of 

stability. These foundations are needed for people to be fully included in society, and for 

long-term planning, both on the individual and the community level, to take place. From 

previous research (see e.g. Reale & Handmer 2011; Durand-Lasserve & Royston 2012; Belge 

& Blaydes 2014) we can discern that the lack of tenure security brings forward three 

mechanisms within the concept of vulnerability. Tenure insecurity (1) reinforces the 

uncertainty faced by those occupying these areas, (2) impedes sustainable development and 

economic empowerment and (3) delimits the creation of social cohesion and capital. In this 

chapter we will take a closer look at how the proposed mediating variable of vulnerability, 

together with its three mechanisms, are believed to link the variable of land tenure with 

peoples’ ability to recover following a natural disaster.  

 

 

     
 

 

 

 

 

 

  

 

 

            Figure 2.2. The Mechanisms at Work. 
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2.3.1 Juridical Uncertainty 

A degree of contingency follows with the concept of tenure insecurity. To be tenure insecure 

means that people face the risk that their rights to the land upon which they live will be 

challenged or questioned by competing claims. Without legal rights, it falls within the 

authority of the owner of the land to evict the inhabitants if needed, and there is not much that 

can be done by those affected. In his study on land tenure in southern Africa, Tigere Chagutah 

(2013: 2-3) brings forward that people who are already disadvantaged economically and 

socially, are more likely to suffer during a disaster. He argues that underlying vulnerabilities 

risk being uncovered by natural hazards, and one of the reasons for this is that hazards may 

trigger or increase tenure insecurity. In a disaster, in addition to loss of life and the severe 

impact on national economies, the land tenure system might erode, leaving people in a 

position where they have nowhere, and no means, to rebuild what they lost. Reale and 

Handmer (2011: 161) share this train of thoughts and they suggest that vulnerability first and 

foremost arises when a landholder loses his or her land, and when the number of available 

options are limited. Perhaps the evicted lack financial means to access alternative housing, or 

there might be no livelihood alternatives connected to his or her new site of accommodation. 

Consequently, as informal settlers lack access to tenure security, they are especially 

vulnerable to changes in land tenure systems. Without the legal rights to the land they inhabit 

they face a greater risk of eviction than those who either own their own land or rent it 

lawfully. Natural hazards can in this way work as a catalyst for changes in tenure systems, 

where informal settlers may see their previously claimed land being taken away from them 

following the hazardous event. The finishing lines of paragraph 75 in the UN-Habitat Agenda 

sums this up by stating that: 
 
The failure to adopt, at all levels, appropriate rural and urban land policies and land 
management practices remains a primary cause of inequity and poverty. It is also the 
cause of increased living costs, the occupation of hazard-prone land, environmental 
degradation and the increased vulnerability of urban and rural habitats, affecting all 
people, especially disadvantaged and vulnerable groups, people living in poverty and 
low-income people.  

(UN-Habitat Agenda, paragraph 75) 
 
Reale and Handmer (2011: 168-169) continue by adding that informal settlers (or squatters) 

are the most vulnerable when it comes to natural hazards because evidence proving where 

they lived, such as land markings, risk disappearing during the hazard. If informal settlers 

lack proper protection from the official authorities, they may not be able to return to what 

they, before the hazard, viewed as their own home and land. This could be exaggerated by 
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‘buffer zones’ beyond the shoreline that are being introduced by the (local) government to 

make sure that no one resettles in the most hazard-prone locations. The very idea is in itself 

based on a protective incentive, but as the government is undermining the pre-existing system 

of land tenure it might leave people, and especially informal settlers, in a position worse off 

than before (Reale & Handmer 2011: 174). As mentioned above, informal settlers are 

particularly vulnerable to changes in the land tenure system. Informal settlers themselves have 

further addressed that following a natural hazard the authorities are ignoring the ‘legal’ land 

rights they previously possessed, and that priority to these land areas instead are given to 

companies and interest groups (Lebel et al. 2006). 

    Oli Brown and Alec Crawford (2006: 2-6) underline that private tenure arrangements, and 

by the government-imposed land redistribution projects, may in fact increase vulnerability. 

By trying to intervene in already existing tenure structures, one could risk undermining 

community resilience as some people for example may end up with a more attractive area of 

land than others. Several of the respondents in their study did underscore that people without 

access to tenure security refused to move away from their land or houses following a disaster 

as they feared they would lose their assets and belongings while in a refugee camp. Further, if 

communities decide to rebuild houses on land upon which they have no, or limited legal 

claim, they risk having the land taken away at a later stage, and that could leave them in a 

situation worse off than before. It is consequently of great importance that the relevant 

stakeholders (the national and local government, and humanitarian and development 

agencies) in the recovery process are aware of the local ownership systems in order to avoid 

increasing disaster vulnerability further.      

    Even though Brown and Crawford are not denying the importance of tenure security, they 

are in a way saying that a country is bound to its current land tenure system, as attempts of 

changing it might increase people’s vulnerability further. When the system is changing 

involuntarily (or even voluntarily), such as due to natural hazards, the already existing 

structures of inequality may leave the most vulnerable, and especially informal settlers, in a 

situation relatively worse off. Tenure insecurity is believed to be a source of vulnerability as it 

pushes informal settlers to the outskirts of the city, where they are not being recognized and 

sufficiently included in the society. What makes land tenure a possible variable of interest in 

the recovery process is that tenure security simplifies the possibility for return following a 

hazard. If you lack legal rights to the land you inhabited before the hazard, you may risk 

having the land taken away from you, but if you have access to tenure security the land is 

rightfully yours to occupy. In bringing some clarity to the actual juridical mechanism in play 
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linking land tenure to vulnerability, living on unsecure land and/or losing one’s land of 

habitation risks leaving the household homeless and without access to basic urban services 

and livelihood alternatives.  

 

2.3.2 Sustainable Development and Economic Empowerment 

The Food and Agriculture Organization of the United Nations (FAO) is confident in saying 

that land tenure supports sustainable development. The organization argues that access to land 

is the basis in providing people with a primary source of income, food security, cultural 

identity and shelter. Land does also help in strengthening economic empowerment of the poor 

and it offers a safety net when times are rough, the FAO underscores (FAO 2008: 1). Previous 

research on land tenure within the fields of disaster risk management and development studies 

have mainly been focusing on in what ways the possession of land and tenure security affect 

people’s economic status; that is, if you own or gain access to land and tenure security the 

opportunity for you to escape poverty, or stay above the poverty line, increases (see e.g. 

World Bank & NDCC no date; Durand-Lasserve & Royston 2012). Tenure insecurity, 

together with threats of forced eviction, is on the other hand believed to worsen the vicious 

cycle of poverty (Durand-Lasserve & Royston 2012: 4). This very idea is present in the UN-

Habitat Agenda from 1996. The document, which has been adopted by 171 countries (UN-

Habitat, 2015), underlines that: 
 
Access to land and legal security of tenure are strategic prerequisites for the provision of 
adequate shelter for all and for the development of sustainable human settlements 
affecting both urban and rural areas. It is also one way of breaking the vicious circle of 
poverty.     

(UN-Habitat Agenda 1996, paragraph 75)  
 

In fact, studies highlighting the socio-economic situation where households live in irregular 

settlements, including informal settlements, have showed a strong correlation between urban 

poverty, tenure status, access to services and citizenship. This relationship finds its roots in 

the fact that tenure insecurity hinders attempts to improve shelter conditions for people 

occupying these areas and long-term planning programs are difficult to implement due to the 

uncertainty caused by the status of the land (Durand-Lasserve & Royston 2012: 7). It is not 

difficult to imagine that people who lack access to tenure security are less likely to invest in 

the land they are occupying, because they are afraid that their investments will not be passed 

on to their children (Brown et al. 2006: 10). Generally, tenure insecurity tends to erode the 

ability inhabitants of such unsecure land have to improve their current life situation and they 
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are in a way bound to their current path of life as no development projects are reaching them. 

These findings have also been supported by earlier studies showing that there is a relationship 

between the security of tenure and the upgrading of housing (Moser 1996: 53). More 

specifically, in communities where the access to legal tenure is widespread and the majority 

of the inhabitants are tenure secure, the attitude toward investments was more positive. On the 

other hand, in communities with uncertain tenure arrangements and where the land is 

occupied by informal settlers, the reluctance to invest was more extensive (ibid). Hence, the 

way in which development and economic empowerment are suggested to link land tenure to 

the level of vulnerability is relatively straightforward; access to tenure security creates the 

conditions needed for a foundation of stability and it is believed to be one of the preconditions 

needed to foster development. Without tenure security you are vulnerable and basically not 

included in the benefits that are to be reaped in a functional society.  

 

2.3.3 Social Cohesion 

Lack of security of tenure is also believed to impact one’s ability to access basic urban 

services and it may very well reinforce social exclusion (Durand-Lasserve & Royston 2012: 

7). Tenure systems, wherein the access to land is unequally divided, tend to erode ideas about 

community. The different rights people have to the access of land create tensions where some 

people are being granted significant control compared to those who lack tenure security 

(IFRC, World Disaster Report 2014: 107-108). These findings presented in the papers by 

Durand-Lasserve and Royston (2012) and in the 2014 World Disaster Report are touching 

upon the concept of social capital. What they are saying is that in informal settlements, where 

the legal rights to the land are held by someone else, tensions are being created between the 

inhabitants of these areas because of the uncertainty that follows with not owning the land. 

This tension might lead to the erosion of the social bonds and ties that make out the concept 

of social capital.  

    According to Ceren Belge and Lisa Blaydes (2014: 449), it is the very absence of legal 

status among informal settlers, especially the fact that it usually goes hand in hand with 

employments in the ‘shadow’ economy and a poor state of public infrastructure, that leads to 

social exclusion. This lack of order in informal settlements might end up affecting the lives of 

the inhabitants of these areas undesirably. The absence of organization does in fact reduce the 

public satisfaction and it poses a threat to social cohesion. Until today, all studies looking at 

how social capital affects the quality of life within informal settlements have proved that 

disorganization causes inner damages to these areas as it threatens the quality of life for the 
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inhabitants of the settlements (Moghadam et al. 2015: 243-244). Previous research has also 

shown that the community stock of social capital may erode in times of economic crises 

(which usually follows with natural disasters [author’s amendment]). When times are rough, 

the poorer part of the population, and especially women, will no longer borrow from their 

neighbors because they are afraid that they will not be able to pay it back. Instead, they are 

focusing more on their own survival (Moser 1996: 70). In a cross-case study on poverty and 

vulnerability, Caroline Moser (1996: 46) found that communities with secure land tenure 

experienced a more steadily improvement in the accessibility, as well as in the quality, of 

social and economic infrastructure. The reason, suggested by the study, was that the tenure 

secure communities were more successful in maintaining rewarding negotiations, which in 

turn was explained by the higher level of social capital within these communities.  

    Social capital, which has been recognized as beneficial to the members within a community 

(see e.g. Portes 1998: 6; McIlwaine & Moser 2001: 966-967), is basically not being created as 

easily within informal settlements where people lack access to tenure security. The 

uncertainty of the land causes people inhabiting these areas not to trust each other, and the 

absence of organization delimits the possibility to shape social bonds and ties. Due to their 

already vulnerable position, informal settlers are first and foremost focusing on their own 

survival rather than what is in the best for the community. 
     

2.3.4 Vulnerability: The Mediating Variable  

In their global campaign for secure tenure, UN-Habitat established that:  
 
… security of tenure is a fundamental requirement for the progressive integration of the 
urban poor in the city, and one of the basic components of the right to housing… It 
guarantees legal protection against forced eviction… The granting of secure tenure is one 
of the most important catalysts in stabilizing communities, improving shelter conditions, 
encouraging investment home based activities which play a major role in poverty 
alleviation, reducing social exclusion, and improving access to urban services. 

 
    (Quoted in Durand-Lasserve & Royston 2012: 9) 

 

Despite these findings, which are pointing toward a reality where the lack of tenure increases 

peoples’ vulnerability, the number of untenured people in developing states is continuing to 

increase rapidly. The combination of rapid urban growth and lack of tenure in developing 

states have in many cases lead to a situation where the poorer part of the population have no 

other choice than to live and work in areas prone to natural hazards (World Bank & NDCC no 

date: 14; El-Masri & Tipple 2010: 159). In fact, informal settlement sites tend to increase at a 
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faster rate than the urban population, and about 25 to 70 percent of the urban population in 

developing cities are believed to lack tenure security (Durand-Lasserve & Royston 2012: 3-

4). In the aftermath of a disaster these people are inclined to return if possible, depending on 

how well the potential ‘buffer zones’ are being enforced, to the same high-risk area as before 

in order to live as close to work as possible. This has also been established to be true even if 

they are offered a resettlement option (World Bank & NDCC no date: 14).  

    In the end, it turns out that land tenure is not only believed to be a variable causing 

vulnerability itself, but it may also reinforce other variables such as wealth and social capital, 

which in turn delimits the process of recovery further. The previous research presented in this 

section of the paper does in general seem to agree that tenure insecurity increases 

vulnerability, but there has, until now, been no study investigating the direct relationship 

between land tenure and recovery.  

 

3 The Philippines 
Being located at the junction of several tectonic plate boundaries in combination with the 

area’s proneness to tropical cyclones, the Philippines make out one of the worlds most 

hazard-prone countries in the world (World Bank & NDCC no date: 3). Natural hazards, 

including earthquakes, volcanic eruptions, tropical cyclones and floods affect the country 

annually. With many low-income groups living in high-risk areas and with poor-quality 

housing, the link between vulnerability, and disaster and poverty is very much present. A 

relatively weak infrastructure and limited resources make it hard for the country and its 

population to recover following a natural disaster (IFRC, World Disaster Report 2010: 56). 

 

3.1 Typhoon Haiyan 
On 8th November 2013, Typhoon Haiyan (locally known as Yolanda) made landfall in the 

Philippines. The typhoon, which is considered the most powerful storm ever recorded on land, 

reached wind speeds of 235 km/h and gusts of 275 km/h as it ripped through the Eastern 

Samar province. 30 millimeters of rain were recorded per hour and storm surges reaching up 

to 6 meters high hit Leyte and Samar islands (UNOCHA 2013: 3). With 7986 dead, 1061 

missing, 28,689 injured and at least 673,042 people displaced, typhoon Haiyan is the deadliest 

typhoon to hit the Philippines in recent history (ibid; IFRC 2014: 213; Lagmay et al. 2014: 2). 

Two weeks after the typhoon entered the Philippines, UNOCHA wrote:  
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Many cities and towns experienced widespread destruction, with as much as 90 per cent 
of housing destroyed in some areas. Roads are blocked, and airports and seaports 
impaired; heavy ships have been thrown inland. Water supply and power are cut; much of 
the food stocks and other goods are destroyed; many health facilities are not functioning 
and medical supplies are quickly being exhausted. 
     (UNOCHA 2013: 3) 

 

Although warnings were carried out, the typhoon was basically too powerful and the storm 

surge that leveled many communities was a phenomenon many had never experienced or 

even heard of before (Lagmay et al. 2014: 2). UNOCHA estimated that approximately 11.3 

million people in a way or another were affected, which represents more than 10 percent of 

the total population of the Philippines. Further, out of the 11.3 million people affected, 81 

percent live in Region VII and Region VIII (see Map 3.1) (UNOCHA 2013: 6).  

 

       Map 3.1. Affected Population as of November 10, 2013. 

 

Zooming in on the specific area where the research took place, Tacloban City, in Region VIII 

(Leyte province), was one of the hardest hit places and accounted for at least 2500 of the over 

7000 total deaths recorded (Lagmay et al. 2014: 10; IFRC 2014: 213) The city, which has a 

population of over 200,000 people, was totally devastated and most houses were destroyed 
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(UNOCHA 2013: 3). The severity caused to the city by the typhoon has not only to do with 

its proximity to the eye of the storm, but due to its low elevation, its level of urbanization, and 

its dense population the city is vulnerable to natural hazards in general and storm surges in 

particular. Tacloban is in a way caught in a geographic hazardous trap, where the San Juanico 

Straits, which is connected to the Pacific Ocean, and the San Pedro Bay that stretches to the 

Leyte Gulf, border the city to the east and south, respectively. Moreover, Tacloban is 

bordered by mountains in the north as well as in the west, leaving the city in a position where 

storm surges are being trapped inland. The storm surges that followed with typhoon Haiyan 

reached at least 2 kilometers inland, and they were as high as the equivalent of three floors of 

a building in areas closest to the shore. Despite warnings, many people decided not to 

evacuate, as they either wanted to guard their houses and belongings or they basically 

underestimated the strength of the typhoon. Even though the region is experiencing typhoons 

annually they were not expecting a storm surge, most probably because this was the first one 

to reach Tacloban in recent history. The people who however did evacuate were also severely 

affected by Haiyan. 68 percent of the evacuation centers were in fact overwhelmed by storm 

surges, causing many people, who sought protection, to fall victims to the typhoon (Lagmay 

et al. 2014: 10-11).  

 

4 Methods 
The results and empirical analysis in this thesis are based on interviews and household 

surveys conducted in Tacloban and its surrounding regions in the Philippines. The following 

chapter seeks to clarify how the study was carried out as well as introducing and discussing 

the methodologies and challenges connected to this type of research. 

 

4.1 Selection of Case 
If one wants to study the recovery following a natural disaster, and especially when including 

the variable of land tenure, it is of importance that (1) a sufficient amount of people have been 

affected and that (2) the devastation caused has affected different areas equally to make sure 

that different arrangements of land tenure are included. In Tacloban, together with its 

surrounding regions on Leyte Island, most of the houses were destroyed as the storm surge, 

which followed with the typhoon, reached 2 kilometers inland (Lagmay et al. 2014: 10-11; 

UNOCHA 2013: 3). Today, more than one and a half years have passed and the city is slowly 

rising to its feet. The timespan from the typhoon until today will hopefully make it possible to 
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differentiate between those who have managed to recover and those who have not, and 

different variables explaining the diverse levels of recovery can hopefully be isolated. For 

these very reasons, that is, the severity of the devastation caused across different regions and 

accommodation sites in combination with the amount of time passed, the region of Leyte was 

selected as the case for investigation.  

    In order to make sure that different regions with different levels of income were chosen, a 

stratified sampling method was used. This sampling technique aims at organizing the sample 

frame into different subgroups, which are internally homogenous and at the same time 

externally heterogeneous. By doing this one will ensure that the sample selection is being 

spread accurately across important population subgroups (Burnham et al. 2008: 104; UN Stats 

2008: 28). When collecting data for this thesis, four different subgroups were identified and 

the number of respondents from these groups were sought to reach similar, or at least not too 

diverging, numbers to improve the accuracy in comparison.3 The relevant groups identified 

were (1) informal settlement sites, where the majority of the inhabitants lack tenure security, 

(2) transitional relocation sites, consisting of people who have been relocated to a different 

area, but who are still waiting to be relocated to a permanent relocation site, (3) permanent 

location sites, which are inhabited by people who shortly after the typhoon were relocated to a 

transitional accommodation, but who have already received a permanent relocation 

accommodation, and finally (4) villages, where the majority of the people either own or rent 

the land on which their house stands, making the majority of them tenure secure (see Table 

4.1).  

 

 

                                                   
3 At the time of the collection of data, only a limited number of people had been transferred to a relocation 
accommodation, which consequently obstructed the possibility to reach equivalent numbers.  

Table 4.1. Descriptive Statistics over Population Subgroups. 
 

 

Population Subgroup Number of 
Respondents 

Percentage 
 

Relocated 

Informal Settlement Sites 126 28.6 % No 
Transitional Relocation Sites 51 11.6 % Yes 
Permanent Relocation Sites 65 14.7 % Yes 
Villages 199 45.1 % No 

Total 441 100 %  
Notes: 51 of the respondents have been relocated to so called ‘bunk houses’. Even though they have practically 
been relocated, and will later be transferred to a new permanent relocation accommodation, the poor quality 
and standard of the bunk houses make them out to be comparable with informal settlements. Thus, throughout 
this thesis the respondents living in bunk houses will in statistical calculations be considered informal settlers.  
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These four different subgroups, with their fellow group members, are thus internally 

homogenous as they to the greater extent share the same preconditions when it comes to their 

housing situation and their access/lack to tenure security, but they are also externally 

heterogeneous due to their different housing arrangements. However, in order for a 

comparison to be of statistical relevance they must all have experienced the typhoon 

somewhat equally. Due to its incredible strength, and the devastation it caused, typhoon 

Haiyan left no one untouched or unaffected, but did rather destroy (partly or fully) all houses 

inhabited by the respondents of the survey, on which this thesis is partly based on, regardless 

of the subgroup they in this paper are considered members of.  

 

4.2 Selection of Method 
By combining methods from the quantitative and the qualitative fields of study, this thesis 

seeks to improve its academic relevance and contextual accuracy. The reasons for using a 

mixed method are many, and it is being more frequently used in political science thanks to its 

many benefits. In more general terms Burke Johnson and Anthony Onwuegbuzie (2004: 21) 

bring forward that one of the main advantages of mixed methods is that “words, pictures, and 

narrative can be used to add meaning to numbers”. More specifically, by mixing qualitative 

and quantitative research, methods triangulation can be achieved; that is, the research problem 

is looked at with different methods, which is believed to strengthen the credibility of the 

findings (Hesse-Biber 2010: 3). A mixed method does also help the researcher to get a better 

overall picture of the research problem. The qualitative and the quantitative methods may in 

fact work in synergy by reinforcing and developing each other. In addition, by bouncing 

findings back and forth between the two methods, questions and contradictions may arise, 

which will open up for further and future research (ibid: 4-6).  

    It is in the light of the above stated benefits that this thesis seeks to combine the best 

elements from the qualitative and quantitative fields of research. Surveys were first and 

foremost carried out to investigate the perceived recovery among those affected by the 

typhoon. Interviews were added with relevant stakeholders, such as the National Housing 

Authority and the Mayor of Tacloban, in order to grasp a wider view of the overall progress 

of recovery and to incorporate methods triangulation into the research. Together, the surveys 

and interviews form a solid base in complementing and reinforcing each other’s results; 

helping me, and readers of this paper alike, to better understand in what way the issue of land 

tenure is of relevance in a post-disaster setting. For example, if the numbers do not make 



 21 

themselves clear, the interviews will help in translating the statistical outcomes into actual and 

concrete findings.  

 

4.3 Operationalization 
To measure recovery following a disaster is not an easy task. The first issue that is to be 

answered is on what scale recovery is to be measured. Depending on if one looks at the 

individual, household, business, community or neighborhood level, different results could be 

reached. As this thesis seeks to look closer at what role land tenure plays in the recovery 

process following a natural disaster, two of these levels have been identified for the best 

possible and most valid results to be presented. Firstly, surveys were carried out at the 

household level to be able to investigate the actual differences in recovery between those who 

are tenure secure and those who are not. The surveys were then complemented by interviews 

with relevant stakeholders to also include the overall role land tenure and tenure security 

might play at the structural level following a disaster.  

 

4.3.1 Surveys 

In order to differentiate the level of recovery depending on one’s access or lack of tenure 

security, 441 surveys were collected at the household level. More specifically, one 

representative of each corresponding household was asked to fill out the survey to make sure 

that several individuals, with the same tenure condition and similar experiences from the 

typhoon and the recovery process following it, were not selected, as this would have given a 

biased result. The survey, which consists of 22 questions (see Appendix 2), is based on 

previous research to make sure that the majority of control variables are being included. This, 

in combination with introductory interviews held with those affected by the typhoon, includes 

and controls for variables and perspectives that previous research might not have come across.  

    The endogenous variable of this thesis, recovery, is at the household level operationalized 

through two measurements. The first measurement is the perceived level of recovery the 

respondents are experiencing on a 5-point Likert scale, ranging from not recovered to fully 

recovered. The question asked was: How would you rate your level of recovery after Haiyan, 

where 1 is ‘not recovered at all’, and 5 is ‘fully recovered’? (see Appendix 2, Question 15). 

Ergo, a greater number indicates a more successful recovery, where respondents ticking the 

box corresponding with the highest number (5) is perceiving him/herself as fully recovered. 

To further distinguish how people are perceiving their current living situation in comparison 



 22 

with before Haiyan, a second measurement and question relating to the dependent variable 

was included. The question reads: How do you view the quality of your general living 

condition today compared with before Haiyan?  The question followed by five answering 

alternatives; ‘worse’, ‘slightly worse’, ‘same’, ‘slightly better’ and ‘better’ (see Appendix 2, 

Question 16). This second question does also aim at including the aspect of ‘building back 

better’, which is incorporated in the definition of recovery (see Chapter 2.1), in the perception 

of recovery among the respondents. 

    The 15 communities, wherein surveys were handed out, were identified and located 

through discussions with local residents in the Tacloban region, including a teacher in 

Political Science at the University of Philippines, a Shelter Delegate at the International 

Federation of Red Cross and Red Crescent Societies (IFRC) and people who themselves have 

been affected by the typhoon. The main goals when selecting the communities were to make 

sure that the four subgroups presented above were represented, and that the communities were 

equally affected by the typhoon. Having identified the areas of interest for the research, 

surveys were collected through door-to-door knocking. When carrying out the surveys in the 

communities, one representative from each household was asked to answer the questions. In 

order to receive as wide a representation as possible, that is, to include people from different 

occupational groups with for example different working hours, some of the communities were 

visited two times at different time points during different days. The surveys were first and 

foremost handed out by my research assistant, who shortly introduced the topic of the survey 

and its implications, as well as underlining that participating in the survey was voluntary, that 

it was not attached to any NGO or public authority and finally that their response would be 

kept anonymous; all to make sure that they feel confident in speaking their minds freely.  

 

4.3.2 Interviews 

With the exception of the unstructured interviews held with respondents of the survey, six 

semi-structural interviews were conducted with stakeholders in a way or another enrolled in 

the recovery following typhoon Haiyan. The main ambition of these interviews were to 

extract in more general terms how the recovery process has proceeded so far and what role 

land tenure poses for the local and national authorities, as well as for NGOs, when they are 

working on helping people to get back on their feet. In contrast to the surveys collected, the 

interviewees were strategically selected as they are sought to work as informants rather than 

respondents, and the questions were thus separately prepared depending on within what field 

the informants were considered experts in. Representatives from two NGOs, the IFRC and the 
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Tzu Chi Foundation, were interviewed as they are both currently working on implementing 

housing projects in Tacloban and its surrounding regions. Through these interviews I sought 

to bring forward in what ways issues relating to land tenure are affecting NGOs in their 

contributions to the recovery process. By visiting the National Housing Authority (NHA), 

which is the implementing arm of the government when it comes to housing development 

projects, I hoped to get a better view on how the relocation projects are moving forward as 

well as if the access, or lack thereof, to land have been of importance. One representative at 

the Tacloban City Housing & Community Development was interviewed to get accurate 

information about the selection of beneficiaries eligible to be transferred to transitional and 

permanent accommodation sites. Finally, the Office of the Mayor in Tacloban, including one 

of the executive assistance of the Mayor as well as the Mayor himself, were interviewed to 

get an idea of how the recovery process is being perceived from a political standpoint. In the 

interview with the Mayor, information was also sought about how, and in what ways he and 

his office were working to make sure that there is enough land for relocation accommodations 

to be built on.  

 

4.4 Methodological Challenges 
When composing a thesis, and especially if it is based on a field study within a different 

setting than one is used to, a few challenges will arise. This section of the paper will take a 

closer look at these challenges and it will present how they were treated and overcome.  

 

4.4.1 Language Barriers  

As the survey was translated into the local language of the region (Waray) where the study 

took place, a few things risk being lost in translation. To avoid, or rather delimit, 

mistranslations the technique of back-to-back translation was used. The survey was initially 

translated by my research assistance, who is a resident of the area where the study was 

conducted, and was later translated back and forth by well over ten young professionals with 

great knowledge in English as well as in Waray. The survey was later piloted in the field on a 

few respondents to strengthen its validity and linguistic accuracy further before beginning the 

actual collection of data. The vast majority filled in the questionnaire individually, but a few 

of the respondents had difficulties reading and/or writing, making it hard for them to 

participate in the survey. To make sure that these people were not excluded, and to avoid 

getting a biased result, they had the opportunity to answer the questions orally. More 
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practically, my research assistant recited the questions and the answering alternatives to the 

respondent who then answered accordingly. In order to keep interviewer effects to the 

minimum, emphasize was put on keeping the interview as objective as possible, and once 

again the fact that all responses are anonymous was stressed.  

 

4.4.2 Collection of Randomized Data 

Out of the 441 surveys collected, 57.5 percent of the respondents were women and 42.5 

percent were men. This means that, at the 99 % confidence level, the proportion of responding 

women falls within the range of 51.4 – 63.6 percent4; indicating some form of systematic 

failure if assuming that the population consists of 50 percent women and 50 percent men. 

Even though the surveys were carried out at different time points during different days, the 

fact that men, whose earnings are the primary source of support for the majority of the 

households, are frequently away from home whereas women often are staying at home, 

complicates the possibility to collect randomized data. In the end, as the variable sex is not a 

major determinant of post-disaster recovery, the implications of this sampling bias is believed 

to be minor.  

 

4.4.3 Researching Post-Disaster Recovery 

In an area as severally hit as Tacloban and its surrounding regions, different authorities and 

organizations will perform house-to-house surveys following the disaster. Two 

methodological challenges follow with this. The first, respondent fatigue, is basically 

meaning that people are tired of participating in research leaving them, if answering the 

survey at all, rushing through the survey without paying the questions or answering 

alternatives enough time (Lavrakas 2008: 742-743). Respondent fatigue is hard to avoid, 

especially if one wants to study the recovery following a disaster; enough time must pass 

before a study is of relevance. However, in general terms, more people asked to participate in 

the survey than people who refrained from participating, suggesting that people in this area 

still are positive to participate in research projects. Besides, with an estimated response rate of 

more than 85 percent, which could be considered extremely high for door-to-door surveys, 

robust and unbiased estimates are to be expected. The second issue is that of social 

desirability bias. As the majority of research that has taken place in Tacloban prior to this 

thesis have sought to investigate how, and in what ways people seek support, some 
                                                   
4 The confidence interval is based on 440 surveys, considering that one of the respondents left the question 
relating to the variable sex unanswered.  
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respondents may wish to portray themselves in a different light than reality (Lavrakas 2008: 

825-826). For example, some respondent might want to show that they are still struggling to 

recover in order to increase the possibility to receive more help or by overstating their 

recovery to emphasize their gratitude toward whom they have received help and support from. 

By putting extra effort into clarifying this researcher’s independence from NGOs and public 

authorities orally, as well as in writing, it is my hope that I have been able to minimize this 

issue to the lowest level possible.  

 

4.4.4 Ethical Dilemmas 

When conducting a field study in an area that has been going through something as 

devastating as a super typhoon, the aspect of ethics is of particular importance. In her chapter 

on in-depth interviewing, Karen Brounéus (2011: 141) brings forward that researchers need 

not only to focus on what is being researched, but that consideration also should be paid to 

how the research is being conducted and what consequences it might bring. The ethical 

golden rule, she states, is to ‘do no harm’. This general norm, which of course also is valid 

when conducting surveys, have been a guiding light throughout all stages of this thesis. In the 

same way that Brounéus underlines that questions need to be carefully prepared in a post-

conflict setting, the author of this study is in belief that this is of relevance in a post-disaster 

environment. For this very reason, all questions and statements asked, in the survey as well as 

in the interviews, have been formulated with the greatest of respect to the respondents who 

participated in this study. As a researcher one do not want to, also as mentioned in Brounéus’ 

paper, to bring up traumatic events that may lead to retraumatization. To minimize this risk 

questions that might have been of interest for this research, such as for example a question 

aiming at answering how many family members and/or friends the responding family lost in 

the typhoon, were excluded. Even though the number of lost family members might be part of 

the equation explaining why some recover more quickly than others, the aspect of ethics is of 

greater importance.  

 

4.4.5 The Use of Likert Scales 

The dependent variable, perceived recovery, is as stated above, measured on 5-point Likert 

scales. Methodologically, Likert scales have frequently been up for discussion both with 

regards to its scope of use and how it is practically executed and implemented. The reason 

why the results of this study is based on a Likert scale is rather straightforward; there is today 
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no generally accepted measurement of post-disaster recovery. Instead, the notion perceived by 

those affected is by this author believed to reach the highest level of validity possible. 

Recovery is by its definition first and foremost experienced by the people who have gone 

through the different stages that follows with a natural disaster. They are also the ones who 

are in the best position to compare their current living situation with the one before the 

disaster struck. It is for this reason reasonable to believe that the respondents themselves are 

able to grade to what extent they have been able to return to their pre-disaster situation as well 

as how well they have been able to improve their level of resilience. In other words, when 

adding the word perceived before the concept of recovery, the dependent variable turns 

attitudinal, which consequently opens up the possibility to use Likert scales. In order to 

establish that the measurement of the dependent variable of this thesis is sufficiently stable 

and reliable a test-retest was performed. This method makes it possible to measure how 

consistent and accurate the answering alternatives of a Likert scale are over time. All-in-all, 

34 respondents5 were participating in the test-retest, and the second test was completed one 

week after the first. The test-retest was very successful and it yielded very high consistency 

between the two time-points, with a Pearson’s correlation score of about 0.97.6  

    The perhaps main issue discussed on Likert scales is whether or not Likert ratings, in its 

ordinal nature, can be used in parametric statistics. If one reaches the conclusion that Likert 

scales only fulfills the requirements of an ordinal scale, one may believe that the possibility of 

calculating correlations or regression coefficients might be limited due to the often 

experienced skewed distribution presented in ordinal scales. Luckily, Geoff Norman (2010) 

has through his research been able to show that parametric statistics are sufficiently robust to 

withstand some of its assumptions. He concludes by stating that “parametric statistics can be 

used with Likert data with small sample sizes, with unequal variances, and with non-normal 

distributions, with no fear of ‘coming to the wrong conclusion’” (Norman 2010: 631). 

Consequently, the regression analysis presented in Chapter 5.1 does a great job in explaining 

whether or not the different independent variables affect the level of perceived recovery.   

                                                   
5 The test-retest was performed in the vicinity of the University of Philippines in Tacloban. Out of the 34 
respondents 11 were students, 2 professors, 2 academic staff members, 8 vendors along the university campus 
and 10 people from the nearby community.   
6 A correlation score of 0.97 is to be considered extremely high. Do however note (1) that the time-period in 
between the two tests is relatively short, (2) that many of the respondents are enrolled at the university, making 
them used to filling out surveys and (3) that the number of respondents is limited to the statistical minimum. The 
high correlation score does on the other hand open up some room for minor methodological errors that follows 
with the three above stated reservations, which in the end makes the measurement of perceived recovery rather 
reliable and robust. 
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    The next issue in line, with regards to the use of Likert scales, is that of the number of 

response categories to be included. The most used includes five different categories (Jamieson 

2004: 1217), and this is the option used in this thesis when measuring perceived recovery. 

Even though some researchers and scientists are arguing for increasing the number of 

response categories to seven, or even ten, to achieve the best result possible, there is no clear 

answer to whether or not the number of categories affects the actual outcome and its validity. 

In trying to shed a light on this very issue, John Dawes (2008: 75-76) concludes that data 

characteristics do not change according to the number of scale points used. In fact, in 

statistically comparing 5, 7 and 10-point scales Dawes was not able to show that one scale 

was less desirable, or accurate, than the others when using regression analysis.  

 

4.5 Generalizability 
Considering the specific context, especially the severe disaster experienced and the specific 

prevailing conditions of the country and area hit by the typhoon, the possibility to draw any 

general conclusions that are valid in all post-disaster situations is limited. One must also take 

into account that different land tenure systems and structures in different countries may very 

well affect what role land tenure plays in a post-disaster setting. Then again, with over 400 

surveys conducted from different regions with people from diverse backgrounds and varied 

circumstances, the results presented in this thesis opens up for the opportunity to reconsider 

and reevaluate what makes out the equation of post-disaster recovery. In the end this thesis is 

humble enough not claiming to reinvent post-disaster research, but is rather hoping to add to 

the already existing literature by contributing with a perspective that has not been paid 

sufficient attention. Accordingly, this thesis can be viewed as a guiding light showing in what 

ways land tenure can affect post-disaster recovery, without claiming that this is always the 

case.  

 

5 Empirical Analysis and Findings 
The following chapter contains the empirical evidence collected through surveys and 

interviews in Leyte, Philippines. The findings will be viewed in relation to the theoretical 

framework introduced in Chapter 2 with the aim of answering the question: How does land 

tenure affect post-disaster recovery? The hypothesis, as presented in Chapter 1.2, is that 

tenure insecurity and the lack of land are associated with a slower recovery. This chapter 

consists of two main sections. The first section will set out to explain what variables affect 
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recovery at the individual and household level whereas the second section will turn to look at 

recovery in more structural terms. The first section is first and foremost based on the surveys 

collected, while the second section finds its ground in interviews conducted with relevant 

respondents and informants such as the Mayor of Tacloban and the National Housing 

Authority (NHA). The qualitative findings are also backed by data from the survey in an 

attempt to show how the issue of land tenure, on the household and structural levels, are 

interlinked and how they together create a system that may end up slowing down the recovery 

process following a natural disaster.  

 

5.1 Initial Statistical Findings 
The perceived level of recovery among the respondents of the survey is measured and 

operationalized through two questions (see Chapter 4.3.1). The following section will begin 

by looking at the results from question 15 in the survey (see Appendix 2), which aims at 

measuring the perceived recovery of those affected by the typhoon. The measurements of 

central tendency will be discussed and a bivariate as well as a multivariate regression analysis 

will be presented. The paper will then turn to look at the second question aiming at capturing 

the dependent variable of this thesis (see Appendix 2, Question 16). The question seeks to 

grasp the ‘building back better’ aspect of recovery, by asking the respondents how they 

compare their current living condition with how it was before the typhoon.   

 
5.1.1 Perceived Recovery: Measurements of Central Tendency 

The frequency table presented below (see Table 5.1) shows that people affected by typhoon 

Haiyan are generally still struggling with their recovery. As many as 40 percent, or 179 of the 

441 respondents, believe that they have not recovered at all, and only about 11 percent view 

themselves as fully recovered. The reason for this is hard to deduce. The respondents may of 

course still be struggling with their recovery, one has not to forget that those affected in 

general are relatively poor and that the typhoon is the strongest ever to make landfall; perhaps 

one and a half years basically is not enough for people to recover. At the same time, the 

respondents may underestimate their own recovery for different reasons. Even though it 

would be naive to believe that most people should have recovered by now, I have a hard time 

seeing that as many as 40 percent have not succeeded to recover at all. One would rather 

assume that the intermediate numbers would have been more frequently checked.  
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When it comes to the measurements of central tendency the numbers point in the same 

direction. By studying the mean variable, one can conclude that the respondents, on average, 

are perceiving themselves as only marginally recovered with a number of 2.352 on the 5-point 

Likert scale. Finally, the median value, which is perhaps the most valid measurement of 

central tendency in this case (due to the fact that it is less affected by the skewed data), 

confirms the findings presented above. With a median of 2 the respondents of the survey are 

in general not perceiving themselves as recovered, but they are rather still struggling in spite 

the fact that one and a half years have passed since the typhoon. 

 

5.1.2 Perceived Recovery: Regression Analyses 

By instead looking at the relationship of land tenure security and the level of perceived 

recovery, no statistical significance is to be found. That is, it is not possible to statistically 

claim that there is a relation between people with secure tenure and the level of perceived 

recovery. However, what strikes me as particularly interesting in the multivariate regression 

analysis is that the concept of social capital, presented in the theory section above (see 

Chapter 2.2.1), seems to be one of the main variables of importance explaining the level of 

perceived recovery. That is, the more you trust your neighbors the more likely you are to have 

acquired a higher level of recovery. This goes hand in hand with the fact that the two 

variables measuring satisfactions with help and support received from family, friends and 

Table 5.1. Frequency Table over Perceived Recovery. 
 
Perceived Recovery Frequency Percent 

1     179 40.6 
2     69 15.6 
3     93 21.1 
4     48 10.9 
5     48 10.9 

Missing     4 0.9 
 
N 

 
441 

Mean 2.352 
Std. Error of Mean 0.066 
Median 2 
Mode 1 
Std. Deviation 1.39 
Minimum 1 
Maximum 5 
Notes:  The variable ‘perceived recovery’ is based on question 15 in the survey 
questionnaire (see Appendix 2). The question reads as follows: “How would you 
rate your level of recovery after Haiyan, where 1 is ‘not recovered at all’, and 5 is 
‘fully recovered’?”. The measurement is thus based on a 5-point Likert scale, where 
a higher number indicates a more successful recovery. 
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NGOs also show significant results. One of the stronger statistically significant results found, 

that of how the help and support received from family and friends affect the level of perceived 

recovery, is on its own relatively weak. The variable, which is measured on a 5-point Likert 

scale (see Appendix 2, Question 19), shows that a move from the lowest level of satisfaction 

(‘very dissatisfied’) to the highest (‘very satisfied’) of help and support received is expected 

to lead to an increase in perceived recovery of 0.84 scale points, when holding all other 

variables constant. This is statistically significant at the 0.01 significance level. Such a move, 

from the lowest to the highest level of satisfaction is of course dependent on the actual help 

received but also on the respondent’s view of what is to be expected from one’s family and 

friends, making the variable rather robust. However, it is not unreasonable to believe that 

people who are satisfied with the help they have received from friends and family are also 

more satisfied with the support they received from NGOs and might correspondingly be more 

favorable in checking a higher level of trust toward their neighbors, making the accumulated 

effect of these variables rather significant in differentiating between those who perceive 

themselves as recovered and those who are not. One should however be careful in drawing 

too many conclusions from these findings, considering that a regression analysis does not 

entail which direction the relationship is going; correlation does not entail causation. If we 

imagine that all people have received the same amount of help, perhaps people who have been 

able to recover more quickly are more satisfied just because they have in fact recovered. At 

the same time, those who are still struggling with recovery might be less satisfied due to their 

current living situation.  

    Some of the previous variables that have been suggested by scholars of disaster risk 

management to affect the speed of recovery are confirmed by this study, whereas some are 

not. According to the results gathered from the survey, neither age nor education help in 

predicting the level of recovery perceived by the respondents. To be of a certain age or to be 

well-educated do, according to the data, not help in achieving a quick recovery. On the other 

hand, the variable income is going hand in hand with previous research by showing a 

statistically significant result. This means that the greater one’s income is, the more successful 

one’s recovery is expected to be. 

    Finally, the variable sex brings up some question marks and is in this study going against 

previous research. As can be discerned from the results of the survey, women are in point of 

fact perceiving themselves as more recovered than men. According to the findings women are 

expected to perceive themselves as 0.327 scale points more recovered than men, and this is 

statistically significant at the 0.05 significance level. A paradox seems to have appeared, but 
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one has to remember that the difference between men and women is in itself pretty small, and 

this difference might partly be due to a minor degree of sampling bias, as 253 (or 57.5 

percent) of the respondents were women. Needless to say, the finding opens up for future 

research. 

Table 5.2. Regression Analyses of Perceived Recovery. 
 
 Survey Question Bivariate Multivariate 
(Constant)  2.283*** 

(0.105) 
0.142 

(0.501) 
Tenure Security 10 0.104 

(0.136) 
0.118 

(0.149) 
Age 1  -0.005 

(0.005) 
Education 2  0.045 

(0.057) 
Sex 3  0.327** 

(0.135) 
Income 6  0.196** 

(0.075) 
Satisfaction with Help 
and Support Received: 
NGOs 

18  0.209*** 
(0.069) 

Satisfaction with Help 
and Support Received: 
Family and Friends 

19  0.210*** 
(0.069) 

Social Capital (Trust) 20  0.109** 
(0.046) 

Acquaintance with 
Barangay Captain 

22  -0.147 
(0.150) 

Relocation Not applicable  0.007 
(0.166) 

n 
R2 

Adj. R2 

Root MSE 

 434 
0.001 
-0.001 
1.385 

406 
0.146 
0.124 
1.296 

Dependent Variable: Perceived Recovery 
Entries are regression coefficients. Standard errors of regression coefficients in parentheses. 

*** p<0.01, ** p<0.05, * p<0.1 
 
Notes: The dependent variable is based on question 15 in the survey questionnaire (see Appendix 2). The question 
reads as follows: “How would you rate your level of recovery after Haiyan, where 1 is ‘not recovered at all’, and 5 is 
‘fully recovered’?. The measurement is thus based on a 5-point Likert scale, where a higher number indicates a more 
successful recovery. The questions on which the independent variables are based on are to be found in Appendix 2. 
For reference, see column ‘Question’. The main independent variable ‘Tenure Security’ has been recoded into a 
dummy variable where alternatives A, B, C, D are considered as 1, ‘tenure secure’, and E as 0, ‘tenure insecure’ (see 
Appendix 3).  The independent variable ‘Relocation’ is a dummy variable, where 0 indicates that the respondent has 
not been transferred to a relocation accommodation, whereas 1 implies that the respondent has been transferred, 
and is currently living in a transitional or permanent accommodation site designated by the local authorities. As of 
today, 167 of the respondents have been relocated. However, those 51 respondents who are currently living in ‘bunk 
houses’ have by way of exception been coded as zeroes, due to the poor quality and standard of their houses. Finally, 
the coding of the remaining independent variables is to be found in Appendix 4.  
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If instead looking at the goodness of fit, the variables in the multivariate regression manage to 

explain 12,4 percent (see Adj. R2 in Table 5.2) of the variation in the perceived recovery 

among the respondents. Whether this number could be considered as good or not is as always 

hard to deduce. However, when keeping in mind that the mean value of perceived recovery is 

as low as 2.352 (see Table 5.1), sufficient time following the disaster might not have passed 

to differentiate between people who have recovered ‘quickly’ and those who have not. When 

also taking into account that some questions were excluded, due to their ethical sensitivity, 

such as questions aiming at asking how many family members the respondent lost, the 

variation explained can be viewed as rather acceptable. Land tenure, as mentioned, is 

nonetheless not of importance in explaining why some people are perceiving themselves more 

recovered than others, but it is rather the variables of income and social capital that reaffirm 

their importance within post-disaster research. 

 

5.1.3 Comparative Living Condition: Measurements of Central Tendency 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The answers connected to the question on the comparative (pre-Haiyan vs. post-Haiyan) 

living condition (see Appendix 2, Question 16) of those affected by the typhoon are 

Table 5.3. Frequency Table over Comparative Living Condition. 
 
Living Condition Frequency Percent 
1. Worse    69 15.6 
2. Slightly worse    146 33.1 
3. Same    117 26.5 
4. Slightly better    82 18.6 
5. Better    25 5.7 
Missing    2 0.5 
 
N 

 
441 

Mean 2.65 
Std. Error of Mean 0.054 
Median 3 
Mode 2 
Std. Deviation 1.122 
Minimum 1 
Maximum 5 
Notes:   The variable ‘comparative living condition’ is based on question 16 in 
the survey questionnaire (see Appendix 2). The question reads as follows: “How 
do you view the quality of your general living condition today compared with 
before Haiyan?” Five answering alternatives are available: ‘worse’, ‘slightly 
worse’, ‘same’, ‘slightly better’ and ‘better’.  The measurement is thus based on a 
5-point Likert scale, where a higher number indicates a more successful 
recovery. 
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somewhat more positive than to the more direct question on perceived recovery. As many as 

50.8 percent are either considering their current living situation comparable with before the 

typhoon or better. Then again, the remaining 49.2 percent of the respondents are still viewing 

their living condition as worse than before Haiyan. The mean value points in the same 

direction, with a number, 2.65, below that of a return to the same living condition as before.  

 

5.1.4 Comparative Living Condition: Regression Analyses 

In the regression analysis presented below, the main independent variable ‘tenure security’ 

continues to lack any proof of statistical significance on the recovery perceived by the 

respondents. In comparison with the measurement presented in Chapter 5.1.2., many of the 

variables that in previous research has been shown to affect one’s level of post-disaster 

recovery lack statistical significant results. One’s age, level of education, sex or income can 

not be trusted in estimating how someone is perceiving their comparative living condition. 

The buzzword of post-disaster research, social capital, does however remain strong. The three 

independent variables measuring social capital, the satisfaction with help and support received 

from NGOs and family and friends, and the level of social trust, are all showing statistical 

significant results. For example, a one step increase in the satisfaction of help and support 

received from family and friends is expected to lead to a 0.222 scale points increase in 

comparative living condition. This result is significant at the 0.01 significance level. Once 

again, the causal direction of the variables measuring social capital is hard to deduce.  

    The most interesting finding is perhaps that the relocation of a respondent is expected to 

increase the perception of his/her comparative living condition by 0.416 scale points on the 5-

point scale; a result that is significant at the 0.01 significance level. This basically means that 

the relocation of people affected by the typhoon helps in increasing the way in which they 

consider their current living situation in comparison with before Haiyan. Despite its limited 

strength, this relation confirms that the relocation of typhoon-affected people supports the 

notion of recovery, and especially the concept of ‘build back better’. 

    The independent variables do together explain 13.2 percent (see Adj. R2 in Table 5.4) of the 

variation in the comparative living condition. Considering that the equation making out post-

disaster recovery is somewhat of a mystery, to be able to explain as much as 13.2 percent of 

the variation in the dependent variable is at least a minor cause for celebration. One has to 

remember that the respondents of the survey have been, and still are, going through a time of 

hardship. In being able to pinpoint what variables are of importance in improving post-

disaster recovery, mitigation and resilience, one can more easily delimit the harm caused by 
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future hazards. For example, the findings presented above highlight that relocation projects in 

fact are improving the level of resilience and it might help people recover more quickly 

following a disaster.  

 

Table 5.4. Regression Analyses of Comparative Living Condition. 
 
 Survey Question Bivariate Multivariate 
(Constant)  2.699*** 

(0.085) 
1.905*** 
(0.402) 

Tenure Security 10 -0.081 
(0.110) 

0.059 
(0.120) 

Age 1  -0.005 
(0.004) 

Education 2  -0.036 
(0.046) 

Sex 3  -0.046 
(0.108) 

Income 6  0.011 
(0.060) 

Satisfaction with Help 
and Support Received: 
NGOs 

18  0.132** 
(0.054) 

Satisfaction with Help 
and Support Received: 
Family and Friends 

19  0.222*** 
(0.056) 

Social Capital (Trust) 20  0.069* 
(0.037) 

Acquaintance with 
Barangay Captain 

22  -0.120 
(0.149) 

Relocation Not applicable  0.416*** 
(0.133) 

n 
R2 

Adj. R2 

Root MSE 

 435 
0.001 
-0.001 
1.123 

407 
0.153 
0.132 
1.041 

Dependent Variable: Comparative Living Condition 
Entries are regression coefficients. Standard errors of regression coefficients in parentheses. 

*** p<0.01, ** p<0.05, * p<0.1 
 
Notes: The dependent variable is based on question 16 in the survey questionnaire (see Appendix 2). The question 
reads as follows: “How do you view the quality of your general living condition today compared with before 
Haiyan?”. Five answering alternatives are available: ‘worse’, ‘slightly worse’, ‘same’, ‘slightly better’ and ‘better’. The 
questions on which the independent variables are based on are to be found in Appendix 2. For reference, see column 
‘Question’. The main independent variable ‘Tenure Security’ has been recoded into a dummy variable where 
alternatives A, B, C, D are considered as 1, ‘tenure secure’, and E as 0, ‘tenure insecure’ (see Appendix 3). The 
independent variable ‘Relocation’ is a dummy variable, where 0 indicates that the respondent has not been 
transferred to a relocation accommodation, whereas 1 implies that the respondent has been transferred, and is 
currently living in a transitional or permanent accommodation site designated by the local authorities. As of today, 
167 of the respondents have been relocated. However, those 51 respondents who are currently living in ‘bunk 
houses’ have by way of exception been coded as zeroes, due to the poor quality and standard of their houses. Finally, 
the coding of the remaining independent variables is to be found in Appendix 4. 
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5.2 The Lack of Land 
Land tenure and tenure security may very well lack direct and tangible quantitative evidence 

showing its proposed relation with people’s perceived level of recovery. However, the 

multivariate regression analysis highlighting the relation between ‘relocation’ and 

‘comparative living condition’ makes it of interest to take a closer look at the relocation 

projects that are currently in the pipeline of being constructed.  This part of the thesis will 

therefore seek to explain the ways in which the lack of land has been, and still is, undermining 

recovery projects, particularly the relocation of citizens in the most hazard-prone areas, which 

are being implemented by the regional authorities and NGOs. The selection procedure of the 

beneficiaries assigned a relocation accommodation will also be discussed to show what 

factors are distinguishing between those who will gain a minor advantage in the recovery 

process by being transferred and those who will not. Through interviews with different 

stakeholders of the recovery process a clearer pattern was in fact found where the variable of 

land tenure plays a vital role in the more general and structural, rather than at the individual 

and household, level of recovery.  

 

5.2.1 How the Lack of Land Delimits and Delays Relocation Projects 

Until today only a limited number of people have been able to transfer to a relocation 

accommodation due to the lack of newly constructed houses. The project of relocating people 

is proceeding slower than one could have hoped for, and the main reason for this is the lack of 

land. According to Eric Oliva7, who is the Acting Senior Engineer at the National Housing 

Authority (NHA), which is the implementing arm of the government when it comes to issues 

relating to housing projects, it is and has been hard to find land properties to develop into 

suitable housing locations. “The problem is…”, Oliva said, “that the land needed is currently 

used for other purposes such as farming”. He explained that as of now 29.365 housing units 

are in the pipeline of being constructed. It is up to the city government to find proper land, 

and the implementation of the relocation project is stalling due to the lack of land that is 

suggested by the government to be developed, he underlined.  

     Bernadita B. Valenzuela8, Executive Assistant to the Mayor of Tacloban, did in general 

share the view of the NHA. She mentioned that out of 100 hectares of land owned by the city 

government only about 35 hectares can be used for developing and building housing projects, 

whereas the remaining land either is too hilly and/or too expensive to develop. Valenzuela 
                                                   
7 Interview conducted on February 20, 2015, Tacloban. 
8 Interview conducted on February 24, 2015, Tacloban. 
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continued by underlining that a great proportion of the land in the region is privately owned. 

Due to the current situation of demand for land, many of these private owners try to seize this 

opportunity by charging way too much because they know their land is needed and that it is 

coveted. The Mayor himself, Alfred Romualdez9, later added to this by stating that it is within 

the rights of the city government to buy the privately owned land at market value through 

expropriation. The problem is however that most expropriation phases goes to court, which 

may end up taking at least a few months. To put it in a more comprehensive manner, there is 

enough land, but not enough land owned by the city of Tacloban and the process of claiming 

privately owned land through expropriation is far too time-consuming. This in turn delays the 

process of implementing the relocation project and thus the recovery and mitigation of those 

affected by the typhoon.  

 

5.2.2 Selecting the Beneficiaries 	

A limited number of people have however already been relocated. Out of the 441 surveys 

conducted, 116 respondents have been relocated and are today living in a temporary or 

permanent relocation accommodation. The data also shows that as many as 75 percent of the 

respondents relocated are tenure insecure, providing them a short-cut toward recovery and 

ultimately to a more resilient living situation. What remains at the same time is that 44 

percent (or 51 of 116) of those relocated, are still waiting to be transferred from their current 

transitional houses to a permanent one. Many of those living in a transitional house has 

consequently lived in a house, that has only been built to host temporary residents, for more 

than one year.   

 

 

                                                   
9 Interview conducted on February 24, 2015, Tacloban. 
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In order to dig deeper into why some people are being transferred and some are not, an 

interview was conducted with the Tacloban City Housing and Community Development 

Office. When initially relocating people to transitional houses following typhoon Haiyan, 

Ellen Barimano-Sacay10, who is working as a City Community Organizer, informed me that 

they did not have an official set of qualifications deciding who was entitled to be transferred 

and who was not, but rather that they did their best helping the people most in need. As of 

today, when the first permanent relocation sites have been constructed, the City Housing 

Office has prepared a list of criteria setting out who will be prioritized. Barimano-Sacayno 

noted, that even though one would believe, that “there is no priority for informal settlers, but 

they are the ones living in the most dangerous areas. Hence, indirectly, they are the ones who 

will be transferred to a relocation site”. Rather, the beneficiaries are chosen based on a list of 

qualifications where people living in the most hazard-prone areas are being prioritized, and as 

mentioned above, informal settlers are generally the ones occupying these areas as they have 

nowhere else to live (see e.g. World Bank and NDCC no date: 14; Brown & Crawford 2006: 

2). The list of qualifications consists of three levels of priorities and a few disqualifying 

criteria. If not enough people will fulfill the qualifications in the first priority, people will also 

be included if they fulfill the second priority and so on. Among the criteria included in the 

first priority is that one must be a Filipino citizen as well as a resident of Tacloban. Perhaps of 

most importance is however that they are residing in one of the 36 high-risk coastal 

Barangays (communities). Alvin Roa11 who is living in the Barangay which is viewed as the 

most hazard-prone in the region, has seen the majority of his neighbors being transferred to a 

permanent relocation site. He, as well as many other informal settlers, moved to Tacloban 

from the neighboring island Samar with the hope of being included in the economic gains that 

follows with living in a bigger city. Instead, he and many others have been pushed further 

away from the community and now he is excluded from the right of being relocated because 

he is not viewed as a resident in the city of Tacloban.  

     The process of shortlisting beneficiaries in accordance with the criteria is in itself 

straightforward, but the way in which the process has been executed could in many ways be 

viewed as rater arbitrary. According to Barimano-Sacay, the process usually starts with the 

City Housing Office visiting the affected Barangay to tell its citizens about what will happen 

next. This is then followed by a site visit to investigate the severity of the damage caused by 

the typhoon and later a house-to-house survey is conducted to deduce what families are 

                                                   
10 Interview conducted on February 23, 2015, Tacloban. 
11 Interview conducted on February 10, 2015, Tacloban. 
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fulfilling the established requirements. Barimano-Sacay assured me that they visited the 

communities several times to make sure that all citizens were included in the survey. Several 

members of these communities did however inform me that some people have been left out 

due to the fact that they were not at home on the day the City Housing Office visited them to 

conduct the survey. Barangay 88, which was one of the communities most severely affected 

by the typhoon, is today going through a major transformation as many of its citizens have 

been relocated to either transitional or permanent accommodations. When I was conducting 

surveys with people who have been left behind, several of the respondents did not know why 

they were not being relocated together with their neighbors. However, in general terms, the 

people living closest to the shoreline were the ones who had been relocated as that is 

considered the most dangerous and hazard-prone area. During my field visit I was 

nevertheless able to meet with a family who lived just by the shoreline, despite the fact that all 

their neighbors had been relocated to a safer area. The reason for this, I was told, was that 

they were not present during the day of house-to-house surveys. As they were too scared of 

living by the shore following the typhoon, they had decided to stay a few weeks at their 

relative’s house in a nearby city. Even though they had tried to get a second chance, the 

authorities told them that they have to stay behind, that is was too late. 

    The surveys I conducted in Barangay 88, with people who had not yet been, and might 

never be, relocated, show that only 2 of the 25 responding households lacked tenure security, 

whereas the vast majority of people who have been transferred from the very same 

community to transitional shelters (Cabalawan and New Kawayan) are informal settlers. 

Many of the respondents throughout my study in the Philippines told me about a so called 

‘no-build zone’, which basically means that people living within 40 meters from the shoreline 

are not allowed to live there, and that they therefore are the ones to be relocated. The City 

Housing Office as well as the Mayor of Tacloban did however inform me that there is no such 

zone, but that rather, they follow the qualifications introduced above. Due to a limited budget, 

and a limited number of relocation accommodation, it is practically impossible to relocate 

everyone within the danger zones, which means that a line has to be drawn somewhere; that 

is, for every extra meter that is to be included in the relocation project, more money and 

relocation accommodations are needed. In the case of Barangay 88, this line seems to have 

been drawn, perhaps not officially but in practice, about where the land changes from state 

owned to privately owned. The implication of this finding, regardless of where the line has 

been drawn, is that the current relocation might end up rearranging the structure of 

vulnerability. The informal settlers, who pre-Haiyan would be considered most vulnerable to 
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natural hazards, are today living in a safer area whereas the people with access to tenure 

security, who have been left behind, today are facing the ocean without any mediating houses 

protecting them from future hazards. Who is eligible for transferring and who is not is in this 

view arbitrary and based on the amount of money and tenure on which new relocation sites 

can be built, rather than the actual level of risk the specific area is prone to. Even if there is no 

so called 40 meter ‘no-build zone’, the line separating those people who are being transferred 

and those who are left behind decides how vulnerable these people will be to future hazards. 

Further, even if the line was supposed to be drawn 40 meters from the shore, there is nothing 

that guarantees that people who live a few inches past that line are any less vulnerable that 

those who are being relocated. According to the Mayor of Tacloban12, the city is planning to 

change and clarify these guidelines in accordance with UN-Habitat, to say that no houses are 

to be built within a specific danger zone that would be based on the interaction of the sea level 

and the altitude of the land, rather than the proximity to the shoreline. Irrespective of this 

becoming reality or not, the problem will persist; a matter of inches could decide a person’s 

level of vulnerability to natural hazards. 

      

5.2.3 The Involvement of NGOs 

If turning from the help individuals received from the city government, to the help received 

from NGOs, a different conclusion is to be made when it comes to tenure security and the 

housing situation of those affected. Alexander Mikadze13, Shelter Delegate at the IFRC, 

explained that the distribution of land falls upon the government, which means that it is not 

within the authority of the NGOs to develop new areas for housing projects. Hence, informal 

settlers who have had their houses destroyed by the typhoon will be excluded from having 

their houses rebuilt by NGOs, as the NGOs do not hold the legal right to build a house on 

someone else’s land. When selecting beneficiaries, one of the criteria is land ownership or 

rental agreement; the potential beneficiary needs to be able to prove his or her right to the 

land used. This criterion, when selecting beneficiaries, is not only valid in the case of the 

IFRC, but rather for all NGOs in one way or another involved in the recovery process.   

    Erik Oliva of the NHA did in our interview further highlight that NGOs are more than 

welcomed to help in developing and funding the different housing projects. Tzu Chi, a 

Buddhist organization from Taiwan, is as of today the only organization that have managed to 

go from an idea of a relocation site to actual implementation by building houses in a safe area 

                                                   
12 Interview conducted on February 24, 2015, Tacloban. 
13 Interview conducted on February 5, 2015, Tacloban. 
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for people who previously lived within the danger zones by the shore,14 The main reason for 

this is the lack of land tenure, where organizations either do not find any land for their project 

to be built upon, or it is too expensive for the accessible land to be developed into suitable 

housing projects.15 In the neighboring city of Tacloban, Palo, Tzu Chi has however been able 

to rent a lot from the city on a 10-year lease. The beneficiaries living in this relocation site 

have been selected through the local authorities, based on similar priorities to those presented 

above.  

    NGOs are in this view left with their hands tied. The lack of land and the structures of land 

tenure delimits the possibility NGOs have in supporting the recovery process following a 

hazard. Despite the fact that the will is there, it will not suffice as long as the local 

governments are not providing the organizations with already developed land or land that is 

not too expensive to develop.  

 

6 Conclusion and Concluding Remarks 
 

This thesis set out to explore in what ways land tenure affect post-disaster recovery, with the 

hypothesis that tenure insecurity impedes the speed of recovery through the mediating 

variable vulnerability. Through regression analyses, where tenure security served as the 

independent variable, and perceived recovery and comparative living condition as dependent 

variables, respectively, no statistical significant results were found. One should, nevertheless, 

not forget that sometimes a non-result is a result in itself. Previous studies have shown a 

relation linking vulnerability to recovery (see e.g. FAO 2008; World Bank and NDCC no 

date; Reale & Handmer 2011; Durand-Lasserve & Royston 2012; Miles & Chang 2003), and 

it has also been established that the lack of secure tenure increases one’s vulnerability (see 

e.g. Reale & Handmer 2011; Durand-Lasserve & Royston 2012; Belge & Blaydes 2014). 

However, this thesis has proved that vulnerability does not in itself entail a slow recovery. 

What this means is that just because a specific micro characteristic makes you vulnerable in 

general terms, it may not affect the speed of one’s recovery following a natural hazard. 

    It was rather the previously acknowledged variable income that partly reaffirmed its 

importance within the process of post-disaster recovery, where a greater income is expected to 

lead to a more successful recovery. This finding indicates that when Adreana Reale and John 

                                                   
14  Velarde, Mark A., Project Supervisor and Manager of Tzu Chi Great Love Village in Palo. Interview 
conducted on February 23, 2015, Palo. 
15 Oliva, Eric, Acting Senior Engineer at the National Housing Authority in Tacloban. Interview conducted on 
February 20, 2015, Tacloban. 
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Handmer (2011) are underlining that recovery first and foremost is dependent upon one’s 

financial assets and resources, they may very well be on the right track. Other variables such 

as age and education did on the other hand not manage to help in differentiating between a 

less successful recovery and a more successful one. Considering that the majority of 

respondents still are not perceiving themselves as recovered, enough time might basically not 

have passed since the typhoon ripped through the Philippines. Interesting enough, the variable 

sex leaves some question marks as it disproves earlier studies; future studies are thus needed 

to evaluate the implications of the finding that women perceived themselves as more 

recovered than men. The main finding of this paper, except those regarding land tenure, is that 

social capital is yet again positioning itself in the spotlight of post-disaster recovery. 

Researchers such as Nagakawa and Shaw (2004), as well as Aldrich and Meyer (2015), may 

indeed be right in claiming that social capital is the missing link of post-disaster recovery. The 

findings in this thesis suggest that more research needs to be conducted, especially on how the 

social links, bonds and networks are to be strengthened in areas prone to natural hazard, and 

where people are living under constant fear of the next natural phenomenon that may end up 

causing far-reaching devastation.  

    Even though land tenure was not proven to be a determinant of post-disaster recovery, it is 

far to soon to exclude it from the equation. As mentioned by Haddow et al. (2011: 13), the 

recovery process can be viewed as a window of opportunity, where affected individuals and 

communities are supported to become more resilient and secure. Hence, land tenure might not 

be of major importance in the first few months following a disaster, but in order to make sure 

that the citizens of a hazard-prone area are increasing their resilience, relocation sites in safer 

areas are of importance, and these sites can only be built if there is enough land to be used and 

developed. In fact, the multivariate regression analysis on the comparative living condition 

entails a correlation between being transferred to a relocation accommodation and a 

successful recovery. The statistical results further indicate, together with the information 

collected through interviews, that the majority of the beneficiaries relocated in fact are 

informal settlers, and consequently tenure insecure. In order to move forward with the issue of 

land tenure, more time needs to pass before it can be deduced if the people who have already 

been relocated have been able to resettle in their new houses and if they then perceive 

themselves as more recovered than those who have not been relocated. It can already now be 

showed that, although being tenure insecure is not one of the qualifying criteria to be 

shortlisted as a beneficiary, by relocating people living within the most hazard-prone areas 

many informal settlers will be given such a window of opportunity. If the percentage of 
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informal settlers among those relocated remain at around 75 percent in the future, the 

structure of vulnerability might end up being rearranged. Many of the informal settlers, who 

are usually viewed as most vulnerable, will increase their resilience (through the concept of 

build back better) whereas people left behind will remain equally vulnerable and thus not 

fully recovered if one wants to follow the definition of recovery suggested by Wisner et al. 

(see Chapter 2.1.2).  

    The framework of post-disaster recovery has in this thesis been used to explain (1) that 

households who have access to tenure security are not recovering substantially quicker than 

tenure insecure households following a natural hazard, and (2), that the lack of land tenure is 

affecting the general recovery of the areas affected by a natural hazard. Because, without 

enough land for developing projects aiming at building back better, and thus increasing the 

resilience among those most vulnerable to subsequent hazards, the recovery process will be 

delayed. The effects caused by land tenure can in this view be seen to exist on two different 

levels. Firstly, the household level, where no confirmed relation has been found between 

tenure security and the speed of recovery. On the other hand, and as mentioned by for 

example the World Bank and NDCC (no date: 14), rapid urban growth and the lack of tenure 

pushes informal settlers to the hazard-prone shorelines; in turn making them eligible to be 

transferred to a relocation accommodation. This leads us to the second level, the structural 

one, wherein the underlining structures of the tenure system drives informal settlers to the 

most hazard-prone areas and thereby, by indirect means, determines who will be transferred 

and who will not, while at the same time delaying the implementation of relocation and 

reconstruction projects. The lack of land, and the way in which the land tenure system is 

structured, do also delimit the possibility NGOs have in supporting post-disaster recovery 

projects.  

    As previously stated, in being able to pinpoint what variables are of importance in 

improving post-disaster recovery, mitigation and resilience, one can more easily delimit the 

harm caused by future hazards. This thesis can first and foremost be said to have contributed 

in shedding some light on how the lack of land delimits and delays recovery at the structural 

level, which in turn may end up undermining the possibility individuals and households have 

of reaching successful recovery. Because, if those most vulnerable, that is, people living in 

informal settlements, are not being transferred to a safer accommodation, they may end up in 

a vicious cycle in which their level of resilience will increase slower than they are able to 

recover from the most recent hazard. Considering that NGOs lack the legal mandate to rebuild 

houses without a permit from the local authorities, there is not much they can do to help in 



 43 

increasing the resilience among the informal settlers. In fact, the relocation of beneficiaries 

has in this thesis been proved not only to increase resilience to future hazard, but to also help 

improving the way in which the beneficiaries are perceiving their current living situation, and 

thus their level of perceived recovery. This finding suggests that the relocation of people 

living within hazard prone areas should be prioritized and that preventive actions, with 

regards to the access to land tenure, need to be arranged in areas prone to natural hazards.  

    The riddle that is post-disaster recovery will need to continue to attract attention from 

future researchers in order to better understand what micro characteristics are creating the 

conditions needed for people to achieve a successful recovery. Perhaps the notion that ‘not 

enough time has passed’ is a veil covering the inadequate structure of land tenure, wherein the 

implementation of relocation projects is proceeding too slowly, which in turn leaves no one 

recovered. Because, if you remain living within one of the hazard-prone zones you will not 

“be more resilient to the next extreme event” (Wisner et al. 2004: 359), and consequently not 

recovered at all. In the end, as a victim of the strongest typhoon ever to make landfall, all you 

want is to recover. You want to go back to normal, to how it was before, but to a situation 

where you feel safer than previously in regards to the subsequent hazards. Basically, you want 

to go back to the future, which unfortunately is hard considering that there currently is no land 

for the future to be built upon.  
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8 Appendices 
 
8.1 Appendix 1: Interviews Conducted 
 
Barimano-Sacay, Ellen, City Community Organizer at Tacloban City Housing and 
Community Development Office. Interview conducted on February 23, 2015, Tacloban 
 
Mikadze, Alexander, Shelter Delegate at the International Federation of Red Cross and Red 
Crescent Societies in Tacloban City. Interview conducted on February 5, 2015, Tacloban 
 
Oliva, Eric, Acting Senior Engineer at the National Housing Authority in Tacloban City. 
Interview conducted on February 20, 2015, Tacloban 
 
Romualdez, Alfred, Mayor of Tacloban City. Interview conducted on February 24, 2015, 
Tacloban 
 
Valenzuela, Bernadita B., Executive Assistant to the Mayor of Tacloban City. Interview 
conducted on February 24, 2015, Tacloban 
 
Velarde, Mark A., Project Supervisor and Manager of Tzu Chi Great Love Village in Palo. 
Interview conducted on February 23, 2015, Palo 
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8.2 Appendix 2: The Survey Questionnaire  
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

To be filled out by the researchers. 
Location: 	

Date of completion: 	
Data collection by: 	
Reference number: 	
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8.3 Appendix 3: Recoding Land Tenure into a Dummy Variable  
 
Land tenure, the main exogenous variable of this thesis, is based on question 10 in the survey 

questionnaire (see Appendix 2). The question asked was: What legal rights did you and/or 

your household have to the land on which your house stood before Haiyan? All in all, five 

answering alternatives were available: 

 
A. Ownership of land   
B. Amortizing ownership of land   
C. Caretaker of land (with permission from the owners)   
D. Rental agreement   
E. Absence of the above (informal settler) 

 
In the statistical calculations of this thesis land tenure has been recoded into a dummy 

variable. All answers corresponding to letters A to D have been coded as 1, tenure secure, 

whereas the remaining answers, corresponding with letter E, have been coded as 0, tenure 

insecure. The reason for this is basically that it is difficult, and almost practically impossible, 

to distinguish between the different levels of tenure security between the four tenure 

arrangements that have been coded as tenure secure. There is, for example, nothing that says 

that someone who by contract is the caretaker of someone else’s land, is less tenure secure 

than someone who is renting the land. Further, this thesis has sought to differentiate the 

effects tenure security versus tenure insecurity have on the speed of recovery, rather than the 

effect caused by different arrangements of land tenure.  

    Additionally, an ANOVA analysis was carried out to make sure that none of the five 

different land tenure types had a particular influence on the two measurements perceived 

recovery and comparative living condition. The results do in fact highlight that there is no 

statistically significant difference between the different land tenure arrangements of the two 

dependent variables. As can be deduced by Table 8.2, presented on the next page, there was 

no statistical effect of the different tenure arrangements on either perceived recovery [F(4, 

429) = 1.941, p = 0.103], or comparative living condition [F(4, 430) = 0.603, p = 0.660]. This 

is also confirmed in Table 8.1 wherein all confidence intervals are overlapping each other. 

There is however one exception where people, who are caretakers of the land they are 

inhabiting, are perceiving themselves as less recovered than those respondents who instead 

are renting their land. That there in fact is a difference between the two land tenure 

arrangements is statistically confirmed at the 95 percent confidence level.  
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8.4 Appendix 4: Coding of Independent Variables 
The independent variables included in the statistical analyses presented in Chapter 5 are 

coded in accordance with what is presented in the table (Table 8.3) below.  

 

 
Table 8.3. Coding of Independent Variables. 

 
 Survey Question Coding of Variable 
Tenure Security 10 0. Tenure Insecure 

1. Tenure Secure 
Age 1 Continuous variable (15-78 years) 

Education 2 1. Primary 
2. Elementary 
3. Secondary 
4. Vocational/Technical 
5. College/University 

Sex 3 1. Male 
2. Female 

Income 6 1. 0-50 (PHP/day) 
2. 51-300 (PHP/day) 
3. 301-1000 (PHP/day) 
4. Above 1000 (PHP/day) 

Satisfaction with Help 
and Support Received: 
NGOs 

18 1. Very dissatisfied  
2. Somewhat dissatisfied 
3. Neither satisfied nor 

dissatisfied  
4. Somewhat satisfied 
5. Very satisfied 

Satisfaction with Help 
and Support Received: 
Family and Friends 

19 1. Very dissatisfied  
2. Somewhat dissatisfied 
3. Neither satisfied nor 

dissatisfied  
4. Somewhat satisfied 
5. Very satisfied 

Social Capital (Trust) 20 1. No trust à 5. Fully trusted 

Acquaintance with 
Barangay Captain 

22 1. No 
2. Yes 

Relocation Not applicable 0. Not relocated 
1. Relocated  

 


