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Foreword

ocated at the head of the Red River delta and dotted with lakes, the city

of Ha Noi has a definitely amphibious nature. Still partly agricultural, it

also harbours, along with its industrial and trading functions, a dynamic

cottage industry sector. While some of these attributes are shared with
several other Asian mctropoliscs, Ha Noi has a uniquc character. That of a mil-
lcnary political capital having long shied away from mainstream globalisation
influences, while attcnding to pressing local problcms, but today incrcasingly intent
on catching up and expanding! In the carly 1990s, by which time several Southeast
Asian metropolises, in particular those located in countries well engaged on the
road to capitalist type dcvclopmcnt, were undcrgoing rapid cxpansion, Ha Noi
still retained a country town atmosplicrc. High—risc buildings were virtually absent
from the landscapc, while massive dyl(cs channclling the Red River througli the
city appcarcd as its dominant landmarks, and lakes as its major csplanadcs. Since
then, and with increasing urgency, the Vietnamese capital is being thoroughly
overhauled.

The ensuing transformations have been examined and intcrprctcd by a tcam
of university rescarchers, following an analytical scenario which allows them to
highlight the many contradictions of competitive and rapid urbanisation largely
imposed from above. The nine case studies assembled here by Sylvie Fanchete,
who has been involved in six of them, paint a dynamic historical and gcograplii-
cal picture ofa mctropolis intent on transforming itself but liaving to cope with
incrcasingly incscapablc problems. lncscapal)lc, because contemporary Ha Noi,
wcighcd down by complcx lcgacics and rcsponsibilitics, has inherited some liugc

and cumulativc problcms to Wl’liCh urgcnt SOlUtiOﬂS must constantly bC F()U.HCl.

These legacies are first those of a city resting on a ‘mesh of water bodies and
villagcs’ Devoted to the examination of these lcgacics, four claaptcrs make up the
first part of the book, laying down the scenario of an unusual urban saga. A firse
dctcrmining lcgacy is the city’s location at the head of the very dcnscly populatcd
delea, that of the heavily silted and impetuous Red River, eager to modity its course
and overflow its banks. A large number of earthen works, in particular dykes and
canals, representa second l(cy inherited feature. Ever since the city’s carly days, these
have allowed for a domestication of the river, clianncling or divcrting its waters,

evacuating for rctaining them for further use. As a result, water is present in several

forms, around as well as within the city, as streams and canals, lakes and ponds play
akey function in the fine topographical design of a very flat city. As for water use,
in this well watered (annual rainfall of over 1,700 mm) and well irrigatcd delraic
plain, it concerns first and foremost agriculturc, particularly rice cultivation, which
largcly encircles the city. There lies the third hcritagc, that of villagc networks
which structure the countrysidc along with much of the city itself, initially ‘formed
in part ona dense web of villages including, the Old Quarter with its 36 streets and
corporations, located at the historical heart of the city.

In fact, ‘following the Chinese model, laid down during a pcriod of colo-
nial control which lasted over 1,000 years, the Vietnamese impcrial administration
(1010-1872) had incorporated within the city limits some 100 villages, which
formed an agricultural and cottage industry bele supplying the capitali The high
dcgrcc of interconnection between rural and urban Ha Noi, without any real
cquivalentin Southeast Asia and largely attributable to the rural-urban continuum
involving cotrage industries and trade networks, was however impcrilcd during
both the French colonial and collectivist eras. This represents a fourth lcgacy. To
which has been added a fifth, consisting in anew form of intcgration of the agricul—
tural belt, henceforth targctcd by urbanisation. Beginning in the 1990s, and even
more since 2008, rescinding on its commitment to political decentralisation, ‘the
Vietnamese government decided to extend the administrative limit of the capital
by incorporating into its territory an entire ncignboring province and portions of
an additional one. The nature and the scale of Ha Noi were thus fundamcntally
modified as ovcrnight its dimension was multiplicd l)y afactor of over three and its
population by more than two.

Througli this official expansion of its domain and granting itself the necessary
territorial and dcmographic dimensions, Ha Noi confirmed its claim to the new
status of international mctropolis, intent on monitoring and accclcrating the eco-
nomic opcning of the country, of which it had remained the indisputablc politi—
cal capital. Such new rcsponsibilitics entailed dccp land reform policics, needed
because of the multiplying urban development projects, particularly transport
infrastructure, all things leading to a real territorial overhaul, upsctting livelihoods
among residents in Ha Noi's suburbs and green belt on the one hand and on the

other even in the inner city.
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Representing, as clsewhere, a highly problematic runaway solution - remark-
abiy well anaiyzcd in the three chaptcrs of the book’s second part and in the two
mai{ing up the third part - Ha Nois urban sprawi has since followed innovative
as well as somewhar classic paths. Unusual to the extent that, for a pcriod of time,
local popuiations launched themselves in indcpcndcnt ventures of urban dcvclop-
ment, inciuding the establishment of new businesses and small-scale wori(shops
and factories without any central coordination nor any attention being paid to
environmental impacts. In fact, these initiatives rcprcscntcd a form of resistance on
the part of popuiations accustomed to having to adapt to instructions from above,
or lack thereof, while innovating, including in the realm of industrial or semi-
industrial production. Such initiatives can also be considered unsurprising, classic
even, to the extent that, in Ha Noi, land prices have licerally exploded, reaching
levels comparable to those of major metropolises in the region and in the world,
thus favouring rich local and forcign investors as well as real estate agents. Urban
dcvciopcrs, particuiariy those involved in iargc infrastructure projects, were in fact
answcring calls for tender issued by Vietnamese authorities, backed by interna-
tional agcncics such as the Asian Dcvciopmcnt Bank, or bilateral ones, such as the

Japan International Cooperation Agency (JICA).

In short, the territorial urban scale involved, that of a 3,300 km? mctropoiitan
arca inhabited by some seven million persons now keen to assert their own needs
and not simpiy to adapt to the directives of an authoritarian state, is cxpanding
along with the number of concerned citizens. The issues and problems appear
more often than not contradictory, iargciy because of the irrcconciiabiiity of the
objectives of the many categories of actors involved. These include local, metropol-
itan and national authoritics, habituaiiy unfamiliar with consultative governance,
international and bilateral agencies attempting to promote their dcvciopmcnt
models, national and international investors wanting to cash in on the said dcvciop—
ment and, ﬁnaiiy, local popuiations, dcmanding incrcasingiy direct involvement in
the search for new solutions to new probicms.

Among such problems, are the pressure, arising from the urban transition,
inciuding densification and concretization — the latter ciosciy linked to the wor-
rying dcvcioprncnt ofa city incrcasingiy dcpcndcnt on motor vehicles — on water
control infrastructures. However, these pressures may cvcntuaiiy be reduced
thanks to the impicmcntation of ambitious pians for the dcvciopmcnt of mas-
sive green corridors cutting across the metropolitan region. There is also the
mOost pressing probicm of currcntiy fast ciimbing land costs, rcsuiting csscntiaiiy
from all these dcvciopmcnt projects and their massive impact on land use. This
threatens what has for a iong time constituted one of Ha Nois a Major assets: a
rural belt harbouring adense and competent popuiation, practising piuriactivity,
largely content with its territorial allocation and generally uninterested in migrat-
ing into the inner city. In fact, several of the studies presented here do point out
the surprising resilience of these rural communities who graduaiiy become urban,
but iz situ, without migrating or relocating, managing instead to maintain their

piuriactivity, by modifying whenever necessary the nature of these activities. But

given that surrounding land parcels, whether still agricultural or not, constitute

land banks at the disposal of urban expansion, one is justified to fear for the future
p p J

of these communities.

[t has become evident that Ha Noi, located at the heart of one of the world’s
most dcnsciy popuiatcd urban-rural region in the world, and endowed with a
classical Chinese, colonial collectivist and, finally, neoliberal urban heritage, must
now compete with world class metropolises. This occurs in a context whereby the
urbanisation of Asian countries, until rcccntiy still prcdominantiy rural, represents
hugc business opportunitics, thtting the appctitc of giobai investors. In fact,
actors involved are muitipiying, as compctition reaches the international scene, far
beyond national (with H6 Chi Minh City) and regional borders. However globa-
lisation imperatives do impose a number of particuiariy dcmanding constraints
ona country whose poiiticai transition, to say the least, is slow in adapting to the
rhythm of its cconomic transition, whether agrarian or urban.

This transition actuaiiy relates to the history of the hugc transformations that
occurred throughout much of Vietnam’s countryside, foiiowing the mid-1980s
adoption of Ddi mdi poiicics. The rcsuiting opcning of the country, comparabic
to the one initiated in China, which had followed the impicmcntarion of the new
responsibility systems’ in the countryside, definitely contributed to the liberation
of productive forces. But the ensuing rising demand, including for an accelera-
tion of urbanisation, compciicd the authorities, in China as well as in Vietnam, to
quickiy favour once again urban primacy, a poiicy in obvious contradiction, at
least in thcory, with socialist principics. By favouring urban cxpansion, inciuding
at the expense of some of the country’s most fertile agriculturai land, Vietnamese
authorities, once againas the Chinese ones before them, were bctraying their origi-
nal commitment to peasant populations, after all still the most numerous. After
having relied on the rehabilitacion of famiiy—bascd agricuiturc, thcy quici{iy turned
their sights on the demands of giobaiisation, which meant assigning the cities the
rcsponsibiiity to monitor Vietnam insertion in the giobai market. While Ho Chi
Minh City had initiaiiy piaycd that role, it had become obvious that the poiiticai

capitai had to get involved.

Among the major achievements on the part of the authors of this book is
that of having cicariy laid out the wide and compicx spectrum of probiems and
contradictions having resulted from this transition. Thcy do this by rcvcaiing the
results of their elaborate research endeavours, while making use of refined and
cioqucnt forms of cartography aswell as striking photographs, well intcgratcd into
the analysis. Ha Noi, the millenary city, comes out even grander!

Rodolphe De Koninck*

* Foreword translated by R. De Koninck.
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Introduction

his introduction aims to sicuate Ha Noi within its
Southeast Asian context and to understand what
makes it stand apart from other major cities in the
region. Ha Noi is unusual in that it is the capital
of one of the most decply Chinese-influenced countries in
Southeast Asia, by dint of its administrative, urban and hydraulic
organisation, after a millennium of Chinese colonisation, and
liaving entered the global capitalist market much later than
other countries. We will therefore present several elements of
comparison with the Chinese urbanisation process, particularly

that which occurs 7 situ.

Southeast Asia: a region marked
by a process of extensive metropolisation

Over several decades, Southeast Asias big cities have begun
a process of metropolisation, at varying spceds dcpcnding on
the duration and degree of their integration into the global mar-
ket, their population size and the scale of dcmographic, €Cco-
nomic and social change that the outskirts of these cities have
undcrgonc Mctropolisation is a process linked to globalisation,
which relies on the cicvclopmcnt ol.transportation and commu-
nications to create conurbations (larger and more dcnscly—popu-
lated territorial units than traditional towns) and within which

the cadences of population mobility are intense and increasingly

S, Fanchette

complex. Metropolised arcas strecch over many tens of kilo-
metres from town centres and bring more and more outlying
small towns and villages wichin the ambit of the daily workings
of these great conurbations, thus creating new kinds of not only

urban morphologies but also rural ones' (ASHER, 2003).

In these very populous regions of Southeast Asia, where
the borders between rural and urban are poorly defined, com-
prehending this process requires a deconstruction of the classic
approach to urban analysis offered by statistics. The picture given
by ofhicial statistics on the scale of the urbanisation process in
Southeast Asia is in fact a misleading one. This region appears
sparscly urbanised when comparcd with others in the world
—42% of the population live in towns as of 2010, comparcd with
a worldwide average of 50%, while there is an urban population
of approximately 80% in North or South America and more
than 70% in Europc — and this rcgional percentage is only just
higher than Africas 39% of city-dwellers . Within Southeast
Asia, Vietnam shares relatively low rates of urbanisation with
Cambodia, Laos and Myanmar, when compared with those
of Malaysia (68%), the Philippines (63%) and Indonesia (48%).
As of 2009, Vietnam's ﬁgures are close to those of moderately
urbanised Thailand (36%) and Myanmar (31%). These very vari-
able rates do not necessarily correspond to higher levels of eco-
nomic cicvclopmcnt in more urbanised countries: this is dem-

onstrated by a comparison between Thailand, where GDP per
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capita is 5,473 USD/inhabitant as of 2009, and that of the Philippines, officially
almost twice as urbanised, is 2,587 USD/inhabitant (JONES, 2002). Attribution
of urban status varics from one country to another, and it is difhicult to compare

levels of urbanisation between countries, even in the same rcgion.

In addition, Southeast Asian population densities are liiglicr than those of
very urbanised European or American countries?, namely 111 inhabitants/km? in
the Indochinese Peninsula (Myanmar, Cambodia, Laos, Thailand, Vietnam), and
153 inhabitants/km? in the island countries of the region (Indonesia, Malaysia,
Philippincs, Singaporc). Above all, these densities of population are uncqualy
distributed among them, they are very high in importanc arcas of the three largest
countries: Java-Bali in Indonesia, the Red River delta in Vietnam and the Visayan

region of the Philippines exceeds 650 per sq. km.

This suggests that urbanisation, as defined by official statistics, is not the only
process that cxplains the clustcring of population, or that Asian towns are not
the only places for settlement capitalisation, unlike their European counterparts.
If we call urbanisation the process of obtaining maximum advantagc from demo-
graphic density, diversity of activitics and people, we can state that Southeast
Asian countries have very much embarked upon the process: liigli dcmographic
densities are associated with multi-activity practices in conjunction with inten-
sive rice farming in several regions (more than half of the population in certain
parts of Java, Malaysia or Vietnam) and the scale of daily commuting is intense

(JONES, 2002).

Within mctropolitan arcas of Southeast Asia, a triplc process of urbanisation
can be observed: the expansion of urban sprawl, which stretches beyond the
boundaries of a city’s inner rings of suburbs, the acceleration of 77 sit urbanisa-
tion, linked to high densities of a multi-activity population, and administrative
urbanisation through promotion of rural localities into towns and urban districts.
Some researchers (JONES, 2002 and 2004; MCGEE, 2012) have studied urbanisa-
tion trends in Southeast Asia by Widcning the space defined as urban by official
statistics, and particularly the metropolitan arca, a space that they label respec-
tivcly as Extended Metropolitan Region and Mcga—Urban Region. They idcntify
several rings of zones (inner and outer) within these urban regions and study their
demographic and economic processes, going beyond official definitions. These
very dynamic regions vary from one mctropolis to another, but thcy have a certain
number of characteristics in common:

- thcy are in constant evolution and are composcd of several rings of zones that

T. McGee has divided into: peri-urban, desakota (town-village), desakota in for-

mation, outlying rural arca, these various areas being interspersed with new
urban arcas, satcllite towns, industrial parks, new urbans areas for low-income
populations (MCGEE, 2012);

- tlicy are dcnscly populatcd and based on a foundation of very intensive rice
farming;

- tlicy are difficult to comprchcnd in the Asian context owing to widcly diffcring
definitions as to what is urban: in some countries dense peri-urban areas are con-
sidered as urban (Philippincs) while in others, thcy are not (Thailand, Victnam);

- population mobility in the form of commuting and circular migrations is
intense;

— they undergo acute fragmentation and an aggravation of socio-spatial inequali-
ties produccd by a capitalist logic founded on territorial incqualitics, cxpulsions
from agricultural land and access to a depreciated land marker;

— main connccting roads lcading to the fringcs of these mcga—urban rcgions
receive preferential development and are lined with new urban areas of luxury
accommodation, industrial parl(s and privatc housing estates, which some-
times become development corridors, while areas poorly connected to urban
networks dcvclop n situ, cnduring the ncgativc impact of territorial fragmcn—
tation;

—a high proportion of urban growth occurs on the outskirts of towns, at once
associated with migrations and with reclassification of rural localities into urban
ones;

— these areas receive a high proportion of activities devolved from town centres:
polluting industries, undesirable populations and spacc-hungry infrastructure

(universities, etc.).

The driving forces accelerating urbanisation in Southeast Asia are princi-
pally associated with globalisation and with very licavy international and domestic
investment in real estate, communications and industry. However, a change in
the use of pcri-urban areas, corrcsponding to the inner ring of suburbs of these
mega-urban regions, began to happen as carly as the 1960, before the major
Western and Asian projects, particularly industrial ones, were established. In the
area around Bangkok, paddy fields were transtormed into horticultural and mar-
ket gardcns to supply the capital’s consumer market with fresh producc. Many
villagcs were polariscd by towns, lollowing the improvement in their linl(agc to
the road network, commuting of population and shucde services have increased,
and farmers better-educated children are progrcssivcly joining the urban cmploy-
ment market. This integration into the market economy, along with the end of
food sclf—sulﬁcicncy among rural households, has transformed these stretches of

peri-urban countryside (ASKEW, 2002).



With the economic crisis of the 1970s, linked to the increase in petrol prices,
most industrial capitalist countries started to show an interest in the chcap labour
markets of populous Southeast Asian countries to relocate their businesses.
Indonesia was one of the first destinations in the rcgion, supportcd in chis by very
favourable policies towards foreign investment from the government of the day
(PERESTHU, 2002). From 1980 onwards, the increase of forcign investment into
import substitution industries led to an industrialisation of the hinterland imme-
diately surrounding these towns and that in turn attracted numerous waves of
workers. Industry has become the main activity in the megalopolises that Jakarta,
Manila, Bangkok and Kuala Lumpur have become (RIMMER & Dick, 2009).
Meanwhile, the scale of investments in the real estate market, linked to banking
poiicics favourable towards loans hciping the middle classes acquire property, led
to a construction boom and a very rapid expansion of urban sprawl. ‘It is not so
much demographic processes or migratory flows that carry waves of pioncers
towards the outskirts, beyond the physical or administrative boundaries of cities,
so much as pubiic and private urban dcvciopmcnt projects, sccming to confirm
rccognition of the paradoxicai role that has fallen to urbanisation as the ciriving

force of economic growth’ (GOLDBLUM, 2010).

These areas formcriy considered as outiying, but bccoming urbanised 7 situ,
arc now an integral part of mega-urban regions. Villages integrated into the inner
rings of their suburbs house migrants and become dormitory viiiagcs, while viiiag—
ers develop fresh strategies to access resources, especially land, principal means of
accumulating capitai. In the 2000s, the outskirts of these mctropoiiscs underwent
rapid demographic and economic changes and acute social upheaval, within a
radius of more than 30, sometimes as much as 50 km (in the cases of Bangkok
and Jakarta) from the town centres. Although some parts of these urban regions
remain extremely rural in terms of landscape, they constitute valuable reserves of

land for major metropolitan projects (JONES, 2004).

A process of mctropoiisation spcciﬁc to Southeast Asia
in an environment deeply affected by water

In Southeast Asia, most metropolises are located in coastal regions, or along
rivers, not far from their mouths, and were originaiiy built for their primary func-
tion as ports on sites favoured by the maritime routes of the time, like Jakarta and
Manila. In most cases, the coionising powers set up their governing bodies in such
piaccs, as did the major Western commercial companics, their customs and ware-

house districts, first foundations for a rapi(i mctropoiisation of these cities. “This

construction flowing from the sca sets Southeast Asia apart from neighbouring
continent-sized countries China and India bu chis location renders them strongiy
dependent on the dynamics of globalisation (GOLDBLUM er al, 2012). Even
Ha Noi and Kuala Lumpur, located at a fair distance from the coast, are linked
to ports that make up part of their wider metropolitan regions. The scale of these
mega-urban regions and the recent nature of their very rapid growth - Jakarta has
scen its population double between 1971 and 1995 (FORBES, 2004) — can mostly
be cxpiaincd by their commercial function, and more rcccntiy by their industrial
one: located not far from the sca, port cities have profited from the boom in inter-

national trade.

Each city had its Chinese business quarter and other very cosmopoiitan dis-
trices where could be found a mixeure of Indians, Malays, Chinese, Persians, Arabs
and other ethnic traders opcrating in the rcgioni According to the Thai dynastics,
the Chinese were encouraged to settle in the city. Located away from the political
centre, usuaiiy an impcriai or royai citadel, the commercial district was connected
toamyriad of villages, particularly craftvillages, where markets were held, some of
them ﬂoating. “Thai cities have aiways been turned rcsoiutciy towards the outside
world with a cosmopoiitan aspect contrasting strongiy with the very agricuiturai
nature of their hinterland” (ASKEW, 2002). Most metropolises contain a business
district of this kind, such as the Old Qiartcr of 36 Streets in Ha Noi.

T. MCGEE (2012) compares the process of metropolisation in Southeast
Asian cities and suggests that Ha N6i shares with Bangkok, Manila and Jakarta the
particuiarity of sprcading out over dcnsciypopuiatcd irrigatcd areas pcrmcatcci
with intensive rice growing, that he calls desakota, while Kuala Lumpur sprcads out
over much more sparsciy—popuiatcd outskirts, where agricuiturc is mixed and less
intensive. In addition, these cities share their aquatic features, bcing deltaic for the
most part. ﬂacy have sprcaci out over water and between stretches of water, aiong
canals, on river levees, with much recourse to dykcs and poidcrs. Indeed, Bangkok
was known as the Venice of Asia until most of the k/ong (canals) were filled in to
build roads, thus sounding the death knell for free exchange of water with the river.
Their priviicgcd situations, builc aiong rivers, at the interface between their Vaiicys,
of which thcy consume part of the producc, and the sea, opening out onto forcign
markets, confer upon these cities the role of international commercial capitais, as
well as being hubs for trade with their hinterlands, to which they are connected by

a dCHSC IlCtWOI‘i( ofcanais and rivers.

The outskirts of these delaaic cities (Bangkok, Ha Noi, Jakarta) are criss-

crossed with waterways, the levees of which are crowded with dense and multi-
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activity villages. Although these river communication routes within an orga-
nised iiydrauiic neework have gaivaniscd the trade and prosperity of these
cities, the presence of water in this monsoon region does however make them
very vulnerable to ﬂooding. This impiics that pubiic services providc support for
urban development with dykes and hydraulic systems, but also laws formulated
to protect arcas covered with water. Many lakes, canals and bodies of water of all
kinds, not to mention paddy ficlds, which represent storm water retentions in
monsoon scason, are progressively filled in as construction becomes denser and
spreads out over the fringes of a city. The change in land use, converting flooded
or irrigatctd paddy fields into permanent, impcrmcabie scructures, limits natural
rainwater drainage and requires a revision of the hydraulic system to improve

drainage.

This poses the question of whether this very costiy work is financed by the
privatc sector, which is more interested in a rapid return on its investment. In
the context of liberalisation of land laws, of pressure on urban piots of land at
spccuiativc priccs, in town centres as well as aiong major road routes, and of cli-
mate changc, catastrophic ﬂooding in these Cxcessivciy iow—iying cities (Jai(arta,
Bangkok, Ha Noi) puts their ever-rising populations and their infrastructure in

dangcr.

MCGEE (2012) considers it important to take environmental diversity into
account, as well as spatial differentiation between the urban core and the peri-
urban and megapolitan arcas, because one must expect that demographic growth
will be concentrated in these fringes over the coming decades. Similarly, he sug-
gests that the restructuring of urban centres and their growing reorganisation
linked to globalisation will create fiscal imbalances between the core cities and

the margins.

These important changcs in the process of urbanisation of piaccs and peo-
ple in the context of metropolisation lead to a reflection on the governance of
vast areas labelled greater metropolitan regions, but whose boundaries remain
unclear. It is the case that these regions arc managcd by various levels of adminis-
trative units with fragmented responsibiiitics on their fringcs and with licde power.
Proceeding by fits and starts at the whim of planning and schedules for finance of
pubiic and private works, this fragmcntation indeed appears to be an intcgrai part
of the way projects that initiate transformations of outiying districts are conceived’
(GOLDBLUM, 2014). Some authors bear witness to the impossibility or inability
of the government or the mctropoiitan administration controiiing the process of

project urbanisation. A. PERESTHU (2002) admits frankly that the government
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no longer controls development of the Jakartas metropolitan area, because it is
outstrippcd by capitaiist iogic, while WILSON (2009) questions the Validity of
the Master Plan for Ha Noi, because no public agency is capable of puting it

into force.

These evolutions create a complex managerial environment and the numer-
ous decisions taken at local level conflict with those taken centrally, particularly
those concerning land. In Southeast Asia, many different governance models are
implemented: municipalities have been set up at provincial level, as in Vietnam
for Ha Néi or in the case of Kuala Lurnpur in Maiaysia, which has become a fed-
eral territory. However, Ha Noi Province does not cover the whole metropolitan
rcgion and there is no co—opcrating system or supra—provinciai entity, a Ha Noi
Region, for example, that could manage the entire mega-urban region. In Manila,
the mctropoiitan authority takes action in preccdcncc over smaller local bodies
without these losing their political power. For large urban regjons that encompass
many poiiticai jurisdictions, various models exist based on collaboration agree-

ments (MCGEE, 2012).

Ha Noi, a city unusual in Southeast Asia

Ha Noi was set apart from its Southeast Asian counterparts, until the 1980s,
by the great geopolitical and cconomic divide between countries with free
market economies (Indonesia, Maiaysia, the Phiiippincs, Singaporc, Thaiiand),
and socialist countries, with very different urban evolutions (Vietnam, Laos,
Cambodia). The first group underwent urban, industrial, commercial and tour-
ism development, whereas the second saw a stagnation, even an urban decline,
the iimiting of trade and popuiation mobiiity, and anti-business urban poiicies

(GOLDBLUM, 2010).

The integration of the Philippines, Thailand, Indonesia and above all Malaysia
into the giobai market was established iong ago, aided by their openness to
maritime trade, and their adherence to the capitaiist system, unlike communist
Vietnam, locked into the Soviet market for three decades until haifway through
the 1980s. In the aftermath of World War 11, chis firsc group of cities dcvciopcd
rapidiy, while the Vietnamese capitai entered into a iong pcriod of commer-
cial decline. In addition, Ha Noi, unlike the great metropolises of the region
marked by Indian cultures, is dccpiy influenced by China, at once in its urban
dcsign, its water management and its administracion. The situation has changcd

radicaiiy since thC SCCOHd haifofthc 19805 undcr ti’lC cumuiativc and convcrgcnt



influences of the liberalisation of Southeast Asian socialist countries (who have
become members of ASEAN) and a rise to power of Southeast Asia in inter-
national trade, emphasising the role of big cities in the processes of economic

growth (GOLDBLUM, 2010).

In comparison with other Southeast Asian mctropoiiscs, HaNoi has a mod-
estly sized population. It has grown very slowly, particularly during the anti-urban
period of the collectivist era (1954-1986), while its outskires became rapidly denser
by developing numerous parallel activities to intensive wet rice farming, Similarly
to the iargc deltaic Chinese cities, particuiariy Canton and Siianghai, it has not
experienced a demographic boom linked to mass migratory movements that
very rapid economic dcvciopment in the 1970s, stimulated by forcign investment
in industry and real estate, gencrated in the other Southeast Asian metropolises.
Migratory movements were strictiy controlled by means of domestic passports
or identity cards, called hai khan, equivalent of the Chinese hukon. This in part
cxpiains the very high population densities on the outskirts of Chinese-influenced
cities, given the growing popuiations prcvcntcd from moving elsewhere and the

stabilisation of the rural exodus.

In 2008, before it absorbed the province of Ha Tay, the Vietnamese capi-
tal had a population of barely 3 million inhabitants, namely two to three times
smaller cthan that of Bangkok,]akarta and Manila. In addition, since its foundation,
HaNoihasdevelopedveryclose commercialandartisanal tieswith the surrounding
Viiiagcs, through the Old %rter of 36 Streets and Corporations, which was at
the root of a village urbanisation process well ahead of its time. Indeed, having
adopted the Chinese model, inherited during over 1,000 years of colonisation,
the authoritics intcgratcd about a hundred Viiiagcs into the city limits, mai(ing up
agreen, craft bele thar suppiicd the capitai (PAPIN, 1997). Aithough in administra-
tive terms the city includes this bele ofviiiagcs, the continuous urbanised space,
as calculated by statistics to define urban districts, is limited. This Cxpiains the
rciativciy small size of the Vietnamese capitai, while the Viiiagcs onits outer fringcs

i]ZlVC bCCOIﬂC mllCil C]CHSCL

In contrast, cities in Southeast Asia that were created to do business from
the start have opencd up more to international trade than to their hinterlands,
with which they have not developed close ties. They have been able to spread
over surrounding areas, cxpropriating viiiagc land for use in urban projccts, in an
unrcguiated poiiticai context favourable to forcign investment and not very
concerned about the strong-arm methods used by investors to acquire land

(DORLEANS, 1993): ‘In many respects the complete opposite of agrarian towns,

these trading citics... maintain few direct links with their respective hinterlands,

busy as they are with long-distance trade’ (DE KONINCK, 2012).

With the economic liberalisation of the 1980s, Ha Néi encountered several
obstacles to its expansion: difficulty in securing land for building in the absence
of a real land market, Viiiagc densities among the highest in the world, which cat
into potcntiai building spacc on the fringcs of the city, the govcrnmcnt’s food self-
sui‘Hcicncy poiicy that limits expropriations of land producing three annual rice
harvests and the water Management CONStraines linked to the spcciﬁcity of this

delta, very vulnerable to the risks of river and rain ﬂooding

Finaiiy, a distinguishing feature of Vietnam is its mctropoiitan bipoiarisation‘
Ha Noi is in competition with its southern counterpart, Ho Chi Minh City,
the former colonial Sai Gon, economic capitai of Vietnam, far more economi-
cally dynamic, and more populous (the population topped 8 million inhabitants
in 2014, of which 6 million in its urban districts). As in most Southeast Asian
countries, one can idcntify one or several cities, usuaiiy the capitai and the main
port city, whose origins or at least their fortunes are linked to their function as
trading posts during the colonial pcriod. Their dominant influence contributes
to the marginalisation or the overshadowing of older, interior cities, closer to
prc«coioniai cultural roots. One can consider the pccuiiar nature of the contrasts
that exist between the two ‘capitals’ of Vietnam' (DE KONINCK, 2012). An open
door onto the giobai economy, Ho Chi Minh City attracts more forcign capitai
(on average 20% compared with 15% for Ha Néi berween 1989-2010, according
to GSO), and its ncighbouring provinccs piay host to numerous industrial pari(s
and free-trade zones, particuiariy the triangic of strongiy attractive growth that it
forms with the port oi‘iVung Tau to the south, and the industrial area of Bien Hoa

to the north.

Ha Noi: a city made up of Villagcs
that it has slowly integrated into the urban fabric

The thousand—year—oid city of Ha Néi, built on ‘the bend in the Red River’
at the apex of the eponymous Delta (figure 1), is among Southeast Asias most
ancient mctropoiiscs, It took shapc in part from a dense substratum of vil-
lages that it slowly absorbed into its fabric. The capital of feudal Vietnam was
originaiiy made up of a citadel, piace of impcriai power, and of the commercial
district, the Old Quarter of 36 Strects and Corporations, linked to a myriad

of more distant pcri-urban Viiiagcs that suppiicd it in craft and agricuiturai
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products. Ithas extended its limits, integrating very populous and multi-activity

Viiiagcs and lake basins around its fringcsi

It has grown up aiong the Red River, where it flows out into the Duong River
that joins the Thai Binh River further to the ast of the Delta, between’ the waters
and ‘on’ the waters at very variable thythms in this environment extremely vulner-
able to flooding and under threat of spates from a dangerous river flowing above
the level of the piain. The inhabitants are groupcd togcthcr in dense and elevated
villages to afford protection from the waters and for many centuries have practised
craft and trade activities in paralici with growing wet rice. These viiiagcs have thus
become socially urbanised with division of labour, social differentiations and a

highcr standard of iiving among more cconomicaliy active households.

Ha Noi’s sprcad over its very popuious fringcs tiirough intcgration of viiiagcs
has taken place according to various different patterns throughout its history,
depending on the nature of the state development policy in force, the town plan-
ning model upon which it was based, the ecconomic activities of the villages in

qucstion and the particuiaritics of the local authorities running these viiiagcs.

Although during the imperial era, the urban model promoted was one of
integration of villages into the administrative limits of the city, at the time of
the colonial era (1873-1945), then during the collectivist pcriod (1954-1986), a
clear separation took place between that which was defined as urban and as rural
— inherited from the Chinese administrative model — with dcvciopmcnt pians
concentrated on the city centre. During this latter period, rural development was
favoured and Viiiagc popuiations strictiy confined to their countrysidc. Cities
retained a strictly administrative role and their place in the landscape remained
limited: high popuiation densities were a feature of viiiagc life. Ha Noi, the small
capitai ofa country of more than 80 million inhabitants, remained restricted to an

area limited to 4 urban districts until 1995.

After having recovered its icgitimacy, partiy lost during the post-rcuniﬁcation
years (1975-1980), the Vietnamese state sought to regain control of land manage-
ment about 10 years after the first reforms of Ddi mdi (economic liberalisation),
in 1986. It chose to accelerate the urban transition and to integrate the country
into the giobai economy. [t initiated a number of institutional and land reforms
to decentralise some of its prerogatives to the provinces concerning rcgionai
developmentand to accelerate the process of liberating agricultural land to make
it accessible to property cicvciopcrs. This facilicated the creation of iargc, privatc

rcai cstate groups madc LIP ofwhat was iC& Of formcr statc-owncd construction
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companics. With the help of forcign capital, within the framework of joint ven-
tures, these developers, very well connected with state networks, undertook the
construction of new urban areas or £bu dé thi mdi. The land market overheated
and anarchic construction took piacc, in kccping with urban models importcd
from elsewhere in Asia. However, the involvement of private developers working
with short-term proﬁt margins changcd the social poiicy of this communist state

regarding construction of housing for low-income families.

In addition, in August 2008, the province-capital absorbed the whole of
Ha Tﬁy Province (to the west) and a few other communes from ncighbouring
provinces. In this manner, it tripled its area and doubled its population. At the
head of a country of 88 million inhabitants, Vietnam's capital seeks a standing
cqual to that of the great Asian metropolises, in particular H6 Chi Minh City,
the economic mctropoiis in the south of Vietnam. Its administrative cxpansion
aims in theory to make it more competitive on the international stage and to offer
investors far-rcaching control over land for the construction of new urban areas.
This urban cxpansion takes piacc on dcnsciy popuiatcd rural fringcs, with diversi-
fied productivc activities that could be compared to Asian desakota. More than
500 villages, classified as ‘craft villages, are specialised in handicrafts and industry,
activities that use a lot of workforce and thatare practiscd inavery higii residential

density environment.

The change in speed broughtabout by the state and by property developers in
the construction and pianning ofthe provincc-capitai poses the probicm of viiiagc
integration and that of their urbanisation i sifu, their inherent economic dynam-
ics, the importance of prcscrving agreen belt around Ha Noi to suppiy the city
with fresh produce, and protection from flooding.. The city-countryside fusion,
which has aiways constituted the Red River Deleas spccii'icity and which in part
cxpiains Why the capitai as such has been limited in its expansion, appears to have
been challenged. Until recent times, Ha Noi has been a socially viable city, capable

of retaining and integrating low-income village populations.

In addition, the Vietnamese govcmmcnt’s decision to intcgratc wcstcriy
ncighbouring Ha Tay Province into the provincc-capitai of HaNoi has far-reach-
ing consequences in terms of water management, as half of this region is vulner-
able to overflow from the Déy and Tich Rivers, in the event of diversion of high
waters from the Red River, and to subsidence of its pooriy stabilised alluvial land.
In an urban context, where the market forces dictate the return on land for devel-
opment and imposc high—risc buildings, rcguiating land use and urban sprawi isa

dithcult challenge to meet.



Figure 1 — HA NOI PROVINCE IN THE UPPER DELTA OF THE RED RIVER
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Working from a rich body of maps of various scales, this publication secks to
describe and analysc how ‘bottom-up’ urbanisation (urbanisation 7 sitx) meets
‘top-down’ urbanisation (metropolisation) and the stages of village integration

into the thousand-ycar—old city of Ha Noi.

This takes placc in several different Ways. Intcgration can be spatial (linking
up with the urban sprawl through uninterrupted construction all along the main
roads), administrative (intcgration of rural communes into urban districts, wich
compliancc to the norms of urban managcmcnt), economic (participation in
non-agricultural activities for the urban consumer market) or social (installation
of economic migrants or students into vi“ages that become dormitory towns,

creating a diversified settlement that leads to changcs in the way of life).

The encounter between these two processes, (top—down’ urbanisation and
‘bottom—up’ urbanisation, can in some conditions be positive, the latter bcing
galvaniscd by the former. On the other hand, in some cases, too rapid metropo-
lisation can limit the process of ‘bottom-up’ urbanisation and hold back the eco-
nomic dcvclopmcnt of these Vi“agcs, particularly owing to the compctition for
land at too high and inaccessible prices for viﬂagers, even the richest ones. Some
craft Vi“agc business pcoplc find themselves obligcd to set up their activities in
remote industrial parks, where land is chcapcr, threatening to damagc the dynamic

OEPI'OdU.CtiVC clusters.

In the dense pcri—urban rcgion, once all agricultural land has disappcarcd,

craft-industrial, commercial and service-related activities that have dcvcloped
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in situ will constitute a dynamic economic urban fabric. Unlike the suburbs of
Western cities, which were built on a sparscly populatcd Villagc substrate and
required heavy investment in amenities, housing and production infrastructure to
receive the many migrants, pcri—urban Ha Noi cnjoys several advantagcs. Limited
investment, bringing buildings and means of production up to standards, but
with access to productivc and residential land at lower than market prices could
integrate them into the city, providing them with the means to maintain their

activities and to house migrant workers.

Several spccialists have demonstrated the fragility of the suburbs, now resi-
dential arcas, once they have lost the industrial and craft activities that maintained
their dynamism. The urban model mappcd out for the Hanoian metropolis, with
zoning of residential, craft-industrial and recreational spaces, connected by a major
road system, all cthis within the context of liberalisation of land laws, flies in the face
of land multi-usage and threatens to undermine the very people-intensive’ pro-

duction system, capablc of supporting very high population densities, dcvclopcd
in the Red River Delta.

By studying villages in the different rings of suburbs around the city, it is pos-
sible to measure tlirougli time and space the details of this intcgration and the
endogenous capability of village communities to urbanise spontancously. There
are numerous differences in villagc intcgration patterns between the first ring of
suburbs in the perimeter defined as urban, when compared to the second ring cur-
rcntly bcing urbanised, but this sheds useful light on future problcms with which

the new urban districts will have to deal.
This work is made up of three parts.

The first part entitled ‘A city woven from water and villages presents the village
features of the capital and the urban ones of the villagcs, at the root of the fusion
between the two components of the feudal city: the administrative and com-
mercial city and its productive Villagcs, We bcgin with its lakeside features, water
having shaped from the very beginning the foundation of this deltaic city, since
it makes up a quarter of its territory. [ts lakeside features and above all its vulner-
ability to flooding must be taken into account for the future of this metropolis in
a context of state discngagcmcnt from dcvclopmcnt of this hydraulic territory.
Next,a presentation of the Old Qiartcr of the 36 Streets and its relacions with the
outlying pcri—urban villagcs providcs evidence of the originally rural nature of the
capital, its capacity to intcgratc Villagcrs, and particularly artisans, and of the still

vivid presence of an architectural and cultural licritagc, symbol of Villagc licritage
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in some districts. Several chapter subsections describe the various processes of
intcgration of villagcs into the city, dcpcnding on the urban policics impicmcntcd

by the state: taking villages into account or ignoring them.

The second part, “The 2000s: Raising Hi Nii to the rank of metropolis looks at
the steps towards the constitution of various land and territorial reforms since
the cconomic liberalisation or Ddi mdi of the 1980s and major projects wichin
the framework of the master plan, signcd in 2011, to build the new Ha Noi for
2030. The acceleration of the mctropoiisation process, ‘top—down’ urbanisation,
and reforms to liberalise property laws came into conflict with the dynamism of
urban outskirts iaci(ing any control over land issues, given that agricultural land
bclongcd to the state. The densification of built-up land in the most dynamic
viliagcs and strategics to cxpand Viiiagc production spacc are limited, largc—scalc
urban dcvclopcrs l)cing considered as bcing the only ones capablc of building the
mctropoiis of tomorrow. So the question arises of how to retrain villagcrs having
lost their agricultural land and the scarch for extra sources of income for multi-

activity artisans.

The third part, entitled ‘Urban ﬁz’nge;.'z'mfgmtz’m i opposition to L’Z//ﬂgé’
d)/mmmf examines the process of population densification, the dcmograpliic
dynamics linked both to metropolisation and 7 sifu urbanisation, especially mulci-
activity, and the implications of the encounter between ‘bottom—up’ and ‘top—
down’ urbanisation based on several case studies, and this on several different
scales. The emergence of new stakeholders, conflicts over land, the questioning
of local powers, some of which are implicatcd in corrupt land deals, and mul
tiform village strategics are symptomatic of a society undcrgoing profound
change, product of a liberal society after several decades of collectivist manage-
ment. However, the harshness of some conflicts, the very rapid social and eco-
nomic stratification associated with the property boom, the end of peasantry in
the pcri-urban outskirts, challcngc the foundations of this multi-millennial, dccpiy

viliagc«oricntcd deltaic socicty.

This work is part of a rescarch programme completed in 2012, Les dynamiques
territoriales 4 la pérzphérz’e des me’z‘ropo/ex du Sud, financed by the ANR Les Suds and
conducted in partncrship between the UMR Prodig (Paris I, CNRS, IRD), Cirad

and the Casrad of the Vietnamese Acadcmy of Agricultural Sciences.

Since the cxpansion of the Vietnamese capital over the ncighbouring pro-
vince of Ha Tay in 2008, from now on, it appears necessary to consider the city

from the pcrspcctivc of its relations with its outskirts, intcgratcd into the scope



Photo 1
A city spreading out along major roads and absorbing peri-urban gardens

for action of the new municipality, Although Ha Noi has been the subjcct of
much rescarch since the 1990s, undertaken by urban planners, architects, geogra-
plicrs and historians, which has givenrise to the appearance of several publications
(CHARBONNEAU & DO HAU, 2002; PAPIN, 2001; CLEMENT & LANCRET
(eds),2001; LOGAN,2000; DECOSTER & KLOUCHE, 1997; PARENTEAU (ed.),
1997), only the very interesting pcri—urban computer graphics atlas from the
Franco-Vietnamese team led by Vu and Rossi (VTGEO & UMR REGARD,
2002) had undertaken the study of the pcri~urbanisation of Ha Noi, most stu-

dies focussing on the city centre. Studies conccming migrations towards the two

© Dominic Blewett / Noi Pictures

metropolises of Ha Noi and Ho Chi Minh City, or within them, have given rise
to several publications (GUBRY ¢r af (eds.), 2008 and GUBRYer af. (eds.), 2002),
but, in the case of the second, it only concerns the former delimitation of
Ha Noi. Many doctoral theses in French over the last decade or so on the subjcct
of Ha Noi, some of them by contributors to this publication, but none has so
far been published (BUI TU UYEN, 2012; CHABERT, 2004; CERISE, 2009;
LABBE, 2011a; MUSIL, 2013; PANDOLFI, 2001; PAPIN, 1997; PHAM THAI
SON, 2010; PULLIAT, 2013; QUERTAMP, 2003; SEGARD, 2014; TRAN NHAT
KIEN, 2010).



Ha Noi,a Metropolis in the Making, The Breakdown in Urban Integration of Villages

Introduction

This book secks to unite and promote the work of several French,
Vietnamese and Canadian rescarchers, on the process of Ha Néi’s urbanisa-
tion and peri-urban dynamics. The multidisciplinary dimension (architecture,
urban planning, sociology, gcography and cconomics) that we have givcn to
this work can be explained by the interest in combining very spatial approaches
at various scales by architects, urban planners and geographers and those of
sociologists, anthropologists and human geographers, more sensitive to ques-
tions of social dynamics and of the impact of major projects on the lives of
villages integrated into the city’s fabric. We have made a diagnosis of the peri-
urban area in order to present its strcngths and its capacity to participate in a
new enlarged city without losing sight of its diversity. We wish to demonstrate
the interest in taking into account the villagc stracum as a stakeholder in the
enlarged capital’s master plan for 2030 and of incorporating into it the land use

plans of rural communes.

Within the framework of the ANR programme’ Perisud " that [ guided for
the city of Ha Noiin partnership with Dao Thé Anh, the director of the Center
for Agrarian Systems Rescarch and Dcvclopmcnt (Casrad) of Vietnam, we
drew up several maps showing the communal network of the new capital prov-
ince. These recent maps (with statistics from 2009) are a basis for particularly
innovative reflection to analyse the social and land context in which the new
city secks to Cxpand and enable us to show the social risks to which these pro-
jects can expose these peri-urban spaces that are among the most densely popu-
lated in the world (1,000 t0 2,000 inhabitants per km?), particularly because the

existence of this multi-purpose environment is denied by the planners.

The many contributors are part of a wide network of rescarchers, doc-
toral students and post—docs with whom we have worked for many years in
Vietnam. This will enable them to publish under their own names the various
chapter sections that thcy have written or co-written. Many of these con-
tributors possess a large corpus of hitherto unpublished maps and plans that
our atlas intends to present and analysc. Some contributors work in the field
with Vietnamese stakcholders (such as the I'nstitur des métiers de la ville,
the Institute for Urban Policy, jointly run by Emmanuel Cerise) and have an
‘insiders view of the capital’s planning process that has enabled us to enrich
our projects reflection. The land issues of Ha Nois expansion over its outskirts
are a central, hot topic with high social, economic and hydraulic risks. The
municipal authorities and the relevant ministries are appealing to international

CXPperts to participate in the reflection on this major project to elevate Ha Noi

16

to the status of international metropolis. Through this work, we therefore wish

to contribute to this reflection.

1) Source : UN,2011.

2) 38 and 49 inhabitants/km? respectively for North and South America, and Europe 163 inhabitants/km? in 2011, where
urbanisation has long been established.



Part One

A city woven from water

and Villages

deltaic city, Ha Noi shares its aquatic nature with most of the other Southeast Asian capitals
and with ics neighbour Canton (Guangzhou). In many instances, these cities were erected on
sites protcctccl from river ﬂooding (levees or raised construction), as for Phnom Penh, buile
several metres above the plain, or on alluvial terrace as in the case of Sai Gon (PIERDET, 2012).
Since its foundation, Ha Noi has been protcctc:d from Red River ﬂooding by high dykes and the rivers that
pass through the city, like the To Lich River, have also been the objccts of similar protective measures. In
contrast, the other major cities in the region, built alongside less clangerous rivers, have not been Cquippecl to
sucha dcgrec with protection from flooding. Canals were openecl upin Bangkok to drain urbanised land and
enable communication with the new urban areas: for protcction from the Mcl(ong in spate, Phnom Penh
was surrounded by dykcs ona poldcr; while Jakarta, founded by the Dutch in the 17 century, benefitted
from the colonial civil service’s hyclraulic know-how, which drained and dug a dense network of canals to

clean up and improvc this low—lying and regularly flooded port site.

The sprcacl of these cities over their low—lying fringes poses two main prohlcms that we will address in
this section: ﬁrstly, their outskirts are dotted with a dense hyclraulic network destined for growing rice. This

poses the prohlcm of rcvising the hydraulic system with the changc in use from agricultural land to building



plots: poldcrs must be created that are closed off with dyl(cs and dried out witha complctc drainagc system
made up of canals, sluices and pumping stations. In addition, the Villagcs over which these cities sprcad, like
Jakartas éampong, and particularly like those around Ha Noi, are very dcnscly populatcd. The changc in use
of land intcnsivcly farmed for rice concerns a very largc population that must switch to a fresh activity or at

tl‘lC very lC’(lSt ﬁﬂd supplcmcntary income to compcnsatc l:Ol’ tllC lOSS ofagricultural land.

The integration of Villagcs into Ha Noi City has taken placc according to various different patterns
throughout its history, dcpcnding on the state dcvclopmcnt policy in force, the town planning model upon
which it was based, the economic activities of the villagcs in question and the dynamism of the local authori-
ties present. As much intcrpcrsonal and economic as territorial, it has fostered the urbanisation of villagc
economies and a ruralisation of the city by discouraging the migration of Villagc populations. Through the
Old Quarter of 36 Streets and Corporations in the Vietnamese capital, itself originally founded on a sub-
strate of Villagcs, craftsmen’s and tradesmen’s Villagcs in outlying communes have been intcgratcd into the
market cconomy. This formed part of the wider sphcrc of international trade, particularly within Asia. For
several centuries, not without its ups and downs, this district has functioned in step with the rhythm of pro-

duction in the villagcs. In cxchangc, it has launched them onto the international market.

Since 1995, 148 villagcs have been intcgratcd into the city’s fringcs hy changing the status of rural districts
into urban districts. Paddy fields have been progressivcly caten away by village expansion, but above all hy
the establishment of residential and industrial projects, without these hcing accompanicd hy drainagc infra-
structure or the installation of wastewater disposal systems. The liberalisation of land market and anarchic
construction of housing, shops and factories, some without permits, marked the individualisation of build-

ing practiccs in a context rcquiring a concerted use of land and the hydraulic system.

The scale of mctropolitan projccts for the two coming decades, the cxpansion of the capital provincc
over ncighhouring Ha Tay Province and the construction of satellite towns and very dense pcri-urhan areas
all call for a revision of the means of control over construction on agricultural land and for the installation of

hydraulic infrastructure in kccping with the municipality’s ambitions in terms of urban planning.
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Ha Noi between the ‘waters

riginally made up of urban villages dotted with
ponds and pools, the Old %rtcr of 36 Streets
and Corporations, and a citadel where water
flowed through a moat linked to the hydrau-
lic system, the city of Ha Noi has spread out over its fringes,
integrating very populous and multi—activity Villagcs and lake

replacement basins in the surrounding arca.

It has been erected ‘between’ the waters and ‘on’” the waters ac
very variable rliythms inan environment very prong to ﬂooding
and threatened by spates from a dangerous river that flows above
the level of the plain. Water is an intcgral part of Ha Noi City,
and cven if the capital turns its back on the Red River, hidden
behind imposing (iyl(cs, water is visible in the multicude of lakes
that permeate the city’s territory. In addition to their function
countering flooding, these lakes play several other roles: eco-
nomic ones for craft villages, but also cultural and symbolic.
In chis ‘liydraulic’ civilisation, many ricuals are practiscd during
villagc festivals to invoke the protection of ‘Heaven' from

llooding.

The Vietnamese govcrnmcnt’s recent decision to integrate
Ha Tay, the westerly neighbouring province, into Ha Noi
Provincc-capital, has signiﬁcant implications in hydraulic terms:
this territory can be vulnerable to the Ddy and Tich Rivers

ovcrﬂowing in the event of Red river floods diversion in these

S Fanchette, R. Omem’, Trin Nhit Kiéen

tributaries. In a context of urban development where land mar-
ket forces dictate the proﬁtability of building land and impose
high-rise buildings, control of land usage and urban expansion
is a difficulc challcngc to meet. Ha Noi's Master Plan for 2030,
signed in July 2011, took good note of the vulnerability of the
cnlargcd Provincc—capital by stipulating the preservation of a
green belt, to promote a ‘sustainable and environmental city’.
However, one might well wonder just how feasible such a meas-
ure may be in this country in transition towards the market
economy, of weak institutions at all level of administrative hier-
archy, and of the need for both forcign and national investors
(sccl(ing a maximum return on their capital) in order to build

tllC new ITICEI'OP OliS.

Control over bodies of water and the sprcad of construction
has been lacl<ing up until now in Ha Noi City’s public policy‘
Alrcady during the collectivist period, the state and the munici-
pality, the main supplicrs of housing, did not have the means to
finance such infrastructure. With the liberalisation of land mar-
ketand the establishment of the policy dubbed “The state and the
pcoplc build togcthcri local authorities have been overwhelmed
by the advance of urban sprawl. The sprcad of unrcgulatcd self-
building on the fringcs of l)ig cities without hydraulic infra-
structure, as was the case in Ha Noi in the 1990s-2000s, poscs
serious drainagc problcms during the monsoon. The creation

of hydraulic polders by the dykes makes it difficult to evacuate
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rainwater by gravity. A complexe network of gates and pumping stations allows

water transit and drainagc ofmounsoon rain from CﬁCl] POldC[.

The many lakes, ponds and paddy fields absorb some of the rainwater, but in
city centres and villages they are increasingly filled in to make room for new build-
ings. Natural drainagc liappcns slowly and in the absence of pumping Cquipmcnt,

rainwater stagnates and floods these new residential urban and industrial arcas.

The lack of building land obliges many peri-urban villagers and those newly
intcgratcd into the city to fill in ponds and strecches of water to build their houses,
workshops or businesses there. Only the sacred and religious function of some of
these ponds, testimony to their former function in water cults for protection from
the violence of ‘Heaven’ in the face of man excesses, scems to have preserved

some of them from building fever.

Vulnerability of a deltaic city
. Geographical and hydraulic factors

Ha Noi City is built on a lacustrine alluvial soil with a complex micro-topo-
graphy, rcshapcd over millennia by the whims of the river and its discriburaries fet-
tered within a tight network of dykes. Water is an integral part of the city and plays
a signiﬁcant role in shaping its scructure. Itis so closcly associated with Vietnamese

land that the same term 76 is used to designate both water and the country.

Three clements founded on hydrology, alluvial soil formations and man-made
installations must be taken into account to underscand Ha Noi's vulnerability in
the face of flooding caused by water from the river and from the sky, concentrated
into the summer months (75% of the 2,000 mm of annual rainfall pours down

onto the city during the monsoon).

Firstly, the Red River, when it flows into its tightly enclosed delta, becomes
one of the most dangerous watercourses on the planet: very frequent and rapid
spates, water levels that rise very rapidly. fuelled upstream by torrential rains during
the monsoon. Without major embankments along its flood plain, the Red River
could inundate large parts of the Delta and destroy rice crops by submersion
(GOUROU, 1936). In 24 hours, the river can rise from 1 to 4 m. The force of its
spate makes it impossible to builda l)arrage to divert the rivers waters at the Delta’s
apex. Ha Noi is protected by seven dykes, totalling 150 km (VTGEO &UMR
REGARD, 2002).

Inaddition, by dint of the rising level of the river bed through aggradarion the
river and its various branches flow well above the level of the plain, on a natural
levee formed by an embankment of alluvium (see Diagram). Atits highcst level,
the Red River in flood, held back by a compacted dyke 14 m high, rises cight
metres above HaNoi City, located just below the river. In 1971, during the biggcst
flood ever recorded in its history‘ the water level in the Red River reached 14.6 m,
while the alticude of the city below varies between 5 and 8 m. Thus, in pcriods of
high water, the river crosses the Delta more asa stranger than as a benefactor, since

its rich alluvium is lost to agriculturc.
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Figure 2 - DEVIATIONS OF THE RED RIVER BETWEEN THE 10t AND THE 20t CENTURY
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This position of alluvial land below the level of the river’s flood plain can also
be observed, less obviously, along the Dy River, to the west of the town cenre.
Until the 1930s, in pcriods of high water, it was difficult to evacuate rain and irriga-
tion water in the polder of Ha Dong, which prevented planting in the 5% monch.
Closing off the Day River from the Red River with a sluice lowered the level of its
waters and turned it into a drainage basin for the adjacent polder, as well as stop-

pmg thC swamping ofcommuncs pOOfly Pl‘OtCCth by thC dyl{CS.

The risks of river ﬂooding have however decreased since the construction
of the Hoa Binh Damreservoir on the Black River, a tributary of the Red River
(with astorage capacity of 6 billion m}), complcted in 1990, as well as efforts made
to control floodwaters (possibility of diversion floodwater upstream from the
capital into the Ddy River or the Duong River and the reinforcement of the dyke
network). The Hoa Binh Reservoir is designed to reduce the maximum level of
floodwaters from 14.6 m to 13 m, while the five diversion zones upstream reduce
it from 02 to 0.3 m (SILVER ¢7 al, 2001). Better protected, the city has spread
rapidly since 1995 (QUERTAMP, 2003), particularly in the zone outside of the
dyke. However, efforts to contain flooding upstream from the capital have been

limited by illcgal housing construction and sand extraction in the rivers flood

plain that hinder runoff of water and make levels of floodwater rise by as much as
0.7 m (SILVER er al,2001).

Although dyking up the river has made it possiblc to contain the floodwaters,
ithas however complicatcc] the drainagc system. The dykcs built on natural levees
tend to create isolated hydraulic subdivisions, poldcrs that are difhicult to drain
during the monsoon. When the Red River and other rivers are flooding, a very
efficient drainagc system must be installed to evacuate rainwater, given that water-
courses flow above the level of the plain. Improvcmcnt of the drainagc system
constitutes one of the most difficult challcnges to be met by Ha Noi, particularly
given the context of rcndcring land impcrmcablc through construction of raised

concrete platforms, I'Oﬂd HCtWO[kS and by ﬁlllﬂg in lakcs.

Added to these two factors is the nature of the delraic soil, formed by non-sta-
bilised Quaternary alluvial carth. The micro-relictlinked to the history of aggrada-
tion, to breaches in the dykcs, to the blindness of certain meanders, constitutes
a testimony to the life of the river and its soil. The city is dotted with numerous
lakes and pools, of which the higgcst is West Lake, or Téy Lake, a closed-off
former branch of the Red River, lying to the north of the city (Figure 2). Because
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of its alluvial nature, land is extremely prone to subsidence. Bue this is exacer-
bated by ever-increasing pumping of groundwater to supply urban consumers.
There are several hundred borcholes and a multitude of family wells, around

which land subsidence, sometimes of more than 10 mm/ year, can be observed

(QUERTAMP, 2003: 232).
o The city outside the dykcs

In the 1990, the expansion of the city took place in the south towards the
lacustrine district of Thanh Tii for reasons of acccssibility to land. As well as
spreading over low-lying land (altitude of 2.5 and 3.5 m) and very vulnerable to
rainwater ﬂooding, the city continuces to advance onto land bcyond the dykc on
the flood plain. Higher up than land inside the dyke, by 9 to 11 m, this land called
/7@/, replcnished with alluvium every year by the flood waters, was intcnsivcly cul-
tivated with market garden crops, corn or other plants, such as mulberry bushes
for brecding silkworms. In the 1970s, the area in proximity to the Chuo‘ng Duo‘ng
Bridge, near the historic city centre, began to be illegally occupied by migrants

and poor citizens, attracted by the very low priccs of this land prone to ﬂooding,

Table 1 - VULNERABILITY OF DISTRICTS IN THE FORMER PROVINCE OF HA NOI

Arrondt/ Area Arrondt Areas Areas Flooding Area

Urban under water of lakes oflakes  vulnerability = under water

district (ha) (ha) 2005 (ha) % index %
BaDinh 77.19 925 45.8 4.95 0 83
Dong Da 47.14 996 345 3.46 0 4.7
Hai Ba Trung 146.95 1,009 36.8 3.65 0.5 14.6
Hoan Kiém 89.57 529 10.7 2.02 0.1 16.9
Cau Gidy 38.13 1,203 13.2 1.10 15 3.2
Long Bién 813.29 5,993 157.2 2.62 7. 13.6
Hoang Mai 685.27 3,981 512.4 12.87 43 17.2
Tay Ho 949.75 2,401 546.9 22.78 2.9 39.6
Arr. total 2,847.29 17,037 1,357.5 8 16.7
Tur Liém 589.66 7,533 65.8 2.2 7.8
Dong Anh 1,853 18,214 24 10.2
Séc Son 1,505 30,651 0.5 4.9
ThanhTri 543.69 6,294 78.8 12.6 8.6
Gia Lam 1,225 11,473 17.7 10.7
District total ~ 5,716.35 74,165 7.7
HaNoitotal  8,563.64 91,202 3.7

From Haipep, 2007
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With the construction of the Hoa Binh Dam, the risks of flooding associated with
high waters in the Red River have decreased and the arca outside the dyke has
begun to interest rich city dwellers. In 2000, Chuong Duong district recorded one
of the highcst densities of population in the city centre: 240 per hectare. In 2004,
160,602 inhabitants and 32,012 housing units were listed there. Some squaters
extend the buﬂt—up arcaat the expense of the river by erecting buildings next to it.
The capacity for running off the floodwaters over the flood plain are thus dimin-
ished and thus push up the level of floodwaters. With the same rate of flow, the
level of floodwaters has increased by 0.60 m between 1970 and 2000 (HOANG
VINH HUNG ¢zal, 2007). What is more, construction of housing on the banks of
dykcs weakens them, incrcasing the risks of brcaching. Only these kinds of build-
ings were demolished in around 1995, the municipal authorities bcing incapablc

of rcvcrsing the process cntircly‘

o The former province of Ha Noi in times of flooding

The former province of Ha N, limited to the urban districts and to the
four districes of T Liém, Gia Lam, Dong Anh and Séc Son, was the subjcct
of a detailed study, abundantly documented with maps, by Haidep ' in 2007, a
]apancse programme origina“y dcsigned to producc the city’s Master Plan. It
tackles, amongst other things, the fresh hydraulic challenges with which the new

capital districts are confronted.

Factors of vulncrability to ﬂooding arc many:

— the altitude of the alluvial plain, and thus its capacity to be drained during the
Red River floods while it flows several metres above it;

— the Red River’s proximity to the Dudng River and the risks associated with the
brcaching of dykcs;

— the reduction of areas covered with water, particularly pools and ponds thatact
as reservoirs for rainwater during the monsoon;

— the quality of the drainagc system, the location ofrcscrvoirs, the maximum rate

Of-ﬂOW {:OI‘ drains and EhC strength ofpumps.

The flood vulnerability indicator was calculated as follows:

Flood-prone arca in the zone X proportion of land by land use X Flood runoff cocfficient

Total area of land

Itis noteworthy on the map of the vulnerability of communes (Plate 1) how

much this is accentuated dcpcnding on the northwest/southeast slopc and the



proximity of the Red River and other rivers. Within the context of this study
carried out by Haidep, a survey was made in 2005 among inhabitants to evalu-
ate the proportion of these who suffer more than 10 em of floodwaters in their

residence.

It is therefore apparent that the districts having a highcr than average vulner-
ability index (3.7) are localised in the low—lying zones in the south and southeast
of Thanh Tri and Hoang Mai and near the Red River and the Duong River, at
Long Bién and Gia Lam. These last two are the most exposed to risks because they

are threatened from both sides by the Red River and the Duong River and are in

Photo 2
West Lake and Tric Bach Lake seen from above: the importance of stretches of water in the city

a low—lying arca (abour S'm). Although thcy are protcctcd by imposing dykcs and
the risks of brcaching are slight, their vulncrability remains high‘ To the south,
the Thanh Tri basin encompasses the Sét, Lu, Kim Nguu and T6 Lich Rivers that
make up the entire drainagc system of the urban districts. In contrast, the central
districts enjoy cither zero vulncrability, like Déng Daand Ba Dinh, ora very low
level, like Hoan Kiém (0.1) and Hai Ba Trung (0.5), of which the western phuing

(or urban communes) are located along the Red River.

However, the factors for a grid map at the district scale only give average

levels of vulncrability‘ Within district limits, flood risks are variable, as demon-
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strated by a grid map at the communal scale. According to the survey carried out
among inhabitants by Haidcp in 2005, between 15 and 38% of communes suffer
from flood levels of more than 10 em during the monsoon. Poor maintenance of
drainage and sewage channels towards the lakes, and the progressive encroach-
ment of these by new constructions, locally increases this vulnerabilicy. During
hcavy rains, there are more than 20 points particularly affected by ﬂooding in the
city centre. A recorded rainfall of 100 mm in two hours leads to flooding in four

urban districts.

By superimposing the map of communal Vulncrability onto that of the
growth in population between 1999 and 2009, it can be observed that all of the
communes with a very high level of Vulncrability record the highcst rates of popu-
lation growth, namely more than 2.48% yearly. This exposes a growing population
to the risks of ﬂooding and, in addition, results in a densification and an extension
of housing development, to the detriment of spaces given over to agriculture and

water and an increase in wastewater drainagc.

o An obsolete drainage system inadequate for the expansion of the city

Hanoi’s system of drainage and evacuation of wastewater is obsolete and dates
back to the colonial era. It was installed between 1905 and 1945 and only covers
1,000 ha of the city centre (Ba Dinh and Hoan Kiém districes), the other districts
of the capital having only been devclopcd withan open sewage system. Expansion
of urbanisation has not been accompanied by an appropriate system of drainage,
particularly in the areas where sclf—building by houschold dominated residential
construction. In addition, at the beginning of the Ddi mdi years, the state invested
little in the dcvelopmcnt of road and drainage networks when building the hous-
ing estates on public land that have replaced social housing, the KTT 2 It left
this responsibility to local authorities and inhabitants (PANDOLFI, 2001 and sce
Chapter5).

The city’s drainage system serves simultancously for runoff water and for
domestic and industrial wastewater togethcr, Only 10% of the latter is treated
before being released back into the general system, used downstream for irriga-
tion. The runoff of this untreated water occurs by gravity into lakes, ponds and

rivers, and seriously affects their environment.

The To Lich River drains 930 ha to the west and from the city centre, while
the Nhué River covers 9400 ha and receives the waters from the To Lich River
as well as irrigation and drainage water. Buc its drainage capacity is insufficient

and it would need reservoir lakes to compensate for the insufhicient capacity of
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pumps during the heavy monsoon rains. In the low-lying arca to the south of the
city, after hcavy rains, Thanh Tri District has to drain away 1S OWN €XCess water as
well as rainwater coming from Ha Néi, which represents a volume that canrise to
three times that of the districtitself. Almostall the wastewarer of the central urban
districts crosses this district. In spite of the increased investment in construction
of drainagc systems and pumping stations, the risks of ﬂooding have grown. The
arcas theoretically determined by the development plans for drainage are less than
60% of those that require it in rcality. The Yeén Sé reservoir, with an area of 172 ha
is saturated, the more so since this district-reservoir lost 50 ha between 1987 and
1991 that were filled in to create fresh land for development (VTGEO and UMR
REGARD, 2002).

To the southeast, in Gia Lam and Long Bién, when the water level of the
Bic Hung Hai River is below 3 m, runoff water flows into it naturally. When the
level is higher, only a powerful pumping system could evacuate the excess water

into the Du&mg River and the Red River (HAIDEP, 2007).

During the heavy monsoon rains, a layer of 50-60 cm of water can stagnate
for several days in various places in the city. Plate 1 shows the proportion of
houscholds subjected to the risks of ﬂooding of more than 10 cm. More than
30% of houscholds in the districts of Déng Da, 20% in those of Thanh Tri,
Tir Liém and Cau Gidy suffer from ﬂooding in times of heavy rain. The com-
munes located along the Red River and the Duong River are the most badly
affected. In addition, these floods make the sewers overflow, since the same
drainage system is used for wastewater and rainwater. The lakes serve as collec-
tors of wastewater, mostly untreated. One of the most visible factors of increase
in vulnerabilicy with regard to flooding is the decrease in lakes and ponds,

rcgulators of rains.

° Competing for space and ﬁlling in lakes and ponds

o An urban bistory marked by the progressive filling of lakes

Located amid various watercourses and on a substracum of villages and lakes,
the city of Ha Noi has had to find its space and, from time to time, intc:grate or
not villages and stretches of water. Abundant on this deltaic plain, lakes bear wit-
ness to the former meandcring of rivers and their distributaries, to the activities of
humans who have buile dykes and artificial carth platforms to protect themselves
from flooding and so have carried out excavations to extract carth, to extreme
subsidence of this unstable alluvial ground and to the provincc’s very pronounccd

northwest/southcast slope.
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Vulnerability of communes to flooding in 2005
(former province of Ha Noi)
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West Lake, Ha Noi's biggest (more than 500 ha) is an oxbow lake formed by
the Red River before it was endyked up (see Figure 2). As it has spread over its
rural fringes, Ha Noi has absorbed villages and with them the ponds and lakes
that are part of their living and productivc space. Itis the case thatin cach Village a
certain number of lakes or ponds belong to the community, located opposite the
communal house and the pagoda, and whose functions were as much ritual and
geomantic (Chapter 1) as for drainage of runoft water. Village dwellings featured
private ponds fulﬁlhng several functions: subsistence for rearing fish on waste
material and as a place to pour away familial wastewater from clothes washing,

washing—up or showcring.

During the feudal era, there were 900 lakes and ponds in what was then
Ha Noi: the Quarter of the 36 Strects was dotted with them (Plate 2). The
policy of ﬁﬂing in lakes and ponds bcgan during the colonial pcriod for sani-
tary as much as urban reasons: the authorities wished to make a clean slate of
the past and in particular of the semi-rural nature of the colonised capital to
build new western-style districts. Only one lake survived in the old centre,
Hoan Ki¢m Lake, while a few ponds were dcveloped into parks and anti-

flooding reservoirs.

Then, during the collectivist period, collective housing or KTT were buile
on the fringcs of the city over lakes, marshes and unproductivc land in rural
districes. The urbanisation of highly productive agricultural land was forbi-
dden (PANDOLFI, 2001). Kim Lién, one of the biggcst residential projects of the
period, was built on 40 hectares to the south of the city, on marshland. These
new popular urban areas all incorporatcd ponds within their perimeters, of

which the shores have been developed into recreational spaces.

At the end of the 1980s, under the impetus of the Ddi mdi reforms, the
new state housing policy (‘the state and the people working together’) and the
1991 land law permitting private construction, there was a construction boom

and an crosion of public space (sce Chaprer 5).

As carly as 1988-1989, wastelands, country gardens or the capital’s lakes were
progrcssivcly absorbed by individual buildings or by the city authorities reclaim-
ing land. Gidp Bér District, for example (see Chapter 5), to the south of the
city, was built on a filled-in pond, fbllowing a decision from the city‘s Pcoplc’s
Committee. The village's former territory has been progressively encroached by
unauthorised installations, while the banks of the Sét River, lefc undcvc[oped,

have slowly been occupied. The local authorities were incapable of controlling
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this feverish construction, particularly in a context where American bombing had

grcady affected an alrcady very limited architectural hcritagc.

Ina study carried out using old maps, SHIBAYAMA ¢t al (2008) measured the
evolution of stretches of water within Ha N¢i City from 1885 onwards. In this
year, the city measured 1,059.1 ha and boasted 266 lakes with an area of 275.3 ha,
or a quarter of its total arca. In 1936, at the end of the colonial era, stretches of
water were down by a half over this same arca and there were only 154 lakes over
an arca of 121.8 ha. In 2005, the part of the city that was once the ancient and
colonial town features only 11 lakes over an area of 62.7 ha, or 22.8% of the total

area under water in 1885.

The tolerance of local authorities towards illcgal constructions has produccd
20% of housing stock in 1984, of which a high proportion was built on reclaimed
land. In this manner, over ten years, from 1990 to 2000, the number of lakes in the
four urban districes of Ha Noi has shrunk from about forty to about twenty. The
total surface area of lakes has decreased from 800 to 600 ha. It is estimated that the
biggest lake in Ha Noi, Tay (West) Lake, has lost 40 ha to individual construction
initiatives (PANDOLFL, 2001).

In the central districes of Ba Dinh and Déng Da, where demand for land is very
high, between 1994 and 2005, the total arca of lakes has gone down respectively
from 54.6 hato 45.8 haand from 434 ha to 34.5 ha (HAIDEP, 2007 and Figure 3).

o Residual lakes scattered very irregularly through the city
and with diverse functions

The former province of Ha Noi before 2008 contained about 200 lakes.
Within the context of drawing up the cityk Urban Devclopment Programmc
to 2020, Haidep carried out a survey on 155 lakes, including all the lakes in
the urban districts and a high proportion of those located in the rural districts.
These 155 lakes cover an area of ncarly 2,000 ha and are scattered very uncqua“y

throughout urban and rural districts.
g

Three big lakes of more than 100 ha take up 71% of the total surface area of
lakes surveyed by Haidep in 2007 (Table 2). The biggest is West Lake, 512 ha,
(Figure 3), Van Tri Lake to the north in Déng Anh District measures 355 ha
and Yén S& Lake, to the south, 172 ha, and acts as a vital drainagc reservoir for
the citys waters. A certain number of lakes are linked together by a system of
canals with the main function of holding part of the surplus rainwater during

the monsoon.
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Place 2

Structure of the business quarter and the Citadel under the Lé Trinh Dynasty (16'-18" century)
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Smalllakes of less than 1 ha have nearly all been reclaimed and progres-
sivcly filled in by city dwellers lacking space for housing. In che four central

urban districts, only three lakes remained in 2005.

These lakes fulfil several hydraulic, recreational and economic func-
tions. According to Haidcp’s survey, 19 serve as reservoirs for rainwater
during the monsoon and play a regulatory role when flooding occurs,
32serveasa placc for walks and 80 are used for ﬁshing. The function of
lakes regulating rainwater flooding has been greatly reduced as they have
been progrcssivcly filled in. Their reclamation has been carried out both

in the city and in peri-urban villages where demand for land is very high.

The role of water in the initial structure

of the city

Owing to its ideal situation at the crossroads of major waterways,
the Red River, the T6 Lich and Kim Nguu Rivers, Ha Noi was at the
centre of regional trade, then of international trade (NGUYEN THUA
HY, 2002). Water is present in all the districes of chis deltaic city: the
Red River, the other rivers, ponds and canals form the city by imposing
its limits, the presence of craft production activities that consume a
lot of water and a religious heritage closely associated with water cults
and situated nearby. But water occupies large spaces that are coveted
by individual builders and by developers, at the risk of endangering the
fragile hydraulic, economic and religious balance upon which Ha Noi

was built.

Table 2 - DISTRIBUTION OF LAKES SURVEYED BY HAIDEP IN 2007
IN THE FORMER PROVINCE OF HA NOI

Size l Number Area Area
of lakes i of lakes (ha) %
0-1ha 25 15.6 0.8
1-5 ha 76 191.8 9.8
5-10 ha 27 182.6 9.3
10-100 24 4527 23.1
+ 100 ha 3 1,394.8 71
Total 155 1,960.4 100
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Figure3-PONDS AND LAKES ENCROACHMENT SINCE 1986 INTHE CENTRALURBAN DISTRICTS
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-
Sources: Tourist map at 1/23,000 Hanoi Carenga publisher, Image Google Earth 2012,
map of the city of Hanoi, 1986 Vietnam Mapping Services 1/35,000
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o Whater as a limit and as an opening

During the feudal era, water was used to structure the city in several differ-
ent ways. Firstly as a limit, it marks the maximum expansion (Red River, T Lich
River) or woven into the urban fabric (network of little lakes and outlying ponds).
But water is also an integral part of the city and plays an important role as an ele-
ment structuring as much the ancient city (moat, lakes) as the commercial city,
given the importance of the central basins in the constitution of the neighbour-

hood built up with ‘compartment houses.

This complex hydraulic system is found in the densest and the most buile-up

district of the city. While in the citadel water is found only in ponds, indcpcn—

©IRD, 2015



dent of cach other, here, everything is linked. There are more than ten lakes linked
togcthcr and connected to Hoan Kiém Lake to the south and Trac Bach Lake to
the north. This network is also connected to the Red River to the north and to
the south, vz Hoan Ki¢m Lake, which is linked to it in two piaccs. Finaiiy, to the
north, one of the lakes of this network is linked to the citadels moat. Moreover,
this moat receives water from the To Lich River, which was linked to the

Red River viz West Lake, and took in water from it as well, when levels were high.

Then colonial urbanism icself, with its policy of large-scale reclamation, did
not totaiiy drain water from the city’s destiny, but made it a singic—function ele-
ment of aesthetic nature: the urban lake. Later, with independence, Vietnamese
urban planners, with a different economy of means, reintroduced methods
more respectful of sites. They gave back to water its central role in the workings
of the city (lake in Reunification Park to the south, West Lake to the north)

(PEDELAHORE, 1983).

In this manner, water — as if by default — structures the areas that it does not
occupy. In addition, over time, it has modified the face of the city during the
whole history of its establishment: floods, changcs in the iayout of the hydro—
graphicai system, successive land reclamations. It could be said that Ha Noi was
built not on land but between waters, up against water, mai{ing water its principai

element.

Originally located on the Red Rivers flood plain, before the network of
dykes was strengthened, the business quarter of the 36 Streets depended for its
dcvciopmcnt on the evolution of the river’s path and on its progressive embank-
ment, in paraiici with the citadel. Located between the citadel, West Lake and
Hoan Kiém Lake, its spatiai organisation dcpcndcd on force lines oriented west/
cast (doors of the citadel/banks of the Red River) and north/south (alignment
of the citadel and successive dykes). This irregular latticework marks out the
dcvciopmcnt of the district and delimits the future city—bioci{s (itis possibic that
this network of carth levees and dykes was once the pattern of the paddy fields)
(Plate 2). According to Christian PEDELAHORE (2003), ‘these paths, tortuous
and irregular, bear no relation to cither the structured grid pattern of paddy ficld

subdivisions, or to pianncd tracks,

Upon the structure of these roads/ dyi(cs is supcrimposcd in counter-relief
the structure of the hydrographicai system, made up of successive variations in
the bed of the Red River, which form a veritable maze of lakes connected to

the Red River via the To Lich River, canals, sluices that aid the development of

trade. Networks of successive dykes (of which the first traces date back to the
I century BC) are progressively channelled into the Red River and have freed up

an ever-bigger space for the business quarter, thus enabling its enlargement,

These roads/dykes make up the framework of the big clusters of urban devel-
opment. It is along these roads that the first buildings were constructed that
spread lictle by licdle towards the hearts of the city-blocks (where village clements
remained: lakes, tempics, viiiage boundaries...). Their densification oniy took piace
very slowly, then accelerated with the appearance of the ‘Chinese compartment.
During the colonial era, lakes in the heart of these city—bioci( were Cmpticd and

filled in to make way for fresh construction (see Plate 7).

On cither side of these roads/dykes, the first itinerant traders come to sell
their wares and hold occasional markets, then install temporary shops and finally
sctle by building houses-shopsworkshops. The first markets must have been set

UP at ti’lC intersection bctwcen roads/dyi{cs and canais.

« Silk and papcrmaking activities on the shores of West Lake

North of the business quarter, in the peri-urban arca around West Lake, there
were several village neighborhoods, or phuting. Some grew vegetables (Nghi Tam
and Qi‘ang Ba) or fruit, to suppiy the court with fresh producc; others (Yen Phy)
made paintings or smelted bronze (Nga Xa Peninsula, on White Bamboo Lake,
Ho Tric Bach). The neighborhoods on the western shore of West Lake were
famous for weaving ordinary silk (Bdi An), black silk (Vong Thi) and brocades
(Trich Sai) (PAPIN, 2001). Nghi Tam, Nghia Do, Thanh Tri and Thay Aisouth of

Ha Noi were known for rcaring silkworms.

Other viiiagcs lived from the ﬂourishing paper industry, such as Yen Thai,
Ho Khiu and Nghia bo. Thcy were on the southern shore of the lake and near
Paper Bridge (Cau Gidy). The neighborhood of Yén Thdi or Budi, originally

specialised in paper for everyday use, gradually diversified its production (Plate 2).

Towards the end of the 16" century, artisans began to produce very high
quality paper that was sold at the imperial court (PAPIN, 2001). This activity had
developed near the lake, as papermaking needed a lot of water and enough space
to build ovens. Indeed, artisans soaked dé bark (produced from rhamnoneuron tree
fibres) during one to three days for retting (softening)‘ Then, thcy again soaked
the retted picces of bark in a bath of lime for 24 hours. After being ‘cooked” in

carthenware ovens on the banks of the T Lich River or on the shores of ponds,
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the picces of bark were rinsed in clean water. Finally, a second lime bath was neces-
sary before the real stripping down of the matter to prepare the pulp. Other pro-
duction stages required water: making the pulp with crushed bark, its maceration
and ﬁnally raising the sheets of paper with a wooden frame fitted with a bamboo
trellis in a tank containing a liquid with the paper pulp floating in ic. This activity
was given up at the bcginning of the 1980s, a victim of competition from indus-

trial papermaking (LE FAILLER, 2009).

These villages benefit from proximity with the To Lich River, the favoured
waterway for trade between the Red River, Ha Noi and Ha Tay Province. There
were several markets on the shores of West Lake where products from the sur-

rounding Villagcs were traded, in particular the market at Budi, spccialisccl in

paper.

o Cults and rituals in the re-appropriation

of hydraulic spaces

In the Pcri—urban rcgions of Ha Noj, the importancc of waters role in Villagc
cultural activities is demonstrated through the presence of festivities, practices and
customs. The use of hydraulic structures (ponds, lakes and canals) associated with
these activities is still current, ensuring the upkeep of the places that are associated
with them. Some of them have even been enlarged to cater for an increased inter-

estin cult activities.

The art of water puppets or 747 nudc originated in the Red River Delta, in
Nam Dinh Province, more prccisely, and is one of several ricuals to summon rains.

It was associated with fertility cults, before becomingavillage entertainment dur-

Figure 4 — WATER, AN ELEMENT OF RELIGIOUS AND RITUAL HERITAGE IN TRIEU KHUC VILLAGE
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ing festivals. Permanent water pavilions, ity dinh, were built in several temples or
pagodas around Ha Noi. But usually, when on tour, temporary rooms are put up
for the puppeteers, made of lightweight materials (bamboo, wood) and casy to
carry around to the numerous ponds dotted among the villages. Games practised
during spring festivals, very numerous in Red River villages, recall the hydraulic
rites. Boat races are a rite linked to the Festival of the Waters common to all rice-
planting and fishing peoples in Southeast Asia. Boat races are linked to the cult of
the Water Sprite celebrated at the beginning of the wet season or that of floods
and the end of floods and evoke the storm with ics life-giving rains for the rice

(DAO HUNG, 1991).

The last lakes and ponds protected from urbanisation possess geomantic
propertics within villages: they are situated opposite the communal house (dinh)

or the pagoda (chia) (Figure 4).

In the pcri—urban Viiiagcs of the first ring of outskirts intcgratcd into the
urban districs, like that of Tri¢u Khuc, the banks of the ponds have been paved
with concrete to stop them being caten away by constructions. During the sum-
mer of 2006, the shores of the Pagoda Pond (Ao Chua) were developed and
a lictle bridge was built there and financed by the inhabitants. The wastewater
system of those living nearby, which before flowed directly into the pond, is
now connected to that of the village sewers. The pond water has been cleaned,
to the point where it is now possible to swim there. The pond has regained
its customary uses. In the viiiagc of Q@n Nhan, the Bau Duc Pond and the
Lotus Pond (Ao Sen) have enjoyed similar treatment and their waters are

periodicaiiy cleaned.

Aithough ritual hydraulic structures are as a matter of principle prcscrvcd, or
even improved, it does come about that communal authorities fill in sacred lakes.

In these rare cases, thcy run the risk of criticism and protests from Viiiagcrs.

For Cxampic, in 2007, in Nhan Chinh the district authorities had a project to
fillin the Pen Brush Pond (Ao But?). Owing to the geomantic value of the pond
— thanks to the Pen Brush Pond, many mandarins and doctors first saw the light
of day in their village and it is for this reason that their village bears the name of
%m Nhin (viiiagc of mandarins) - the old peopic of the Viiiagc protcsted
against this project to the district Peoples Committee, in vain. At the beginning
0f 2008, the pond was filled in, and the land taken over by a Viiiagcr who turned it
into a car park. Several months later, the Viiiagcrs were continuing to protest and

dcmand ti]C restoration Oi:ti]C POHCi,

Stretches of water destined for cults and rituals are the last to remain in che
Viiiages on the outskirts of Ha Noi. They contribute to storing water and to regu-
lating it during heavy rains. In villages where all ponds have been filled in, an

increase in fiooding during monsoon season has been observed.

Ha Noi since 2008: hydraulic implications
of major urban projects

Until the 1990s, the expansion of urban sprawi and that of pcri—urban Viiiages
took place slowly as small developers, public enterprises and individual house-
holds got hold of piots of land for buiiding (icgaiiy or iiicgaiiy). Fiiiing in stretches
of water, nibbling away at their edges, and turning paddy fields into land for build-
ing on took place on a small scale and concerned relatively limited areas covered
with water. Natural drainage during heavy monsoon rains continued to work
normally viz the residual stretches of water and the cultivated land around the
urbanised arca. The development of a town-planning project devoid of coherence
at the level of the two mcrged provinces and that of individual viiiage projects,
which are made possibic thanks to the undcrstanding of certain local elected
officials, poses the problem of the reorganisation of the hydraulic system of a city

I’Cl’]dCK'Cd more anci morce VLlil’lCI'abiC to i'iOOdil’lg.

e The former province of Ha Tay and the risks of ﬂooding

Since its enlargement in 2008, Ha Noi Province is subject to fresh environ-
mental chaiicngcs, particuiariy concerning the control of river and rain ﬂoodingi
In addition to the problems to which the urban and rural districts of the former
provincc are subjectcd (ovcrﬂowing of lakes, difficulties in (iraining away rainwater
during the monsoon, subsidence and above all water pollution) are now added the
risks of ﬂooding linked to the integration of the Déy and Tich River vaiicys that
split the province in two aiong anorth-south axis. A distributary of the Red River
contained by high dykes, the Dy River has on countless occasions flooded the
plain below, particularly the basin of Chuong My District (see Diagram). In addi-
tion, during the iiigii water scason, it was difficult to drain the rainwater from the
land in the Ha Dong hydraulic subdivision from the lefe bank towards chis river.
Therefore, in 1937, the colonial administration built a sluice at the entrance to the
Déy River to prevent the Red River waters from entering it, a sluice that would
oniy be opcncd in the event of very iiigii waters, to protect Ha Noi, situated 30 km
downstream. Since 1971, this sluice has not been opcncd, dcspitc very high waters

in 1996 and 2003. However, since the Dy no ionger receives water from the
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Red River, its banks have silted up, and the river is dying, If the sluice were to be
opcncd, the river would no longcr have the capacity to deviate the 5,000 m?/s
necessary to protect Ha Noi. Since the 1970s, many inhabitants of ncighbouring

communes have settled in the area bcyond the dyl(c, at their own risk.

In this manner, in the 20005, 675,000 pcoplc from the provinces of Ha Tay, HaNam
and Nam Dinh were setled in the flood plain of the Ddy River, on 41,235 ha of
agricultural land, spcciﬁcally in the districts of Cliuong M}'I and M}'/ Dric (25,000 ha).
If the sluice were opened, this land would be completely submerged, to a [surface]/

dcpth ofwater from 4 to S m,which can stagnate from 35045 days (SILVER etal,2001).

The Tich River Vallcy takes its source in the Ba Vi Mountains to the west of
the city and emprties into the Ddy River ac Phu Ly in Ha Nam Province, furcher
to the south. In Scptcmbcr, when the river is in spate, it can submcrgc its Vallcy,
in the event of water from the Red River being diverted into the Dy River.
Accordingly, when waters are high in the Red River, the vulncral)ility of these two

valleys becomes more acute.

The population thatwould be affected by such flooding is difficult to estimate
with any certainty. A reason for this is that the population count in Vietnam is
organised at the communal level, but many communes are located partly within
areas protcctcd by the dyl(cs and partly outside them. We have therefore counted
for the former province of Ha Tay the popuiation of communes situated in areas
prone to ﬂooding by the Day and Tich Rivers, those partly within protcctcd areas
and partiy outside them, and those not affected by fiooding from either of these
rivers. In gcncral, in the communes with dyl(cs running through them, the popula—
tion is concentrated in the area inside the dyke and only a minority takes the risk

of scttling in the rivers flood plain.

However, these constructions are low—lying, save for a few exceptions in the
very dense and industrious communes (3,000 inhab./km?) of craftvillages, such as

Duo‘ng Liéu, where there are factories producing foodstuffs and a market.

It is the case that the part corresponding to the former province of Ha Tay,
that occupied an arca of 2,198 km? namely two-thirds of the newly formed pro-
vince of Ha Noi, is made up of five kinds of commune with variable vulncrability
to river flooding:

- 183 communes, namcly 57% of the toral population, are not aftected by flood-
ing associated with overflowing by the Dy and Tich Rivers, and represented

54% of the provincc’s land;
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- 57 communes, namely 15% of the population on 18% of the land, were subjected
to risks of ﬂooding from the Day River, in the event of deviation of Red River
flood waters;

— 26 communes, namcly 8% of the population on 10% of the land, were subjcctcd
to risks of flooding from the Tich River, in the event of deviation of Red River
flood warers;

- 57 communes, namely 19% of the population on 13% of the land, were in part
subjcctcd to risks of ﬂooding from the Day River, in the event of deviation of
Red River flood waters, as they straddle an arca both outside and inside the
dyke;

~ 17 communes, namely 5% of the population on 5% of the land, were in part
subjcctcd to risks of ﬂooding from the Tich River, in the event of deviation

of Red River flood waters, as they straddle an arca both outside and inside

the dyke.

One of the original propositions of the Master Plan for 2030 for Ha Noi
Province is the creation of a green belt, located in the flood-prone valleys of the
Day, the Tich and in the land between the two rivers protcctcd by dyl(cs. In chis
space, two processes of urbanisation will have to be controlled: urbanisation of
villagcs, their cxpansion into areas prone to ﬂooding, building upwards and the
establishment of urban districts and industrial parks on agricultural land, raised

concrete platforms that limit the capacity for natural drainage.
p pacity 3

o Filling in and concreting over of the Delta:

\Vh’(lt arc [hC llydl"‘llllic COnSC(lllCllCCS?

o The major residential, highway and industrial projects

The major urban projects bcing undertaken in pcri—urban Ha Noi affect the
hydraulic system, the drainage and irrigation of residual land and the villages
located in the ncighbourhood. Urban and industrial constructions hampcr drain-
age and increase the risks of flooding: infiltration is lessened by the increase in
impcrmcablc surfaces. In addition, such constructions are often established in the
most productivc and least iow-iying areas, since thcy arc less prone to ﬂooding
Low—lying agricultural land and villagcs become the only possiblc outlets and suf-
fer significant damage caused by flooding and water pollution. The wide highways
under construction act as dykcs or obstacles to the evacuation of rainwater, the
more so as thcy are not accompanicd by the installation of culverts/storm drains
and a suitable drainage system. These problems affect the daily lives of inhabitants,
whose agricuitural Jand and viliagc environs are flooded more casiiy during the

monsoon, thus limiting agricultural yiclds.
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The prone to flooding valleys of the Pay and Tich Rivers
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The residential and industrial arcas, of many hundreds of hectares, are built on
embankments to protect them from flooding, However, these concrete placforms
arc raised up one metre above villages. When it rains, water drains away with dif-
ﬁculty, particularly because of the dysfunctions of the hydraulic network in areas
undergoing urban and highway development; the Delta villages, which thercfore
stand lower than these big urban platforms, accordingly suffer still further from

flooding,

Normally, it is stipulated in the protocols that govern the construction of
these gatcd communities and other industrial projects that the dcvclopcrs are sup-
posed to construct a drainage system around villages to protect them. According
to an ofhicial from the Agriculture Dcpartmcnt of one of the districts most dccply
affected by urban development, such installations have not yet been added. The
only action taken to limit the damagc is temporary pumping using big machines

to drain AWay CXCCss watcr.

This gives the measure of how much worse the risks have been rendered on
this plain alrcady with a high risk of ﬂooding, protcctcd by kilometres of dyl(cs.
Some officials from the Agriculture Deparement of the peri-urban arca are
conscious of the dysfunctions in the management of agricultural land during
the transition period from rural to urban and the defective protection of villages.
The whole hydraulic system and above all drainage needs to be overhauled by
the services concerned; in the meantime, in the absence of a definitive urban
planning programme for pcri—urban districts, one miglit suggest that the par-
ticipation of private developers is the very least they can do. The privatisation
of dcvclopmcnt will have serious consequences on the maintenance of public
services, as developers seck an optimal short-term return on their property

investments.

In addition, the dysfunctions in the hydraulic system affect land that is sdill
cultivated. Some irrigation canals are blocked and water no longer reaches filds,
while fields cut off amid multiplc construction projects no longcr have access to
irrigation. Farmers are forced to abandon them and do not receive the compensa-

tion tlicy deserve (FANCHETTE, 2011).

In the district of Hoai Duc, much souglit—aftcr for urban and liigliway devel-
opment projects, a petition has been signed by the representatives of the Peoples
Association to complain about this situation. In this district in Scptcmbcr 2009,
148 ha of agricultural land were affected by the dysfunctions of the hydraulic sys-

tem in l:lVC communes whcrc ClCVClOPmCIlt projccts are UI’ldCf way. A tl]ird Oftl'lC

34

affected land could not be cultivated, while in the remaining two-thirds, flooding
to counter lack of water made it difficult to grow crops (People’s Committee of

Hoai Dic District, Economic Development Department, 2009).

Finally, a negative effect of urbanisation of the areas closest to the capital
means that the employees of hydraulic departments, poorly paid, are less and less
committed to the upkeep of irrigation canals, preferring to turn their actention to

more lucrative activities.

The relocation of industrial parl(s and estates into pcri—urban areasis accompa-
nied by its own set of environmental problems. Indeed, most of these installations
do not have wastewater treatment systems and pour most ofit dircctly into the

general hydraulic network partly designed to irrigate the paddy ficlds.

o Villages integrated into the urban sprawl
The Tiy Ho Project

On the site set aside for the Tay Ho Tay Project, a new international service
sector centre for Ha Noi (an administrative, political, cconomic and commercial
centre) had been planned in 2004, within the context of the citys Master Plan
for 2020. Ha Néis Peoples Committee ordered a survey from the IMV (Institue
des métiers de la ville, the Institute for Urban Policy, a cooperation between the
lle-de-France chion and Ha Noi Province) on the means of integrating existing
villages into the new urban fabric and responding to threcfold heritage, social and
environmental issues. Here we present the part of the environmental diagnosis

concerning the prevention ofﬂooding.

This project for a service sector centre of 240 ha will be located to the west
of Tay Lake, in a basin occupicd l)y paddy fields, with an average altitude vary-
ing between 4 and 6 m, and surrounded by four villages (C6 Nhué, Xuan Dinh,
Xuan La, Ngliia Do). These Villagcs are situated at an altitude slightly liiglicr than
that of the paddy fields, on top of small natural or arificial promontories in order
to limit the risks of ﬂooding, Thcy are protcctcd from overtlow from Tay Lake
by aroad/ dykc to the cast and flanked by three others that are from one to three
metres above the villagcs. Thessite is atalower level and is cxposcd to risks of flood-

ing, particularly because of the diﬂiculty in evacuating rainwater (Plate 4).

This site is located in the heart of a hydraulic network connected to:
- Tay Lake, to the east
— the Red River, to the north

—and the Nhu¢ River, to the west.



©IRD, 2015

Place 4

The Tay Ho Tay Project: a site in a basin flanked by several villages
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There is an inlet of water from the Red River viz the Nhué River and another
from Tay Ho Lake. Water then flows more or less freely through the now partially
dilapidated network of canals then comes out:

— to the southeast, llowing back into the Nhué River

—and to the south towards the lagoon arca.

At the time of the survey, this rice-growing arca served as an overflow for
rainwater and drainagc; four points were cspccially prone to accumulating water:
— to the north and to the south of Xuan Dinh
— to the south of C8 Nhué
—and behind Nghia Do

With the establishment of the new centre, this situation is likely to get worse.
The projcctcd services centre will be placcd in the centre of the basin, raised by

one metre to render it safe from flooding,

Not only will the paddy fields no longer play their part as a holding tank for
rainwater, but the new elevated district will constitute just one more obstacle to
the water drainage, threatening to drown out the villages below. In addition, the
volume of runoff water that the villages will receive will increase as a consequence
of the Watcrproof scaling of urbanised plots ofland. Finally, the hydraulic tcrritory,
which is laid out along a northwest/southeast axis, matches the course of the Red
River and therefore dykcs and fall lines located on cither side of it. On the 1912

historic map, this course can be seen in the patlis and plots of agricultural land.

This configuration of the arca to be developed was not taken into account by
the dcvclopcrs, as the site and its road network are laid out along north-south and
east-west axes. This runs the risk of jcopardising a drainagc system that undil now

was intcgratcd into the villagc fabric and gave the area structure.

Reduction in bodies of water in Trien Khite and Nban Chinb
Water plays an essential role in the daily life of villagcrs and for agricultural
production, mostly wet rice. Bodies of water in the villages can be divided into
three kinds:
— canals
— lakes and ponds used for growing aquatic products

— cultural and rcligious lakes with a gcomantic role.

Since Ddi Mdi, with the construction of new real estate projccts on Villagcs’

agricultural land, public bodies of water are shrinking rapidly‘ In many cascs, small
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ponds have been shared out within the context of the policy of the increase in

population, lcaving it to young couplcs to fill them in (%ERTANIR 2003).

In the urban villagcs of %u Nhan, with the compulsory purcliasc of agri—
cultural land to build blocks of flats, all the outlying lakes and canals have disap-
pcarcd. In Triéu Khic, the communal authorities have allowed some inhabitants
to fill in the bigger lakes and convert them into arcas for further housing that are

divided up into lots and sold in priority to villagcrs, and then to new inhabitants

(Plate 5).

In residential arcas, private bodies of water are the first to be filled in. In 2007,
100% of private ponds in the villages of Quan Nhan and Triéu Khuic had disap-
peared. As for public lakes, they are filled in to build new public amenities such as

parl{ing placcs, playgrounds, the Pcoplc’s Committee building, etc.

In this manner, wich the cxccption of sacred lakes whose importancc is linked
to the sites geomancy and to religious monuments, all streeches of water have
disappcarcd very rapiclly. In (@n Nhan, in 1972, the surface area of privatc lakes
and ponds totalled 130,937 m? In 2007, chis figure had fallen to 22,661 m? and
in 2009, it was only 20,225 mZ In Tri¢u Khuc in 1998, the total surface arca under
water was 33,837 m? in 2006 this figure had sunk to 3,079 m® In cight years, 91%
of land covered with water has disappeared in this village (Plate 5). From 2006
onwards, only sacred ponds and lakes remain in both villages studied, because

tlicy cnjoy a spcciﬁc status that guarantees their survival.

Filling in lakes and ponds in low—lying areas increases the vulncrability of
newly-buile districts, and during the monsoon season, it becomes difhicult to drain

rainwater away.

Conclusion

On a physical and technical level, the integration of villages into the urban
perimeter is complcx and entails very higli costs for l'illing in land to level oft
paddy fields, on which new districts will be built, sicuated at lower levels than vil
lagcs. It is the case thar these villagcs are erected on embankments and levees to
provide protection from flooding, and are surrounded by many ponds and lakes.
Veritable reservoirs for rainwater during the monsoon scason, bodies of water
play an indispcrisablc part in drainagc of hydraulic subdivisions closed off by the
dykcs. Rcclaiming land by ﬁlling them in to build on them aggravates the risks of
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flooding. A hydraulic planning policy for expanding urban development is now

indispcnsablc in this Delta at lligl] risk from flooding.

However, this implics licavy investment and means of controlling bodies of
water and the expansion of construction, all clements that have been lacking uncil
now in the city of Ha Noi's public policy. Alrcady in the collectivist era, the state
and the municipality - the main suppliers of housing - did not have the means
to finance such infrascructure. With the liberalisation of the land market and the
introduction of the policy dubbed ‘the state and the people building together, the

local authoritics l]ZiVC bCCI’l ovcrwhclmcd by tllC a(ivancc ofurban SP[&VVl.

Morcover, plots of land filled in with carth taken from river beds are unsta-
ble and do not always casily support the densification and the verticalisation of
cities, as is the case in Bangl{ol(, a metropolis scudded with cowers several tens of
metres high built as blocks of condominiums. This model of city design increases
subsidence to a rate estimated to be 10 em/year in the centre of Bangkok. Very
costly hydraulic works calling for geographically prioritised consistency can only
be undertaken by the authorities or ncgotiatcd with privatc investors. In addition,
all drainage water from the entire delta passes through the Red River and its
distributaries, along which major towns have been established, a situation that

only exacerbates river flooding,

Finally, by studying the experiences of other deltaic metropolises in the
rcgion, such as Jal(arta, one may qucstion the ability of the state and Ha N(f)i’s city
council to control urban sprawl and construction in the most vulnerable arcas
of the provincc, particularly the Da’y and Tich river Vallcys that will be, accord-
ing to the Master Plan for 2030, the structural backbone of the green bele to be

pr OtCCtC(l.

In the Indonesian capital, a protection plan for vulnerable areas was drawn
up by the Public Works Ministry to monitor and control urban expansion. Five
arcas were identified, within which it was decided what sort of constructions were

suited to the level of Vulncrabilityi

However, as carly as the 1980s, the mega-region’s urban development, based
on the manufacturing industry and the construction of outlying industrial sub-
urbs, financed by forcign investors, did not adhere to this plan. Then with the
property bubble in the 1990s, major projects to build satellites towns and fresh
urban districts converted outlying suburbs of paddy fields into raised concrete

platforms. Financial concerns, cumbersome burcaucratic procedures and the
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lack of co-ordination between the various administrative services got the beteer
of this environmental protection plan of Jakarta. Half of the building permits
granted in that period did not follow the recommendations of the protection
plan: rather it was spcculativc concerns that determined the location of projects

(DOUGLASS,2010).

1) Haidep: Hi Noi Integrated Development and Environment Programme.

2) The Khu tdp the (KTT) or collective units are generally four- or five-storey blocks, with flats allocated according to very
precise evaluations and ratios. This type of housing was intimately linked to the political system of this era; it was part of the
control measures exerted over the population.

3) Ao Biit, Pen Brush Pond runs along the main road. Geomancers consider it as a % 7l<-Bumm_vj which brings success

in studics.
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the heart of social and patrimonial life

nlike large Southeast Asian cities with primary

trade and port functions, Ha Noéi was founded

in the Upper Delta, along the Red River, as the

administrative centre of the feudal empire of
Victnam, after more than a thousand years of Chinese colo-
nisation. The city at the head of an agrarian and, to a lesser
degree, merchant empire, Vietnams capital had developed very
close ties with its hinterland, particularly through the %rt@r
of 36 Strects and Corporations. In keeping with the Chinese
model, the administration had intcgrated a hundred or so vil-
lages within the city limits, making up a green bele of artisans
who supplicd the capital: ‘the city’s existence dcpendcd ona
close relation with the countryside, whether it was the nearby
countrysidc of pcri-urban Villages or more distant country-
side from whence came the merchants and craftspeople who

worked in the centre of Ha Noi' (PAPIN, 1997).

These very close relations with the surrounding villages
derive from the village foundations of the capital. Ha Noi,
a thousand—year-old city, grew up from a core of urban vil-
lages that formed neighbourhoods in the 17% century and
from a substrate of villagcs that were gradually absorbed into
ics fabric. As they established themselves in the Quarter of
the 36 Streets and Corporations, the artisans and traders
from Delta Vi“agcs brought with them their material and

immaterial heritage, made up of temples, communal houses

R O;fwm’, Ph. Brouillac, C. Mounier

and festivals. To this day, this bears witness to the profoundly

village-like nature of the Old Quarter.

The trading system between the impcrial capital and the
nearby ‘suburban”and Delea villages led to the development of
aprocess of countrysidc urbanisation and an economic boom
in Ha Noi. A commercial integration of the countryside and
the country thus took place around the activity of the Quarter
of the 36 Streets and Corporations and markets sicuated along
the Red River. Thanks to its favoured location at the intersec-
tion between waterways, the Red River, the To Lich River and
the Kim Nguu River, this district was at the centre of rcgional,
then international trade (NGUYEN THUA HY, 2002). This
intcgration worked both ways, and it was grcatly disruptcd
during the collectivist era, then resumed with the economic

liberalisation of the 1980s.

The Old Merchant
and the craft villages

Quarter

In 1010, a liccle less chan a century after the end of Chinese
domination (939), King Ly Thai T6 chose the current site of
Ha Noi, on the bank of the Red River, to found Thfmg Long,
‘the city of the rising dragon’. It was his capital and the affirma-

tion ofa ncw dynasty’s pOVVCl”. ﬂ]C site OH:CI”Cd scvcral advan-
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tages: big enough to house a royal city, it sits upon wide alluvial terraces, relaively
higher than the average altimetry in the Delta. Located at a fulerum of contrary
forces of rock and water, it conforms to important geomantic principlcs: to one
side Tan Vién Mountain, today known as Ba Vi; to the other, the curve formed
by the Red River to the north and cas, the To Lich River to the west and the
Kim Nguu River to the south. At the city level, chis water/rock pair is repeatcd

with To Lich River and several raised embankments in the city.

Trade between the city and the countryside flourished as carly as the 1 1% cen-
tury. At the cmpcror’s command, artisans originally from craft Villagcs in the
Red River Delta gradually settled in Ha Noi. Private workshops were still scarce as

state manufacturcs monopoliscd craft production.

This trade developed more steadily from the 14% century onwards for
two main reasons (PAPIN, 2001). Firstly, in 1371, the Emperor Ming forbade
Chinese merchants to conduct export trade, which stimulated the local private
cconomy, as the royal manufactures were not capable of responding to demand
for manufactured products. In addicion, the prcdominancc of collective land in
the countryside guaranteed a minimum income to the majority of villagers and
something to cat. They had free time, when not required for the harvest, to go
and sell their crafe work in the city. It was at this period that the name of Ké Cho
‘the market appeared, referring to the merchant quarter that was developing to
the cast of the citadel. It became the interface between town and country. In the
14t century, it alrcady seemed very animated, in particular in the streets located
near the mouth of the T6 Lich River out into the Red River. International trade
passes through the port of Van Dén, in Ha Long Bayr Situated on the trade
route linking China to Southeast Asia, it remained very active undl the turn of

the 15 century.

The merchant quarter and the crafc villagcs cxpcricnccd their goldcn age in
the 17%and 18 centuries. The traders, who were relegated to the lowliest rank in
the Confucian vision of socicty, graduaﬂy bcgan to cnjoy an improvcd status. 1o
respond to demand from the Court, many of them embarked upon private busi-
ness ventures, including civil servants. At that time, Ha N(f)i’s €conomic structure
featured a strong relation between a network of markets, specialised villages and
the ferry across the Red River (NGUYEN THUA HY, 2002):

—the joint dcvclopmcnt of the capita[)s merchant quarter and craft vi“agcs
dcpcndcd upon a network of villagc and rcgional markets of which Ha Noi
formed the epicentre. The merchant quarter, to the cast, was the biggcst of

them. Eight big markets were usually held at ics gates, while others, smaller
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and more specialised (rice, fish, silk, cte.) were set up on the banks of the
To Lich River or along canals. In this necwork of urban markets, pcople bought
artisanal produce made in the craft villages or half-finished produce intended
for completion and sale at the market;

— at the same time, craft villages developed and organised themselves into clusters
(sce Chaptcr 8): each Village spccialiscd in one part of the production process.
Craft villages developed the capacity to make very sophisticated products and
to keep busy a large workforce occupying large spaces in very varied domains
(paper, pottery, weaving, ctc.). These villages were also Ha Noi's main supplicrs
of market garden produce;

— the Red River ferry played an important part at a regional level. Located at
the junction of trade routes between the mountains and the plain, itwas a
port of call for long- and medium- haul boats. The Red River gave access to
the high plateaux of the Northwest and the Northeast, and beyond into the
Chinese province of Yunnan: buffalos, elephants, lumber, metals were traded
in the capital for rice, salt or craft producc A second river route links Ha Noi
with the coastal regions of Central Vietnam from when were carried salt,
fish sauce or citronella, which were then forwarded to the High Platcaux.
Simultancously, the port of Vin Don declined as the river ports of Phé Hién
and Ha Noi flourished. These ports did business dircctly with Asian, then

ELII’OPCQJ’I mcrchants‘

The Old Quarter and the urban model

In its recent conﬁguration, Ha N(f)i’s merchant quarter resembles one
‘Chinatown’ among others in Southeast Asia (GOLDBLUM, 1991). Here we will
mention the characteristics of its architectural and urban dcvelopmcnt, and its

impact on the production of the contemporary city.

e Birth of an urban model: K¢ Chg

With the market activity and the progressive scecling of migrane villagers
(mcrchants and artisans), the social life of the quarter gradually became organiscd
into villages of corporations specialised in a craft, until they became urban villages.
We can no longcr see any trace of the architecture and the divisions of land into
plots in the merchant quarter, dating back to around the 13% century, bu it is
certain that the constructions echoed the characteristics of ‘Vegctal cities typical
of Southeast Asia: hut«stylc houses made of wood, bamboo, straw and wattle and

daub, modelled on rural houses (GOUROU, 1936).
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Photo 3
Street food stall in the Old Quarter

From the 17% century, the merchant quarter, made up of a conurbation of
urban villagcs, cxperienced a goldcn age. These villages united people allfrom the
same rural village, who practised the same craft along the same streech of road.
The limits of urban viﬂagcs therefore passcd behind the plots ofland, in the heart
of the urban space. Closcly juxtaposcd, thcy form a first urban unit, characterised
by high demographic densities and a merging of diverse populations. However,
these Vi”agcs retain rural characteristics: the street running through the middle

ofcach urban VlHZ{gC was CIOSCC] at bOth CndS by a postern gatc: Z{Hd posscss typi—

cally rural places of worship (temples, pagodas, and communal houses - the dinh
where is celebrated the founding spirit of the craft or the guardian spirit of the

original village) (Plate 6).

Plate 6 makes plain the reproduction of the traditional village structure in the
context of the merchant quarter and its evolution. As with rural villagcs, urban
Villagcs (thon) were bounded and closed by gates. Each Villagc was home to a cor-

POI’QtiOH, ﬂle usually POSSCSSCd SCVCI’ZI] placcs OFWOFShiP Wlth a prcdominance Of
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dinh related to the craft of cach street (50), followed by dén (34) and pagodas (10).
This profusion of dinh clearly shows the interest conferred upon the corpora-
tion by the quarters artisans and merchants. The northern part of the quarter
(Dong Xuan canton) and the canton outside the dyke, Phic Lam, featured fewer
places of worship than the cantons in the southern part (Dong Thé and Xuan My)
which became urbanised much carlier (cxccpt the environs of the citadel). At the
end of the pre-colonial era, lakes were still very prevalent. Linked between cach
other and to the Té Lich River, they enabled inhabitants to fish, but above all to

move commodities around by water and to regulate ﬂooding.

Once Ha Noi was opened up to foreign boats, international trade was
organised with the rest of the world (Europe, China, Japan by routes via Macao
and Bartavia) (DUMOUTIER, 1895). The mass arrival of Chinese traders was
probably, in Ha Noi as in many Southeast Asian cities, the origin of the establish-
ment and development of the ‘Chinese compartment, called in Vietnam ‘tube
houses’ (see Figurc 5). Although the exact nature of the influence is seill discussed

today, an entirely indigenous model seems unlikely.

“Tube houses’ progressively replaced the vegetal city to become the model
shaping the urban space of the merchant quarter. This constituted a signiﬁcant
step towards the emergence of the urban landscape. It reshaped how land was
divided up in the quarter and dcvciopcd the architecture (of the houses but
also of the places of worship), but without undermining the seructure of urban

villages, nor completely erasing their rural characteristics.

“Tube houses are laid out on iong, narrow serips of land pcrpcndicuiar to the
street (3 to 4 m wide) and are developed lengthwise between load-bearing walls.
Successions of buildings and courtyards providc natural iighting and ventilation.
They fulfil not only domestic and commercial functions, but are also places for
production and storage. The buiiding that gives onto the main street, compictcly
opento the pubiic thoroughfarc thanks to removable wooden pancls, is dedicated
to trade. On top of this is an attic storey, used for storage. A first courtyard and a
second buiiding usuaiiy serve as a workshop for craft production. The cvcryday
living spaces (family life, room dedicated to ancestor worship, kitchen, etc.) are

iOCQICd at ti’lC far cnd Ofti’lﬂ PiOt ofiand.
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Figure 5 - DIAGRAM OF A*TUBE HOUSE'
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Source: NGuvén MinH Trang, Old Quarter Management Office, 2005
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Place 6

Urban structure of the Quarter of the 36 Streets  Village structure of the Quarter of the 36 Streets
during the 17-18" centuries and cultural heritage (17-18' centuries)
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Source: Orreuvee R., according to Pham Binh Béch plan, 1873 rescaled on current plan,
BasonnEAu M.-L. plan 1885, NGuvén Vind PHUC & NGuvén THUA HY (2006)
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e Restructuration during the colonial era:
the Annamite’ %artcr

France, by making Ha Noi the capital of its Indochinese Cmpirc at the end of
the 19* century, jeopardised its organisation into urban villages. The commercial
city was redolent with ncgativc values: overpopulation, insalubrity, proliferation of
vegetation; attempts were made to clean it up: the postern gates were destroyed,
the streets widened and reshaped with corner houses and hipped gables. Other
streets were opened, equipped with pavements, electricity and sewers. In 1889, the
French drained and filled in the To Lich River and several lakes to make the district
denser. They gathered the markets together into a new solid structure: the Déng
Xuin Market. In 1886 laws were decreed to eradicate thatched housesdeemed
ugly in some streets. The exclusion zone was gradually extended to encompass the
whole city (PAPIN, 1997). By 1902, thatched huts only reprcscnted 16.5% of con-
structions, compared with 79%in 1890. They had completely disappearedin 1924.

“Tube houses also underwent significant changes. The awning-shops of tradi-
tional Vietnamese houses were dcstroycd to widen the streets. Buildings became
taller while sill respecting the compartmental structure. Emphasis was placed
on the fat;adc, which took on designs inspircd by the colonial buildings in the
French Quarter. Traditionally, the frame was the most striking feature of ‘tube
houses, as much from a decorative point of view as a structural one, richness only
being expressed on the interior. With the advent of French building culture, it was
now the architects job to draw the ‘tube house” and the mason’s to make dcsigns
for the facade, showing off the owner’s wealth. New materials appcarcd (cement,
reinforced concrete, metal, glass). This architect/mason then architect—cnginccr/
mason duo became ever more established throughout this pcriod, and even up to

the present day.

o The collectivist period: frozen architecture

and abolition of property

Following the suppression of individual trade in favour of state co-operatives
in 1955, in 1960 the state introduced a (pohcy for socialist transformation of
housing" A wave of nationalisations affected among others the houses of families
considered ‘bourgcois’ (including most homeowners in the merchant quarter)
and placcs of worship. Former homeowners became occupiers among others ofa
puhhc possession of which thcy only retained a small part, bcing obhgcd to share
the rest with families from the countrysidc (up to several tens of families for the

bigger propertics) (see Chapter 4). The state instituted travel permits and resi-
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dency requirements. Because of the war, only extensions to existing houses were

authorised, in bamboo and rccyclcd materials, as the use of cement was forbidden.

Between 1960 and 1974, the urban population of Ha Noi doubled through
migrations of rural populations towards the city, a tangjible consequence of the
taste for revenge of the new communist leaders (originating from the countrysidc
in their overwhelming majority) against the former urban clites. The houses were
reorganiscd, with much unauthorised construction in courtyards. Some monu-

ments such as pagodas or temples were converted into housing or into public

Figure 6 - OCCUPATION PLAN OF QUAN DE TEMPLE
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buildings. The plans in Figure 6 show the evolution of Quan Dé Temple, which
housed up to Cight families (with one singlc bathroom) towards the end of the
collectivist period. This occupation of places of worship (rented by the state to
families not able to find lodgings in times of war) involved a majority of such
buildings. Today, they are being gradually recovered by the state, which usually

returns them to their original function.

In the 1980s, a black market dcvclopcd to deal with a chronic shortagc in
housing, The makeshift measures employed for conversion or for basic mainte-
nance of houses led to a dcgradation in the quartcr’s ancient fabric. Bur this situ-
ation also blocks the quarters development and stultifies ics archicecture and its
urban renewal. Asa consequence, in 1981, most houses dated back to before 1954,
which explains the richness of architectural heritage in the historic centre just after

BDdi mdi (PANDOLFL 2001).

e Post-Dii mdi effervescence

and the Old Quarter’s loss of identity

Following the cconomic reforms of Ddi méi in 1986, the Quarter enjoyed
a revival of its commercial past. Overpopulation (840 inhab./ha) is onc of the
major causes of poor living conditions of inhabitants. Many of them took advan-
tage of economic liberalisation to convert their living quarters into commercial
spaces (residents with a shop or direct access onto the street were best placed).
With dcnsity incrcasing and property priccs cxtrcmcly high I owners of sections
of property, as well as investors from outside the Old Quarter (25% of shop own-
ersin 1999), tried to re-divide plots of land to build mini-hotels there. Buildings
became higher and courtyards disappeared, compromising the quality of life
spcciﬁc to traditional houses. However, major land regrouping projects did not
come to fruition because of the complcxity and fragmcntation of plots, as well
as Cxtrcmcly high land prices. Owing to overpopulation and the liberalisation
of private trade, roadside and pavement businesses rcappcarcd (restaurants, bars,
markets, itinerant tradcrs) Simultancously, thanks to a more pcrmissive pohcy

conccming rcligious practices, pcoplc again began to attend places of WOI’ShiP‘

These profound changes moved both the Vietnamese and the international
community to act. In 1990, an initial study looked at the question of heritagc
preservation in the commercial quarter and the living conditions of its inhabit-
ants (HOANG HOU PHE & NISHIMURA YUKIO, 1990). Then a Unesco report
replaced this heritage within the issues to be addressed in the historical centre

(Citadel, Old Quarter and French Quarter). It evoked the risks of instability due

to the metropolisation of the city that took shape with the 1992 Ha Noi Master
Plan (UNESCO, 1994). Several experts and international organisations proposed
the establishment of a major plan for protection and the improvement of inhabi-
tants living conditions. Dcvclopcd from forcign lcgal criteria, successive stratcgic
plans turned out to be unsuited to the very complex situation of the Old Quarter
and the economic and political context. Thcy could not be implcmentcd by the
Vietnamese authorities, who would have been financially responsible for their
application (WAIBEL, 2004). It took some time, until the bcginning of the 2010s,

for the public authorities to make this question one of their prioritics.

Diversity of crafts and links with Villagcs
° Spccialiscd streets during the colonial era

In che 17 century, the business quarter was organiscd into streets spccialised
in kinds of articles made in craft villages in the Red River Delta or near the capi-
tal, around West Lake. There were about a hundred strects, and not 36, a higure
chosen for its auspiciousness. Each street bore the name of the merchandise sold
on it: streets named for Sugar, Hemp, Cards, Dycrs, Mugs, Cortton, Chickens,
Trays, Tin, Drums, Fans, Combs, ctc. (PAPIN, 2001). Merchants were sometimes

themselves also artisans (Plate 7).

Each street was inhabited by artisans from one or several villagcs that practised
the same activity: in Hang Bac Street, jewellers street, could be found artisans
originally from the village of Dinh Cong (Tranh Tri District, H Noi), specialised
in silver jcwcllcry, from the Vi“agc of Trau Khé (Binh Giang District, Hai Duong)
and Dong Xam (Thdi Binh), specialised in making silverware. Hing Déng Street
devoteditselfto making bronze and copper objccts and to se“ing articles from the
villages of Dai Bdi and Nga Xa. Artisans and merchants made up the backbone
of the socio-economic structure of Ha Noi. The former had various statuses: free-
lance artisans, itinerant artisans come to the city in scarch of orders, artisans rcqui—
sitioned to work in the state workshops. From the 17% and 18% centuries onwards,
men usually migrated from villages located between 30 and 60 km from the city,
then once they were installed, they summoned their families. They created new
corporations that spccialised in making or sclling a product. Each corporation
sertled in one street, itself managed by one or several villages, depending on where
the inhabitants were from. Many villagcs could line the same road, like the one
crossing the quarter from north to south from the prcscnt—day Héng Dio Street,

occupicd by at least four different villagcs. With the street as public space, these
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communities, which enacted their own laws and regulations, were virtually

autonomous.

The transformation of urban Viiiagcs spcciaiiscd in craft industry and trade
into strects devoted to crafts gradually took place as urban development became
denser. The diagrams of Plate 8 portray a hypothetical evolution of the parallel
evolution of urban villages into craft streets and of rural craft villages. As we have

seen P[CViOUSiy, scvcrai rurai rnari(crs were prcscnt in [ilC mcrchant quartcr.

However, unlike rural Viiiagcs that usuaiiy looked like islands amid rice pad—
dies, the merchant quarter was above all made up of markets located along main
roads, then was organiscd in the shapc of viiiagcs aiong these same streets. Wich
the advent of the ‘tube house! the merchant quarter gained its autonomy through
the use of a new urban model, a model that, since Ddi mdi, has progrcssivciy colo-

nised rural villages.

On an economic, social and cultural level, the merchant quarter retained
a Strongiy rural character. Most of its inhabitants remained enrolled on the
registers of their respective villages. In the countryside, they invested the money
thcy carned in the city: purchase of land or restoration of puhiic buiidings often
heralded the recurn of city-dwellers to the countryside upon their retirement.
Family and village ties were strengthened by movements of workforce and by the

observance of Worship offered up to the Viiiagc’s tutciary spirit.

Buoycd hy rcguiar income and relative affluence, city-dwciicrs tended how-
ever to enfranchise themselves from their native viilagcs and assume control of
their own lives, creating the foundations of a fully urban socicty (TAO TRANG &
THE HUNG, 1977; PAPIN, 2001). Communal houses blended graduaiiy into an
atomised urban ianciscapc, in stark contrast to the situation of the rural dinb. Thcy
became communal to all the inhabitants of the street, and no iongcr exclusive to

those pcopic originating from a singic Viiiagc.

o The supply chains: Hang Bac Street

To understand the cultural heritage of this trading city, one must follow the
trail of these urban viiiagcs ofartisans and merchants linked to their native viiiagcs.
What remains of this identity today? To determine this, on can examine four of its
structural elements: the existence of an activity making or trading craft products;
the management of certain questions linked to commerce and to daiiy life hy

rcprcscntativcs of the community of inhabitants (a corporation); the occupation
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to these ends, as well as for worship, of the crafts dinb; the existence of economic
and/or familial links with the native craft Viiiagc. H‘ang Bac Street, the former
urban village of Dung Tho, is a well-documented case that makes it possible to

anaiysc tilC current cvoiution Ofti]CSC paramctcrs.

Like most streets of the Old %rtcr, icis still full of business activity. In spitc
of the very significant development of tourist activities (mini-hotels, travel agen-
cies), two studies made in 2005 and 2011 (Old Quarter Management Burcau)
show that the crafts linked to gold/silversmithery and money-changing have
progrcsscd over this pcriod, even if thcy are less visible from the streetand give the

impression of having regressed.

Although the craft corporations, as formal institutions, naturally disappeared
during the communist era, mutual assistance practices have survived. Thcy mani-
festthemsclves ina significant concentration of similar activities in the same strect.
Each trader is free to set his or her prices and to choose his or her products (this
was the corporations role in the pre-colonial era) but finds an economic interest

in this situation: su; of raw materials, available workforce, etc.
h ppiy t | labl kf

The shared origins of the inhabitants are also a characteristic trait of the
street’s gold and silversmiths. Nearly half of the artisans claim a familial link wich
one of the three originai craft viiiagcs (Chau Khe¢, Binh Cong, Dong Xam).
Visiting the village dinh during the annual festival perpetuates the link with vil

iagc roots.

For its part, the urban dinh contributes to a horizontal intcgration, at street
level. Although the building has been occupied by numerous families since the
1960s, the altar dedicated to worship has continued to be maintained in a space
limited to a few square metres. In 2010, its restoration was supported and financed
by artisans from the street, undcriining their attachment to this symboi of the
community’s cultural idcntityi There are pians to organisc cultural events there in

the future specific to the craft of shaping precious metals.

This apparent resurgence in traditional craft activities in H:‘ing Bac Street does
not however reflect the situation of other crafts in the quarter, often dcprivcd of
this vital link between street and crafe village. The profound urban changes experi-
enced by Ha Néi over the last twenty years have contributed to modifying at the
rcgionai level the role of the Old %rtcr, which was formcriy the indispcnsabic
outlet for craft producc Two parameters make it possihic to anaiysc the evolution

of crafts within this constantiy changing system: ﬁrstiy, the kind of clientele and
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Place 7

Location of crafts in the Quarter of the 36 Streets

during the 17®*-18" centuries

Evolution of craft streets of the Quarter
of the 36 Streets since the colonial era
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Plate 8

Hypothesis of parallel development of craft villages and craft streets
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Place 8

Hypothesis of parallel development of craft villages and craft streets
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Hypothesis of development of craft villages

Settlement of farm village organised around rice production

Craft replaces agriculture activities. Technical and marketing
networks development

Source: Orreuvke R, 2010, according to Neuven Anx Tu, ‘Atelier d'été de Cergy-Pontoise’, Hanoi, 1997 and Gourou P., 1936
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its location, secondly, the relative distance separating the strect from the village

where the merchandise is produccd.

Afeer the collectivist era, many undcr—cmploycd urban artisans who had gone
to live in the countryside were able, for the most part, to resetde on Hang Bac
Street, givcn the long—cstablishcd roots of the inhabitants of Chau Khé. At that
time, the street played the double role of trading post for the village and produc-
tion workshop: the idea was to sell the jcwcllcry made in the villagc and take fresh
orders, but also to install workshops for on-the-spot production and repairs on a
smaller scale. Maintaining sucha system provcd to be crucial for this Villagc quite

far from the city centre (40 km) and with a predominantly urban cliencele.

The second community, the one from Dinh Cong, was less well established
in the street. Burt the gcograpliical situation of this former pcri—urban Villagc,
which has become a district of Ha Noi, enabled artisans to compensate for this

liandicap: tlle llad morc spacc, and COUld tllC[CfO[C add Sl]OpS onto tllCif Worl(—

clients. The presence in the city of a member of the villagc community or of the

family made it possible to curry demand.

The third case is that of the village of Dong Xam. The members of this com-
munity arrived later in the street, and are therefore less well entrenched. The villagc
is also more remote from the centre of Ha Noi. This double handicap led to the
artisans dcvcloping export sales networks, resorting in particular to the Internet.
This positioning followed on naturally from the collectivist period, during which
the state co-operative made gold and silver jcwcllcry for Soviet bloc countries.
Similarly, the Villagc NOW attempts to divcrsify its activities by offcring cultural
activities for tourists, and by turning to bronze work, for which there is greater

dcmand.

These three cases do not constitute a model olichangc in Old Qiartcr crafts,
but allow us to clarify certain parameters that determine the survival or the dis-
appearance of craft activities. One can observe for example that the presence
of activities linked to traditional craftwork in the streets of the Old Qiartcr is
dcpcndcnt on the existence of family links with the Villagc. In fact, ac least half
of the inhabitants of Hang Bac Street have a family tic with the villagc. Things
changcd after the war. Having for the most part found rcfugc in the countrysidc,
many artisans could no longcr resettle on an ovcrpopulatcd street, save for the
richest ones, those from Chau Khe. The others were obligcd to continue their

activity in the village, or to settle elsewhere (Phic Tan Strect), on the other side
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of the dyke. The management of re-housing people to thin out the Old Quarters
population 2 and allocations of property rights will therefore in the coming years
have a decisive impact on the continued presence of these families of artisans and

tradcrs llﬂl(CCl to Villagcs, and by tllC same tOl(C[l on tl’lC survival ofcraﬁ streets.

These changcs suggest thatthe lcgitimacy and recognition ofthe Old %rtcr
as the trading centre of the Hanoian urban arca emanate above all for the craftvil-
lagcs to which these streets are affiliaced. Limited by its spatial and productivc
resources, the quarter remains dependenton the vitality of the villages, evenifitcan
stimulate their renaissance or their growth (as was the case with silk in Hang Gai
Strect). It is therefore advisable, for each street and village, to identify both cheir
strong and weak points, tal(ing into account their commercial potcntial, bur also
considering image, environment, rural and urban development, in order to pro-

pose suitable and efficient dcvclopmcnt stratcgics.

A policy of restoring links
between Old Quarter and villages

o Architectural heritage

A policy of decentralised co-operation hasbeen dcvclopcd between the cities
of Toulouse and Ha Néi over the last twenty years or so. Itis based on an exchange
of cxpcricnccs and technical and financial support to the local authorities, the Old
Quarter Management Bureau, an agency of Hoan Kiém Urban District. It aims
to protect the hcritagc, both material and immaterial, that makes up the quarter

(architectural, urban, culeural, artisanal, etc.).

A heritage inventory carried out in 1995 by the Head City Architects
Burcau with the collaboration of the phuing (urban districts) led in 1999 to the
establishment of a heritage protection policy. Decree 45 determined hence-
forth a licritagc protection zone where the laws are more strictly applicd. In
2010-2011, a second inventory was carried out within the framework of this
collaboration and made it possiblc to assess the qualil‘icd impact of hcritagc
protection policies in the Old Quarter. Of the 1,141 old houses listed in 1995,
31.4% have disappeared during the 12 years thar Decree 45 has been in force
(Plate 9). The complementary inventory carried out in 2010-2011 identified
256 turther houses possessing hcritagc qualitics. The protection of the former
pcrimctcr by Decree 45 has provcd incffcctivc, as destructions are carried out

cqually over the whole arca.
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Place 9

Protection of architectural urban heritage of the Old Quarter (1995-2012)
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Apparently, the objcctivc sought by the authorities is a reduction in the num-
ber of houses to protect in order to limit the financial efforts rcquircd. A Worrying
choice, as the value of urban heritage, already much undermined, depends on it

consistcncyi

This appraisal shows Decree 45 to be now obsolete and to what extent the
authorities lack any means of coercion to get laws applied. The objectives of the
Ha N6i 2030/2050 Master Plan aim towards a better protection of licritagc and
areduction in the commercial role of the quarter. One may however question the

capability of the local authorities to apply sucha planning policy.

Some of the placcs of worsliip have disappcarcd (according to the
Management Bureau, there are 86 places of worship leftin the Merchant Quarter,
compared with 115 before 1954), between 1954 and Déi mdi (Figure 7). The dinh

and the dén are the most affected. According to the authorities of the collectiv-
ist era, these places represented backward and/or anti-revolutionary ideologies.
Indeed, they were very probably the property of, or were maintained by, wealthy
families of the quarter who were stigmatiscd at that time. However, these build-
ings were not intentionally destroyed by the authorities. They were rather lefe
abandoned or rented to families so that they had somewhere to live. During this
period of religious disaffection, families often opted to destroy these buildings,
thus gradually gaining space from placcs of worship. Some of these buildings have

now been restored or are in the process of being restored.

The administrative authorities currentdy have neither the means nor the
force to implcmcnt a blanket poiicy as was cnvisagcd at the end of the 1990s.
It would appear however that the policy of small steps, initiated in particular

within the framework of the Ha Noi ~Toulouse co-operation, has led to a better

Figure 7 - STATE OF PLACES OF WORSHIP IN THE OLD QUARTER SINCE THE PRE-COLONIAL ERA
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understanding on the part of the authoritics, both on the question of objec-
tives and on that of means. Since indcpcndcncc, only major monuments had
benefitted from a policy of restoration. After economic liberalisation, minor
places of worship were considered as well as, more recently, local or colonial

non-monumental urban heritage.

This change in policy is in part the result of micro-interventions carried out
by international co—opcration on historic buildings, with the aim of carrying
out exemplary restorations while encouraging a skills eransfer to the authori-
ties. This objectivc is paying dividends today, since these quality projccts have
demonstrated the capability of local teams to successfully carry our restoration
actions, lcading the ovcrsecing authorities to entrust them with fresh, more
ambitious projects. At the regulatory level, the work of a local team was duc to
culminate, for the first time, in 2012, in the drawing up ofa hcritage conserva-

tion plan.

Finally, this policy - very dependent on state involvement - is accompanied
by a pcdagogical component, with the establishment of an intcrprctativc and

cducational centre for heritage, aimed as much at inhabitants as ac visitors to the

Old Quarter.

o The crafts of Ha Noi: a heritage in danger

Since a decade ago, a certain proportion of urban development experts and
local authorities have realised that the identity of the Old Quarter also depends
upon the question of the craft streets. The artisans have strugglcd to thrive amid
this quarter in uphcaval, caught up in intense property speculation that has side-
lined chem. Simuitancously, this idcntity has tended to be diverted to mercantile
and couristic ends that traders cannot casily ignore, even if this leads to a loss of

l(now 'l‘lOWi

The typoiogy of the craft streets put in placc is based upon two different
rationales: one, concerning heritage, refers to the names of the streets, to know-
how; the other, economic, liighlights the signiﬁcant establishment of similar activ-
ities. These characteristics can be superimposed, as is the case in Hang Bac Street.
The aim is to balance the historic dimension with hcalthy cconomic activity: the
first has enabled the authorities to grasp the notion of immaterial iicritagc, while
the second is an essential condition for its survival. Between the lines, one can
read into these categories the strong and the weak points of each street: Visibility,

quality, vitality, and so on.

Tasked with economic development, the phuing are beginning to realise that
the craft streets can become a more sustainable development resource than the
anarchic multiplication of mini-hotels. The cultural events organised over the last
few years in Hang Ma Street and Lan Ong Street bear witness to this. In 2009,
the traders in the lacter street installed display cases down the centre of the strect.
Texts in Victnamese and photos told the history of the craft and of the strects

inhabitants.

However, these initiatives do little to play up the links existing with the craft
Villagcs, which poses the qucstion of the level of know-how implcmcntcd, of the

quality and of the origin of the products.

In Hang Ma Street, only one crafesman still makes artisanal masks ac the
end of a passage, while the street is awash with masks and lanterns 7ade in
China. The rural village continues to produce this merchandise traditionally but
finds its customers by other channels than the Old Quarter. Hang Gai Street is
considered as one of the most developed craft streets, with more than 80% of
businesses sclling cloth. However, the producc found here is of poor quality,
for the most part made with synthetic or mixed silk coming from China; this
street sells very lictle of the silk coming out of the Ha Dong cluster, its original
production area. One of the kcys to conservation would be to create links
between the initiatives to protect traditional know-how in the villagcs on the
one hand, and the actions aimed at rcgulating the craftcrade in cthe Old Q@rtcr
on the other (a labclling system giving information on quality and the origin of

products)i

Plate 7 shows how much the Old Quarter has lost s artisanal specificity since
Dadimdi. Only afew streets have rerained their original artisanal activity (Hang Bac
Street specialised in gold and silver jewellery, Hang Thiéc Street in making things

out of tin and aluminium, H‘ang Duong Street for confcctionary, th.)i

Others have lost their original activity in favour of another, less tradition-
al one, such as Hang Gai Street, called Silk Sereet, while it was once called
Hcmp Street. Still others no ionger have the characteristics of a craft street and
have spccialiscd in the sale of importcd products (clotiling made in China or
wide varicties of products)‘ This raises two questions: how can the Old Qiartcr
retain its idcntity as a showcase for local culture and know-how when faced
with mctropoiisation and therefore with pressure on propcrty? To what extent

can its economic dcvclopmcnt benefie the rural areas to which it is historically

linked?
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Conclusion

Unlike many cities of Southeast Asia and China where old quarters and
Chinatowns have seen their marketplaccs dwindle, or even complctcly disappcar
with globalisation and the change in scale of cities, the Quarter of 36 Streets and
Corporations has survived and has survived while changing rapidly with econo-
mic liberalisation. As far back as the collectivist era, the revolutionary government
had severed the commercial ties between the crafe villages and this quarter, ties
that are at the root of a very ancient process of urbanisation of the countryside,

owing to the prohibition of trade and crafework by the privatc sector at that time.

However, with the acceleration of Vietnam's intcgration into the global mar-
ketand of rises in the price of land in the city centre with the expansion of the ser-
vice sector (hcadquarters of big forcign companics, banks, ctc.) and the verticalisa-
tion of constructions, we are witnessing strong pressure on the property market
in the Old %rter. This competition for space is the reason for misappropriation
during land transactions in chis historic quarter, a proportion of whose buildings
are protcctcd, given its great hcritage importance. Tourism and the resale of prod—
ucts for the most part imported from China now dominate the activity of this

district, which counts as one of the most dcnscly populatcd in the city.

In this context, one may wonder about the future for this historic quarter and
ask oneselfwhether iewill not simply follow the direction taken in other countries
of the region, intcgratcd much carlier than Vietnam into the market economy. If
the new 2030-2050 Master Plan for the capital advocates the showcasing of the

Cxccptional hcritagc of this quarter, will it be possiblc to implcmcnt this policy?

1) The square metre traded for between 20,000 and 40,000 USD in 2012, dcpcndmg onwhichsstreetand the position of a plot
of land, giving onto astreet or located inside a group ofbuilding& A plot with street fromagc is 11 times more expensive than
one within a block, in kccping with inevitable commercial interests.

2)1n2009, the Old Quarter was home to 66,660 inhabitans, givingavery high density of 840 inhab/ha. This can be explained
in part by the settlement of many rural pcop]c during the collectivist era in bLu|d1ngs and phccs of‘worship. The objcctivc of
the Peoples Committee of Hoan Kiém Urban Districe was to lower the population to 40,460 inhabitants to reach a density of
500 inhab./ha. Accordingly, more than 26,000 pc0p|c had to be moved and re-housed in new districts on the outskirts of the
city. During the first quarter of 2012, itwas planned to re-house 1.800 houscholdsin the new districe of Viée Hung (Long Bién
Urban District), and 1,020 others dunng the first quarter of 2013 (Ze Courrier du Vietnam, 08/07/2011).
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Chapter 3

Expansion of the city

through integration of urban Villages

E. Cerise, S. Fanchette, D. Labbé |-A. Boudreau, Trin Nhit Kién

he city of Ha Noi, built in ‘the bend in the Red
River, partly took shape on top of a dense substrate
of villages that it has progressively absorbed into
its fabric. Starting with the core of urban craft
and trading villages reconstituted into the ‘Old Quarter of
36 Streets and Corporations’ and the Citadel, it has sprcad over
its fringes, integrating very populous and multi-activity villages

within its perimetcr,

This integration of Viliagcs has taken place in various
ways throughout history, depending on the prevailing
state pianning policics, the urban planning model bcing
implemented, the economic activities of the villages and
the dynamism of the relevant local authorities. In fact,
adopting the Chinese model, which it has inherited from
over 1,000 years of colonisation, the impcrial administration
(1010-1872) integrated within the city limits a hundred or so
villagos, mal(ing up the green belt of craft activity supplying
the capital. However, during the colonial era (1873-1945),
then the collectivist era (1954-1986), the favoured urban model
was a clear separation between what was defined as urban, and

as rural, with dcvolopmcnt plans intended for the city centre.

This process of integration into the city was relatively slow
until the 2000s. It did not come about by destruction of the
socio-cconomic or physical structure of villages, but by their
assimilation. Having always lived at the interface between the
rural and the urban worlds, peri-urban villages managed to adapt
casily to urbanisation (PANDOLFI, 2001). They succeeded in
retaining and maintaining a rich cultural and rcligious hcritagc.
80% of the Capital’s hcritagc is of villagc origin, Simultancously,
urban Villagcs adoptcd a more urban architecture: tube houses
or ‘Chinese Compartmcnts’ (sce Chaptcr 2) giving onto the out-

side world, sign of a more open, urbanised village society.

This integration of villages into the city took place in tan-
dem with a process of in sitw urbanisation of these viﬂages.
According to PAPIN (1997), the transition from villages in the
city’ to ‘urban’ Villages, then the merging of these into a singlc
ncighbourhood is not oniy a matter of urban morphology or
history of shaping the city, because it is unimaginablc that chis
enormous transformation should have had no connection with
the origins, the exercise and the future of power in the hands
of those that wiclded it. In the same way that the city was a way

of life before assuming a shapc, an experience before bcing a
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concept, the change in space was above all a social change... This is why one should
not so much seck to determine how the city swallowed its outskirts as the way in
which peri-urban societies became urbanised from the inside. The solution to the
problem of Villages integrating into the city and of their transformation into urban

villages will be found in the villages themselves.

Two characteristics of Ha Noi's contemporary urbanisation result from this
original historical process. Firstly, right up until the end of the 1980s, there were
villages in the immediate proximity of the capital’s centre. The collectivist peri-
central residential neighbourhoods, the KTT, were builc in the gaps in this village
fabric, usually encroaching over filled-in lakes. One therefore moved directly
from the typically urban fabric of the city centre into that of the Villages. This
meant that within the villages themselves, there were reserves of land belong-
ing to the population and lil(ely to be integrated into the system of self—building
(PANDOLFI,2001).

However, since the Ddi mdi reforms, particularly since the integration of
Ha Tay into the capital’s perimeter and the announcement of an ambitious
Master Plan to 2030, or even to 2050, the space to be integrated into the munici-
pality’s perimeter has changed in magnitude. [tis the case that the villages of the
first peri-urban ring that were integrated into the urban districts in the 1990s
were not very far apart, with less space to grow rice than the rural districts that
surround the current urban districts. In addition, the conditions of access to
land, the emergence of new stakeholders with much greater means than the
pre-Ddi mdi small investors, the nature of metropolitan urban projects and the
violence of compulsory purcliases all call into question the progressive integra—

tion of villages into the city.

Villages: part ofexpansion plans
since the colonial era

Throughout its history, Ha Nois expansion projects have reflected ideas and
ideologies concerning the city/ villages relationsliip that is a major issue for the
capitals urban development. Graphic representations of projects illustrate the
pre-conceived ideas of city planners when it comes to dealing with urban villages:
recognition and integration into the projected city, or negation and tabula rasa. In
the contemporary context of Ha Nois urban growtli, the existing villages within
its territory are at times considered as heritage and culural potential to be cher-

iSllCd, but at others asan obstacle to urban dCVClOPanL

56

The historical periods of strong urban growth have, just like Ha Néis con-
temporary urban liistory, been confronted with the problem of integrating sur-
rounding villages. Analysis of the current projects in the light of past propositions
should allow for a more measured and subtle understanding of the future of

villages around Ha Noi.

 Ha Noi and its neighbouring villages:

a heritagc of the Chinese city

The imperial city that was Ha Noi (then called Thang Long) was a composite
city' witha Citadel, built on the Chinese model and housing the political powers,
a commercial city anda large territory of paddy fields, Villages and decentralised
urban installations. This rural territory is clearly visible in the cartographic rep-
resentations drawn up by the Vietnamese authorities, as for example the map of
the province of Ha Noi"in the Geagraphy ordered by the Emperor Déng Khinh
and drawn up from 1886 to 1888. Similarly, in the (map of HiNoiin 1873, drawn
up by Pham Dinh Bich? the villages appear within the biggest city enclosure, with
their houses, bamboo hedges, ponds and fields. In the light of these Vietamese
maps, the first maps drawn up by the French show strong conceptual differences
between the mental representation of the city for Western and Far-Eastern geog-
raphers (CERISE, 2010). For the former, it is stricely limited to the continuously
and densely built—up area, where the urban administrations are located: for the
lacter, it is a bigger entity, without discontinuity with the surrounding country-
side, the city embracing agricultural land and villages, as long as tliey belong to it

administratively.

With French colonisation, Ha Noi became a French city, urbanised firstly by
the military, then the municipal services and ﬁnally designed by pioneers of urban
planning such as Ernest Heébrard or Louis-Georges Pineau. The first colonial
urban planning project for the city was to build a grid pattern of streets over an
area to the south of the Citadel and of the Tlittle lake, Hoan Kiém, which then
became the city centre. Although mostly agricultural, this area to be built over
was only partially occupied by Villages. Unlike the big city in the South, Saigon,
which was urbanised by moving several Villages, during a period of much more
aggressive conquest, in Ha Noi, the colonial administration decided not to repeat
an experience considered too brutal and with too serious consequences for good
management of the territory. However, this project carries with ita Western vision
distinguishing between the urbanised city, delimited, regular, structured l)y its
road network and ics urban installations, and the countryside, outside the project,

unsliaped and without limits. The villages, which were once an integral part of
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Photo 4
Ponds concreted over in an urban village situated near a new residential zone

the urban system (those that one finds in an Asian city, see the map of Ha Noi by

Pham Dinh Béch), are excluded from the colonial urban system,

The qucstion of the status of viiiagcs in colonial town pianning, avoided dur-
ing the construction of the squared-off quarter, rapidly came to a head when the
city sprcad out into its outskirts >, Accordingly, Ernest Hébrard's master plan for
HaNoi drawn up in 1924 (Place 10), shows a certain amount of attention given to
surrounding villagcs considered as existing structures to be taken into account in
the project. This map, although it possesses undoubted qualitics, remains a formal

composition with its limits: on one hand, the Villagcs intcgratcc] into the city lose

their agricultural component, which throws into question the future of the rural
society that lives there, on the other, when he devises ‘industrial ncighbourhoods:
he advocates ‘giving priority to modern needs by reserving picnty of space for
future expansions' (HEBRARD, 1928). In his project, this took the shape of radical

climination of vi“agcs and of their agricuiturai land.

The 1943 Pincau and Cerutti-Maori project * revived some of Heébrardss
propositions, particularly the composition with the architectural elements of vil-
iagcs intcgratcd into ncwly urbanised zones. These edifices, often rciigious, were

prcscrvcd [:Ol‘ thCil’ architcctural quaiity. Thcy arc thcrcforc drawn surroundcd

© Frangois Carlet-Soulages / Néi Pictures
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by vegetation, in urban parks. Deprived of their functional value and spiritual-
ity, these buildings no longcr bclong to a structured whole with its socicty and
environment, but become isolated objects. Without dismissing the genuine
interest shown in local architectural and urban forms by figures of French town
planning such as Hébrard or Pincau, it nonetheless appears that their outlook
as Western architects, educated by the tcacliings of the Fine Arts School, limits
their approach to the urban village to its most remarkable architectural features
(tcmplcs and communal houscs) without mal(ing use of its spatial and social

structure.

Similarly, town planning during the subsidised cconomy era from 1954 to
1986 was not kind to cxisting structures, including Villagcs. According to plans
drawn up during this period, the vision for Ha Néis urban future is carried along
by astrong progressive idcology that shapcs the city in l(ccping with clcarly stated

Soviet references where the past, be it feudal or colonial, has no place (Plae 10

and sec Chaprer 4).

e The ‘Renewal’ and the future of urban villagcs

The policy of renewal, Ddi mdi, marked another uphcaval in urban think-
ing, governance and the administrative management of Ha Noi. The public
authoritics, althougli still very much involved, were no longcr the only ones to
shape the city. Initially, the government invited development aid and interna-
tional donors, then private investors (local or l:orcign) to participate in urban
renovation. At the beginning of this renewal projects remained on a small scale.
Although the Villagcs of the first ring of urbanisation lost their agricultural land,
for them the changes were not radical, agriculture already being no longer cheir
main activity. The uphcavals in these urban villagcs arrived with the dcvclop—
ment of the private economy and the progressive enrichment of a section of

the population.

The plans of cxisting buildings5 produccd at the very bcginning of Ddi mdi
took the villages into account. Through these documents, three kinds of villages
bcgan to be identified: those alrcady integrated into the urbanised zone, particu—
larly in the first ring, those on the nearby fringes, often on sites of urban projects,

and those on the distant fringcs, which retained a strong rural character.
However, the fate of villagcs was not always clear in the expansion plans of

this period. For example, interest for the existing structures in the Master Plan

t0 1992, drawn up with the hclp of the TAURIF¢, was cxplicit and advocated by
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the authors (ETTEINGER & PALISSE, 1993), but it concentrates mainly on the
historic sector of the centre of Ha Noi. For urban dcvclopmcnt and expansion of
the city, the proposition was organised around means of communication. In this
zone of urban growth, villages were drawn, but played no part in the project. The

same applied in the following master plan, approved in 1998.

This project, called ‘plan 108" proposed uniform urban growth around
Lake Tay (to the north of the urbanised zone of Ha Néi) so that it should become
the centre of the future city. The key to the plan differentiated beeween villages to
be retained in the urban dcvclopmcnt’ and ‘cxisting Villagcs’, but neither of these
two kinds secemed to have an influence on the urban propositions surrounding
them and still less on the overall project for Ha Noi. Only when this (plan 108'was
revised, in 2003, by the Japan International Cooperation Agency (Jica) in a pro-
gramme called Haidcp, where the villagcs were rcally taken into account. This
plan, like the 1992 project, relied upon means of communication to structure
urban dcvclopmcnt. But unlike prcvious projects, the Haidcp plan was the first
to look beyond the administrative perimeter of the province of Ha Noi, prepared
to consider the gcograpliical site as a whole. Up until then, the administrative
perimeter always represented a limit to the project, even though urban develop-
ment had alrcady crossed this border in several placcsi The proposition for land
use management is based on urban typologies differentiated by their function and

the liciglit ofbuildings.

Accordingly, concerning housing, the l<cy distinguislicd between low-
level liousing and zones of medium-rise or high«risc accommodation. According
to this logic, villagcs were intcgratcd into new residential nciglil)ourhoods,
surrounded l)y projcctcd low-level housing. The advantagc of using villagcs asa
basis upon which to dcvclop their immediate environment is twofold: their craft
and hcritagc value guarantees their touristic appcal; urban Villagcs are considered
as existing residential sectors, serving as a support to housing dcvclopmcnt. In
spitc of the many intcrcsting propositions of the Haidcp plan, this projcct has
never been implemented. It did however have a certain influence on the following
Master Plan, the current ‘global development plan for Ha Noi capital to 2030 and

vision to 2050

Villagcs near Ha Noj, l)cyond the second ring road, are currcntly confronted
with the same transformations as those located in the zone alrcady urbanised: thcy
arc rapidly losing all agricultural component. The difference in the second zone is
the rapidity of the process of urbanisation and the expropriation of land by much

largcr-scalc pI‘OjCC[S‘ It tOOl( about 50 years FOl‘ tllC inner zone to bccomc urban,
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Plate 10

Hébrard map 1925 (colonial era) General plan of Ha Néi for 2000
with mention of villages drawn in 1981
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compared with less than ten years for the outer. This acceleration manifests itself

through a certain social violence in the field (see Chaptcrs 7and9).

The post—D(ﬁ mdi master plans, in particular those created within the frame-
work of Japanese partnerships, all scem to redefine the city around a point
approximatcly located in Tay Lake. Accordingly, in the projccts, the pattern ofa
radio-concentric city predominates and secks to be applied in the larger Ha Noi
area to the detriment of gcograpliic realities. The influence of tlic]apancsc partners
doubtless plays a part in this, bringing complete confidence in the technical qua-
lity of infrastructure necessary to tame this hydraulic territory. Moreover, almost
all the clements of infrastructure needed for this kind of development (bridges,
motorways, etc.) are financed by]apancsc aid. In the field, the Delta’s gcography is

howeverakey factor that should direct urban development policy (see Chaprer 1).

Since economic liberalisation, the city has spread rapidly west of the his-
toric centre, where gcographical conditions are the most favourable. The city is
hemmed in to the north and the cast by the Red River, which remains difficult
to cross, while towards the south, land is more low—lying and rcgularly prone to
flooding, This expansion of the city occurs without taking villages in the projects
of new urban areas into account. Farmers lose their agricultural land without
any real profcssional rctraining bcing put in placc. Oﬂicially, farmers are com-
pcnsatcd for the loss of their land and are supposcd to work in the municipal
servicesof the newurbanareas (liigliways,landscaping, maintenance, ctci). lnrcality,
levels of compensation remain low (cspccially when comparcd with market
priccs) and cxamplcs ol.rctraining are ncgligiblc (see Cliaptcr 7). New activities are
manifold in Villagcs, but are csscntially the result of private initiatives, addrcssing a
shortcoming in the planncd transition to new urban areas. As the new projects
built on their former agricultural land are mostly residential neighbourhoods

poorly served with sliops and services, the Villagcrs have taken over this market.

Accordingly, the villagcs of the first ring have become dormitory ncighbour—
hoods for the most disadvantagcd social classes. These migrants arc not well
acccptcd by villagcrs, who have nonetheless dcvclopcd alucrative trade in slccp,
offering substandard or even insalubrious lodgings. With the influx of this new
population, the number of inhabitants in some villagcs has more than doubled,
accommodation of migrants having become the main activity of native villag-
ers. Pliysical transformations have therefore been considerable: an uncontrolled
densification is taking place and is modifying the traditional balance of these vil-
lagcs. The impact of the new projects on the villagcs of the immediate pcriplicry

is therefore social and spatial.
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The urban projects of the 2000s:
change of scale and land expropriation

Until the bcginning of the 1990s, Hi Noi remained confined within a limited
space. Under the effects of an interventionist state policy, the lack of forcign
investment in the country, the low standard of living and moderare dcmographic
growth, the city has been contained within the four central urban districts of
Ba Dinh, Hoan Ki¢m, Dong Da and Hai Ba Trung, totalling an area of about
35 km? (Plate 11 and QUERTAMP, 2010).

From 1995, the municipality started to create new urban districts made
up of peri-urban rural communes to provide support for the very rapid
urbanisation along roads and through urban sprawl. Up undil 2003, 5 urban
districts were created (Plate 11) (Tay Hé (1), Thanh Xuan (2), Cau Gidgy (3),
Long Bién (4) and Hoang Mai (5)), increasing the province of Ha Noi's urban
arca to 179.45 km? The city crossed the Red River and the urban district of
Long Bién was created from the rural district of Gia Lam. In addition, with the
integration of the province of Ha Tay, the urban district of Ha Dong (6), which
included the capital of the absorbed province, has spread over its rural fringes
and is an urban territory of more than 48.34 km?* that must be added to the

9 urban districts of the capital.

The villages that have become wards, or phuting, being integrated into the
urban districts, rapidly lost their agricultural land and their value has climbed rap-
idly. 148 villages have become urban in this manner (Plate 11). Most new migrants
settled in these new urban districts in the 1990s and added to the densification of

urbanised villages.

It should be noted that strings of villages follow the To Lich River, former
western limit of the city until Ddi mdi, and a licdle furcher west, the Nhué River,
which roughly corrcsponds to the limit of the urban sprawl in 2010. This is
cxplaincd by the presence of levees, highcr than the plain, which offer villagcrs

spurs of land on which to build their homes safe from ﬂooding

¢ Wider and more diversified settlement

than in the first ring

If one compares the dcnsity of settlement of villagcs which have been inte-
grated into the urban districts since Ddi mdi and that of those which are going to

be urbanised and make up the dense €Xpansion zone out to ring road 4 (Platc 11),



Photo 5
A village communal house integrated in the urban fabric: Ngoc Ha

one notices that the lacter is more spaccd out. Land cxpropriations for carrying
out major urban projects in this zone will be all the bigger for the facts that the
paddy ficlds to be expropriated are vast and that the property developers have the

capacity to invest in the development of several hundreds of hectares.

On the other hand, during the 20005, the area of land to be built on in the

first ring of urbanisation (the zone inside the urban districts) was smaller, because

the sertlement of villages was denser, but also because the developers were not
such big players. This density is explained in part by a process of very pronounced
in sitw urbanisation of these villages at the city gates, which have adoptcd multi-
activity ways of life, received migrants very carly on who came to work in the city
and which extended their space onto the fringes of the city as carly as the 1980s.
The multitude of semi-urbanised villages that make up the peri-central neigh-

bourhoods of the capital boasted a considerable reserve of casily built—upon

© Philippe Lé / N&i Pictures
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Plate 11

Villages integrated into the urban space since Ddi méi
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Place 11

Density of village settlement in urban districts and in zones
to be urbanised by 2030
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undeveloped land. Villages were the vital support to individual production at the

beginning of the 1990s (PANDOLFL 2001).

o The integration of Ha Tay:

vast agricultural spaces to urbanise

The provincc of Ha Nofis cxpansion over its western provincc and a few other
communes has allowed it to triplc its territory, rising from 900 km? to 3,300 kmZ
This annexed land, most of it rural, is all land reserved for urban projects, apart

from the sector pronc to ﬂooding located in the green corridor.

According to the Master Plan to 2030 (PPJ, Ministry of Construction & the
Hanoi Peoples Committee, 2011), the municipal authorities anticipated that the
urban population would rise from 2.680 million inhabitants in 2009 to 6.6 million
in 2030. In 2009, the urban population of the province amounted to about a quar-
ter of the population and was divided among the 9 urban districts (2217 million)
on a territory representing 5% of the provincial total, or 179.45 km? The remain-
ing 463,000 inhabitancs live in the administrative centres of districts and small
towns. By 2030, the urban population will make up 66% of the total population

and will live in a territory representing 32% of the province, or 1,056 km?2

According to the Master Plan to 2030, a vast territory of 860 km? will be
urbanised. This space will be made up of various kinds of neighbourhoods with
diffcring densities and building hcights (see Ciiaptcr 6). The dense urban core,
made up of current urban districts, and the expansion located between the

Nhu¢ River and ring road 3 (12529 km?) is in the process of filling up.

The zone most affected by urbanisation and major projects is the expan-
sion between ring roads 3 and 4, corresponding to the districts of Hoai Diic
(see Chaptcr 7), Dan Phucyng and to the urban district of Ha Déng. 182 km?
will be urbanised in high-rise to make a second ring of buile-up city. 1.4 million
inhabitants are cxpcctcd there by 2030. The entirety of agricultural land will
disappear. The districts of Mé Linh, Déng Anh and Gia Lam, already very
urbanised, will become denser and will house new projects, especially
industrial zones to take advantagc of their location along roads lcading to

Noi Bai Airport and to the port of Hai Ph(‘mg‘
Five satellice towns, with an area of 290.85 km? will be built in a radius of

20 km around the city centre and will house 1.7 million people in the medium

term. At tl]C CdgCS Oftl'lC zonce PFOHC to ﬂooding, tlle cannot bC l)Uilt \Vitl’l too
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dense alevel of construction. As for ‘ecological” towns situated in the green corri-
dor, thcy will cover 38 km?, altcrnating low-level ncighbourhoods with strecches

of water and parks.

The most important feature proposed by this master plan (sce Chapter 6)
is to retain a green corridor formed by the cacchment basins of the Red River's
two distriburaries, the Ddy and Tich Rivers, to ensure drainage of heavy flood-
ing by the Red River. In urban planning terms, this corridor creates a disconti-
nuity between the historical city (greatly expanded in the project) and several
satellite towns. The existing villagcs located in the green corridor participate
with their agricultural land in maintaining this zone open and with liccle con-

struction on it.

These new urban areas, built on agricultural land, clash architecturally with
the villages, as well as causing a breakdown in hydraulic and communication

I]CIWOl”l(S.

¢ A marked contrast

between the new projects and the urbanised villages

The Nam Thing Long-Ciputra neighbourhood, located to the northwest of
Tay Lake, in the urban district of Tay Ho (1) (Plate 11), is one of the first of its
kind to be planned by a foreign investor (Indonesian). It was drawn up on a site
inclu(iing agricultural land and a small existing viliagc. This villagc remained in the
project plans, as an enclave in this neighbourhood that s itself closed (chis was the

first gated community in Ha Noi).

Although the village was not destroyed, it is nonetheless excluded from the
overall design. In plan drawings of the project, it appears strictly delimited and
surrounded by sectors of villas intended for the city’s highcst social classes. The
reality of it is no less radical: the villas turn their backs to the village; there is
absolutely no connection between the two. View of the village from the only
vantage point in the new neighbourhood where it is possible to see it has been

masked by an insensitive neoclassical colonnade.

The lack of integration is even more spcctacular with rcgard to treatment of
the villagc’s cemetery on the projcct’s site. While this cemetery only occupics a
small arca, the projects developers simply denied its existence in their proposi-
tion. After indignation and insistence from the Villagcrs, the cemetery remained,

it has even tripled in size since then, and the developers had to revise their project.



Today, the main fagades of the southern sector’s row of villas give onto a wall
SIX metres liigli, protccting them from the view over the cemetery. The lack of
integration of existing structures caused all negotiations to end in deadlock, and

produced aberrations in urban planning (CERISE, 2009).

e The breakdown

in hydraulic and communication networks

The major urban projects in construction on the agricultural land of peri-
urban villagcs do not take their Spatial or social organisation into account.
Relations between craft villages within clusters are intense and founded on the
employment of a workforce or subcontracted work, sale of raw materials and
finished or semi-finished products, exchanges of know-how, supply of technical,

commercial or transport services, and rcnting of land for construction.

These relations take placc within a communications network comprising
roads of varying sizes, byroads or dyke-top roads not suitable for motorised trans-
port along which toil vehicles of all sizes. Motorways, residential and industrial
zones cut through village farmland, thus isolating communitics and severing lines

of communication between Villagcs.

In addition, major urban projccts affect the liy(iraulic system, drainagc and
irrigation of residual land, and increase the risks of flooding, In fact, residential
and industrial zones are built on plati:orms clevated one metre above Villagcs to
protect them from risks of flooding, So when it rains, villages below suffer even

worsc ﬂOOClS.

Normally, itis stipulatcd in the protocols that rcgulatc construction of new
residential zones and industrial zones that the (dcvclopcrs’ are supposcd to con-
struct a system of drainagc around Villagcs in order to protect them, but very few
doso. The only action taken to limit damagc is temporary pumping with the liclp

of big machincry.

The acceleration of project urbanisation since the 2000s on biggcr and
bigger tracts of expropriated land, particularly because several road-building
projects are financed by the BOT system (see Chapter 6), changes the
rclationsliips between the villagcs and the new urban areas that are built on their
farmland. Until now, the rycthm of construction was slow cnougli and the size of
the new urban arcas modest cnougli for integration to take place between them

and the villages.

Integration into the city:
between myths and realities

Since Ddi mdi, the city of Ha Néi has sprcad over its fringcs, integrating
agricultural and multi-activity villages into its perimeter. The space integrated
into the city since that time totals 191.58 km? and is made up of 148 Villagcs
(Plate 11). This very rapid change begs the question of the adapration of villages
into new economic and demographic contexts, namcly reception of migrants,
identification and integration of village heritage clements into the new urban

context.

Similarly, the transformations in the network of roads and built—up areas,
when faced with the construction of new arteries that cross village perimeters and
with the influx of migrants that must be lodgcd, confront the inhabicants with

profound changes in their living space.

The integration of village communities into the urban fabric has not always
been plain Sailing, even if part of the population cnjoycd economic benefits
thanks to fresh commercial and service activities. The loss of village agricultural
land, limited as it was, the difficulties of the cxpropriatcd to retrain for new activi-
ties, the installation of migrants in villages turned into dormitory neighbourhoods
are some of the problems that the first ring of villages had to confront in the

aftermath of Ddi mdi.

Villagers have lost their representatives, the heads of villages, with integration
into new urban areas, and no longer have the means to make their voices heard.
The city’s occupation plans are henceforth imposed in an authoritarian manner.
However, the smaller size of the urban projects that have affected the villages of
the firsc ring, in comparison to those bcing buile at the end of the 2000s, suggests
the extent of difhiculties that the villagcs of the second ring alrcady have and will

have to deal with further.

However, the inhabitants of villages integrated into the urban perimeter
have not remained passive in the face of authoritarian cliangc in the use of
agricultural land. Some have taken part in the urbanisation of these new urban
fringc areas by increasing the dcnsity of construction on their residential plots
of land, where priccs have become proliibitivc, in order to resell them to new
inhabitants or to rent them out. Others have decided to take partin land trans-
actions to group together plots of land big enough to interest the property

developers.
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Expansion of the city througli intcgration of urban Villages

In chis way, since the 1990s, the outskirts of Vietnamese towns and cities are
the scene of many individual and familial land deals. All levels of society seck
to turn a profit from land that can be urbanised: private companies, individuals
and institutions of all kinds. Mal{ing moncey from land in cities and urban-
ised villages has become the business that occupies every member of socicty

(PEDELAHORE, 2006).

The proﬁlc of villagcs intcgratcd into the city was varied. Craft villagcs were
numerous in what are now urban districts of Ha Noi, yet few of them succeeded
in maintaining their activity, due to lack of production space at priccs accessible
to artisans and to competition from the modern sector. The list of craft villages
absorbed by the city of Ha Noi and whose activity has disappcarcd is long: the
very famous paper-making villages on the shores of West Lake, the makers of
votive ingots in the Villagcs of Gidp Tu and Gidp Nhj in the south of the city
(Thanh Tri), the lace-makers from the outskirts of Ha Pong, ete. There are two
or three copper smelters left in the very famous village of Ngi Xa, a neighbour-
hood currently much sought-after by expatriates on the edge of Tric Bach Lake.

However, urbanisation is not ncccssarily a liarbingcr of death for artisanal activities.

The most famous villages, such as Bat Trang (portery) or Van Phuc (silk) are
situated in the first ring integrated into urban districes. Ie all depends on the scale
of production, mechanisation and the cohesion of commercial networks that
underpin these activities. The selective discrimination of urbanisation takes place
according to complcx political, social and economic criteria that rcquirc spccial

N tudy.

We have seen in Chapter 1 that many villages had specialised in making paper
and silk near West Lake, thus bcncﬁtting from the proximity of a source of water,
consumed by these activities in largc quantitics, and from the market in Ha Nai.
Papcrmaking activity goes back more than seven centuries and until the 1920s
cmploycd more than a hundred families in these urban Villagcs. Some artisans
cngagcd in production of great quality for royal edicts, illuminations and popular
images (LE FAILLER, 2009). Vcry rapidly, in the 1920s, the process of industrial-
isation bcgan. Newspapcr in particular, the ultimarte industrial product, bcgan to
flood the market and hastened the decline of local production. In the 1960s and
1970s, in the context of a lack of raw materials, linked to the war and the cmbargo

organiscd l)y Western countries, this activity was kcpt going.

With economic liberalisation, crafts could not survive the economic com-

pctition. High quality traditional papers were no longcr prizcd and chis artisanal
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activity, completely manual, was abandoned in the villages on the shores of
West Lake at the bcginning of the 1980s. Consuming largc quantities of both
water and firewood, for the ovens, the craft fell victim to competition from indus-

trial paper mills and competition for land in this rapidly urbanising zone.
I paper mills and competition for land in this rapidly urbanising

In this manner, villagcs to be intcgratcd into the urban fabric have individual
profiles that in part determine their capacity to become part of the city. PAPIN
(1997) has shown in his thesis to what extent the social formations of the hundred
or s villagcs that bclongcd to the feudal city were not ofa homogcnous nature.
‘Each one of them had a spcciﬁc rclationsliip with Ha Noi. A villagc of craftsmen
and a Villagc of rice farmers do not behave in the same way. The various social
components did not always share the same interests: Ha Noi was a market of
consumers for some, but it was a threat to oligarchic landed power for others.
Within one villagc, it was in the interests of some to look towards the city while

others wished to avoid it

The following three cxamplcs of integration of Villagcs into the city show to
what extent some villagcrs did not accept administrative integration into the city
and found chis changc in conditions a difficule experience: Hoa Muc is now part
of the urban district of Thanh Xuan, while Triéu Khuc, where artisanal recycling
activities have been practiscd for gcncrations, has maintained its status as a villagc
and has refused to convert to urban status, dcspitc its location in the urbanised

zone.

» Hoa Muc: a new residential zone in village territory

The place that the inhabitants of Ha Noi still today call the village (ing) of
Hoa Muc (Place 11) is part of a string of rural communities established many
centuries ago along the To Lich River, a waterway that was long one of the capitals
main communication links. Althougli located only six kilometres from the histor-
ic centre of Ha N, this zone was until very recencly at the interface between the

city centre and its rural outskires (PAPIN, 2001).

The intcgration of the Villagc of Hoa Muc into the socio-economic space
of Ha N¢i happened progressively during the 20eh century. This process was
alrcady under way in the 1920s when the inhabitants, tal(ing advantagc of fresh
urban and international markets opcncd up by the colonial cconomy, dcvclopcd
a llourisliing artisanal textile industry. When the communist party seized power,
in the middle of the century, it did not putan end to economic relations between

the Villagc and the city. Rather, villagcrs active in craftwork formed a pool of select



workforce for the new socialist state factories, and those who had completed

studies were intcgratcd into the civil service.

Aithough transformed during the collectivist era (1954-1986), this link
between the rural and urban economies was preserved by the local population
through awhole series of informal activities practised by households on their land,
including market gardening, raising poultry and pigs, and production of bricks

and tiles for residential construction (LABBE, 201 1a: Chapers 4-5).

During the Ddi mdi reforms, these socio-economic links with the city facili-
tated the transition of houscholds towards a more liberal economy. Although
tenuous, the connections made by the houscholds of Hoa Muc during the
collectivist erawith the city centre served as a foundation for the intense process
of in situ urbanisation observed in and around the villagc since the beginning of

the 1990s.

This endogenous urbanisation first became apparent through rapid demo-
graphic growth. The ofhcial data indicate that between 1980 and 1997 the
population of the commune (x4) of Trung Hoa, to which Hoa Muc belongs, rose
from roughly 6,000 to 14,000 inhabitants. In 2008, it reached 30,000 pcoplc Two-
thirds of the inhabitants were permanent and scasonal migrants, including families
from the city centre come to settle in the village, and students and labourers from
Red River Delta provinces come in scarch of affordable accommodation within

reach of the universities and non—quaiiﬁcd jobs available in the capitali

During the 1990s, the local economy diversified considcrabiy, particuiarly in
the secondary and tertiary urban sectors. However, even at the beginning of the
2000s, more than half of houscholds were still Cngagcd in agricuiturc, Foilowing
the decollectivisation of agriculture (1988-1993), the inhabitants continued to
farm small paddy ficlds that were allocated to them by the co-operative. In this
very dense commune (5,000 pcopic per square kilometre in 1997), houscholds
only had access, on average, to plots of cultivatable land varying from 720 to

1,080 m? in size.

These small ficlds nonctheless ensured houscholds’ food security. They pro-
vided a foundation upon which Viilagers diversified cheir economy. With their
self-sufhiciency assured, houscholds sent some of their members to try their luck
in the city, where new jobs were being created, Cspcciaily in construction. Others
widened and intensified market gardcning and husbandi‘y activities that thcy

alrcady practiscd at home during the collectivist era. Still others opcncd small

businesses or companies run from home, including offering accommodaion for
students and seasonal migrants in small buiidings called 7ha tro, built on Viliage

residential land.

Another indicator of this iz sifu urbanisation was the local land and property
market, which cxpcricnccd a lighming renaissance from the middle of the 1990s.
The villagers then started to subdivide and exchange residential properties among
themselves, aiong with spccuiators from the city and with migrant houscholds.

In the wake of this, the Viilagc’s built—up environment underwent some impor-
tant changes. Gradually, the population, both native and migrant, demolished
and rebuilt almost all of the viliage’s urban fabric that today approachcs densities
of construction comparable with those of back-alley neighbourhoods in central
Ha Noi. In the space of a decade or so, the little houses with tiled roofs (124 i)
surrounded by gardens and enclosed by stone walls, up to that point typically rural,

have been repiaced by muiti—storcy urban—styie buildings (nha x@/) (Plate 12).

The communal authorities took part in the changes outlined above by
encouraging farmers to diversify their familial cconomy, giving approval for
informal land transactions, turning a blind eye to the presence in the viliage
of a large unregistered migrant population. Officials from the local peoples
committee also initiated some changcs more dircctly, particuiariy by convert-
ing part of the agricultural land adjoining the village into residential land to be
urbanised, which was shared out among, households in the commune (for a more

detailed discussion of this, sce LABBE 201 Ia: Chapter 5).

However, this endogenous urban transition was upsct at the end of
the 1990s when the authorities of the province of Ha Noi approved the
construction of a new urban area” on the villages land (see Chapter 5). Called
Trung Hoa-Nhin Chinh, after the two communes that it scraddles, this iargc
cntity sprcads over 33 hectares. The residential function prcdominatcs here, but
there are also businesses, offices, schools, medical clinics and small public spaces.
This KDTM (kbu do thi mdi), a new urban area, was moved into, dcvcioped and
marketed by Vinaconex, which was then a state-owned enterprise under the
supervision of the Vietnamese Ministry of Construction, but which has since

been converted into a private equity company (cdng ty cd phin ) (Plate 12).
The construction of this new urban area required the recovery of land usage

rights by the public authorities for all of the agricuiturai land farmed by the

population of Hoa Muc. This process of expropriation was not aiways smooth.
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Conscious of the importance that agriculeure still played in their subsistence
stratcgics, local households resisted che cxpropriation process during several
months, refusing to accept the very low rates of compensation offered by the

Ha Noi authoritics and by the promoter (at that time, about 2.5 €/m?).

From 1997 to 2003, Vinaconex and the local authorities took various
measures to force the villagers to relinquish their land. The district
authorities offered liiglicr compensation rates to the first houscholds to give
up their certificates of land use rights (called red books)). Policemen visited the
families of resistant houscholds, threatcning to imprison them if tlicy refused
the proposed conditions of expropriation. Finally, the last houscholds still hang-
ing onto their land were forcibly dispossessed and, in order to obrtain access to
their compensation, were obliged to write letters apologising publicly for having

opposcd the dcvclopmcnt and modernisation of the country (LABBE, 201 1a).

In Hoa Muc, a majority of houscholds ﬁnally acccptcd to givc up their land
when the developer Vinaconex undertook to employ the expropriated farmers as
workforce for their export opcrations, a promisc that, up until now, still has not

bCCl’l l{CPt. ﬂlC construction ()fth(i ncew arca was complctcd in 2005

Since then, several houscholds formerly active in agriculture have strug-
glcd to adapt to an cntircly urban mode of subsistence. The situation is par-
ticularly difficulc for the group of former farmers who are today between 30
and 50 years old. The gencrally low level of education of these individuals
limics their integration into the region’s factories, which usually require a high
school diploma. The district authorities have set up technical training schemes
(hairdrcssing, cooking, car mechanics, kindcrgartcn tcaching, ctc.) with the
aim of retraining agricultural workers. Only a small minority of villagcrs have
taken part in these schemes seen as unsuited to their needs and to Ha Nois
cmploymcnt market. In most cases, uncmploycd former farm workers have
prcfcrrcd to start small businesses or activities in the informal service sector

(motorbike taxis).

A new socio-economic insccurity has also appcarcd among houscholds who
have used up ina few years all of the compensation money received after expropri-
ation. Poorly prcparcd 0 manage such largc sums of money, some less-educated
families favoured ‘ostentatious purcliascs, choosing to rebuild their houses or buy
the latest model of scooter rather than investing in a small business, in lcarning a
trade or in the education of their children. TO XUAN PHUC & DRUMMOND

(2009) report similar sicuations all around the Red River Delta, where ‘several
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former farmers now have villas several stories high and scooters for cach member

of their families, but are incapablc of mccting their daily needs for food’

This leads to what the authors call a phenomenon of ‘self-induced pover-
ty. Rather than strengthening trade between village and city or creating fresh
socio-cconomic links with the latter, the construction of the Trung Hoa-Nhan
Chinh new urban area has contributed to marginalising the most vulnerable
villagc houscholds. The new ncighbourhood has dcprivcd houscholds of their
capacity for food self-sufhiciency while at the same time limiting socio-cconomic

relations with adjoining villagc communities.

The shops and services available in this largc complcx are aimed at the mid-
dle-upper classes that live in the neighbourhood and are beyond the means of
villagcrs. The schools and medical clinics that have been built in the nciglibour—
hood are all managed by private interests. The school and medical fees charged
are very high, thus Cxcluding the less affluent populations who live around the
ncighbourhood Only houscholds owning land close to the new urban area have
been able to benefit from the new affluent cliencele living in the ncighbourhood,

by OPCHng U.p small cafés ’dl’]d restaurants.

For the greatmajority of Villagc houscholds, the new urban arca providcs only
wide streets where it is plcasant to stroll in the cvcning with ncighbours, admiring
the luxurious residential complcxcs; these are stril(ing symbols of a model of
urban dcvclopmcnt that dccpcns socio-spatial fault-lines racher than integrating

prc—cxisting pcri—urban populations.

o Tri¢u Khuc: social impacts of integration

Trieu Khc is sicuated on the southwest outskirts of Hi Noi in the commune
of Tan Triéu, in the district of Thanh Tri. This craft villagc CONLINUES to practise its
artisanal recycling activities in spite of its integration into the urban fabric. The vil-
lagc abuts onto the district of Thanh Xuan, industrialised since the 1960s (tobacco,
rubber, soap), housing several administrative institutions (Ministry of the Army,
University of Public Security, Univcrsity of Music and Fine Arts, Univcrsity of
Teacher Training, University of Social Sciences, University of Natural Sciences,
University of Architecture, Institute of Transport). In 2009, there remained 40 ha
of agricultural land in Triéu Khuc that was slated for imminent dcvclopmcnt.
Fifteen thousand pcoplc were living in the villagc in 2009, while there were only
six thousand in 1960. There is a strong local rcligious idcntity, and proximity with

Ha Noi does not incite pcoplc to leave the villagc. Evcry year, according to the
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The densification of urban development in the village of Hoa Muc since the 1990s
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Chapter 3

Expansion of the (:ity through integration of urban Viﬂagcs

local administration, about a hundred village pupils pass university entrance exam-

inations, which is gradually changing the socio-economic structure’.

Triéu Khtic has not suffered from the conversion of land imposed by the state
since the 2000s in several peripheral villages near the new urban arcas (KDTM),
but the proximity of industries and universities built in the 1960s has had repercus-
sions on the village's property market. Some 3,000 to 5,000 people have boughta
house or rented accommodation in Tri¢u Khiac®, These new arrivals are managers,
skilled workers and labourers who work in Ha Néi, migrant workers and students.

This has brought abouta Signiﬁcant densification of residential space.

The result of the densification has been to considerably reduce the spaces
available for the family and village celebrations for which the village is reputed.
The arrival of strangers within the villagc or even within families has also brought
new customs or new ways of life. Firstly, renting rooms and the proliferation of
small businesses serving these new populations have increased Villagers’ incomes.
Next, students who commute often to Ha Noi for entertainment bring to the vil-
lage several new services such as tutoring for pupils of elementary and secondary
schools or foreign language classes. Many of these students marry in the village
and stay there after their studies, because the saying is: ‘the land is good there and

the birds have already alighted:

Nevertheless, it is often remarked upon in Triéu Khuc, as indeed Mrs Nguyén
told me, that Village and familial relations are not what they used to be. Marriagc
ceremonies incorporate clements from clsewhere, the new arrivals lock their
doors and work elsewhere all day, which alters neighbourhood rclationships,
young couples go kissing around the lake opposite the temple, which shocks the
older villagers‘ Native viilagers and the new arrivals live rclatively parallcl lives,
dcspitc ovcrcrowding and lack of privacy. Conflicts that come up are not set-
tled by traditional methods of reconciliation bur rather by recourse to the local
authorities or the police. Morcover, the mayor of Ha Noi has awarded the com-

munc ofTﬁm Triéu thC prize {:OI‘ bCSt iocal managemcnt.

The local authorities are particularly proud of their Tural sccurity’ process,
namely the local management of conflicts without recourse to higher authorities
in Ha Noj, and of their good firc-ﬁghting skills (ﬁrcs are frcquent in craft Villag-
cs)i However, this has not prcvcntcd some inhabitants from Worrying about the
appearance of ‘social evils’ (drugs, prostitution, compulsive gambling, theft), but
more than 50% of our samplc state that security has improved grcatly over the

last five years”.
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Mrs Nguyén ' is 41 years old. For five years, she has travelled daily into the centre of Ha Noi
to work in a hotel. Her husband, who no longer works as a farmer, stays in the village to build
an extension onto their home in order to rent rooms to students. When Mrs Nguyén was small,
people practised crafts or farmed rice. With the construction of the universities and offices around
the village, people have changed trades and the recycling micro-factories have proliferated in
the village’s residential spaces. Migrant workers have flowed into the village to work there. With
this urbanisation, the villagers have lost their jobs, she says. This increases the density of residen-
tial spaces. At her house, four people lived there before; now, there are ten. Through solidarity,
she must receive members of her family. In addition, the construction of rooms for students on
their land increases the density still further. Mrs Nguyén tells me that when she gets home from
Ha Nai every evening, she ‘changes personality’ She submits to village customs, to which she is
very attached. | ask her why she wants to stay in the village. She says that she doesn’t have the
money to buy a place in Ha Ngi and that to sell in the village, she would need the agreement of
the grandparents and of all the family, which seems impossible. And, she adds, ‘a village woman
must avoid conflicts’

1) Not her real name: this is to protect the identity of the person interviewed on 20 May 2009 in Triéu Khiic. This text is taken
from about 60 interviews with the inhabitants of the village and the local authorities, as well as a period of two months during
which Julie-Anne Boudreau lived i the village. She thanks Bui Viet Cuong, Nguyén Duc Truyen, Tran Minh, Vu Tuan Huy, Mélanie
Robertson and Jean-Pierre Collin for their collaboration on this research, as well as her hosts in Triéu Khuc and all the inhabitants
who agreed to tell her their story..

Over and above these social changcs though, the densification of the village
has produced severe environmental damage owing to failures in the evacuation
of waste water, to the intensification of road trafhic, to the increased demand for
drinking water and electricity, and to the intensification of craft enterprise activi-
ties. For a long time, the villagcrs have practiscd craft actividies such as wcaving
towels, flags and medal ribbons for the state, collecting old ironmongery and
poultry feathers that are used to make brooms. Before 1986, 80% of the popula—
tion ofhcially lived off agriculture in the village, but non-agricultural crafes had
long been practised to top up agricultural incomes. Since Ddi mdi, the economic
structure of the village has remained stable, although industrial and craft busi-

nesses have been intensified and modernised.

This is particularly visible in the rccycling industry, long implantcd in
Tricu Khue (since the 17 century according to Ngoc, 1993, quoted in
DIGREGORIO, 1997). The rccycling industry is subdivided into three categories
of activities: those that collect recyclable materials (often an itinerant activity),
the intermediaries who buy them, stock them and transport them to the villages
spccialiscd in rccycling, and the smaller and biggcr plants that rccyclc them. The
inhabitants of Triéu Khuc are active in these three categories of activities for the
recycling of plastic ™. They control most of the storage places in Ha N, along

with villagcrs from Xuan Thi’iy,



This cxplains why many pilcs of plastic can be observed in the Villagc awaiting
rccycling, a.long with small Processing plants riglit in residential areas. Figurc 8
shows how this activity fits into the villagc landscapc and occupies an ever-greater
place in residential space. Since the 1980s, market liberalisation has generated a

notable increase in consumption, and thus of waste to be rccyclcd.

In addition, the loss of agricultural land has forced many households to
convert their l:ormcrly scasonal activity (altcrnating with agriculturc) of
recycling into a yearlong activity. The environmental problems emanating from
these activities are severe: smells and air quality, cluttering, sanitary dithculties
associated with accumulation of dangerous materials (for example, recycling
of used syringcs). Inhabitants incrcasingly evoke cancers, but according to Mrs
Nguyén, they havent yet had their awareness sufhiciently raised to the dangers.
They manage as best they can to counter this pollution, by for example ‘covering
our door with a plastic curtain to block out the smoke from the plastic burning

in the neighbours factory.

In 2000, the local authorities took action by asking Ha Noi foran 10 ha zone
located outside the residential area where craft and industrial activities were to be
relocated. However, in 2009, this was not yetin operation and was not yet supplicd
with clcctricity and water. According to the communal authorities, the district
demanded that the plots in this zone should be auctioned off: As the plots in
question are very close to Ha Noi, thcy were an attractive real estate proposition
and it was affluenc speculators from Ha Noi who made the highcst bids rather
than small-scale producers from Tri¢u Khuc . In addition, even if these 80 plots
had been reserved for village producers, they would only have met one third of

demand.

However, these management difhculties do not prevent the inhabitants
of Tri¢u Khuc from seeing ina fairly positive light the urbanisation process, of
which tlicy are atonce agents (througli their own densification practiccs, mobility
towards the centre and micro-industrial production) and spectators (subjected to

conversions of agricultural land and dcvclopmcnt policics imposcd by Ha Noi).

Figure 8 - RECYCLING MICRO-PLANTS IN THE VILLAGE: EVOLUTION OF A PLOT OF LAND
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Our litdle survey of fifty village houscholds shows that for 57% of those who
answered, urbanisation is a good thing; 21% have a more quaiiﬁcd opinion, men-
tioning both the advantages and the drawbacks; and 21% perceive urbanisation
asa compictciy negative process. The biggcst positive consequence mentioned
is the improvement in living conditions and ‘modernity” (17%), while the biggest

negative consequence is unqucstionabiy poiiution (18%).

Spatiai, social, economic and culeural intcgration into the city isa dynamic
process that is still ongoing in Tri¢u Khc since the 1960s. Over fifty years, there-
fore, the villagers have lived through great changes, which have speeded up since

g gh g 3 P p

Dai mdi.

Mrs Nguyén's generation fele the effects of this upheaval keenly and tends
to see itin a positivc iight, dcspitc a marked nostalgia for a Viiiage past thar it
only knew during childhood. This is a generation that steers a successful pach
between customs and contemporary socio-cconomic imperatives, that travels
more frequently into the centre of Ha Noi (for work, shopping, entertainment)
and that worries about environmental probicms linked to densification of res-
idential spaces and intensification of trade, trafhic and industrial production in

the viiiagc.

o The urban fabric and transformations of build heritage:

the case of Triéu Khuic

The ling, or village. is a specific term used frequently in studies of Viernamese
civilisation. However, the viiiagc as such is not an administrative unit and ics limits
are not mentioned on maps. Nonetheless, the importance of its very rich tangjble
as well as its intangibic hcritage bears witness to the still vibrant role of viiiagc
spatial organisation in the new urban arcas and to their specificity when compared
with the new areas. Unlike in China, Viiiagcs intcgratcd into the city have notbeen

i"dZCd, nor has til(f POpU.i’dtiOH bCCH movcd away.

Within these outlying arcas, the tangii)ic and intangibic hci‘itagc makes it
possibic to distinguish the viiiage from the rest of arcas of housing‘ In addition,
it is possibic to distinguish the Viiiagcrs from other inhabitancs originaiiy from
clsewhere, because they have managed to keep up their own cultural and religious
practices. Thcy still WOl'SiliP the tutciary spirit. Thcy gatiicr togcthcr within orga-
nisations such as the Viiiagc council of elders, the festivals commission, the women's
association, the viiiagc band, etc. Evcry year, at the bcginning of spring, thcy orga-

nise the viiiagc festival and carry out several rites and piay traditional games.
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The villages second notable element is its spatial structure. It is composed
of two types of spaces: the one for residence, and the one for production,
usually made up of ficlds, drying courtyards, workshops, cte. The living area is
usuaiiy divided into several hamlets, four or five bearing the names of the
important monuments or landmarks in the village: Pagoda Hamlet (Xom Chiia),
Upstream Hamlet (X 7rén), Downstream Hamlet (Xo7 Dui), Eastern Hamlee
(Xom Ding), Western Hamlet (Xdm Dodi), etc. Paths or watercourses mark the

borders between them.

The hamlet is the viiiage’s elemental unit of cultural community. In
Trieu Khuc for cxampic, cach hamlet has a football team, a music group,a council
of elders, etc. The hamlet inhabitants build a quan for their rciigious and cultural

activities as the cquivaicnt of the viiiagc dinh (communal house).

In the hamlets, the smallest cultural units are actually the alleys, or 7¢d. The
people living in the same alley usually have a strong connection. The alley becomes

a communai SPQ.CC thre CiliidI'Cﬂ piay tOgCthC[, Oid PCOpiC Cilélt, ctc.

Sometimes, the inhabitants erect an outdoor ancestors altar or cay buong to
Worship the aiiey’s carth spirit and put up gates to kccp it safe. The Viiiage centre
piays avery important role in terms of hcritage. The rciigious and administrative
monuments and sometimes the market are groupcd there. The positioning of
monuments is determined i)y geomancy. These rciigious monuments, ancient
trees, ponds and carthen mounds rising above the flat iandscapc form a harmoni-

ous whole with considerable aesthetic appcai.

Since the 1990s, the residential arcas of Ha Noi's pcri—urban Viiiagcs have
changcd rapidiy, with a new vocation': providing new housing for migrants and
young coupics from the viiiagc who cannot find a piacc in the very dcnseiy pop-
ulated viiiagc core. Viiiagc ncighbourhoods, or hamlets, have encroached onto
agricuiturai land and new blocks of buiidings have grown up there. The hicrarchy
of the spatio-cultural structure, which is made up of 3 levels (1: the village, 2: the
hamlet, 3: the aiicy), is evoiving with the dcveiopmcnt of new residential (ncigh—

bourhoods’: viiiagcs ti’lU.S bccomc a COYHPOHCH{ ofurban arcas.

These city fragmcnts are however little considered in current urban devel-
opment projccts, in spitc of their Viiiagc idcntity strongiy characterised by the
presence ofa rciigious and cultural hcritage, evidence of the former richness of
Ha Noi’s Viiiages. The structure of the old Viiiagc core is changing with the

subdivision of piots of land sold to migrants or buile upon to offer cheap



housing for workers and students. In addition, encroachment over ponds and the

elimination of gardcns mean thac Ha Noi is losing its gardcn city quality.

Vi“agcs intcgratcd into urban districts undcrgo a double process of den-
sification. The first is linked to the erection of buildings in the Villagc core, a
hy-product of the fragmcntation of residential plots of land. The second is linked
to urban infrastructure built by the phutng authorities on agricultural land or on

land reclaimed by ﬁﬂing in ponds.

By obscrving a map of the Villagc of Tri¢u Khiic, one can distinguish two
very different morphological types: the old urban morphology in the centre
and another on the outskirts of villages. In the old hamlets, the thoroughfares
arc sinuous and describe complex routes: they follow the lie of the land and the

manner in which the Villagc space hasbeen fashioned. In contrast, on the oucskirts,

thoroughfares are laid out in the urban gridiron style, but devoid of footpaths

(Figure 9).

In the central hamlets, plots of land are subdivided and new cul-de-sacs are
thus created (Plate 13). Originally, a cul-de-sac was an entrance giving access to a
famiiy house, and then litcle by little it became an entrance for several households,
because this family has gradually divided into several smaller houscholds. The
entrance gate was shared between all the houscholds in the cul-de-sac and cach

dwelling had its own private entrance.

Both the shared spaces and the privatised ones have changed (Plate 13). Cul-
de-sacs are spaces shared hy a few families and also serve as intcrmcdiary space
between the alleyway and families private space. They are the site of village social

relations (familial or neighbourly). With a shared gate for several families, relations

Figure 9 - MORPHOLOGY OF THE NETWORK OF THOROUGHFARES IN THE VILLAGE OF TRIEU KHUC
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between the inhabitants of a cul-de-sac are well monitored and houscholds are

thU.S more secure from burglars.

On the outskirts of the Villagc, the new residendial blocks buile witchin the
framework of policies to increase space for village populations (sce Chapeer 7) by
the communal authorities are divided into several lots which each give onto the
street. These lots are distributed in priority to inhabitants of old hamlets wich the
aim of giving young houscholds a scparate space to live in, while some are sold to

immigrants to the village.

In fact, with the very rapid demographic growth of the village of Tri¢u Khuc,
in 1990, the Pcoplc’s Committee of the commune of Tan Tri¢u allocated to young
houscholds living in families with three generations under the same roof. a plot of
land near the hamlet of Chuia, to the west of the village (Figure 9). In total, seventy
houscholds bencfited from this policy. Thirty teachers having accumulated thirty
years of service at the Villagc school similarly received plots of land. Each house-

hold got a picce of land of 100 m”

In another instance, to the northwest of the village, on the ouskires of the
hamlet of Chua, plots were divided up into rcctanglcs of 4 m x12 m with street

frontage, an arrangement suited to building compartment houses %

Unlike the creation of cul-de-sacs in the old hamlets, new alleyways are buile
inan opcn—plan stylc that facilitates circulation: access is possiblc for all those that
live there, as well as for those that come from outside. As in urban neighbour-
hoods, houses open out onto the street, and ties between inhabitants of the same

alley are less close than in the traditional cul-de-sac.

In spite of all these social, demographic and urban planning transformations,
public monuments for villagcs’ cultural and rcligious use survive owing to their
integration into the city. It can be said thar 80% of Ha Noi’s heritage is of village

origin.

These monuments are located according to their status in the political or
culural hicrarchy. Inthe Villagc centre, there is the communal house (or dinh), the

pagoda (chiia), and the emple (dén).
Sometimes in spccial Villagcs called scholar Villagcs, for cxamplc %}n

Nhin or Chuong, people build a temple for Confucius (vin chi) for the worship

of the founder of Confucianism, for successful candidates of the quadrcnnial
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competitive exams from the mandarin era, and for the activities of village scholars.
In the hamlets, there are small monuments such as the lictle temples (i) that are

built by inhabitants to appease malevolent spirits.

Architectural monuments of this kind, which represent the honour of
the villagc, are much venerated and carcfully maintained by the Villagcrs,
receiving more attention than others. Their construction is of high quality and
the level of sophistication of their decorations bears witness to the affluence

of the village.

The house of lincage worship s still of primordial importance, even
when viﬂagcs are intcgratcd into the urban fabric and are home to numerous
migrants. The families of most inhabitants have lived in the village for several
gcncrations and bclong to founding or sccondary lincagcs. Relations between
members of the same family are strengthened by ancestor worship and joint family
activities. Thanksto these, houses oﬂincagc worship are always carcfuﬂy maintained

and restored.

Conclusion

The conditions of villagc intcgration into the city of Ha Noi have fluctuated
according to periods with different versions depending on spatial, socio-cultural,
cconomic and administrative variables. Culcural hcritagc of Villagc origin, sprcad
out over various neighbourhoods in the city, is evidence of the rural past of many

placcs intcgratcd into the urban fabric.

However, the loss of agriculturai land and the problcmatic conversion of
expropriated farmers, without training, render integration into the city difficule
for older pcoplc. For younger ones, adaptations take placc it opportunitics arise

and dcpcnding on their capacity to get ahead in the city that has absorbed them.

The acceleration of the process of mctropoiisation, the influx of migrant
workers into urban villagcs, the changc in scale of the magnitudc of the city,
but above all the very high price of land no longcr allow economic and social
adaptations made up of ncgotiations with the administrative authoritics, Villagc

arrangements at the local level and a muiti—activity way of life.

The study of changes that occurred in the 1990s and early 20005 in che firsc

pcri—urban ring, notably the construction of the first new residential areas, leads
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one to envisage that the second ring, slated for urbanisation by 2030 accord-
ing to the 2011 master plan over a very wide area, will take placc under other

conditions.

In addition, the example of policies implemented during the colonial and
collectivist eras — that we will examine later - namcly policics not taking into
account the role of villages in the city, as had done the imperial administration
in kccping with the Chinese model, demonstrates how much this dichotomy
between the urban and the rural has been anti-economic and has led to demo-

graphic disintcgration.

1) André Masson notes in 1924: ‘Ha Noiis not rcal]y acity, buta composite conurbation comprising, juxtapnscd in the same
enclosure an administrative capital, a commercial city and several villages. More recently, Christian Pédelahore talked of an
‘aggrcgatc ci[y’ when he initiated architectural and urban research on Ha Noi in the 1980s.

2) Map of Ha Noi, 1873, drawn up by Pham Dinh Bach, pub]ishcd by the Indochinese gcogmphical servicein 1916, origlnal
map at 1: 12,500, dimensions 68 x 65 cm.

3) The ‘map of the city of Hi Noi' drawn up by Mr Leclanger, head of the municipal highway department in 1890, presents
the project ofsquaring offthe colonial quarer. On this document, the ‘cit‘v limits are enclosed within those of the ‘concession’
thus dcﬁning between the two a zone of pcri—urban \'i“agcs, houslng very few urban installations, bue destined to be rapidly
urbanised.

4)'HaNoi and SpCCidl dclcgatlon, dcvclopmcn[ plani 1943, Central Department of Architecture and Town Planning, drawn
up by Pincau and Cerutti-Maori, original documentat 1: 10,000, Centre des archives de [TFA, Fonds Louis-Georges Pincau.
5)In 1986, a plan drew up an inventory of Ha Nois urban situation at the moment of economic liberalisation. Later, in 1992,
another plan presented the urban situation before making a master plan of the city. These two documents were produced by
the Vietnamese Geographical Department.

6) Institut daménagement et durbanisme de a région dlle-de-France.

7) According to the local authorities, the commune houses about 1,000-1,500 university graduates, of whom a third work in
the commune.

8) The local authorities estimate that about 400 pcoplc bought ahouse in the villagc in 2008 alone, some of them using the
names of villagcrs to case administrative procedures. In 2009, there were about 2,000 student rooms for rent in the villagc,
divided amongabout 670 houscholds. There are estimated to be about 5,000 students in the village and 200 migrant workers.
9) Survey carried out in May 2009 among 50 houscholds in the village.

10) The local auchorities counted about 100 recycling plants in the village in 2009 as well as roughly 400 storage places for
households of collectors or middlemen.

11) The starting price was set at 14000 VND per square metre, bu rose rapidly to several million VND per square metre
(interview, 227 June 2009).

12) Contemporary compartment houses occupy all the space suitable for development on the plot. Bue this model also
has its drawbacks: exchanges with the outside world now only take place in the space located in front of the houses and in
the alleyways. Up above, this space becomes narrower with balconies that overhang the street by up to 60 em. Space here is

in[cmivcly occuplcd.,
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the colonial and collectivist eras

p until the colonial era, the integration of villages
into the city had taken placc in l(ccping with the
Chinese model, namely that the administration
had integratcd within the city limits a hundred
or so villages, comprising the craft green bele that supplied the
capital. In contrast, during the colonial era (1873-1945), then
during the collectivist era (1954-1986), the urban model pro-
moted at that time was a clear separation between what was
defined as urban and as rural, with development plans targeting
the city centre. During this lateer pcriod, rural developmcnt was
favoured and village populations strictly contained within their

rural environment by means of residence pcrrnits.

A study based on plans and maps dcpicting the projects
of the colonial then collectivist administrations shows how
difhicult it was to impose these town planning philosophies
imported from France and the Soviet Union onto rural popu-
lacions. The revenge of rural revolutionaries who occupicd the
villas of the capital)s middle classes when lndcpcndcncc came,
in the context of a great housing shortage, bears witness to the
contradictions of a system established hy a rural administration
(it was the villagcrs who won the wars of indcpcndcncc) pur-
suing avery urban policy of land use, favouring modcrnity and

high-risc constructions.

E. Cerise L. Pﬂndoﬁ

An authoritarian’ urban project:
the colonial city ignores Villages

The birth of the colonial city is marked by a plan laying
out a regular grid pattern of strects to the south of Hoan Kiém
Lake, the Old %irter of 36 Streets and the Citadel. This docu-
ment, drawn up in 1890 by Mr Leclanger, Head of the Ha Noi
Highway Dcpartmcnt, proposcd the following urban organ-
isation: in the centre, a heavily urbanised city, then a peri-ur-
ban fringc that is destined to be urbanised and, further oug, the
countryside and villages often excluded from projects. These
entities are not named on the plan, but appear through the limits
mentioned: the city inside the ‘city limits, the pcri—urhan fringc
between this and the Timits of the French Concession” and the

countryside outside the lateer,

In line with this principlc, some Villagcs making up the urban
structure of prc—colonial Ha Noi, which fulfilled an economic
and dcmographic role within the city, are dissociated with it.
Only villages located in the ‘pcri—urban’ zone likcly to be rapidly
integrated into the city are addressed by urban planning, In this
manner, the colonial urban order impugns the spatial organisa-
tion of the ancient city; the urban planning rules produccd apply

toa territory controlled according to new criteria. Territorial
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division thus defined made it possible to preserve certain sectors not taken into
account in the new urban perimeter. Viiiages situated near the urban centre
illustraced this tendency: located inside city limits before colonisation, they were
excluded from it after these were redefined and the city’s perimeter reduced by the
French administration (Plate 14). They retained a relative autonomy and were, to a

certain degree, preserves of traditional local practices and skills.

Between 1890 and 1924, the position and morphology of Viiiages under-
went modifications. Accordingly, village settlements established on the site of
the colonial project fora grid pattern of streets disappeared (such as for exampie
the villages of Léng Do and Phu Lam), as did those located to the north of the
Citadel. Established on the territory of expansion projects of this new colonial
quarter, in particular that of the new indigenous neighbourhood, other villages
saw their area shrink (such as Lién Duong, Thuyén Quang or Gido Phuong).
Conversciy, some Viiiages devciopcd considcrahiy, in particular those located
beyond the raiiway line and to the south of the Tempie of Literature (such as
Linh Quang and Luong Xa, barcly in existence in 1890, very developed by 1924).
[ewas migratory phenomena that brought abourthe growth of these Viiiages close
to the city. The colonial government developed Ha Noi's economic sector, bue
the French administration had no clear poiicy for the housing oflocal inhabitants;
newcomers, seei{ing to take advantagc of the city’s economic dynamism, sertled

in necarby villages.

The French intervention had a paradoxical effect: it erased the Viiiage set-
tlements in the city (accoi‘ding to the colonial sense of the term) in particuiar,
in the project sectors; but at the same time, it contributed to preserving, even
deveioping, Viiiage structures located outside its administrative remi, through
omission. By doing this, it rejected villages outside the city; this represented a rad-
ical mutation in Vietnamese urban space, particuiariy of the rciationship between
the rural and the urban. These Viiiages, excluded from urban control, were rapidiy

to become a focus of.opposition to colonial power, and of Vietnamese resistance.

Country dwellers occupy the colonial villas

In 1960, the state impiemented the ‘poiicy of socialist transformation of
housing’ The aim of the housing reform was to attain a socialist utilisation of the
existing housing resources. This consisted of forced sharing of housing by different
families. In terms of property law, there were two different forms of house sharing:

nationalisation and contracts between private individuals.
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Nationalisation concerned housing abandoned by people having fled the
country, rented housing (identii‘ied as a capitaiist activity) and the dweiiings
of families considered as ‘bourgeois’ (namely those in business, but also civil
servants of the colonial administration, teachers, doctors, etc.). Houses that had
been requisitioned by the military or the party during the war - for which, up uncil
that poing, the administration had paid amodest rent to the former owners — were

also declared state property without any provision for compensation.

The merging of private property into public property took place accord-
ing to the same principie as that of commerce and industry. Owners became
nothing more than simple occupants among others of state property. They only
kept an area of their house fixed according to official norms (between 3,5 and
6 m* per inhabitant). In the ideological context of the era, property owners were
‘bourgeoisz who henceforth had to share the same iiving conditions as all other

workers.

Here is the case of Mr Minh, whose father was a rich Vietnamese business-
man. In 1935, he had bought from a Frenchman a European—styie house located
ina neighbourhood built during the colonial era. He also had a business that was

requisitioned by the state when private trade was outlawed.

His property consisted of a main buiiding, a garage for a car and an annex
building, In 1961, the ward political officials asked Mr Minh to house the family
of Mr Hiing in the annex buiiding. A few years lacer, he was asked to give up an
upstairs room to st up an infant school class. But once he had agreed, he was
ordered to take in another famiiy, that of Mrs Hong. A licele later, a third famiiy,
that of Mr Luan, came to live in the garage. Mr Minh retained only his ground-
floor room and a bedroom upstairs. In total, four families, or between 15 and

18 people, share the house (Place 15).

These families were those of young political officials from neighbouring prov-
inces. The provinciai origins of new inhabitants must be highiighted. They were at
the source of many conflicts existing between the old and the new inhabitants.
Without saying so openiy, the owners of the house criticise the Tustic’ iifestyie of
families from the countrysidc. Convcrsciy, the ‘old families of Ha Noij those who
were immersed in the European culture of the coiony, were often very cultivated

and had adopted a WCS(CH} Way OfilfC

The title deeds to the house were left with Mr Minh, aithough they were

now WOFthiCSS. Henceforth i‘lC was oniy ti]C owner — in ti]C sense Oi: personai



Plate 14

Outline of villages during the pre-colonial era
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propcrty - Of one room. The rest OF tllC llOllSC had bCCOIﬂC state pl’OPCl‘tyi The

state rents it out to other families.

Concrctcly, the liousing service issued to families a certificate of ‘usagc rights
to housing’ signed by the president of the Ha Noi Peoples Commiteee. The
certificate stated in a few lines the floor area allocated to each houschold as well as
rights to all communal areas (bathroom, kitchen, ete.) when they shared a house.
This certificate was supposcd to give rise to payment of rent. Altliough rents were

very low, itappears that most people did not pay any.

Sharing homes, by coercion and by means of nationalisation, mostly involved
families said to be ‘bourgcoisi Yet other families also had to accept sharing their
dwellings, even if this was not imposed through nationalisation. This was the case
of families who lived in the Old %rtcr and who, although of modest means,
owned separate houses. They realised that they could not retain the exclusive
use of their houses without appcaring to lack solidarity with the shared housing

policyi

Very many families were in chis situation. Although officially they could
retain full property rights over their houses, as tlicy were neither bourgeois nor
associated with the former colonial power, some gave sheleer to poor families
from the countrysidc in a room of their house. Others prcfcrrcd to ask kith or
kin to come and live with them, racher than having to cohabit with strangers,
imposed by the authorities, or imposing themselves. The Vietnamese use
the term ‘parachutists’ to define these opportunist families who occupicd
empty spaces (gardcns, courtyards, etc.) without sccking anyonc’s opinion on the
matter. At the time of the American bombardments (from where the expression
probably derived), many came to occupy commercial premises abandoned by
state cmployccs on the ground floors of houses. Up to five families sometimes
went to live with house-owners in this way, building on their land, in the gardcn,

tllC courtyard, or aciding rooms and makcshift shcltcrs on EOP Ol:tl"lCiI' hOLlSCS.

The Soviet model:

the collectivist city ignores existing structures

An enormous rural exodus, difficule to manage, marked Vietnam’s
indcpcndcncc in 1954. The first measures adoptcd, the rcquisition of villas and
their transformation into multi—family accommodation, manifcstly did not suffice

to mecet I]CCdS for urban llOUSingi Ie was in tl]iS context that was undcrtal(cn a

30

vast construction programme of subsidised accommodation: the ‘housing units,

called Khu tdp theé (KTTs) .

Soviet and Chinese influence playcd a role in Ha Nois planning deci-
sions. The plans drawn up in these circumstances gave special attention to the
administrative definition of spaces, evidence of the growing power of
burcaucratic and administrative land management. The socialist model of
national land management intcgratcd conurbations into very largc provinces.
The definition of these new administrative boundaries and the communist
idcology in which agriculture and the countrysidc playcd a driving role in
productivist socicty contributed to renegotiating the relationships between
the rural and the urban. The national territory is divided into provinces that are

supposed to be self-sufficient for food.

Ha Noi was no longer considered as just a city but was put together with its
province of 580 km?in 1961, cnlargcd still furcher in 1978 to reach 2,131 km? (lct
it be remembered that in 1954, Ha Noi's administrative boundaries contained an

arca of 152 km?* with an urban zone of 12 km?).

The urban models implcmcntcd during this pcriod pcrsistcd in ignoring
local characteristics, in particular the relation between Vietnamese society and its
village organisation. A paradox can be observed here between, on the one hand,
the administrative divisions that gave villages a place back within the city limits
and, on the other, the methods and models imported from the Soviet Union that

tended to ignore them.

The will to build a socialist city and the urgency of reconstruction created
favourable conditions for this new housing policy. These residential nciglibour—
hoods were, with the industrialisation programme, the major architectural and
urban action of the collectivist pcriod. These KTTs were initially built in the firse
ring of urbanisation around Ha Néi, on the former agricultural land of villages

from which tlicy took their names.

Forall of these dcvclopmcnts, lakes that were once used by villagc inhabitants
were developed into public spaces located in the centre or on the periphery of the
new ncighbo urhoods. Villagcs lost their agricultural activities; thcy were converted

into urban neighbourhoods while retaining their internal spatial structure.

Reproductions of the 1960s project are not precise enough to evaluate the

placc of villagcs in the dcvclopmcnt of city cxpansionsi However, building of



In chis specific case, accommodating new families did not lead to
increased construction on the plot of land. The creation of dwell-
ings took place through conversion of the annex building and the
garage. Only a space in the corner of the property was used to
garag ) ! )

build a shared annex. Mr Minhs former property was to undergo
other modifications after 1986, Plates by Vit Duc Tung,

Plate 15

Occupation of a villa by rural families during the collectivist era
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Chaptcr 4

Breaks with the traditional city: the colonial and collectivist eras

KTTs, facilities and sectors of industry show that the new structures took shape

CiOSC to viiiagcs, bUt never in piacc ofthcm; no Viiiagc was dCStI‘OYCCi.

The countryside and the viiiagcs maintained a pccuiiar and ambiguous rela-
tionship with power and the socialist government from the very beginning of pro-
indcpcndcncc resistance. The rural population, rigiit from the start, supportcd
resistance fighters in organising revolts and assembling workers, labourers and
farmers. But very rapidiy, the traditional rural system based on the corrupt power
of mandarins was denounced and rejected by the communist revolutionaries,
the more so since viiiagc dignitarics had often been intcgratcd into the French

colonial system*.

The "Ha Noi general plan to the year 2000 drawn up in 19817 (see Place 10)
was the first city projcct where Viiiagc structures were ignorcd to such an extent,
excluded from the process of Ha Néis development and expansion, despite this

bcing projcctcd onto a vast area which at that time was still agricuituraii

In 1984, in the Ha Noi atlas, the viiiagcs were not marked:; nothing distin-
guished them from the existing or projected urban fabric. Beyond the zone of the
projcct, in the rural part ofthe province of Ha Noi, several Viiiagcs were still shown.
Although they were represented in the areas reserved for urban developmentaafter

the year 2000, thcy compictciy disappcarcd from the zone of the project.

The 1981 project sprcad over a wide area. This scale changc in urban pian—
ning could have given rise to a progressive transition from city to countryside.
The city pian, organiscd into concentric rings, could also have favoured a balance
between city and countryside, the outer, less urban rings integrating villages.

g
But, paradoxicaiiy, this projcct drew sharp boundaries between the urban and
rural zones; it used this urban fringe for an entirely different purpose, that of

industrialisation.

Social housing: an urban front
in contrast with traditional dwellings

Inaugurated by experiments at the end of the 19505, most construction pro-
jccts dated from the 1970s and reccived aid from fellow socialist countries; thcy
were built in the firsc ring of urbanisation around the colonial city. Also used as a

propaganda tool, the KT Ts were dcsigncd ina desire for modernisation of socicty
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that sought to look only forward, without heed for the legacy from a past consid-

ered anti—rcvoiutionary.

The neighbourhood of Nguyén Cong Tri (1958) (Plate 16 and Figure 10)
was one of the first projects to see the light of day. Built on the former European
cemetery, on the edge of the urbanised area at that time, it perfectly expressed
an idea of Sovietstyle modernity. The favoured type of flats remained similar to
miiitary barrack buii(iings: a singic room for the household, bathrooms and kitch-
ens shared between cight flacs. There is no balcony; the flats give onto a central
corridor that leads to the shared facilities (bathrooms and kitchens). Collective
services, such as canteens, creches, an infanc school and a health centre are secup in
dedicated buiidings or on the groun(i floors of the blocks of flats. An administra-
tive service manages the neighbourhood; shops and a state store in theory keep
houscholds suppiicd; centralised power and water suppiics link the ncighbour—
hood to the city networks and distribute power and water to the inhabitants. This
was a radicaiiy new type of dwciiing, contrasting with rural and traditional houses

of the neighbouring villages.

Analysis of projects and construction of KT'Ts show discrepancies between
idcoiogy and rcaiityi The pians of this pcriod, be thcy of the city or the new
neighbourhoods, made no mention of the inherited city; they didnt show historic
ncighbourhoods which nonetheless have characteristic outlines, nor ncighbour—

ing existing structures like the villages.

However, large-scale construction projects for housing, urban facilities, and
in(iustry show that new structures took shapc without cncroaching on viiiagcs.
The major housing projects, such as the KT Ts of Nghia Do, Nghia Tan or Thanh
Xuin, were programmed relatively far from villages and existing urban structures;
tiicy thus avoided the conflicts, effects of competition and inevitable spatiai nego-
tiations of the denser fabric of the first ring of urbanisation. At Trung Tu, che KTT
was planned on the agricultural land ofa village icself destroyed to make way for
new blocks of flats. This project, iacking any concession for the viiiagc, did not see
the iight of day in this form; on the contrary, the rational structuration of the KT T

ncighbourhood was fitcced into the organic contours of the untouched Viiiagc,

These negotiations with the material space of viiiagcs did nothing to alle-
viate the difficulties of vocational retraining undcrgonc by Viiiagcrs henceforth
deprivcd of their agricuiturai land. The formal and spatiai contrast between the
KT Tsand traditional dwellings is all the more stark given that these blocks of flacs

OFSCVCFQi storeys rcarcc] up dircctiy out Oftl]C viiiagcrs’ paddy ﬁCidS.
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Plate 16

Location of collective neighbourhoods and planning models of four neighbourhoods

KTT Kim Lién - 1965

e
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Source: Cerist E., adapted from the Hanoi Plan of 1992,
Geographic Department of Vietnam, original document, at 1:10,000 scale
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Chapter 4

Breaks with the traditional city: the colonial and collectivist eras

The densification of collective neighbourhoods
and village practices

Appropriations by those living in the shared spaces of KT Ts were the result
of a desire and a necessity to increase the living space in the blocks, which was
insufficient from the start. For a long time, independent Vietnam’s economy
followed the precepts ofawar economy, implicating the population in the effort
of reconstruction and in accepting privations and precarious conditions of
comfort. However, for want of being able to obtain more spacious housing and
as soon as they had been given the possibility and the means, inhabitants sought
to enlarge their dwellings. Such transformations became apparent through the
densification of flats, blocks of flats and residential neighbourhoods (Plate 17).
Transformations undertaken by the inhabitants in the KTT neighbourhoods
at the very beginning of cconomic liberalisation were particularly visible and

representative of clianges that Ddi mai brought to citizens. Every political

decision in favour of greater freedom of action for citizens brought about an

immediate reaction from the people and in particular inhabitants of blocks

ofﬂars.

Modifications of living quarters were sufficientdy numerous and significant
to provoke an impact on the nearby urban environment. In this manner, the
relationship between the buildings and the street, the organisation of build-
ings between themselves and the neighbourliood’s function encountered radical
changes inall the KTT sectors. Frequendy, the addition of individual and private
initiatives also produced a modification of the relationship between the neigli-
bourhood and the city. With the appearance of fresh functions, such as local
services, shops, bars and restaurants, these neighbourhoods, formerly stricely
residential, became a more attractive prospect and increased, by doing so, urban
mobility. Mainly situated in the first ring of the city’s urbanisation, the KTTs
formed a dormitory belt around the historic centre. The new situation and the

functional diversity acquired by this sector made these places resemble the city

Figure 10 — INSTALLATION OF NEIGHBOURHOODS DEVELOPED WITH BLOCKS OF FLATS IN THE CITY
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Plate 17

Densification of collective housing
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Chaptcr 4

Breaks with the traditional city: the colonial and collectivist eras

centre more than the outskirts. Actions by those living there thus strengthened
the urban nature of the first ring that had uncil then been very rural. The actions
and practices of inhabitants, a driving force with regard to the evolution of KT'Ts,

tCI’lCiCd to CXP[‘CSS and aH‘irm ti]C ambiguity bctwccn urban and rurai cuiturcs in

the city of Ha Noi.

The evolution of the relationship berween the buildings and the veget
ation expresses rcmarkabiy well the societal and spatiai transformations in the
KTTs. At the time of their construction, the residential neighbourhoods were
conceived with a ‘grcen spacc’ of vcgctation in a functionalist vision of the
whole. Rapidly, the plant life of the KT Ts moved from the public to the private

domain.

However, just the oppositc of the urbanity brought by functional divcrsity,
the development of private vegetation was evidence of an opposite tendency,
re—cstabiishing ties with certain rural, spatiai and customary practices. Ground-
floor flats were the first to be transformed, both inside and out. Very rapidly, they
were extended with small private gardcns where the tenants cultivated a licde fruic
and vegetables for their consumption, re-establishing ties in this manner with
rural tradition. In the enclosures of rural houses in Red River Delta viiiagcs, it is
common to have a vegetable garden, in particular for the aromatic herbs
indispensabic to Vietnamese cooi(ing (Gourou, 1936). This piant growth
spread to almost all the flats of the KT'Ts, the windows and the loggias, covered

with aromatic plants and flowers, creating an appearance of walls of plants.
p g anapp p

The small gardcns were at first without i:cncing, located indiscriminateiy on
the side of the road or inside the neighbourhood before being closed off with low
walls. After 1992 and the possibility for all citizens to make money with private
trade, they progressively gave way to shops. Progressively the vegetation of public
spaces, conceived as a green space, gave way to shops and service activities. Today
in the KTTs, the gardcns have disappcarcd, but not privatc, small-scale cultivation
of vegetables, because they can be found in pots on patios and climbing up fagades

of.buiidings.

The Widesprcaci persistence, even in the 1990s and 2000s, of this practice
stemming from rural culture is Cxpiaincd by the viiiage origins of the KTT5 inhab-
itants. A second explanation comes from considerable difficulties in supply of
foodstufts within a system distributing food coupons organiscd by a state-subsi-
dised economy, which made attractive the opportunity of cuitivating ones own

vcgetabic gardcn.
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Ground-floor extensions to housing consist mainly of setting up businesses
between the street and the flac. These extensions bcgan after 1992 and havent
stopped spreading since then. In the original plans for KTTs, ground-floor flats
were strictiy identical to those upstairs that also had a ioggia Or a passageway.
Building on an extrancous ground-floor room transforms the relationship
between the buiiding and the street, oFFcring an Cniarged and direct opening.
Created for commercial activity, these extensions are regularly refurbished to

meet ti]C I‘Ul]l]il’lg and mari(cting I]CCdS Of& busincss.

The appearance of shops at the foot of buildings and the shape of flacs
housing businesses created links with the spatial culture of the traditional trading
city and its emblematic model chat is the Chincsc—styic shophouse, Aithough in
its original design, the KTT was set up in opposition to the cultural and formal
reference of the shophousc, its similarities became progressiveiy more numer-
ous as time passed. The fresh layout of flats combined with shops, with rows of

adjoining rooms, strongiy recalls the traditional siiopiiousc iayout.

The disposition of new businesses, at the foot of the block of flacs, rcproduccs
the typical configuration of trading streets in the Old Quarter of 36 Streets. But
above all, these flats now blend trade and housing, rcproducing the functional
ciivcrsity characteristic of the traditional shophousc. Finaiiy, some ﬂats, after
modifications, offer a varicty going from the ‘most pubiic: opening out onto the
street, to most privatc: at the back, rccaiiing the traditional spatiai disposition of

compartments in the commercial part of the city.

Buildings making the neighbourhoods with blocks of flats denser were
not aiways privatc constructions built on individual initiatives. The demand for
housing aiways bcing very strong, the ground pians were siightiy modified by the

administration to receive fresh buiidings among the originai ones.

In the 1980s, the authorities in chargc of managing housing stock decided
to make denser KT'T developments among those that were completed or still in
construction. At Trung Tu, in 1980, three new blocks of flacs and chree piots were
built, taking their place inside the initial design dating back to 1970. At Kim Lién,
two new i)uiiciings, B8b and B8a, were built in the second half of the 1980s, while
the rest of the KT Ts date back to 1965.

Ofhcial densification did not upsct the arrangement of KTTs organised into
ncighbourhood units; the new i)uiiciings took shapc between these units made up

of four or five blocks of flacs with public facilities in the centre.



Photo 6
The new residential zone Splendora Project: an urban dream in a densely populated region

New blocks of flats were built and planned according to the methods used
when the first blocks were built. Sometimes, the siiapc of the buiiding differed and
piots appcarcd in the sectors until then iargciy composcd of blocks of flats. On the
other hand, the flats are all of the same kind. The buiidings constructed to dcnsify
the KTT neighbourhoods were buile back at the time when appropriations by
inhabitants were spreading rapidiy‘ The pianncrs thus noted the growing need
for space among the popuiation and accordingly, thcy progrcssivciy increased
the ratios of iiving space per person, but without questioning the methods of
producing iiousing. In this manner, like their prcdcccssors, these extra buiidings

were rapidly transformed by their occupants.

The construction of compartments in the KT'Ts always resulted from a lack
of iiousing and limited space in existing flats. It was also an instance of pianncd
densification, as the compartments rcspcctcd certain rules shared by the imme-
diate ncighbourhood, such as consolidation, aiignmcnt and hcights of buiidings.
The grouping of compartments transformed the link created between the new
constructions and the originai blocks of flats, the link between the blocks and the

street and that between the buiidings and undcvciopcd land.

In some cases, such as in Trung Tu, compartments were pianncd by the pui)iic

authorities and groupcd togcthcr in rcguiar strips oppositc an cxisting block of
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Breaks with the traditional city: the colonial and collectivist eras

flacs. More often, they were the result of private initiatives that, step by step, consti-
tuted an alignmcnt. They also formed the original part of some streets, by crcating
a line of buildings where before, there were none. Alignments of comparements
were established between two blocks of flats, only leaving a little room for the
narrow passage leading to entrances, where the original project showed a wide

gf cen spacc.

This was the case, for cxamplc, of Sector A in Kim Lié¢n, where the compart-
ments, located between two blocks of flats, are gathered into city blocks of the
same lcngth as the blocks of flacs. In this case, the new constructions deprived the

older ones of their visual link with the street or with the open space between the

blocks of flats.

Some KTT projects organiscd space with uniform alignmcnts of buildings at
least one and a half times the height of the buildings apart. These spaces between
the blocks of flats are dcsignatcd by a Sino-Vietnamese term, fu khéng, taken
from musical terminology, meaning a ‘silence’ These ‘silences” are often planted
with trees to prevent blocks from bcing overlooked hy the flats of ncighbouring
blocks. When the spaces are filled with compartments, they lose their primary

function and purpose.

Conclusion

Ignored in development projects for urban zones during the colonial era,
then the collectivist pcriod, the villagc and its practiccs are resurgent. The fact
that villagers moved into the bourgeois villas of the French Quarter led to avery
intensive usage of these dwclhngs, then later to the opening of businesses and
stalls, unfamiliar practices in this neighbourhood. In the daily space of inhabitants
of KTTs, whether through creation of little ‘hanging’ gardens or through spcciﬁc
community and social practices in collective spaces, the Villagc is rcclaiming its

rights.

A ‘smoothing’ phcnomcnon between the spatial practiccs of inhabitants of
these new neighbourhoods and those of.vi[lagcrs in surrounding ncighhourhoods
has occurred to differing degrees, owing o the village origins of KTT inhabitants,

bU.t also to thC rclativcly modcst scalc OfthCSC ncighhourhoods.

Zones under construction and at the planning stage on the outskirts of the

capital are on amuch larger scale than those of the first generation. In addition, the
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social origins of inhabitants of these arcas will be very different from their villager
ncighbours. The lo{:ty standards of many khu do z‘bz' mdi, or new urban areas, built
by investors whose main aim is a short-term return on their capital investment,
as well as the ongoing land spcculation, greatly compromise access to such areas
for less privilcgcd social categorics. The socio-spatial fragmcntation of these new
urban fringcs where urban ncighbourhoods for privilcgcd social groups will exist
alongside urbanised Vi“agcs where cmploymcnt will be scarce, runs the risk in the
medium term of causing serious socio-economic and ncighhourhood cohabita-

tion problems.

1) The Khu 1dp thé or collective units are generally four- or five-storey blocks, with flats allocated according to very precise
evaluations and ratios. This type of housing was intimately linked to the political system of this era; it was part of the control
measures exerted over the population.

2) It came about that landowners, rich farmers or village dignitaries were sentenced and exceuted by peoples’ tribunals. The
aim being on one hand to show the rural proletariac the downfall of these former lords, and on the other, to destabilise the
power and influence of dignimrics in Vietnamese x'lllagcs, Les Américains au Vietnam, m[cn[iona“y anonymous article, in
Les Temps Modernes, 236, January 1966: 1153-1193.

3) This plan was approved in April 1981 it was the work of a co-operation between the Viemnamese Town Planning Depart-

mentand the Lcnmgrad Institute for Town l7l;mn|ng (LOGAN,2000)..



Part Two

The 2000s: Raising Ha Noi

to the rank of metropolis

y the carly 1970s, the collectivist system had demonstrated its weaknesses, particularly owing
to dwindling agricultural and industrial production, this in the unfavourable international con-
text (the US cmbargo), limiting importations of consumer goods solcly to those from Eastern
bloc countries. With the fall of the Berlin Whll and the halting of aid from the Soviet Union,
Viét Nam found itself forced to embark upon economic reforms to rekindle growth in production, handing
over aportion of the initiative to the private sector and allowing farmers to once again keep what thcy could
grow. By the end of the 1980s, the Vietnamese Communist Party launched a series of socio-economic re-
forms known as Ddi mdi. Rcintroducing market mechanisms into the domestic cconomy and rclaxing state
control over activities of individuals, these reforms transformed ncarly all aspects of Vietnamese society, and

cspccially access to housing.

Following the failure of collective housing public policy and non-market management of urban land,
fresh territorial, administrative and land reforms were drawn up. The 1993 land law guarantced the use of
land and transactions of its rights, galvanising sclf—building in towns and Villagcs on the fringcs of the city
and, by the same token, urban sprawl. In addition, the reforms known as ‘the state and the pcoplc build-

ing togcthcr’ favour sclf—building by inhabitants and the creation of housing estates by the public and para-
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public sectors. A land market was thus established with public land and illegal transactions of agricultural
land. These transactions proliferated because of the housing crisis and the deficient bureaucratic procedures
p g p

of local authorities that could nor, socially speaking, prevent the ‘people’ from ﬁnding somewhere to live
(PANDOLFI,2001).

Ten years later, large—scale projects of territorial, land and economic reforms undertaken by the state and
the province of Ha Noi aim to give Vietnam a capital equal to its ambitions. On one hand, the city grew
bigger in 2008, absorbing its neighbour province to triple in size and double its population, on the other,
a master plan was ratified in 2011 for the construction of the capital, to the perspective of 2030, aimed at
accelerating the process of metropolisation. Land reform now makes it possible to accelerate the free-
ing up of agricultural land marked down for the construction of major projects and giving the provinces
greater freedom to manage the land market. These provinces adopted development plans of which tbey
negotiated the implementation with private developers, who are seeking a rapid return on their investment.
Finally, reforms were undertaken to improve and facilitate foreign investment in Vietnam; foreign direct

investment (FDI) is the chief financial motor driving the construction of real estate property.

However, this ‘top-down’ urbanisation exacerbates socio—spatial inequalities between the service-
oriented and globalised city centre and outskirts where the social fragmentation s accelerating: multi-
activity villages continue to exist next to residential areas of bigh and moderate standard where the middle
classes born with Ddi mdi will goto live. In addition, this urbanisation clashes with the economic dynamism
and demands of villagers on the urban fringes, who hold no sway over land. The densification of buildings
in the most dynamic villages reaches very higb levels, without the possibility of gaining access to productive
non-agricultural land, and the strategies for expanding the space of village production are limited. Big urban
developers are considered to be the only ones capable of building tOMOITOW'S metropolis and self—building is
banned henceforth. Then comes the problem of ﬁnding new careers for villagers who have lost their agricul-

tural land and the search for supplcmentary income for multi-activity artisans.
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Chapter 5

and reforms

and economic liberalisation

uring the period of the vast national housing

programme impicmcntcd by the Ministry of

Construction berween 1975 and 1985, 80,000

iodgings a year were buile in Ha Noi in KTTs
(or Khu tip the), collective housing units mostly intended for
civil servancs. This number then fell to 40,000 in 1986. Aithough
construction of housing in the capital during the 30 years of the
collectivist economy was insufhcient, this was in iarge part ducto
the population doubiing in size, butalso to Widcspi‘cad structural
damage during the American bombardments from 1966 and
1972 (PARENTEAU, 1997; PANDOLFI, 2001).

At the end of the 1980s, in the face of the state’s incapacity
to guarantee the right to subsidised housing for its civil servants
(about 30% of officials and state cmpioyccs lived in pubiic hous-
ing), these citizens started to build in iargc numbers and without
regulation: a black market in land for construction emerged.
The rigid framework of non-market management of land use
could not cater to rising demand for ilousing A mixed form-
ula of housing construction was then promotcd by the state:
the state and the people building together, thus marking
the transition from a pianncd system to a system promoting

individual initiative framed by pubiic services.

In this manner, the withdrawal of the state from construc-

tion, the accumulation of privatc houschold capitai during the

L. Fandolf, D. Labbé J-A. Boudrean

collectivist era and the guarantee of land usage righes by the
1993 land law resulted in an outrigiit boom in scii:—buiiding.
Bue 15 years later, the shortage of housing in the capital has
still not been eliminated. In addition, according to experts from
the Ministry of Construction, these dwellings built by inhabi-
tants do not meet the urban standards of a capitai aspiring to
international status. This model of urban development is
characterised by a failure to generate basic urban services and
alow dcnsity of buiidings, rcsponsibic for urban sprawi over

agricultural land (BOUDREAU & LABBE, 2011).

At the beginning of the 20005, fresh political choices con-
cerning urbanisation ‘put the central state back at the heart of
housing construction’ (QUERTAMP, 2010). The state studied
the establishment of new programmes for buiiding iarge num-
bers of dwciiings, The central government created new urban
arcas’ for housing or khu di thi méi (KDTM), priority sectors
sclected for urbanisation on the outskirts of big towns. These
areas cnjoycd advantages for the acquisition of piots of land
and for their dcvciopmcnt. At the same time, the government
established administrative and opcrationai structures to facilitate
their dcveiopment as sites for building and then enable cons-
truction. So pubiic companies with manageriai autonomy were
formed. These are mixed-capital companics, combining public
and private interests. Thcy manage their capitai in order to make

areturn on investments in the very short term, aiong the lines of
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Cliaptcri

Land reforms and economic liberalisation

a private company, while beneficting from the structures, as well as the logistic and

human means, of their supervising institution (CERISE, 2010).

However, these projccts differ from their prcdcccssors on crucial points,
such as the size of flacs (the ones in KDTMs are three times bigger than those
of KTTs), their structure, and conditions of allocation: in KTTs, the flats are
rented to civil servants, workers and the armed forces, while the social class with
access to KDTMs is much more affluent, particularly as the flacs are for home
ownership and are subjected to very high overbidding, owing to all the land
spcculation tal(ing placc. Indeed, demand is so liigli that their commercialisation
is closed even before construction of the blocks begins. Theoretically, the flacs are
allocated according to a priority list made up of civil servants and city residents.
Even if the advertisement made by companies tasked with construction and
markctingtargctscivilscrvants,thcallocationsystcmnasnotcmploycdthcfounding
ideological and social principles of the KTTs. Although the construction,
ﬁnancing and marl(cting of dwcllings fall under the authority of scmi-public
circuits with a signiﬁcant implication of supervisory public institutions, thcy enter

into the circuit of private speculation as soon as they are sold (CERISE, 2010).

In this fashion, the right to accommodation, established as a fundamental
right of the socialist state, suffers repereussions from the market cconomy. This
poses the additional problcm of ﬁnancing pul)lic infrastructure in a context of
returns on private investments, in the absence of the state’s capacity to free up

Cnougli funds to contribute to this.

The ‘state with the people™: urban sprawl

and self-building (the 1990s)

At the end of the 1980s, the reformers within the Party devised a mixed
formula of housing construction. Through the order of December 1985, the
government created anew housing policy conceptualised by the formula ‘the state
and the people working together’ Instead of financing construction of housing
for their cmployccs with the state budgct, pul)lic bodies and companics called for
funds from individuals. In the minds of those who formulated this policy, these

state companics and organisations had to be the real arbiters of construction.
Unitil the adoption of reforms, these state companics were the realisation of

the political principle of supervision of the population by a multitude of social

and political organisations. [t was these organisations and state companics that
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had to finance the development, the state simply making plots of land available
acvery low prices. The state companies then added development costs onto the
price of land and housing sold to individuals. These individuals had no initiative
over construction. As cmployccs or members of organisations, tlicy applicd for
alot or a dwelling on a plot of land allocated to them by their employer. The
partnership was thus reserved for the same categories of the population as
allocation of KTTs: party officials, public sector employees, the armed forces
and workers. A selection through criteria of merit at work and political or trade
union activities completed the favouritism enjoyed by supporters of the regime

among tl’lC population.

But it was individuals who gainccl asccndancy over organisations when
it came to production. The first explanation for chis is that it was they who
providcd the necessary resources and who chose the kind of building thcy
wanted. No blocks of flats were therefore buile. In addition, the parenership
policy went against the institutional organisation of housing production. The
administrations and companics proved rigid in their manner of operating, A
rccurring and fundamental trait of Vietnamese reform, it was ‘pcoplc’ who took
matters in hand and got organised within each company, cach institute or minis-
try to find land and get housing buile. The companics mcrcly redistributed land
allocated by the state to their employees. Most did not even fund the

development of sites.

In these conditions, it was individuals who took the initiative and became
the prime movers in the building of accommodation. It was the reclamation by
the pcoplc of the partncrsliip that made it a l<cy moment in Vietnamese policy.
People realised that they could now build their houses freely, sell them and rent
them. Since liousing was now considered as a commercial product, the lcgal
corollary of this reform necessarily included the right to rent and buy dwellings
and thus the recognition of property rights over land. The 1985 order made
provision for individual people to pass on their property rights, but only in cases

of divorce, resettlement, accident, etc.

The population intcrprctcd the partncrship policy as ofhcial recognition of
individual production, which until then had been illcgal. Pcoplc stcppcd in largc
numbers into the pre-existing breach in the administered land system to acquire
all available land. The traditional means of access to land by purchasc of unused
lots from organisations, or in pcri-urban villagcs, took on a hitherto unknown
dimension. As carly as 1988-1989, grccnﬁcld sites, rural gardcns or even lakes of

the capital were progrcssivcly encroached upon by individual constructions.
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Photo 7
New residential neighbourhoods amid the paddy fields in the shadow of gravestones

Opprcssion having disappcarcd, market mechanisms could resurface” and
the hitherto hidden value of commercial goods could attain full expression. The
emergence of this de facto land market was thus in contradiction with the political
principle of partnership, for it was never envisaged by the state to put an end
to state management of land. It was the sale and purchase of houses that were

authorised, not similar transactions involving land.

Although of unequal quality, sclf—building was salutary in terms of housing

conditions: nearly 10 m? per inhabitantin 1997 in Hi Néi. On the other hand, this

only worsened citywidc urban planning problcms: system overload, deterioration
of the environment, streets choked to a standstill. It is in this context that one must
placc the wish of public powers to dcvclop new residential and industrial zones in

Ha Noi from che beginning of the 1990s.

One of the principles of the state-population partnership is the production
of superior quality housing developments. They are supposed to consist of blocks
of flacs built by public bodies and individual houses buile by individuals on land

dCVClOPCd by thCSC same organisations. Plans for housing cstates are usually drawn

© Frangois Carlet-Soulages / Néi Pictures

93



Chaptcri

Land reforms and economic liberalisation

up by the construction deparement or by the Municipality. They are then givena
stamp of approval by the Chief Architects office or the construction department

and finally a building permitis issucd.

Individuals then take charge of building their houses and employing bodies
must supcrvisc the installation of facilities, as well as the construction of blocks
of flats. However, this has never gone according to plan. Individuals refuse to pay
sums in advance without having guarantees over the construction of housing and
the length of time it would take to build it. There is no demand for this kind of
accommodation. Individuals seck to acquire a separate dwciiing and not a flat in
a shared building, The very poor reputation of blocks built during the previous
pcriod goes a iong way towards cxpiaining this atticude. Land made available to
organisations is therefore not built upon by them in the shape of blocks of flacs,
but simpiy divided into lots handed over to cmpioyccs who then dcvciop and

build on them.

e Production ofvarying quality: the example ofGia’.p Bat

The neighbourhood of Gidp Bat North was built over a filled-in pond of
2.6 ha south of the capitai. Situated in a very iow—iying arca, a third of it was
formerly covered by water. Until it was integrated into the urban district of
Ba Trung in 1981, the viiiagc of Gia’p Bac was spcciaiiscd in fish farming (PHAM
THAISON, 2010).

The strong presence of water suggests the necessary participation of the
state and its services to make land suitable for construction. Eight organisations

received land for development in partnership between 1991 and 1995.

The desire to make a maximum number of lots is a characteristic shared by
the partncrship policy. In the face of pressure from pubiic bodies, the municipai—
ity cannot reserve enough space for areas frec of buildings or for roads (contracts
with the municipality stipuiatc that 40% of land must be given over to the road
network, open spaces and pubiic facilities) (Plate 18), particuiariy because land
is set aside for senior ofhicials of cspcciaiiy powcrfui bodies within the state

appar atus.

The lots are then handed over to employees without any prior develop-
ment. To bcgin with, both the Cmpioying organisations and the cmpioyccs
thought that this task was the state’s rcsponsibiiity, namciy that of the municipai

services.
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Although they obrtain no specific commitment from these services, organ-
isations nonetheless set about dividing up and handing out piots of land. Vcry
often, it is land that appears to be most people’s priority. A picce of land must be
acquired atall costs; the qucstion of connection to facilities will sort itself out lacer.
In Gidp Bic, it was only once all the employees had physically taken possession of

their piots of land that tiicy had basic facilities installed.

Buii(iing permits stipuiatc that sewage and running Water systems must be
putin place before construction begins. They do not decide the conflict berween
cmpioyccs and organisations, since both could finance them. On the other hand,
works must be carried out by a specialised company. Employees therefore club
togcthcr to pay for installation of the water system, but their contributions are not

large enough to purchase a system that meets applicable standards.

Therefore, everything depends on the financial power of employing bodies
and on ncgotiations with their cmpioyccs. Sometimes, it is the workers buiiding
the house who do it themselves. Aitiiough connecting a house up to the electri-
city mains is tcciinicaiiy quitc simpic and poses no probicm, the construction of
scaled or cement roads often remains in suspension. At Gidp Bat, in 1999, namely

cight years after buiiding bcgan, roads had still not been built.

Gcncraiiy spcai(ing, the pcopic refuse to pay for pubiic infrastructure, be it
in the form of local taxes or through contributions to works on an ad hoc basis.
Inhabitants prcfcr to use small ncighbourhood communities to finance infrastruc-
ture. This reflects the prcfcrcncc of Vietnamese pcopic for micro-communities
where everyone knows and kccps tabs on everyone else, aiong with a widcsprcad

mistrust among the Vietnamese of public services and the state in general.

In the first years of the partnership, individuals had their own houses built. To
carry this out, thcy had buiiding pcrmits issued individuaiiy but conccrning all the

lots allocated to one organisationi

Building permits issued in 1992 for the land allocated to the Ministry of Interior
restricted the hcight ofall buiidings €0 tWO storeys (33m per storcy). This limic has

not been respected and third, sometimes even fourth storeys have been added.

In the years 1994-1995, claiming that structures built under this scheme were
of poor quaiity, as was the infrastructure, the Municipaiity compciicd organisa—
tions to have its infrastructure and major structural work brought up to standard

by its construction companics.
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Giap Bat, a peri-urban neighbourhood built over a lake and intended for civil servants

Plate 18

Master plan of Giap Bat Ward in 1997
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Allin all, the partnership did not achieve its objectives in terms of land man-
agement (to reduce the density of the capitais centre), nor in terms of social poii—
tics (to prevent the commercialisation of land and to house alow-paid workforce),

nor even in terms of urban pianning (to build Weii—equipped neighbourhoods).

By 1997, neariy all expanses of water in Gia’p Bac North were filled in and
turned into built-up areas with a very high population density estimated to be
250 inhabitants per hectare in 2003, according to Jica (the population rose in
the period from 1992 to 2006 from 9.367 to 15,369 inhabitants). Inhabitants
native to the Viiiage oniy accounted for 25% of the total popuiation of the
neighbourhood in 2006. The area is regularly subjected to flooding during
the monsoon season, given the lack of adequate drainage infrastructure to
evacuate rainwater in this very low-lying arca. During the floods of October 2008,
40 sites in the neigiibourhood remained under a metre of water for several days

(PHAM THAI SON, 2010).

ThC state and thC companies regain C()lltl'Ol

(the 2000s)

Without it being possible to put a precise date on it, a change in the
shape taken by urban expansion took piace around the turn of the 2000s. In
1998-1999 following the Asian financial crisis, the desertion of foreign capital
led the state to apply pressure on major national construction companics so
that they would implement residential development projects suspended since
the middle of the 1990s. The idea was to restart the economy by supporting

construction.

While real estate promotional activities by Vietnamese companies
were, up until this time, limited to modest housing estate projects and to the
construction of blocks of flats to re-house people displaced by infrastructure
work, these companies then effected a change in scale by embarking upon the
dcveiopmcnt of residential ncighbouriioods of several tens of hectares, including
several blocks of flats. The first developments of this kind were Linh Dam and
Dinh Cong, to the south of Ha Noi (Place 19).

This kind of project associating urban pianning and real estate construction
requires a signiﬁcant injection of eapitai, Mergers take piace among the main
constructiondeveiopment companies to make up groups with sufhicient means

to carry out thCSC operations SUCCCSSi:Uiiy.

9%

These projects laying out residential neighbourhoods are perceived by
the Ha Noi authorities as the solution to several faules of 1990s urbanisation.
Associating a high residential density with the creation of large, undeveloped
arcas, they are supposed to house a great number of people while offering a
quality of life symbolised by green spaces and infrastructure — the same features
boasted by estates of individual houses. Such projects are also presented asa
radical solution to difficulties encountered by the administration in managing
individual production (iiiegai land transactions, buiiding permits not

respected, etc.).

Accordingly, in 2002, more than 25 para-public companies existed in
Ha Noi for the deveiopment of residential projects. They are all overseen by a
public institution, the Ministry of Construction, or a local administration, the
Peopies Committee of Ha Noi, the Construction Department or the Housing
Department. In 2003, more than 70 residential arcas were planned around the

capitai, beyond the second ring road bordered by the To Licii River.

Aithough these projects are conceived, wholly managed and financed by
the new para-public companics, direct participation by citizens still persists
in the financial arrangements of these developments. In the face of problems
mobilising funds and the exodus of foreign capital from the beginning of the
2000s, the state again appeaied for funds from citizens and also trimmed its
urban planning ambitions. The material expression of this policy was soon
apparent: projects were immediateiy revised. The limits of projects, their size,
the overall distribution of land use, the major infrastructure works and total
number of inhabitants could not be altered. Revisions therefore had most
repercussions on the structure of buiidings, repiacing blocks of flats with

individual houses.

In 2000, deveiopment of the Dinh Cong project began. Two months later,
work started on 27 hectares of the Trung Yén project. The Yén Hoa project was
giving compensation for land in Aprii 2000, while the deveiopment projects for

Trung Hoa Nhan Chinh and Sai Dong were preparing feasibility studies.

This sudden acceleration of project preparation demonstrates clearly, after
the fact, that the obstacle of compensation for farmers is not nearly as insur-
mountable as certain developers would have others believe to justify their inac-
tion. Putting individual lots on sale is very popuiar with ordinary peopie. At
the beginning of February 2000, while dcveiopment of the land had oniy just
begun, 60% of lots had already been sold. At the end of March, the projects



Plate 19

Situation of KDTMs in the 1990s and new projects
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100 lots of villas were sold and only a few of the 900 lots of strip houses were

still available.

The fact chat no foreign real estate group had agreed to join forces with these
projects did not signify that international investors were losing interest in the
urban development sector in Ha Noi. Moreover, some groups moved into the

market during the 2000s,

The first real estate group to propose a development project in Ha Noi
was the Indonesian Ciputra 1in 1992, It proposed to the Government and the
Peoples Committee of Ha Noi to build a new town of 100,000 inhabicancs,
on 392 hectares between Tay Lake and the airport road (Plate 19). Between
1992 and 1996, Ciputra drew up its project. Rather than a real town, it in fact
resembled a gigantic luxury residential and commercial real estate programme.
Production (artisanal or industrial) is completely excluded from it. The
few facilities are not public but private and are quite clearly intended for the
expatriate community or for affluent Vietnamese (international school and

hospital).

The influence of contemporary Asian town planning imported from the
United States has given rise to a golf course being laid out among the residential
blocks. This is in fact a scparate town built within the city, an enclave of self-
sufhicient prosperity. The project encountered financing problems (due in part
to the Asian financial crisis of 1997) and trimmed its ambitions: the planned
population was first reduced to 60,000 inhabitants, then to 45,000. In 2012, the
project was only half built and mostly inhabited by Asian expatriates and liiglily

paid Vietnamese.

The flow of foreign investment generated a heavy demand for land on
behalf of large Asian industrial groups interested in building industrial parl(s
around the capital. Many projects also concerned the development of luxury
residential and commercial areas for the expatriate and rich Vietnamese popu-
lation. If one adds o chis the propositions of development of leisure centres and
golf courses, a large proportion of the capital’s peri-urban land is sought after by

the foreign investors.

In the face of this pressure on peri-urban land, the Ministry of Construction
and the Municipality set in motion a process to revise the master plan, already
renewed several times. In the revised versions, during the 2000s, it was no longer

only the development of liousing but also its relation to economic activities

P

(industry and services) and the major infrastructure works that were adjudged
essential. From this perspective, the new towns became the favoured tool of

urban development.

The Bac Thing Long project, which had alrcady been at the planning stage
for several years, could then be realised. The request by the Japanese group
Sumitomo to build an industrial park to the north of the Red River was behind
this project. Plots of land located to the north of the river soon arttracted the
interest of industrialists because they are at the centre of the capital’s biggest trans-
port hub, formed by the Red River, the road leading to the airport, the one leading
to the port of Hii Phong, and the railway.

Built to receive foreign companies, this industrial park of 300 hectares must
generate a signiﬁcant need of housing for expatriate management. [t was in large
part to respond to this demand that a group of American investors proposed to

build a vast liousing sector of 273 hectares.

The new urban areas:
replacing collectivist housing?

The new urban arcas (or KDTMs) are mostly residential complexes
combining tower blocks of flats, one-family houses, shopping centres and public
facilities, built on the outskirts of cities, mainly on agricultural land. The guiding
principles of this new Vietamese housing policy had been unveiled in the 1992

master plan, butit only really took off at the beginning of the 2000s.

These new urban areas were criticised by foreign rescarchers but also by the
Vietnamese press for their segregationist effects. The modernist architectural
Style of these areas, the rnorpliological discontinuity with the existing urban
fabric and the socio-spatial fragmentation that they represent are all clements that
hinder their integration into the city. Nonetheless, the KDTMs are central to the

national strategy for housing to 2020.

While many forcign rescarchers ascribe these segregationist effects to
neo-liberal forces or to a desire for differentiation among the newly affluent
classes, it appears to us more appropriate to seck other causes. On one hand, the
Vietnamese state encounters difficulties in controlling land speculation, central
to enrichment strategics since 1990, and marked by several cases of insider

dealing linked to ﬁnancing mechanisms of new liousing (and to the absence of



an operational banking system). On the other hand, there is a disparity in the

market value of new dwcllings and the compcnsation givcn to cxpropriatcd

houscholds.

Originally, policy for KDTMs required that 30% to 50% of new dwellings
built should be accessible to low-income members of the population > (thu
nhdp thip). The 1992 master plan maintained in this way the socialist objec-
tives of subsidised housing from the collectivist era while proposing a renewed
statist vision of urban housing, respectful of new residential aspirations (more
spacious accommodation, dcsigncd for a singlc family, privatc services inte-
grated into the housing, ctc.). The new model of KDTMs therefore differed
dclibcratcly from the ‘collective areas’ model (KTTs) that advocated

minimalist dwellings.

From 1954, Vietnamese housing policy launched this huge construction pro-
gramme of subsidised accommodation in order to meet the liousing needs of
employees of the new independent socialist state 3. The KTTs constituted the
first large-scale programme of residential estates conducted autonomously by the
Vietnamese administration. During this period, the socialist state built self-suffi-
cient areas from scracch, organiscd into nciglibourliood units around collective
public facilities (school, park, medical clinic). This form of housing was modelled
closely on what was bcing buile (iuring the same pcriod in socialist countries of

Eastern Europe and Asia.

The new urban areas of the 2000s do not have this sober and collectivist style,
but tlicy were built according to similar principlcs to those that had govcrncd the
policy for KT Ts: existing constructions were levelled and building began on agri-
cultural land rcposscsscd by the state, erasing all traces of this agricultural history
(hydraulic system, sacred mounds, cemeteries), villages adjacent to these arcas
were ignorcd, the zone to be dcvclopcd is laid out according to the road network

crisscrossed by highways.

The KDTMs were also planned in a ‘synchronised” manner, namely the com-
mercial, residential and public buildings had to be built simultancously in order
to producc multifunctional spaces intended to be self-sufficient (and to avoid
the North American syndrome of deserted central business districts after office

hours).

This noted return into planned and modern production of housing fol-

lowed a pcriod of intense sclf—building of housing that had been formally

recognised at the end of the 1980s with the official abandon of the policy of
KTTs and the adoption of a co-operation protocol between ‘the state and the
People’ that invited the private stakcholders to become the project managers
in the production of their own liousing of which tlicy could henceforth be the

legitimate owners.

In contrast with the model of KTTs, the KDTMs are in line with the
economic liberalisation of the country. This does not concern subsidised housing,
but a financing mechanism that encourages land speculation to the disadvantage
of the less affluent. The public authorities transfer at low cost the usage rights
of the arca in question to a developer. In return, this developer must build infra-
structure there (aqucducts, sewers, clcctricity), public facilities and sometimes
also a part of the road system. These facilities are then retroceded to municipal

companics of urban services.

The construction of housing is financed by the purchascrs—invcstors who
pay the rights of usage and ownership of their lodging in a few payments spread
out over a short pcriod prior to or during the construction. The municipality
theoretically fixes the initial sale price at the time of its approval of the housing
project. However, these dwcllings are usually resold more than once before
completion. Resale prices are regulated solely by market forces. This financial
model favours insider dcaling and confers market values onto dwcllings that
are several times greater than the compensation received by ncighbouring
villagcrs for the loss of the agricultural land upon which are built these new

urban arcas.

Conclusion

The first land and administrative reforms to galvanizc investment in the
construction scctor and halt the practice of popular self-building in the 1980s
and 1990s have shown the importance of alliances between the public sector,
the only entity capable of facilitating access to land, and the private sector
(Vietnamese or forcign) providing capital, In the absence of sufhcient capital
to invest in construction, the public services have used land as a source of

income.
After more than a decade of construction by inhabitants and small-

developers, within the framework of the policy labelled ‘the state and the

cople building together, the return to large-scale property operations within
peop g 103 g property op
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the framework of the new urban state policy marks the aggressive entry
of forcign investors and cheir alliance with formcrly public construction

companics.

Opening up towards the outside world and the desire o lift Hi Noi into the
ranks of great Southeast Asian capitals require more liberal reforms and land for
the capital to measure up to the governments ambitions. Bue will this top-down’
urbanisation manage to halt the ‘bottom—up’ kind, and to imposc its urban model

onto this densely populated plain?

1) Mr Ciputra, at the head of the fifth-largest Indonesian industrial group, was part of a delegation of investors from the archi-
pelago that came to prospect the Vietnamese market duringa visic by President Suharto. Mr Ciputra apparently had the idea
of creating a new town during the trip from the airport to the city centre, crossing the paddy fields to the west of Tay Lake.

2) The qualifier Tow-income” mainly designates civil service employees (teachers, health workers, office employees), the
milicary and the families known as public politicians (gic dinh thioc dien chinh sach) of which one of its members played a role
in the Colonial and American Wars. Given that their income is low, the state intervenes in their favour ziz its housing policy.
This category of houscholds cannot be assimilated into the impoverished population living in the countryside or with illegal
migrants who are not (argctcd by the housing policy,

3) Itis calculated however that onI)‘ 30% of state cmploycts have been able to benefit from subsidised housing. New house-
hﬂldS [ha[ ﬁPPC«erd n [hC Ci[y during [his ptrind [hCl‘C[:Ol'C SqHCCZCd Into d\\’CIllIlgS n [hC CCn[l‘}l] n(lghbourhoﬂds «lnd in[o
[hOSC ﬂ(\\'ly buil[ in [h(‘ C()”CC[iVC areas, a sicuation i“lls[m[td b) [hC rCCﬂl‘d anSi[lCS Of‘popula[ion ObSCl'\'Cd at [hC Cnd 0{

the war.
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Tomorrows city:

territorial reforms and urban projccts

t the end of the 2000s, the Vietnamese govern-
ment decided to accelerate Vietnam’s process
of intcgration into globalisation and to givc ita
capital equal to its ambitions. It has enlarged the
territory of the provincc—capital, funded a Master Plan for the
construction of HaNoi t0 2030 with projections for 2050 and puc
awhole series of land and administrative reforms in placc to givc
provinces the means to manage their own planning, freeing up’
agricultural land to make it suitable for construction. Several
financial reforms have aimed to case foreign investment in this

country in transition towards the market economy.

‘At the urban level, intcgration into globalisation mani-
fests itself by a rcdcvclopmcnt of centres (with the advent of
liigh-risc liypcr—centrcs, indicators of urban mocicrnity) and the
structuring of the outskirts (new towns, largc shopping centres,
technological and industrial parks), Asa consequence of this,
fresh rclationships dcvclop between the centre and the peri-
phery, borne by specific methods of urban fabrication associa-
ted with internationalisation’ (GOLDBLUM & FRANCK, 2007).
To modernise the capital is a matter of abolishing all forms of
rural life and informality, part and parccl of this city founded ona
substratum of villagcs‘ Accordingly, small ncighbourhood
markets and street lian(ing are banished from the city centre

and tllC major tllOl”OLIgl”lFal'CS.

S. Eanchetre, C. Musil. P Moustier; Nguyén Thi Tiin Lic

The urban models proposcd by investors organise the city
around adense motorway network, favouring private cars, which
must travel between the various motorway links, the city centre,
new urban areas, industrial parks and satellite towns. The urban
outskirts have become the new frontiers between towns and
globalisation, because thcy inherit the activities of which the
towns are ridding themselves, but above all, Western countries
are outsourcing, and many investors favour these arcas. Areas
once considered as the agriculeural hinterland of large cities have
now been transformed into their industrial hinterland as well,

and thus of the globalised world (LEAF, 2008).

However, several experts question the validity of master
plans for Vietnam in the context of state discngagcmcnt, the
fragmentation of powers within the province-capital, the surge
of property devclopcrs in urban planning and the prcpondcrant
role of market forces in urban expansion. Although the state’s
planncci economy past remains a vivid memory, in rcality, itisa
fact that not one Master Plan has been adhered to up until now:
the recent economic boom of the last five years and the iargc
investments made in urban dcvclopmcnt have litcle to do with
decisions drawn up prcviously. Expcrts wonder about the relia-
bility of such top-down’ projects without institutional leverage
in the field to get them applicd, the local authorities lacl(ing

meceans ol:cocrcion, cxpcrtisc, and ﬁnanccs aftcr many dccadcs Ol:
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auhoritarian planning (WILSON, 2009). M. LEAF (2008) denounces, with other
specialists on urban planning in Southcast Asia (Shatkin in 2008 for the example
of Manila) the privatisation of urban and peri-urban planning, a shared character-
istic among all the countries in the region, through master plans conducted by

private companies that are behind the establishment of urban megaprojects.

By the same token, for M. LEAF (1999), the contradiction in the Vietnamese
government’s urban planning policy derives from the fact that its adminiscration
behaves as if it controls urban development through a whole arsenal of laws and
master plans, that it controls the population’s behaviour concerning construction
and access to land, while funding of planned development is essentially in the
hands of foreign megaprojects. Accordingly, state reforms concerning develop-
ment look to improving the conditions for foreign investment the better to
integrate Vietnam into the global economy, while local governance atcempts

to control the very rapid development of local informal construction.

Territorial enlargement
of an international metropolis

o Strengthening the power of the capital

on local, national and regional levels

In August 2008, the Vietnamese government decided to extend the
administrative limits of the province-capital by annexing the westerly prov-
ince of Ha Tay, the district of Mé Linh (province of Vinh Phiic) and four
communes of the province of Hoa Binh. The annexation of these terricories
tripled the arca of HaNoi (3,300 km?* compared with 900 km?) and doubled
its population (6.4 million inhabitants compared with 3 millions before-
hand), but 60% of it remains rural (Figure 11).

This expansion can be explained by the state’ political desire to render
Ha Noi a globalised city and to limit the obstacles to the capital’s promo-
tion, particularly the control of land. This highly political decision ques-
tions the ongoing process of decentralisation, the state secking to control
the development policy of the province of Ha Téy (noted for the erratic
management of its land, distributed indiscriminately to several proper-
ty developers), by integrating it administratively into the capital. Ha Téy
was threatening to compete with the province-capital. After several dec-

ades of anti-urban policy, the state wishes to express its economic success
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spatially by increasing Ha Nois stature and staking its claim in the regional arca

of Asean countries.

Since the 2000s, many land, budgetary and decentralisation reforms have
strengthened the planning and development power of the provinces. Indeed,
the reworking of the 2002 law on the state budget (implemented in 2004) has
cnabled provinces to increase their independent sources of income for the
most part through the application of taxes collected, linked to land use and o

economic activities of an urban nature.

Then, in 2003, a reworking of the land law devolved to the provinces the

right to alter land use and to convert agricultural land into land suitable for

Figure 11 — FORMER AND CURRENT HA NOI CITY LIMITS
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building (Land Law 2003, article 36). Finally, in 2006, by Decree 108, the
Ministry of Planning and Investment transferred to the provinces part of its
power toapprove localinvestment projects (less than 75 million USD) (LABBE &
MUSIL, 2011). All these measures benefit the provinces that are experiencing an
accelerated industrialisation and urbanisation and encourage others to stimulate

use of their land.

From 2005, the former province of Ha Tay beneficted from all these decen-
tralisation measures and simplified administrative procedures, minimising obsta-
cles to local investment. The authorities also cased access to agricultural land
located strategically close to Ha Noi in favour of property development actors.
Tlle also brouglit in fresh policies aimed at accclcrating the frccing up of land
by creating a fund to compensate expropriated farmers. These measures had
a signiﬁcant impact on the growth of investments and use of land within chis

provincc.

In 2008, residential development projects approved within Ha Tay out-
strippcd in number, size and capital invested those of the same kind approvcd
within Ha Noi (Vietnam Economic Times, April 2008). Undeniably, urban projects
within the capital sufter from a lot of red tape combined with a lack of available
land suitable for construction and the much higher value of land in Ha Noi than

in the surrounding provinccsi

In addition, the real estate market is controlled by state or former public
companics, enjoying close relations with the authorities managing land to be
urbanised. In a context where a major proportion of wealth creation derives from
access to land suitable for dcvclopmcnt, the absorption of Ha Tay has enabled
those with good connections to the powers to get rich very quickly‘ Aﬁixing the
label ‘'Ha Noi onto great swaths of land to the west of the city has provokcd a

dizzying rise in their market value (LABBE & MUsIL, 2011).

e The territorial and urban planning means

fora metropolis project

Endowed with an enlarged area, the province-capital secks through the
2011 Master Plan to providc the broad policy guidclincs for the dcvclopmcnt
of this future metropolis that, by 2030, is expected to contain 10 million inhab-
itants, and to ty and give a picture of socio-economic dcvclopmcnt planncd
for its territory. The mctropolis of 2030 will be made up of two kinds of spac-

es, with varied dcmograpliic densities and functions, in principlc tailored to

constraints imposed by its location in a deltaic region, extremely prone to

risks of flooding (Plate 20):

~The densely populated urban arca will house more than seven million
inhabicants within 32% of the citys land in 2030, namcly 65% of the population.
Ie will be made up of the existing central city and of its various extensions. The
pcri—urban area situated between ring roads 3 and 4, up to the Day River, will
become completely developed. The new urban area projects are there to cater
to demands: real ones, from the investment economy, ones that it is politic
to announce, such as provision of housing, These arcas are currenty develop-
ing between ring roads 3 and 4 and along major arterics such as the town of
An Khanh North, renamed Splendora, located along the Lang Hoa Lac
motorway. Five satellite towns will be built in a radius of 20 to 30 km and linked
with each other and to the city centre by a largc-scalc motorway network.
In tlicory, these towns will contain most of the fresh industrial jobs, particularly
in the science and tcchnology town of Hoa Lac thacwill boast an industrial parl(
of more than 1,500 ha, close to completion.

-A (grccn corridor’is planncd in the Day and Tich river Vallcys, prone to liigh risks
of llooding, between the compact city and the satellite towns. The green corri-
dor concept can be considered as a ‘marl{cting’ element of the provincc—capital
to rcspond to the prcvailing discourse of sustainable dcvclopmcnt, the green
city, balance between dcnsity and urban sprawl (dcnsity of the urban fabric
encroachment of green spaces or their preservation intact to continue farming,

craft activities, ctc.).

The green corridor, a planning measure disconnected
from metropolitan land use dynamics?

The concept of a green corridor’ constitutes one of the main preconceived
planning notions found in the Master Plan to 2030 undcrlying the state’s
wish to develop a string of satellite towns within the new municipal territory.
Two million rural inhabitants (out of the three living in the provincc) will
live in the agricultural or craft villagcs of this corridor. In this less dcnscly-
populated space,

—40% of land will be set aside for intensive agriculture, parks and preservation of
biodivcrsity and cultural hcritagci Any urban and industrial dcvclopmcnt will be
forbidden there and the plan is to keep 40,000 ha of agricultural land to ensure
food sclf—sufﬁcicncy.

—In the rcmaining 28%, clusters of very dcvclopcd Villagcs will engage in craft

industry and proccssing agricultural producc.
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= Three cco-towns of about 60,000 inhabitants cach (Phic Tho, Quéc Oai,
Chuc Son) will be built at the intersections of the parl(ways, which will cross
the province from north to south, with three roads that run cast to west.
These are the only places where this motorway will be urbanised. These
towns will be low-density, developed with several green spaces, particularly
along rivers and other watercourses, essential drainagc corridors during the

monsoons.

The preservation of some rural and green spaces constitutes a major cri-
terion in cnsuring the sustainable dcvclopmcnt of the Vietnamese capital. Ie
takes into account its vulnerability to flooding, but also the need to maintain
cultivated land to feed the capital with agricultural producc, along with craft
villages and green spaces for socio-cconomic and environmental reasons. We
saw in Chapter 1 to what extent the valleys of the Day and Tich Rivers were vul-
nerable in the event of a diversion of part of the floodwaters of the Red River,
particularly because several thousand inhabitants have settled in the areas not
protected by the dykes. Protection from river and rain flooding in the enlarged
province of Ha Noi thus constitutes one of the major issucs for the municipal

authorities.

However, the Master Plan to 2030 makes no provision to create
sanctuarics from these spaces. On the contrary, the proposal is to leave a
certain flexibility in the evolution of these areas while keeping them well away
from urban pressure, but also from the encroachment of urbanised villages.
Moreover, management of Ha Néi's territory is supposed to be based upon the

Capital Law, which was to be publishcd in 2012 (MusiL, 2011).

However, a ‘grccn corridor’ maintained simply by rcgulation seems very
vulnerable in an area prone to ﬂooding from the Ddy and Tich Rivers, where
construction is in principlc limited, particularly liigli—risc dcvclopmcnt‘ The
prcscrvation policy of this space which is, all tlaings considered, pretty flexible,
finds itself weakened by metropolitan land processes, by reversible political

choices and by a rapidly cxpanding urban economy.

o A weak concept with a hazy outline

To begin with, the concept of a corridor is not very clear in its desire to
maintain agriculturc, particularly in 2 modernised form, without cndangcring
its dcvclopmcnt, this in a context of economic dcvclopmcnt, founded on the

investments obtained by capital gains from land.
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In addition, delimitation of the green corridor lacks precision: no dertailed
map, showing communal boundaries, exists to show its limits. Formed of
diversified spaces in terms of vulnerability to flooding, it should have con-
struction lcgislation better suited to the various environments. Indeed, three
overall zones can be distinguished. The zone prone to risks from flooding
corresponds to that of the submersion of both the Déy and Tich Valleys if
floodwaters from the Red River are diverted (Plate 20), while the land between
the rivers and the spaces situated between the satellite towns and the sub-

merged zone are less at risk.

In icself, that constitutes a token of vulnerability concerning the provinee's
planning and dcvclopmcnt, since the public authorities do not have clear infor-
mation to negotiate residential and industrial development with potential
dcvclopcrs. This grey arca is cxccssivcly subjcct to possibilitics of unrcgulatcd

dealings and arrangements.

In addition, within this green corridor, many kinds of sceclement systems are
planncd: three eco-towns, clusters of craft Villagcs, Villagcs devoted to intensive
agriculture, and the locations of the latter two kinds have not yet been finalised.
The incompatibility of their objcctivcs in the field givcs food for tliouglit. So
this is why questions are being asked about spatial limits, regulation of the height
and density of new urban areas, but above all, about oversight and controlling
mechanisms to avoid untrammelled urban expansion in this corridor, part of

which is prone to ilooding.

o The agricultural and environmental vocation

ofa spacc in the process of bcing industrialised

The green corridor is presented on small-scale maps as being mainly for agri-
cultural or environmental use. However, study of the stacistics of industry services
(Table 3) and our investigations in the field, show that part of the green corridor is

alrcady dcnscly inhabited, wich industrial platforrns, not dcsigncd for agriculturc.

Several Villagcs occupy the zone between the rivers, some of them craft
villages (46 villages with nearly 45,000 people working there in 2003) and seeking
space to industrialise and cxpand their production. For cxamplc, the Hau Bang
wooden furniture cluster contains 15,000 workers and artisans sprcad over about
ten villagcs. An informal industrial site of more than 10 ha has even been buile
in 2006 without any authorisation, proof of the need for production space and of

the dynamisrn of sclf—building that no authority can check. There are also formal
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The area prone to flooding in the green corridor and planned use
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industrial zones there, such as Thach Tha-Quéce Oai Industrial Park (150 ha),
the industrial zones of Phiic Tho (40 ha), Phing X (84 ha), Dong Phuong Yén
(60 ha), Quée Oai (72 ha), Tién Phuong, Ngoc Liép (36 ha), Yén Son (23 ha) or
that of Nam Phuc Tho (100 ha), anticipated in the Master Plan.

This industrialisation process, at once initiated by (bottom—up’ stimulation
from craft villages, or top-down” in the industrial zones, is very land- and
water—hungry, and pollutcs the environment. These activities bring with them the
development of businesses and services, needing space, and migrants who need to

be housed on alrcady limited reserves of land.

The following table was drawn up from the flood risks map of the former
province of Ha Tay, data from the 2009 communal population census and data

from districts for the size of communes and industrial zone.

In the area vulnerable to flooding, there are already urban projects, such
as the industrial zone of Ngoc Hoa in the district of Chuong My, that of
Dai Nghia (30 ha) in the very vulnerable district of My Diic or that of Thanh
My-Xuan Son being built in the area prone to flooding from the Tich River in
the district of Son Téy. In che arca prone to ﬂooding from the Déy River, there
are 55 craft villages in which more than 33,500 workers were active in 2003,
while in the area by the Tich River there are 14 villages Cmploying more than
10,000 workers. 38% of artisans counted in 2003 in the province of Ha Tay live

in the area prone to ﬂooding.

Along the D;iy River, several villagcs dcvclopcd craft activities during the

time when it was still navigablc, before 1932, as raw materials from the mountains

in the north of the country passed through here and there, were markets where

artisans COUld buy and SC“ warcs.

Consequently, all along the dykes of the Ddy River are villages producing
processed foodstuffs, wickerwork, and conical hats. There are 55 craft villages

cmploying more than 63,000 artisans and workers.

Similarly, the fertile alluvial banks in the area outside the dykc were suited
to growing mulberry trees to feed silkworms, which explains the vocation for
making silk items in the D{ly villagcs. These villagcs CICate Strong pressure on this
land to expand their craft or industrial production space. The most industrialised
craft Villagcs have devclopcd craft sites of about 10 or 20 ha to relocate the most
polluting businesses to mechanise the most dynamic ones. There are 25 of them

in opcration or being built and situated in the green corridor.

According to the Master Plan, 28% of land in the province of HaNoi, or 41%
of the green corridor, will be setaside for clusters of craftvillages and for processing
of agricultural producc, Although this ﬁgurc seems high, it does not take into
account the rcality of current use of the artisanal productivc space, which is

strongly linked to intensive rice farming (sce Chapter 7).

It seems problcmatic in this context of intense multi—activity and para“cl
uses of.land, asystem suited to the Vulncrability of the Delta and to the very high
demographic pressure (more than 1,000 inhabitants/km?in rural areas), to divide
the green corridor into one strictly agricultural and ‘green’ part and another more
industrial and artisanal one. Craft activities and agriculturc are tightly intertwined

spatially and socially.

Table 3 - OCCUPATION OF SPACE AND ACTIVITIES IN THE VARIOUS AREAS VULNERABLE OR NOT TO FLOODING
CORRESPONDING TO THE FORMER PROVINCE OF HA TAY

Kind of communes Number of Population Size of Population Size in Craft villages Artisans Industrial parks = Industrial zones  Industrial sites

according to vulnerability communes (2009) communes (2009) % province % N° N° N° N° N°
Communes not vulnerable 183 1,303,895 109,806 49 48 227 142,664 No data No data No data
Communes between rivers 24 214,287 15,742 8 7 46 44,837 3 4 10
Communes in part vulnerable Tich 17 127,153 12,007 5 5 18 12,260 3 4
Communes vulnerable Tich 26 213,49 25174 8 1 14 10,043 2 1
Communes vulnerable Day 57 399,431 41,345 15 18 55 33,648 1 4 3
Communes in part vulnerable Day 57 383,800 23,928 15 10 55 63,774 2 7 7
Total 340 2,642,062 228,002 100 100 415 307,226

106



L4 ThC north—soutb economic backbonc

in contradiction with the objcctivcs of the Master Plan

Before the enlargement of the province of Ha Noi and the announcement
of a Master Plan, in 2007, the Nam Cuong group of investors submitted to the
authorities of the provincc of Ha Ta a projcct to build a road, a north-south
cconomic backbone, 63.3 km long and 42 m wide. This road, situated between
ring road n°4 and the Ho Chi Minh Trail, is aimed at bypassing Ha Nofi's city
centre and linking the west of the province of Ha Tay with the province of Vinh
Phuc to the north and with Highway 1 to the south. The plan was to finance
it using the Tand for infrastructure’ BOT (Build Operate Transfer) system (sce
below), the province of Ha Tay granting the investors the advantage of low-cost

expropriation and the use of 19,000 ha of land to finance building the road.

This large arca was to be developed by several Vietnamese and foreign
investors (20 projects for residential, industrial and ccological areas were
planned...) that would have bought land usage rights from the Nam Cudng group.
Most of the communes that would have been affected by these projects (about
120) farm on 60% of their land (Plate 21), which demonstrates the important
place that agriculture still occupies in the local economy. Several craft villages

would have been embedded into residential projects and lost all of their land.

In March 2008, a few months before the integration of Ha Tay into Ha N,
few of these projects had been approved by the Ha Tay authorities, even though
most were considered as being located in favourable arcas for development.
The Phut Nghia industrial park has been built since then, and is operational. The
Nam Cuong group was supposed, through Nacimex, one of its subsidiaries, to

develop 3,000 hectares in the district of Thach Thit.

The whole BOT project was greatly scaled down, since in 2010 there were
only four residential arcas to finance the road, over an arca of 3,150 hectares: the
Thach Phac kb do thi méi of 500 hectares, the Quéc Oai one of 1,100 ha, the
Thach Thét one of more than 900 hectares and ﬁnally the Chuong My ccological
one of 750 hectares. The profit made from construction of these residential arcas

was supposcd to finance the construction of the road at that time estimated at

7,700 billion VND.

However, to make a return on their investment, the dcvclopcrs build dense
ncighbourhoods, parts of them high~risc, which s in complctc contradiction with

the use of the green corridor as promoted in the Master Plan: the flanks of this

north-south backbone are only supposed to be built up near the three crossroads
with Highway 6 at Chuc Son, the L;‘mg Hoa Lac-%c QOai Mortorway and
Highway 32 at Phac Tho, the chree ccological towns of the green corridor,

After the Master Plan was signed in July 2011, the validity of the Nam Cuong
projects was questioned. The Thach Phic residential area project, situated to
the north of the north-south backbone road, was cancelled in July 2012 as it is
situated in the green corridor. However, the construction of the road is ongoing
since 7 June 2008, date of the projects launch for the northern part of the road.
In December 2011, 7 km of road were alrcady bcing prcparcd in the district of
Phuc Tho, 16 ha have already been expropriated to build the Thach Phuc KDTM
and work has bcgun on building the bridge over the Lang Hoa Lac road. This
work has cost the investors 1,000 billion VIND, or 47.6 million USD (Hz Ngi Mi
online,21-12-2011).

Hydraulically, another problem emerges. The fact is, this parkway linked to
the lefe bank of the Red River by a bridge begins on the right bank, north of the
district of Phac Tho, and more prcciscly in the communes of Van Phuc and
Xuan Phu, situated in an area not protected by the dyke, near the sluice that
closes off the entrance to the Ddy River from the Red River. This flood retention

arca is the most vulnerable of the valley if the Red River is diverted.

An urban framework hungry for land resources

The Master Plan to 2030, with perspectives to 2050, hints that the future
of planning for Ha Noi will emanate from the development of a polycentric
territory organiscd around five satellite towns and through the promotion of
its open spaces. The ambition nurtured by the socialist regime for its capital is
combined with a desire to dcvelop a large—scalc road transport network.
Modernisation of this network is cnvisagcd ononchandto promote the economic
developmentofthe metropolitanspace, strengthen the capitalsaccessibility and ics
rcgional integration, and on the other to reduce the chronic congestion problcms
that have plagued the central and pcri-ccntral urban districes of Ha Noi for the

l’J.St tWﬁﬂty ycars Or so.

In the middle of the 1990s, the government initiated a policy of major works
that first addressed an improvement of the existing major roads. Since then,
thanks to international financial and technical aid, the authorities have intensi-

fied their activities, visible through an increase in investments in construction of

107



Chaptcr 6

Tomorrows city: territorial reforms and urban projccts

installations (bridges, tunnels, motorway bridges, ring roads, intercity highways,
ﬂyovcrs) located all over the mctropolitan territory. While production of road
infrascructure has taken place ata steady rate since the beginning of the 1990s, the
modernisation poiicy for the transport systems currcntiy appears jcopardiscd by
two major restrictions: the availability of financing and the accessibility of land,
a resource getting scarcer and more complex to secure owing in particular to

cxpropriation proccdurcsi

In this contribution, we show that the modernisation of the road network, as it
is cnvisagcd in the pianning documents, incvitably entails a signiﬁcant consump-
tion of land resources owing to objectives fixed by city planning schemes, to the

scale of projccts and means of ﬁnancing of these installations.

In addition, the proccdurcs for obtaining land and acquisition of piots with
aview to construction of these elements of infrastructure take place ina context
that is anything but pcaccful. Accordingiy, land is a major restriction to a point
that endangers the modernisation of the road network and any acteempt to comply

strictly with state planning.

e The road network: current dimensions and expansion

With the redrawn city limits of the capital in 2008, the municipai services
tasked with highway maintenance have inherited a vast network to be
maintained. On metropoiitan territory, the management of the network takes
place as follows: the Peoples Committee services have auchority concerning
intervention and investment for provincial and local roads, but also for all
of the road network that lies within ring road n*3 (Plate 22); the national
highway and motorway network remains under the rcsponsibility of central
power. According to a decree pubiishcd in 1999 concerning the classification
of roads, motorways and highways are considered as essential for economic and
social dcvclopmcnt, but cquaily important for questions of national defence.
In chis respect, their management remains within the remit of the Ministry of

Transport.

As well as a road network now extensive and difhicult to manage, the
mctropoiitan authorities also have to deal with a rapid increase in the number
of scooters and cars . Consequently, traffic circulation in the most populated
central districes of the capitai is difficult and incrcasingiy congcstcd. Among
the public authorities, there is a Widcly«hcid opinion that road congcstion is

obviousiy linked to the increase in vehicles in circulation, but also to the
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dilapidation of the road network, the lack of roads and poor land manage-
ment. In 2010, the authorities estimated that land allocated to the function of
transport, namely roads, was too limited, as only 6 to 7% of the total surface area

of urban districts was givcn over to them.

To justify the catch—up poiicy undertaken in favour of road production,
the public authorities found support from diagnostics produced by foreign

experts hclping them with urban pianning of the capitai. A study conducted by

Japanese co-operation (HAIDEP, 2007) has thus established a comparison of the

occupation ratios of roads to the overall surface arca of some Southcast Asian
metropolises. This study placed in perspective the ratio of land allocated to roads
in Ha Noi comparcd to other capitais: at the end of the 2000s, the road network
occupied 4.2% of the capitals territory compared with 8.5% in Bangkok and 12%
in Singaporc. Conscqucntiy, to eliminate congcstion, the production of road
infrastructure remains a priority for the authorities. The objectives contained in
the last Master Plan are very precise on this subjcct: the aim is to reach a ratio of 20
t0 25% of the surface arca of urbanised land given over to the transport function
by 2030 (POSCO er al, 2011). In the planning documents, the urbanisation of
Ha Noi is in part to be achieved by building new roads and implies the necessity

ofacccss toan abundant resource ofavaiiabic iand.

o Trends in thC evolution OfthC I'O‘dd network and land necds

Land needs for dcvclopmcnt of the road network are considerable. Thcy
derive in part from planning dictates, but not only from these. The technical and
financial packagcs used by the authorities to producc the planncd infrastructure

result in an increased consumption of land.

From now until 2030, the Master Plan makes provision for building
(and improving) an overall length of roads of more than 3,500 km (Plate 23).
Almost 2,000 km of roads would be necessary to serve the five satellite owns. The
government wishes to build and improve ncariy 1,500 km of motorways, radial
and circular routes. In the final analysis, from now until 2030, for an estimated
cost of more than 6.5 billion USD), the modernisation of the road network, as it is
prcscntcd in the Master Plan, could need the consumption of close to 17,000 ha

(Posco ezal, 2011, chapter on technical infrastructure).

The dcvclopmcnt of this network rcquircs ncavy investment, while the state
budgct is limited. Conscqucntly, the authorities strive to divcrsify the sources of

finance. Until the middle of the 20005, the government relied mainly on interna-
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tional aid credits; the donors financed more than 50% of road installations in the
country between 2000 and 2005 (WORLD BANK, 2006). However, owing to the
significant financial needs, the government wishes to have access to complemen-
tary budgctary sources. As an alternative, the authorities resort incrcasingiy to
public-private partnerships, in the form of Built Transfer (BT) and Build Operate
Transfer (BOT)These partnerships have also been used in an unusual man-
ner through an exchange model of ‘land for infrastructure’; this arrangement

now constitutes a spcciai feature of the means of road production in Ha Noi.

In this system, the dcicgatccs obtain the right to dcvciop and market land
concessions in exchange for construction of infrastructure (roads, but also public
installations). In gcncrai, these related dcvciopmcnts materialise as real estate
projects. This arrangement cnables the province of Ha Noi to support
dcveiopmcnt of its territory while iimiting its capitai contribution (LABBE
& MusIL, 2011). In 1998, the government published an amendment to the
1993 land law and introduced the iegai basis for this kind of contract.

However, these operations are conducted in opaque conditions and are the
result of agreements between the authorities and agents. It is difhicult to know if
this kind of arrangement is commonpiacc in Ha Noj, but Plate 23 suggests that
the proximity between the development of new urban arcas [khu dé thi mdi] with
new roads bcing built to the west of the capitai is not anodync In the meantime,
dcspitc the uncereainty that surrounds this means of ﬁnancing and in spite of the
dissimulation of kickbacks that are at the heart of negotiations between investors
and the authorities, certitudes exist and cxampics concerning these practices of

‘and for infrastructure are multiplying,

e New urban areas:

opening up the Lé Van Llidng highway

One of the best illustrations of this arrangement beeween real estate develop-
mentand road infrastructure is that of the construction of the Lé Vin Luiong higi -
way, located in the urban district of Hi Dong to the southeast of the historic heart
of the capitai, which will end up iini(ing ring roadn®3to ring road n°4 (Piatc 23).
Built paraiici to Highway n°6, this radial was financed hy privatc funds coming
from the main investors associated with the construction of the new urban areas

adjoining the road (Gaiaxy 2, Usilk City, An Hung, Ducng Noi, Park City).

This example is cloquent because it illustrates the link between the pro-

duction of road infrastructure and the progressive construction of housing
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developments in peri-urban arcas. Rapidly, between 2004 and 2011, the com-
mune of Van Kheé has undcrgonc major transformations through the buiiding
of the road concomitant with the construction of tower blocks and housing
developments that embellish these real estate projects. If one combines the
building of the road with real estate constructions, the consumption of land
resources is considerable; the 8 km of road come with the development of an
arca of about 300 ha in which several investors have had a hand with separate

rcai cstate proj cCts.

In addition to production of road infrastructure that has proved to be
particularly land-hungry within the boundaries of Ha Néi (owing to the extent
of the network and the scale of the installations), the means of ﬁnancing, through
specific partnerships, accentuates the unrestrained use of land. Morcover, this
combination of real estate activity and devciopment of the road network

encourages urban sprawl.

Consequently, in this infrastructure production mechanism, land occupies a
i(cy piacc and the restrictions appcrtaining to its access could Scriousiy disrupt the
continued application of governmental policy concerning infrastructure. Land
IeSOUICes appear in this situation to be a i(cy variable factor for dcvciopmcnt of

the metropolitan road network.

° ]]lC llCtVVOI‘k, lJI‘()jCCtS

and restrictions on access to plOtS Oi:lilnd

Dcspitc the abiiity of authorities to find alternatives for ﬁnancing roads,
access to land remains a restriction. Procedures for recovery of plots of land to
build infrastructure in Ha Noi constantiy result in brutal opposition with peopic
affected by these operations (HAN & VU, 2008).

Given these difficulties, some installation projects appearing in the Master
Plan have raised doubts as to their impicmcntation. Indeed, among the many
projects, the plan makes provision for the construction of a major new corridor,
the Théng Long link, connecting West Lake with the Ba Vi Mountains 30 km
to the west of the capital (Plate 23). This link will consist of a highway? its scale
appears excessive, as some sections will apparently be more than 300 m wide, with

arecreational area in piacc of a central reservation.

However, in spitc of the interventionism practiscd hy the Vietnamese state,

this projcct could be compromiscd, at least in its current form. lts compiction
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The road network and its various managers
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Plate 23

Development of the road network and real estate promotion activities in 2011
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Plate 23

Construction of road infrastructure and housing development
in the urban area of Ha Pong, Van Khé commune (2004-2011)
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would entail the expropriation of a large number of fields, the destruction of
built-up areas (such as some parts of the village of Son Dong), but also of new

residential areas such as that of Van Canh.

On top of the financial costinherentin this scheme, it would also come with a
high social cost that would generate violent reactions from inhabitants. Aithough
this project is written into the plan, the authorities will have to manage issues
concerning access to land in order to complete it successtully. The content of the
project will surely undergo changes owing to the social questions obscured by the

land qucstion.

The modernisation of the mctropoiitan road network constitutes a real eco-
nomic issue for the development of the Hanoian metropolis. However, given
the land needs, the financial cost, but also the social costs inherent in the creation
of this nerwork, alternatives are necessary to improve metropolis-wide mobil-
ity. These will come about through overhaul of roadways and planned wider
thoroughfares and above all with the development of a major network of above-

ngLlI’ld pubiic transport.

Throughout the Vietnamese blogosphere, a whole e-debate has started up to
comment the annexation of the province of Ha Tay by the capital province, the
lack of information trickling down to the inhabitants of the capitai and spaces
annexed one by one, and the capital development project as proposed by the
Master Plan to 2030 (LOUVET-PHAM, 2012).

Consequently, several articles, particularly some written by former members
of the state, have mentioned the government for alack of transparency, the speed
with which the cniargcmcnt of Ha Néi has been effected and che poor level of

profcssionaiism of some city agcncics.

%cstions have been asked conccrning the future of agricuiturai land in the

anncxcd provincc and that offarmcrs in EilC context Of& iand pricc bubbic

Criticism has focussed on two projects: the relocation of the National
Administration Centre to the district of Ba Vi, in the west of the province, and
the opening up of the Théng Long link. Presented with a project whose official
vocation is to make the city of Ha Noimore visible and better to live in, but which
is considered pooriy thought out, netizens express their needs in terms of city
planning. The Internet thus functions for the pcopic as a means of voicing

grievances (LOUVET-PHAM, 2012).
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The ‘modernisation’ of central Ha Noi:
an end to traditional distribution *

Situated at the centre of a wide network of river and land connections
linking it to the East Sea and to the hinterland, since its origins, Ha Noi or
Théng Long, a poiiticai city, has also been a trading city (scc Chaptcr 2).
“Thang Long was born to serve a royal citadel, but it developed through its
markets (NGUYEN THUA HY, 2002). One of its characteristics is the interde-
pendence between the royalcitadel and the peoples market, and between the
city and the countryside. Since the 17 century, Thing Long has moreover been
commonly called by its popular name, which appeared during the Tran Dynasty:
‘Keé Cho the market pcopic (PAPIN, 2001).

This intcrdcpcndcnce between the capitai and its rural outskirts, the creation
of short commercial networks gave the capital this semi-urban and semi-rural
character so prevalent in markets and strect trading, The many village women
who scamper around the Old Quarter of 36 Streets, under the weight of their
balance pole baskets laden with fruit and vegetables, bears witness to the perm-
anence of these relations. These informal activities enable a village population to
remain in the viiiage while bcncﬁtting from the urban consumption market and
modest urban populations to shop on the spot at relatively low prices. The extent

of local trade contributes to the dynamism of neighbourhood communities.

o Traditional diversity among forms of distribution

Currently, Hi Noi has a very dynamic retail trade that grew at arate of 25%a
year during the period 2006-2010 (Department of trade, 2011). In total, accord-
ing to the same source, in 2009, Ha Noi contained 183,027 households Cngagcd
in commercial activity. The diversity of forms of trade is also characteristic to
the city, with a dominance of traditional modes: street vcnding, ncighbouriiood
markets, planned and unplanned, and the development of modern forms of

distribution, shops and supermarkcts.

Thus, in 2003,60% of consumers did their shopping with strectvendors (30%)
or at small markets (30%) every day or several times a week (PRUD PROJECT, 2003).
The other means of shopping for supplies are shops and supermarkets, which
arc attended in a more occasional manner; so only 4% of consumers go to a

supcrmari(ct at least once a week. Street vcnding is particuiariy well patroniscd by

* P Moustier and Nguyén Thi Tan Loc.



the poorest populations. In a sample of 110 poor houscholds surveyed in 2004,
95% shopped for food at informal markets, and 30% with female strect vendors,
a least once a week, 60% never went to supermarkets and none of them went t

supcrmarl{cts once awcel(.

Purchases at informal sclling points rcprcsented 82% of spcnding on food
by houscholds. Consumers who do not go to supermarkets mentioned prices,
time and distance as their main justiﬁcations. The possibility of buying on credit
also favours purchases from street vendors. On the other hand, diversity and
quality are mentioned as assets for supcrmarkcts (FIGUIE ET MOUSTIER, 2009).
Markets represented 58% of quantities of vegetables boughtand sold in Ha Noiin
2004, street Vcnding 32%, shops 9% and supcrmarl{cts 1% (MOUSTIER al,2009).

o Street Vcnding: asocial role under threat

Female street vendors of fruic and vcgetablcs were estimated at 9,400 in 2006
(3470 for vegetables, 5,900 for fruit; one half of these are itineranc vendors and the
others vendors artached to informal sclling points). Dcspitc the restrictions on the
activity imposed in 2008 (see below), their number is rising, since it was estimated
to be 6,320 in 2009 for vcgctable vendors in the urban area of the new province of
Ha Noi (NGUYEN THI TAN LOC et al, 2009).

Most female street vendors are farmers who come from rural areas on
the outskirts of Ha Noi (89% of fruit and vegetable vendors in the 2006
survey): these figures are in accordance with those of a study by TURNER
& SCHOENBERGER (2012), which looks at female street vendors of all
produce. Their small agricultural businesses do not enable their houscholds to
survive without complcmcntary income, the more so since agricultural land is
encroached upon by urban projects. The other street vendors (11%) are low-

income Ha Noi residents, such as retired women.

Harassment by the police, fines and confiscation of their balance
bars and baskets are the main difficulties faced by street vendors. In
contrast with these street vendors, those who do business in retail markets
are from the city, where they have worked previously in industry or trade

(VAN WK et al, 2006).

The Vietnamese government, at the national and provincial levels, displays
awish to promote large-scale retailers, and to cradicate informal trading, These

objcctives are made plain in the strategy of the Dcpartmcnt of Domestic Trade of

the Ministry of Trade to 2020. The justification is a desire for modernisation”and
civilisation’ of the city (VIETNAM MINISTRY OF TRADE, 2006). The authorities
view street vending as problematic in terms of trafhic circulation, sanitary quality,
atcraction of illcgal migrants, and a poor imagc of the city. The basis for this per-

ception is debatable (MOUSTIER erl, 2007).

The decision to prohibit street vending in 62 streets of Ha Néi (Figure 12)
was noted by many observers, particularly joumalists (Decision 20/2008/
QD-UBND of 16% April 2008, then 46/2009/QD-UBND of 15% January 2009
concerning 63 streets). But chulation 36CP on traffic in che city, dated Fcbruary
2003, already forbade strect vending,

In fact, the fresh legislation can appear as being more favourable by recog:-
nising street vcnding as legal on some streets. Indeed, the decree of 16® March
2007 recognises those trading in ‘independent, permanent and non-registered
activities. In practice, the 2008 decision was accompanicd with increased
police reprisals, facilitated by the difficulties encountered by female strect
vendors in forming a professional association (TURNER & SCHOENBERGER,
2012; MOUSTIER et al, 2007).

e A forced march towards market planning

In 2004, Ha Noi had 136 retail markets (63 in the urban neighbourhoods,
73 in rural districts), of which nine of more than 400 traders, 20 between 200 and
400 traders and 102 of less than 200 traders. In 2002, retail markets enjoyed few
facilities: narrow passages, no parl{ing lots, no water drainagc system, poor quality
of sewers, no fire safety protection. In 1995, the fire in Dong Xuan market caused

several billion VND’s worth of damage (HOANG BANG AN ez al, 2006).

Prior to 2005, the Ha Néi authorities had launched a vast programme
of destruction of non-permanent markets. 188 markets were supposed to
disappear between 2002 and 2005. l:inally, this did not liappen, as recent l'igurcs
on the number of markets show. In 2010, in the former province of Ha Noi,
163 retail markets were counted, and 410 if one calculates for the whole of the
new province. 87 markets are located in former urban neighbourhoods? and
101 in new urban areas. 66 are considered as permanent, 213 semi-permanent

and 131 temporary.

The Department of Trade’s plan from 2010 to 2030 only makes provision for

markets of more than 10,000 m* (namely, for the urban neighbourhoods, Hom
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and Déng Xuin), enjoying investment by municipal authorities, with the others to

be replaccd by supcrmarkcts and shops (Departmf:nt of Trade, 2011).

[t seems that dcspite their voluntarism, the authorities have run up against
the dynamism of non-planned markets. A few spectacular operations of mar-
ket redevelopment should however be noted. Accordingly, Hing Da Market,
very well situated to the north of the Old Quarter of 36 Streets, where the
square metre has reached prohibitive prices, was dcstroyed. A shopping centre
was built and it was planned that the first storey would be used for the fresh
produce market. In the end, the new market was relegated to the basement
and the vendors complain of a lack of clients, along with installations poorly
suited to their activities and set up without consultation (GEERTMAN, 2011;
DIGREGORIO, 2012).

Both Ctia Nam Market and Mo Market have also been destroyed, traders
relocated to placcs inappropriatc for sales, before hypothetically bcing reinstalled

inanew space that will mostly be occupied by vast and costly real estate and com-

mercial complexes. Bugi Marketwas destroyed and replaced by a shopping centre,

bl.lt thC[C remains a SP&CC EO[ thC opcn—air market.

In addition, there are five main wholesale markets where retailers come to
stock up on fresh foodstuffs at night, between 2 and 6 am. (Plate 24): two have
not been developed and are destined to disappear in the plans of the Department
of Trade. Long Bién-Bac Qua, which receives produce from north of Hi Noi and
from China and constitutes the most varied in terms of goods (fruit and vegeta-
bles, root vegetables, fish); Nga Tu S¢, which receives produce from Ha Tay and
Son Téy; Cau Gifiy, which mosdy deals in vegctablcs from regions to the north-
west of the city; two have been developed since 2004, with a car park, roofing,
storage infrastructure: Dén Lit (also known as Phia Nam), the biggest, located to

the southwest of the city, and Dich Vong,

Other wholesale markets have been planned and developed by the authorities
butare notveryactive: HaiBasi (whichhasbccn turnedinto awarchouse),Xumeinh,

Gia Thity (no longer in existence), Phing Khoang, Xuan Phudng and Ngii Hiép.

Figure 12 - HA NOQI STREETS OUT OF BOUNDS TO ITINERANT VENDORS IN 2010

ﬁ
K

I\

i
-
N

o

A

Q. Cau Giay

58,3

ST

SZ

Q. DongDa Urban district
River, canal
Main road

Lake

o |

1
Lo1on Urban area

Green space

Street out of bounds
to itinerant vendors

Lot
3

©IRD, 2015

A

Sources: Data from Ha N&i Provincial People’s Committee, 2010 provided by Neuvén THi TAn Loc
adapted from Ban D6 Du Lich Tourist map at 1/23,000, 2007, design FANCHETTE S.

116




Photo 8

BARRANCINLANWIENETON
v l;a-]_}'_iif]_;lir:'ni .J!-is. \

e
T
i

A young man smokes next to a sign singing the praises of a future KbTM

In addition, construction of seven new wholesale markets has been
planned from 2010 to 2015, of which two of 100 m* (Long Bién, Hoa Lac),
and one of 50 m* (Me Linh), the others being less than 10 m’. A market
of 50 m” Phu Xuyén should be set up between 2015 and 2020. Smaller
wholesale markets are also in operation: Mo and Hom-Dic Vién Markets
in the centre of Ha Noi, Hi Dong Market and Dong Anh Market (daytime

market).

L4 DCVClOPant ofsupermarkcts and ShOPS

In Southeast Asia, development of supermarkets began in the 1980s. This was
stimulated by the standard of living, urbanisation, women in work, and countries
opening up to foreign investment (REARDON e7 4/, 2003). In Vietnam, invest-
ment of foreign capital into the retail trade was long restricted, but has become

possible since the country joined the WTO in January 2009.

© Sébastien Loffler / Noi Pictures
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It has even become strongly encouraged by the government and the
municipal authorities at this time, particularly through calls for projcct bids from
foreign investors in all neighbourhoods of the city. The retail foodstuffs trade is

growing at the rate of 13% ycarly, and modern trade by 20% ycarly (UsDa, 2008).

The first supcrmarkcts appcarcd in Ha Noi in 1993. In 2010 there were
110 supermarkets including: one hypermarket (Big C, part of the French
group Casino), two cash and carries (Mctro, with German capital), one
Parkson supermarket (Indonesian capital) and, among supermarkets with only
Vietnamese capital, 12 Fivimart supermarkcts, Cight Hapro, five Intimex, two
Unimart. These supermarkets are mostly located in shopping centres, which are

places of attraction for city—dwcllcrs, much visited at weekends.

The share of big retailers in food shopping was estimated at 14% in 2008.
Development of large retailers is more advanced in Ho Chi Minh City than in
Ha Noi. In both cities, the authorities have a favourable perccption of super-
market developments, for a modern image of the city, and concern for a better

sanitary quality of foodstuffs.

In addition to supcrmarkcts, shops are also prolifcrating. Like supermarkcts,
they promote the quality of foodstuffs they sell (advertising, quality labels). In
2009, 78 shops were counted as seiling points of (organic chctablcs’ 54 mana-
ged by traders, and 24 by producers. In 2008, 54 selling points were counted,
more than double the number six years before, of which 38 were managed

by producers.

Victnam is at a turning point concerning the nature of its food retail
sector. The current divcrsity of forms of distribution is remarkabiy well suited
to the disparity of the population’s standards and ways of living, However, this
balance is threatened by urban planning and the rapid development of super-

mar kCtS.

Conclusion

The top—down’ urban project imposcd by the government and the munic-
ipality to lift Ha Noi into the ranks of the most dynamic Asian metropolises
and to make the capital green (xanh), culcural (vdn hién), civilised (vin mink) and
modern (hi¢n dai), takes piacc on many fronts: the construction of dense

new urban arcas, thC dCVClOPmCHE Of- transport nctworks to llnk ccntral
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ncighbourhoods to satellice towns, and the consolidation of businesses into

shopping centres and supcrmarkcts, symboiising thC rnodcrn consumer cra.

Moved by a process of mctropolisation, state planning makes provision
within the enlarged city limits for the construction of hundreds of kilometres of

roads and morec than a hundrcd kilomctres ofurban railway.

Conscqucntly, mobiiity practiccs, acccssibility to the city and ways of using
networks will be radically changed. The urban structures switch from
monocentrism to polyccntrism could reverse the polarity in which the

historical heart of Ha Néi remains the main pole of attraction.

The periphery of Ha N, a space favourable to the creation of fantastical real
estate and industrial projccts, could see the dream carried by the plan into rcality

(MusIL, 2011).

Morcover, the changes in ways of life, of living, moving around and
consumption of part of the affluent Hanoian social class are moving in this
direction. However, between the desires of poiiticai decision-makers contained
in the plans, the current aspirations of urban society and the implcmcntation of

master pians, a gI’Cy area exists.

The realisation of projccts is not guarantccd, and funds are insufficient.
To finance mctropolitan transport infrastructure, the government borrows

ﬁrstly from international donors.

In cxchangc, these donors tie their loans, orient their funding towards sctting
up pubiic transport projccts and encourage reflection on ways of organising and

managing mctropoiitan travel, ways of living and consuming.

Then private investors, very often former state enterprises that have been
partially privatised, but in which the state still occupies a key role, take part in the

construction of road infrastructure.

For these actors, it is a case of fulﬁﬂing the objcctives of the sectoral plan on
one hand, but of obtaining land and building permits on the other. Each section
of motorway built on this model comes with the construction of a new urban
arca. So the spread of urbanisation along main roads is well on its way. It is now
clear that the reign of the motorcar is coming to a city thatis mostly dcpcndcnt

on motorbikes.



©IRD, 2015

Plate 24

Evolution of wholesale and retail markets (2000, 2004, 2010)
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In the meantime, building a metropolitan transport network and urban
residential areas is endangcrcd by land availabilityl Ina mctropolis where land
prices come close to those in extensively industrialised countries, land becomes

an issue of primc importancc that determines urban cxpansion and its networks

(MusiL, 2011).

Although the major urban and road projects of investors and the municipal-
ity are very land—hungry, and particularly of padcly fields in pcri—urban Villages,
these villages, within the context of 7 siu urbanisation, also need land to increase

their residential and non—agricultural productivc space.

However, the state and the municipality seek to stamp out Sclf—building
by inhabitants and promote more modern-style and high-rise construction
programmes, lcaving to lower administrative echelons the job of controlling

village expansion.

1) Berween 2008 and 2009, following the expansion of the boundaries of the capital, the number of scooters rose from 1.6
t0 37 million; for cars, the number of vehicles registered rose from 185,000 in 2008 to more than 300,000 in 2009. Currencly,
witha population excccding 7 million inhabitants, more than 5 million momrcycles and half a million cars are rcgistcrcd in
the capi[al.

2) Of which 23 in the ncighlvourhoods nfLong Bi¢n and Hoing Mai that were created in 2004 from areas located in urban

ncighl}ourlmnds and rural districs.
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Chapter 7

Peri-urban Viiiagcs:

unequai dCCess to iand fOf construction

n the Red River Delta, a process of very active i sitn
urbanisation is linked to very high densities of popuiation

and to the diversification of activities associated with wet

rice farming, occupying a iargc workforce. In the dcnsciy
populated peri-urban arca — more than 2,000 inhabitants per
km? (sce Chaptcr 8) and muiti—activity - Viiiage pressure on
land is growing, Owing to urbanised extended families no longer
iiving togcthcr and the arrival of migrants, demand for residencial
land is rising (residential density in the villages of the peri-
urban district of Hoai Diic was 166 inhabitants per hectare in

2009, a density of urban levels).

Similarly, artisans and traders, since the integration of the
country into the market cconomy, make increasing demands to
the local authorities, who have until now blocked access to land,
to obtain land for production. The state, and now the provinces,
are the oniy authorities who can alter the status of agricuiturai
land for industrial or residential use, land that until rcccntiy was
reserved in priority for agricuiturc to ensure food self-sufficien-

cy, one of the piiiars of Vietnam’s land poiicy.

However, since the 2000s, owing to the failure of the
poiicy known as ‘the state and the pcopic buiiding togcthcr’
(see Chapter 5), the state has cased access to land suitable for
construction for iarge private or para-govcrnmentai compa-

nies to build up the Hanoian metropolis. The policies of access

S, Eanchette | ngﬂd, Nguyén Vin Situ, Trin Nhit Kién

to non-agricultural land for villagers of the post-Ddi mdi years
are being revised downwards and iargc swaths of agricuiturai
land expropriated and rendered suitable for building, so long as

projects are in conformity with the master pian t0 2030.

The favours made to dcvciopmcnt investors to acquire iarge
arcas of several hundreds of hectares well below market price
are pcrccived so much more ncgativeiy by viiiagcrs given that
their numerous requests are not met by the powers that seck to
curb low-cost scif—buiiding, incompatibic with the construction
of a metropolis of international standing, The auchorities are
thus identified, by a iarge proportion of the population, as
rcsponsibic for injustices created by some of these projects, given
that the state remains the owner of all land (1992 Consticution).
A new form ofincomprehcnsion between inhabitants and their
representatives isappearing, accompanied by a crisis of legitimacy
in a regime that continues to represent itself as being socialist
and gives itself as objectives the equitable development of the

nation and the promotion of the common good.

Occupation strategies
for very crowded and sought—after spaces

Until the end of the 1990s, villages could extend cheir

residential space by crcating ‘popuiation Cxpansion’ areas.
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This policy was basically intended for young couples lacking personal space in
dwcllings shared l)y several gcncrations. Since Ddi mdi, Villagcs on the outskirts of
Ha Noi have undergone strong demographic pressure linked both to new ways of

life wichin families and an influx of migrants.

Firstly, the increase in residence unics is linked to young couplcs no longcr
cohabiting in the family house. Itis usually the case that in village families, several
gcncrations of married couplcs cohabit. This situation dcprivcs these couplcs
of any intimacy or autonomy of action and can create tensions. The bedrooms
reserved for couplcs in the two alcoves or ‘arches’ located on either side of the
central room in a traditional house also serve for storage: the wardrobes con-
taining the clothes for the whole family were traditionally placcd in them. This

arrangement no longer suits the needs of modern life.

PHAN CAM THUGQNG (2008) has commented with humour: ‘Here, there is
no place for the love of modern times'!. Today, young couples wish to have their
own bedroom to safeguard their intimacy and not undergo pressure from other

family members.

Inaddicion, these villagcs play host to migrants from the provinccs. Residential
space changes rapidly, with a new function’: supplying new lodgings to perma-
nent migrants and rooms for rent to students and seasonal workers. In the face of
this strong demand, the price of land rises rapidly and motivates many villagers,
particularly those having lost their agricultural land to urban projects, to sell part

of their land, their yard or their garden.

We will present here two kinds of spatial practices to increase residential space
in villagcs and their impact on Villagc morpliology in two Villagcs: one from the

second urbanised ring, La Pht, and one from the first, Tridu Khue.

e Creation of an informal small craft industry zone

in La Phu

La Phuis representative of big and very mechanised Villagcs with largc needs
in residential and industrial land. Indeed, this very dynamic village-commune
records an annual population growth rate that reached 2.12% between 1989
and 1999, then 1.53% between 1999 and 2009, rising from 6,798 inhabitants to
9.764 (Victnamese General Population Census, 1989, 1999, 2009). It is the com-
mune in the province of Ha Néi with the most artisans and workers: 12,200,

according to La Phu Pcoplc’s Committee.
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In 1997-1999, a ‘population expansion’ arca of one hectare (plus 0.2 ha for
the roadway) was built on ‘market garden land’ for growing food to the north
of the villages residential arca. To begin with, the inhabitants of this arca labelled

it unoH‘icially Xom Mdi, or new hamlet, then Xom Hngng.

This project concerned 110 houscholds, of which 59 had market gardcn
land in chis arca (they had to give 50% of their land to the project to obrain
the right to cliangc the status of their land); the rest was distributed to other
houscholds that needed to cease cohabiting, Each houschold received 88 m? to
build a dwclling and had o pay a tax to the district pcoplc’s committee for the

construction of the concrete roadway.

This policy has not been renewed: the district of Hoai Diic has only
authorised each commune to build a singlc zone/area of one hectare. However, in
amore or less irregular manner, another residential and small craft industry zone
has been built on the 5% land’ at the entrance to the villagc. Those holding the
rights of use to this land apparently received the approval of the local authoritics

in 1990. Locals clubbed togctlicr to pay forits dcvclopmcnt.

There now exist several means of increasing residential space:

— making residential space denser, by building a house with many storeys on
the site of an old one, or by building a house in the courtyard for the family’s
children;

- building illcgally on agricultural land;

- living on industrial sites;

- waiting for ‘service land, or 10% land, compensation for land cxpropriatcd for
the Lé Trong Tan project, to be allocated to Villagcrsi However, this land must be
providcdwith services (lcvcllingofland, construction of basic infrastructure, etc.)

by companies to make them suitable for construction. The cost of this work
is 1.350 million VND/m? a sum that few Villagcrs can pay. Accordingly, the
whole 10% land” of the Lé Trong Tin arca is in suspension, while land prices rise
and several spcculators arc interested in l)uying it. In 2009, there was a market for

this land at 7 or 8 million VND/m?2

In craft villages, the mixed nature of residential spaces (housing + workshops
or busincsscs) can be cxplaincd by the lack of l)uilding land and ics liigh cost, but
also because artisans live with their livelihood. They have to monitor workers,
get children and old pcoplc to take part in manual activities (basl(ct-wcaving,
cmbroidcry) or Working Jate at night to meet orders, and prcfcr to live and work

on thC SPOE.



Some continue to live on industrial sites, as they can build large residences
there, in spitc of increased poiiution since the installacion of coal kilns and biggcr

and noisier machines than in the heart of the village.

In La Phu, a craft industry production site was built in about 2006, in a diffi-
cult context concerning land. The Viiiagers considered that the market gardcning
land (or 10% land), plots of limited size (44 m?/ per adult), shared out equally
among families uncil 1993 so that they could producc somcthing to improve
their daily lives during the collectivist era, were almost their property, in the same
way as residential land. Even though it is mentioned in the red notebook’ (lease
for agriculeural land), the authorities of the former province of Ha Tay, before its
intcgration into Ha Noi, were less strict about its use. Located on the fringes of
residential space, this land has mostly been builc up in villages where demographic
pressure is high. [tis also part of a market for land, wich priccs that reach dizzying

heights (see Chapter 9).

In the 20005, the artisans of La Phu asked the communal and provincial
authorities to changc the status of market gardcn land’ for growing food at the
entrance to the Viiiagc and to use it for craft industry productioni Afeer five years
of negotiation, this area, which covers 11 ha, changed status but the provincc, to
convert it into an industrial zone, wanted to impose a minimum size on work-

siiops, buiiding standards, the construction of road infrastructure, etc.

This zone that should have been dcveiopcd by the authorities was in fact done
s0 by villagers, without any real provision of basic services. The villagers refused to
give up their land use rights (LUR) so that the provincial authorities could set up
an industrial zone the plots of which would then be resold at prices and sizes too
inflated for them. They themselves started buiiding workshops too small to install
more than one machine (100 to 200 m?) and particularly shops and warchouses
for wholesale trading in confcctionary and biscuits, the zone bcing €asy to access

with trucks.

Businessmen therefore had to buy LUR from their neighbours to assemble a
large enough area to set up mechanised workshops (500 to 1,000 m?). Land prices
began to rise rapidly (see Chapter 9). Along the side paths, (where the price of
land is much lower) workshops are bigger, but there are also many residences of

several storeys, Hanoian-style tube houses (Figure 13).

The villagers in the southern area of the village (zones B and C), whose land

for growing food has also been programmed to become production land, have

not yet received the approval of the provincial authorities. They refused on the
pretext that the experience of zone A had not been successtul, and that it was not
possible to build industrial zones with so small plots of land, without adequate

sanitary infrastructure and transport links.

As Cariy s 2006-2007, the viiiagcrs bcgan to build wori(shops there iiiegaiiy,
putting adjoining plots together by buying LUR. Owing to the illegality of con-
structions in this zone, there are fewer wcii—appointed residences. The risk of
destruction by the district auchorities is too great. The slackness of the provincial
authorities of the former province of Ha Tay and of some officials has thus
cnabled the villagers to reshape the residential space of their densely populated

Viiiagc.

This phcnomcnon of Viiiage scif—buiiding, against which the municipaiity
of Ha Noi is trying to fight in order to create the infrastructure necessary to its
urban dcvciopmcnt, is paradoxicaiiy strcngthcncd by the installation of industrial

projects for which tendered contracts are awarded to private developers.

InLa Phu,a project for an industrial site (Dicm Cing Nghiép) of 42.5 haiis being
realised: the land is bcing Cxpropriatcdi The businessmen and artisans of La Phu
are supposed to have priority. Plots of land with basic services should be bigger
than 1,000 m? the minimum size to build a workshop with Cnough storage and
production according to the hygiene standards fixed by city authoritics. The zone
will be divided into three parts, cach one speciaiiscd in one activity: confection-
ary, textiles, dycing, Costs of installing infrastructure to pipe in water and to treat
iiquid waste will be met by tenants. Accordingiy, the piots will be leased for a
period of 50 years for 3 million VND ? a square metre, or 3 billion VND per plot,
a pricc that few artisans will be able to pay, particuiariy in a context of a crisis in

exports and a dip in profics.

Therefore, many villagers refuse to allow themselves be expropriated, as they
know thcy will obtain no financial benefic from this land, and ¢his oniy slows down
the projects implementation. They would prefer to build on the land themselves

and pay for the taxes to change the land’s status and for basic services.

In this context, craft industry production continues to overflow from the
Viiiagc and to mingic with iiving spaces. Given the lack of expansion projects for
craft industry spaces set aside for viiiagers, scif—buiiding continues apace and the
verticalisation” of buiidings appears to be inhabitants latest strategy to counter the

iack OfSPZ{CC necessary FOF ilOLISCi'lOiCiS‘
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Figure 13 — INDUSTRIAL AND RESIDENTIAL USE OF LAND IN THE INFORMAL CRAFT INDUSTRY ZONE IN LA PHU
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° Rcshaping public spaces and the road network

in Triéu Khuc

On the outskirts of villages of the first urbanised ring, numerous changes to
the traditional villagc road system can be observed, particularly blind allcys, and
the creation of new blocks of houses. With the subdivision of plots for sale to
migrants, many traditional houses have been destroyed to make way for compart-
ment houses and dormitories. There are not many traditional houses tha still

retain a vcgctablc gardcn, a pOI’ld and a placc for domcstic animals.

The new rationale of land division and the formation of new blind allcys are
incompatible with those inherited from the past and destroy the harmony of
villagc road network dcsign. Most streets that were pavcd with bricks are now

covered with concrete.

The village of Tri¢u Khuc nonetheless boasts a rich heritage of architecture
and landscape, compared to that of other villages that have borne the full brune

of rapid urbanisation.

Village life continues at certain times of day, when one observes a multi-
usage of public spaces, cultural activities giving way to cconomic activities. In
particular, from 6h30 to 8h and from 17h to 18h30, the centre becomes an
open-air market. All free spaces are systematically occupied and converted by
the installation of mobile structures (tents, mobile kiosks, etc.); from 20h to
21h30 it resembles a small park where people practice sports and relaxation

activities.

With the resurgence of religious activitics, after several decades of its banish-
ment, tangiblc hcritagc is rcgaining importance in Villagc life, even in a context
of strong pressure on land. Monuments are once again maintained and some
are even cnlargcd to rcspond to the dynamism of rcligious activities. The con-
tinuity of village cultural activities is apparent in festivals and customs, which
contribute in largc partto cstablishing continuity in the use of the villagc’s public

monuments.

Locating on a current map of a village elements of heritage such as the
rcligious monuments, the ancient trees, lakes and ponds, one notices that thcy
are always concentrated around placcs of rcligious activity still frcqucntly used

by the village population (see Figure 4, Chapter 1). This enables us to arrive atan

important conclusion: continued religious observance is the main reason for the

conservation of elements of Villagc hcritagci

Villagc hcritagc sites can be divided into three groups according to their func-
tion and their spatial transformation. Some are integrated into modern life, others
are partially suited to it, while others have become unsuited.

— Heritage sites suited to a new context — they maintain their original functions
while intcgrating new ones.
This group is made up of religious monuments and village places of worship
(Dinh, Chia, Dén, Miéu, and Nha The Hy). This kind of hcritagc is protcctcd
thanks to values involving religion and identity still enduring to this day.
In these monumencs, as well as worship, new activities linked to contemporary
life may be observed: cultural activities, electoral campaigns, etc. These kinds of
monuments are experiencing a new cultural dynamism and often undergo work
to enlarge them.

- Hcritagc partially suited to the current situation: the traditional house.
The spatial structure of this kind of house is experiencing changes and only the
main door and the body of the building are retained. Thcy represent the family’s
traditions and identity. On the other hand, the other rooms intended for daily
activities are converted to better suit the new way of life.

~ Heritage with decreasing practical value and unsuited to the contemporary
way of life.
With the decrease in farming activities, lakes, ponds, canals, public gardens, etc.,
are rcquisitioncd by the city authorities or by local powers. The phcnomcnon
can also be observed in the private sphcrc: the sale of private land is a more

lucrative activity than farrning.

In traditional houses, the densification of built—up space takes placc to the
detriment of undcvclopcd space in the fo“owing ways:

— gardens disappear rapidly;

— space for courtyards and ornamental ponds is limited;

- sccondary buildings, toilets, the kitchen and the water tank are all demolished.
Activities associated with the kitchen and toilets have all been transferred to the
house, now usually consisting of several storeys.

~The traditional house on one level is conserved, as it houses the altar to the
ancestors and cldcrly family members prcfcr to live there. Family festivities are

also cclcbratcd tthC.

In urbanised Vi“agcs, tradition and modcrnity live side by side dcspitc the

extreme densification of construction and the urbanisation of daily behaviour.
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On top of this iz situ pressure linked to densification of the residential
space, there is also the compctition for land associated with largc—sca[c land

expropriations by major urban projects.

Conflicts over land and social problems

Access to land constitutes one of the major problems for investors to
implement their residential and industrial projects. A whole series of reforms
and decrees have attcmpted since the 2000s to case the liberalisation” of land so
that investors can build the Hanoian metropolis. Several prerogatives have been
dclcgated to the provinces, particularly those conccrning expropriations of farm
labourers from farmland on which the capitals expansion projects will take place.
As farmland belongs to the state, labourers enjoy rights to land use for a period
of 20 years. This enables control of land management by the authorities and,
above all, access to a price for land well below market value (see Chaprer 9) to
attract investors. The price of compensation is fixed by the provincial authorities
on the basis of four years of crops on the farmland and not as a function of their

EUIUI C usc.

In order to make these socially very controversial procedures more efficient,
in 2004 were created at provincial level (organisations of land funds dcvelopmcnt’
that deal directly with private investors. Their task is to simplify the process for
them, offering a single agency with which to deal, managing the funds coming
from land retrieved by the state and preparing this land before it is handed over to

investors (MELLAC et al, 2010).

At the district level, particularly in those where urban projccts are numerous,
as in Hoai Dtic (see below), committees for frecing up land take care of expropri-
ating, and compensating farm labourers. These negotiations can last for years and
push the price of projects up sky-high owing to the inflation created by the lack of
land suitable for building. In addition, the implication of members of communal
pcoplc’s committees in these ncgotiations only exacerbates the social malaise in

the villages involved.

Since the 2003 land law, one can distinguish two forms of expropriation,
depending on the vocation of projects (TRUONG THIEN THU & RANJITH
PERERA, 2010):

- group I concerns projects of public interest (industrial or craft industry zones),

schools and all kinds of public services. In this instance, land is compcnsatcd
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for at rates imposed by the provinces and the negotiations take place between
the land services and the villagcrs. The provinces then give the land to the
constructors. However, it happens that the claims of villagers are so strong,
slowing down the advance of projects, that the land authorities ‘acccpt’ higher
compensations;

- group 2 land is destined for residential use. The dcvelopcrs have to deal dircctly
with the villagers to be expropriated in order to reach an agreement with them.
Sometimes the dcvclopcrs appcal to the communal authorities to convince the
expropriated to accept lower prices. However, the latter seck to secure prices
close to those of the open market for residential use (up t0 2,000 USD/m?),

compared with offered compensation of 31 USD!

In the face of mounting revoltand the dizzying rise in land prices on the open
market at the outskirts of Ha Noi, foﬂowing its cnlargcmcnt, in October 2009,
Decree 69 was enacted by the state to raise compensation rates for paddy ficlds
to five times the former rates and protect the best agricultural land. However,
according to Resolution 108 of the province of Ha Noi, there is no longer any
question of allocating compensatory plots of land, which used to amount to 10%
of expropriated land, as the province of Ha Noji is trying to ban sclf-building near

new residential areas (FANCHETTE, 2011).

This land, known as ‘service land” or ‘10% land; should enable villagcrs to build
a workshop or a business on it to enable them to convert to non-agricultural

activities. This fresh directive worries pcri-urban Villagcrs who consider that the

The subdivision of the plot of Mrs Thinh Yén’s family was studied in this village.

In 1990, within the framework of the policy of ‘enlarging the residential area; this family with
four sons received a piece of land of 300 m? in the housing transfer area on the edge of the hamlet
of An. The three youngest sons settled there, while the eldest remained in the old house with his
parents. The three sons then divided up their small plots to sell part of them to newcomers to the
village: the youngest twice subdivided his plot in 2005 and 2009. In this way, in less than twenty
years, the original piece of land received by the sons has been subdivided into seven small plots.
These small plots are all built up to three or four storeys, and in this case, only one space free of
buildings remains, converted into a blind alley (Plate 25).

In this same village, another example demonstrates the use of open spaces of the traditional
farm labourer’s house and their occupation. The house of Mr Triéu Quang Dinh, in the hamlet of Cau,
has been converted many times (Plate 25). In this family, undeveloped spaces such as the vegetable
garden and the courtyard were reduced to make way for the expansion of secondary buildings.
The main house is conserved. The kitchen, the shelter for domestic animals, the toilets and the
bathroom were destroyed for the construction of a three-storey concrete building. This building
gives directly onto the main path with an Internet café that has been set up on the ground floor.



Plate 25

Village plot transformation between 2000 and 2009
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monetary compensations are derisory, even at the new rate, compared with the
price of residential land on the open market and do not enable them to convert

€0 a new activity.

This only poisons relations between villagers, who refuse to let themselves
be cxpropriatcd chcaply, dcvclopcrs, and the provincial authorities. Several resi-
dential projects in the areas near Ha Noi are now on hold as villagers want to be
expropriated under the old system and receive compensatory land that they will

have the option of sclling at a high price.

The district of Hoai Diic, integrated into the province of Ha N6iin 2008, is
part of the pcri—urban areato be complctcly urbanised by 2030 accorcling to the
Master Plansigned in 2011. Two developments organised around eraffic arteries

and one linked to the proximity of the city centre to the cast are bcing built.
Even before 2008, several projects had been installed owing to the proximity
of the capital and cspccially the construction of the Ling-Hoa Lac Higliway

(152 m and 30 km), outcome of the future Hoa Lac Science and Technology

Park.

The new town of An Khanh North known as Splendora, covering an area of
264 ha and located 12 km from the centre of Ha Noi, should become an urban
focus for dcvclopmcnt. A modern town with a sl(ylinc bristling with sl(yscrapcrs
and luxury residences, it will host several service companies, for which there is
no longcr any room in the city centre, along with liigli—tccli industries. [t is at the
centre of amotorway and railway network linked to Noi Bai Airport, to the north.

An Khanh South houses several residential ncighbourhoods, totalling 290 ha.

Ring road 4, situated just within the lefc bank dyl(c of the Day River,
constitutes the other artery that defines this district from north to south (see Plate
26). Several residential projects of a total of several hundred hectares are situated
along this artery. They were signed off by the province of Ha Tay and are being

considered l)y the new municipality.

In 2010, in the district of Hoai Duc, over a total arca of 8,246 hectares,
there were 1,500 hectares bcing buile upon or with projects pcnding: 989 ha for
residential ncighbourhoods, 167 ha for industrial projects, 158 hectares

cxpropriatcci for roads and various projccts for services and infrastructure.

Three communes have nearly half of their land urbanised: Van Canh to the

east owing to its position on the border with the former province of Ha Noi
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was very quickly sought after by investors, An Khinh along the Ling -
Hoa Lac Motorway is bcing urbanised with two major projccts of 630 hectares,
and Di Trach, situated along Highway 32, near the administrative centre of the

district, houses the laccer’s cxpansion projccts.

Conscqucntly, the 4,317 hectares of farmland counted in 2009 are so much
spare land for future projects of the capital, except for the area of land unprotected
by the Day River’s dyl(c, unsuitable for construction, which is the site of intensive
organic market gardening, The scale of expected expropriations forebodes social
tensions in this district, which has become a liugc building site for (icvclopcrs ina

context of difficult professional retraining for villagers.

Undeniably, in the face of poorly compensated expropriations, development
of projccts for privatc ends and aimed at afluent social groups, along with land
spcculation that renders pcri~urban land inaccessible to the majority, there are

murmurings ofrcvolt.

Acts of civil disobedience and conflicts over land (illcgal construction on
farmland, refusal to be cxpropriatcd, multiplc petitions, demonstrations in the
capital) are increasing, particularly in the light of rising numbers of unfinished
projects where dcvclopcrs lack sufficient funds, and phantom and spcculativc
projects that block the land. Uncqual access to land provol(cs a blind rage in
villagcs most affected by urban expansion, particularly among the more active

ones that dcmand access to land fOI’ thcir bLlSiI’lCSSCS.

Several conflicts with the authorities stem from the difﬁculty in idcntifying
those who hold the rights to land use, a l<cy step in cstablislaing compcnsation,
given the numerous illicit transactions that took placc in the 1990s. The most
determined of these Villagcrs refuse compensation for land that thcy consider
unacccptablc, given the open market price paid for land suitable for construction.
Police raids, to cxpcl rccalcitrantvillagcrs who continue to farm their land or those
who refuse to dcstroy their worl<sliops buile illcgally on farmland, create a very

tense atmosplicrc in some Villagcs.

An additional problcm is that of the innumerable deductions carried
out by the administration from the total compensation awarded to farmers.
Thcy are doubly swindled, l)y sclling land for the pricc of farmland that is
slated to change status, and not receiving all of the sum paid for their
compensation by the companies or individuals who purchasc their rights to

land use (MELLAC ez al, 2010).
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Plate 26

Current or future urban projects in the district of Hoai BPucin 2011
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The densification of urban villages and the retraining
of expropriated villagers turned into landlords

With the metropoiisation of Ha Néi and the dcvclopmcnt of construction
and commercial activities, the rural exodus has accelerated in favour of the
capital. Although the cnla.rgcd province has registcrcd anet inwards migration of
292.426 people (between 2004 and 2009), it is above all the peri-urban areas and

centres of industrial workforce thatare the most affected (see below, Chaprer 8).

This acceleration of migrations is happcning in a context of progrcssivc

relaxation of population movement control within the country.

In the zone surrounding the city, there are two main kinds of migrants:
- permanent migrants, those who have acquircd housing and aim to live long-

term in the vicinity of where they have setded. Some come from the city centre

of Ha Noi where prohibitive prices for land have become inaccessible, or the
provinces. They have a stable job, have bought a flat, a plot of land on the edge
of the village (sold by the commune) or in the village (sold by inhabitants native
to the village);

~ seasonal migrants: those who rent housing for a relatively short-term period are
above all students and workers from the countryside coming for scasonal work.
They share the house with the owners or live in bedrooms that they rent, buile

outside the owners main house.

These migrants settle in various kinds of placcs: in the new urban areas builc
on farmland, on the edge of the village, where plots of land are divided into

individual lots by the communal government, or in the old residential area.

The new urban areas and the piots of land divided into lots by the communal

government mostly house permanent migrants. Most seasonal workers settle in

Figure14 — CHANGE IN USE OF AGRICULTURAL LAND IN THE COMMUNE OF PHU BIEN

Source: Image © 2012 Digital Globe
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the old residential zone. The increase in demand for temporary housing from
scasonal migrants, especially students and workers, encourages house owners to
build dwellings of very variable quality in their courtyards, in place of their former
traditional house, their gardcn or their pond, and in some cases to rent out bed-

rooms in their own houses.

Construction possibilitics within the residential space vary from one village
to another, and capacitics for investment by cxpropriatcd villagcrs dcpcnd on the
size of land compensation that they have obtained and on demand for rooms and

liousing for rent.

Phu Dién? is one of the Villagcs that have rcccntly been intcgratcd into the

urban fabric and has lost nearly all of its agricultural land.

Having been established since at least the 17% century, Pha Dién used to
be an agricultural community that, in comparison with other Red River Delta
villages, had a large arca of agriculeural land per farmer. The 1805 village land book
shows that Phit Dién had a total of 353 hectares (ic. 984 mdu, 3 sdo, 11 thude and

4 tic) of agricultural land.

At the time of the 1950s land reform, on average, cach farmer had 768 m*
(4 540 and 2 thuic) of agricultural land. About 30 years later, in the 1988 agri-
cultural land distribution, cach farmer in the village received 1,800 m* (4 sdo of
allocated agricultural land and 1 sdo of 5% land) of agricultural land, higher than
the average in the 1950s. By 2000, the village had 147.7 hectares of agricultural
land, 1,088 agricultural houscholds, cach holding 1,350 m? on average.

In the context of rapid urbanization in mctropolitan Ha Noi since the 1990s,
Phu Di¢n turned out to be located in the middle of one of the city’s new urban
development arcas, which has finally resulted in a process of agricultural land

seizure since 2000.

The scizures of agricultural land use rights in Pha Dién have been conducted
under the forms of compulsory scizure of land for the state and collective purposes

and voluntary land seizure for economic development and other purposes.

By 2011, over three-quarters of village agricultural land has been expro-
priatcd for more than 100 projccts to build offices, apartments, villas, schools,
roads, traciing areas, a bus station and a car park, ctc. (Figurc 14). The rcmaining

arca of agricultural land in tche Villagc, which is less than 40 hectares, located in

two of its four hamlets, are to be seized. This indicates that all agriculeural land in

Phu Dién has been converted to non—agricultural use over time.

In return for the loss of agricultural land, Phu Dién farmers have received
alarge amount of compensation money, the level of which was decided by the
state authorities for economic values of agricultural land use riglits that were
allocated in the 1988 agricultural land redistribution. The level of economic
compensation tor agricultural land use riglits in the Villagc and in Vietnam
at large has increased through the years and varies between administrative
locations and even spcciﬁc projects. While in 2000 the average level of
compensation for one sdo of agricultural land was 30 million VND, it had
doubled in 2007. By late 2009, the compensation level reached 400 million
VND for one sdo of agricultural land in addition to one plot of dir dich vu

(service land) if the agricultural land seized accounted for more than 30% of the

total area of a houschold’s agriculeural land 4

For a number of houscholds, compensation money is even higher, as they
cultivated pcrcnnial trees prior to the seizure in order to d dién bit (eat the com-
pensation). This originates from the fact that the state’s compensation policy pays

diffcrcntly for the different kinds of trees and plants on the seized land.

Therefore, when the farmers probe the states plans of land scizure, some start
to plant perennial trees like willow and guava trees, ete, which are asy to plantand

quicl( to grow, to anOy a largcr amount ofcompcnsation moncy.

For example, one farmer compares that the compensation for vegetables
and other annual crops like rice, rau mudng, etc, on the land was 12,000 VND
per square metre in 2004 (in 2007 compensation for these crops in Pha Dién was
35,000 VND per square metre), while the compensation for annual crops such as
willow and guava trees in the same year was 30,000 VND per square metre. All
of this shows that over a pcrioci of over 10 years, Phu Dién farmers have received

a largc amount of financial capital for giving up their agricultural land use riglits.

However, in Pha Dién, many farmers still tliouglit that such levels of eco-
nomic compensation were not fair cnough, as put togcthcr thcy are lower
than the real priccs’ that thcy expect. The farmers often complain about such
levels of compensation, cspccially when in several projects tlacy witness that their
agricultural land, after having been seized and converted into non-agricultural
land, liaving been sold for apartments, houses, villa buildings, etc., commands a

pricc many times highcr.
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Pcri—urban villages: uncqual access to land fOI’ construction

The rapid process of urbanization, especially agricultural land seizure as such
has forced Pha Dién farmers almost to end their traditionally agricultural produc—
tion. In the 1990s, for most of Phu Dién farmers, agricultural farming and animal
husbandry offered them more than half of their annual income. This had often
been supplemented by incomes from sideline work such as retailing, construction

work and services for the municipality of Ha Noi or elsewhere.

After various land conversions, most farm labourers in Phi Dién are no longcr
working the land, as the existing irrigation systems supporting agricultural pro-
duction have been dcstroycd by avariety of constructions on the seized land. This
makes farming work in the remaining plots impossible. In some plots where water
is available, a few farmers cultivate 7u muo‘hg, atype of vcgctablc that can be casily
grown and sold in the local market to carn 30,000 to 40,000 VND a day, just

cnough for their daily subsistence.

In the second half of 2007, around 40 houscholds in Phd Dién had middlc—agc
female members engaged in this work. In other plots, they grow perennial trees
to attain highcr compcnsation when the land is seized. Some plots are simply lefe

idle awaiting scizure.

One Phui Dién farmer angrily said:

‘The compensation price for agricultural land is not reasonable. The unreasonableness here is
that this is a peri-urban area, close to the urban district, but the compensation price for our agricul-
tural land is much lower than that of the neighbouring urban district. In the same project, same area
of agricultural land, but the compensation price for us is just half of the amount for compensation
money for agricultural land of those households who administratively belong to the urban district.
For one sdo, in 2007, we receive only 62 million VND, while in the neighbouring communes the price
varies from 140 to 180 million VND.

More importantly, we are afraid that they are seizing the land to build apartments to sell.
While they paid us around 60 million VND for one sdo, the land area has then been filled to sell
with a price of 40-60 million VND per one square metre for house and villa building. The villagers
said the state trdn Igt (confiscates) their property. Actually they [the entrepreneurs who use the
appropriated land] are private, not the state; it is not the state doing this. The private sector does it
in the name of the state. The compensation for changing jobs is also too low. Currently, one area of
300 square metres of agricultural land can be enough for one labourer to farm rau muéng to eam
two million VND a month.

However, when the state seizes the land, they assist us with only 25,000 VND for one square
metre for changing jobs. This means that a total of 300 square metres of agricultural land provides
assistance money of only 7.5 million VND. However, with such a small amount of money, how can
we farmers change our work and business?’

(Interviewed: Mr. Q., 60 years old, 11t September 2007)
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The disruption of agricultural production in Phu Dién resulted in a pressing
need to find new sources of livelihood. Research data show that while many
farmers have not been able to find work in non-agricultural sectors, only a small
number of houscholds have successfully arranged some kinds of stable non-

agricultural jobs for the family’s adule members.

This derives from, on the one hand, villagers poor social and human
capital, which in turn constrains their access to skilled and highly paid work,
and on the other, limited suitable work available for them. In such a con-
ext, many of them have turned to focus on their residential arca as their
main source of making a livelihood, because they find opportunities to offer

boarding for immigrants.

The conversions of farmland for urban development, especially for build-
ing residential arcas, roads, stadiums, etc, have shortened the distance between
Phu Dién and central urban Ha Noi. Various new roads have been built and old

roads have been upgraded, connecting Phu Dién and the surrounding areas.

This facilitates the flow of people coming to the village to rent accommo-
dation. Tal(ing this opportunity, the Villagcrs started to invest their money into the
building of houses, which in the first place often included a good house for their

living space and simplc houses with as many rooms as possiblc for lcasingi

The construction of new houses and upgrading of old ones in the
village have not only physically turned the village into a ‘construction site’ but
also socially changcd the villagc imagc from an ordinary community into a

wealthy one.

The building of new houses in many cases consumed all and even more than
the compensation money. Therefore, thcy sold part of their residential land.
While the rapid urbanization took away the farmers” agricultural land, it also

grcatly increased the value of cheir residencial land use riglits.

Before 2000, Phu Dién pcoplc cnjoycd lots of space. One family usually had a

house and garden, with fences and many trees.

However, the village has become crowded as a result of the addition of
students and various groups of migrant labourers. Many households residential
land has been divided into two or several picccs to partly sell to different pcoplc;

many ofthcm come from tl‘lC OUtSldC, including tl‘lOSC from tl’lC urban arca.



© Francois Carlet-Soulages / Néi Pictures

Photo 9
Expropriated land lying fallow used as pastures in the shadow of large-scale urban projects

Many Phu Dién villagers indicate a rapid increase in residential land prices However, since the late 1990s, the price of residential land has soared. The

since the late 1990s. expensive plots of residential land in the village cost 60 million in 2007 or over

100 million VND in 2011 per square metre. This has made Pha Dién one of the

In the carly 1990s, there were few transactions of residential land and the hottest locations of land trading in Vietnam. Results of 2007 fieldwork showed

common price of residential land at the time was less than 3 million VND per that about 80 percent of Phu Dién villagers had sold part of their residential land
square metre in the best locations, i.c., near entrance roads and commercial areas. to outside pcoplc,
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Peri-urban Villages: uncqual access to land for construction

It should be noted that building simple houses for lease has appeared since
the carly 1990s in other communities closer to urban Ha Noi. Nevertheless,
the nearer accommodation is to the urban centre, the more it costs. Therefore,
many students and poor migrant labourers choose pcri—urban communities like

Phu Dién village for temporary residence.

In 2007, most of the houses for rent in Phi Di¢n are designed as one-story
longhouses (ddy nha cip bin), with numerous small, simple rooms and modest
furniture. Only a small number of houscholds built two-storey houses with many

rooms of higlicr quality for lcasing.

The simplicity of accommodation originatcs from the Simplc demands of
lodgers. Ialso stems from the fact that Pha Dién villagers ac first did not see this as
a loné—tcrm strategy for livelihoods; therefore many were hesitant to invest more

financial and natural assets in this type of business for the long term.

However, a few years later, by 2011, they had made quite a good living wich
this and then invested more financial capital in building multi—storcy buildings for
rent as accommodation or even some started to build hotels and office buildings

fOl‘ lCélSC.

Many of the lodgers are students and migrant labourers, who look for cheap
accommodation in the village. In general, a group of between two and four
persons rent one small room. To rent a room, besides a financial arrangement
with the host, lodgers need to register their temporary residence” with the village

sccurity ofhicials and paya small fee.

The accommodation rental fee, by the second half of 2007, often ranges
from 300,000 to 400,000 VND per small room per month exclusive of water and
clcctricity chargcs. For a small number of highcr—standard rooms, rental fee varies

from 500,000 to 600,000 VND per room per month.

Since carly 2008, inflation has reached a two-figure rate forcing the
accommodation rental fees in the villagc to increase slightly. In 2011, the rencal

fee in the Villagc varied from 800,000 to 2,000,000 VND per room per month.

Accommodation rent can be considered asource of income equivalent to for-
mer rice farming income, as it is the most essential and ‘stable’ source of income for
many PhuDién Villagcrs, many ofwhomno longcr have any farming work.In2011,

the communal authorities statistics showed that Pha Dién had a total of

134

530 houscholds renting accommodation; 35 houscholds ran guesthouses. The
total amount of lodgcrs in the villagc at the same time accounted for 11,000

people. The kinds of lodging are very diverse..

Overall, in 2007, many houscholds had more or less five rooms for rent to
attain a monthly income of over 1.5 million VND. A few tens of houscholds,
who have a large area of residential land, have had berween 20 and 50 rooms
for rent, therefore these houscholds” incomes from room lease alone adds up to

30 million VND per month.

At the same time, however, itis estimated that around 20 percent of house-
holds at that time had no rooms for rent. This shows not only how natural
capital in the form of residential land use rights has become an impor-
tant source of livelihoods but has also signiﬁcantly contributed to social

differentiation in the village.

In addition, many villagers have got involved in informal retailing and
sclling basic foodstuffs, houschold goods and other services for those who

reside in the community.

The retailing occurs in two main locations. One is in the villages new
market of 500 kiosks that was built in 2003 to create a local trading site for
land-lost Phu Dién farmers. The second, which is a more significant location
for retailing, is along the villagc main roads. This kind of rctailing and services

includes numerous small shops, bars, etc,, cncroaching onto Villagc public space.

In short, the rapid process of urbanization in Ha Noi since the 1990s
has led to conversions of a large area of agricultural land into land for non-

agricultural purposes.

In this context of transition, for many farmers in Phu Dién, the seizures of
almostall of their agricultural land use rights for urban dcvclopmcnt have brought
them a large amount of compensation money, in quantitics which they might
never have dreamed of before, in addition to a rapid increase in the values of
residential land in the area, mal(ing Pha Dién Villagcrs among those who hold the

most important amount ofﬁnancial and natural assets.

At the same time, the scizure of agricultural land has disrupted their
traditional livelihoods, especially agriculture and animal husbandry, while offering

them few opportunitics to access salaried work in the formal sector.



Figure 15 - THE VARIOUS KINDS OF LODGINGS FOR RENTAL IN PHU BIEN IN 2013
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Type of lodging for rental

1 Plot

o Street

I Ground-level dormitory
[/ Building dormitory
I Mini-apartment

I Room forrentin a traditional house

[ Room for rentin a house
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Peri-urban Viiiages: unequai access to land for construction

In coping with such a situation, many Phu Di¢n farmers have turned
to focus on their residential area as a i<f:y location for making alternative
livelihoods. They started to build houses for lease to migrants and got
involved in rctaiiing and other activities. All of these factors have ciramaticaiiy
changed modes of life for Phu Dién farmers specifically and for the Pha Dién
community as awhole, bccoming an urban Viiiagc (/ﬂ'ng o thi) inthe pcri—urban

fringcs of HaNoi.

The two peri-urban villages of Triéu Khic and Nhan Chinh have also become
dormitory viiiagcs. Thcy are also in the first urbanised ring of the city since
Diimdi. Situated about 10 kilometres from the city centre, they have become the
site of new residential projects on their farmland and migrants have settled in their

already overpopulated residential arca.

In Nhan Chinh, in June 2005, out of 26,146 inhabitants, there were 4,687 who
were iiving there tcmporariiy (holders of residence permits KT3 or KT4) without
counting those who were living there without being officially registered . In the
viiiagc of Tri¢u Khuc, in 2009, there were 472 homeowners and 5,970 tenants.
So in this village, on average, cach houschold that leases accommodation has

more tiian 12 bcdrooms fOl‘ rent.

Lcasing out houses is bccoming a new trade and simuitancousiy services for

immigrants are being developed.

By obscrving the layout of houses for rent in the village of Tri¢u Khuc
(Plate 27), we can see that they are mostly in the small alleys of the hamlets. In the
centre or along the main roads, there are few dwellings offering accommodation.
These spaces are above all reserved for commercial activities such as hairdrcssing

and bcauty salons, Internet cafés, shops, and other local services.

Xom tro appeared in about 1995. This is a recent kind of construction made
up of a series of bedrooms for ren, separate from the householder’s dwciiing. This
kind of buiiding is put up rapidiy with liccle capitai for rental to workers and to

provinciai students.

Each room is built on one level and is of limited size (about 9 mz), with
roofing made of fibre cement, big enough for a maximum of two people. The
huts are built side—by—sidc ina straight line and usuaiiy consist of a group of five or
six units. These huts have a singic, shared amenities room wich: kitchen, toilet and

bathroom (Plate 27). The shape of the hut matches the lic of the land and secks to
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maximise occupation of space. Nhd 179 are rooms for let right in the heart of the

iandiord’s PfOPCfty.

Conclusion

Economic liberalisation, the establishment of the policy known as ‘the state
and the pcopic buiiding togethcr’ and the promotion of private housing have

accelerated the process of i situ urbanisation in the villages surrounding Ha Noi.

Widespread construction of housing, sometimes illegally on 5% farmland,
the densification of piots within Viiiagcs with the buiiding of tube houses in
replacement for traditional one-storey houses, the construction of accommo-
dation for migrants and students and the dcvciopmcnt of the private service
industry or commercial micro-businesses have completely transformed the

viiiagc iandscape just outside the city gates.

Rates of residential dcnsity as higii as 150 inhabitancs/ha are reaching the

same levels as those of the central neighbourhoods of the capital.

The farmland that had for so long been protected for food self-sufficiency
through rice cultivation bcgan to be encroached upon by the construction
of housing and Workshops, a process accompanicci by poiicics for residenticl

expansion.

In addition, Viiiagcs have been rcdcveiopcd to give more room to non-
agricuiturai productivc activities (mini craft industry zones, ctc.). chai or not,
since the 1990s, new constructions and activities are sprouting up Cvcrywhcrc
and giving rural, ‘invisible” urbanisation an appearance that is multifaceted and

ditheult to grasp.

This urbanisation bears witness to the strategies of Red River Delta popula-
tions to anchor themselves in their Viiiagcs, which are cxpcricncing profound

changes, and not to leave for the city.

However, this multifaceted and anarchic urbanisation, undertaken iocaiiy
and chcapiy by inhabitancs, dcpcnding on their pcrccption of space, encounters
considerable resistance from the state on the outskirts of the capitai, for it is
iand—hungry and contradicts the iarge—scaic urban projects pianncd by investors

who wish to make of Hi Noi a metropolis of international standing,
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Chaptcr 7

Peri-urban Villages: uncqual access to land for construction

Maintaining the population within villages integrated into the city
cannot be achieved without sharing capital gains from land between villagcrs
and urban developers so that they develop economic activities on the spot. With
the liberalisacion of land and its spiralling priccs, plots suitable for construction

have become inaccessible to most villagers, even the most dynamic businessmen.

1) Translated by TRAN NHAT KIEN (2010): 484-485.

2) I million VND =40 Euros.

3) The name of the \'lllage hasbeen changed.

4)In the context of various tensions and difficulties with regard to the expropriation of agricultural land nationwide, dat dich
#was seen as an invention lvy Vinh Phic Province’s l’eoplc’s Committee in 2004 to case agrlcultural land appropriation in this
province. This was then advocated as a good solution, which has been applied in a number of provinces. In Ha Noj, it dich v
was applled in 2008. Inaccordance with this, each plot of ditdjchvwin Phu Diénis equal 060 m*or 686 million ﬂ’o‘ng. However,
by Scptcmlvcr 2010, Ha Noi authorities rcjcctcd ditdich vwas not bcing effective or applicablc in this province.

5) This is c¢ 71t tam thai, applying for those who do not have hg khdu in the area of current residence.

6) Source: ﬂr’lﬂ/{f'%f af the /7()[)1{//{[1071 in the izt’lg/)/mm/ﬂaud a/i‘\//m’n Chinh, June 2005 - detailed planning project for the ncigli-
bourhood of Nhan Chinh..
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Part Three

Urban fringos:
intogration n opposition

to Villago dynamics

he province of Ha Noi is made up of several rings with a dcmographic dcnsity that diminishes
the further they are from the city. Long inhabited, the Upper Delra, site of the capital, is one of
the most denscly populatecl areas in the World, with average densities of 1,400 inhabitants/km?
in 2009. The map of dcmograpliic densities is the end result of a process of many millennia
of occupation by populations of a space that is rich hydraulically, but difficult to manage owing to high
risks of flooding. This very intensive occupation of deltaic space dcpends upon multi—activity associated with
Wwet rice farming with transplanting, which uses a very large workforce and can achieve very high yields. In
addition, the maintenance of the liyclraulic network requires a sizeable workforce, requisitioned by the

administration until the 1980s in the form of public COTVEES.

Concentration of population is ubiquitous: its grouping into largc Villagcs can be cxplaincd by the
necessity of the Villagc community to organise the management of water and protect themselves against
the incursions of pillagcrs. This social cohesion for the organisation of liydraulic works has for centuries
been one of the factors favouring the maintenance of a dense population in the Delta and the develop—
ment of very diversified productive Capacities (craftworl(, traclc). Similarly, in this plain much prone to
submersion by floodwaters, the inhabitants have long been settled on mounds, levees, hills, or artificial

cmbankmcnts.
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Photo 10
Expropriation of agricultural land and peri-urban projects

These high demographic densities linked to wet rice farming are found in other regions of monsoon
Asia, particuiariy in certain parts of Java in Indonesia, where non—agricuitural activities are numerous in
viilages (crafework, trade, services, etc.). T. McGee has deveioped amodel to define these areas that he calls
desakota. He identifies urban cores situated in the heart of very populated rural spaces where agriculture re-
tains an important piace. The originality of these zones derives from the fact that they become industrialised
and cliversify their ways of occupying and consuming space without triggering a rural exodus or an urban ex-
piosion. According to this classification, the metropoiitan cconomic space is made up of five subcategories:
— the major cities of the urban hierarchy, which are often dominated in the Asian context by one or two

extremeiy iarge cities;

—the peri—urban area, which are those areas surrounding the cities within a daiiy commuting reach of the

city core;
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—the area labeled desakora, which is a region of intense mixture of agricultural and non-agricultural
activities that often stretch along corridors between large city cores. There areas were previously
characterized by dense populations engaged in agriculture, generally but not exclusively dominated
by Wet rice;

- densely populated areas, which set aside for intensive rice farming;

—the sparsely populated frontier areas found in many Asian countries that offer opportunities for land

colonization schemes and various forms of agricultural dcvelopment.

This model can be found in various forms in densely populated rice—growing Asia. The level of
development of these desakota depends on the diversification of activities, the share of the non—agricultural
sector in GDP and the value of investments. The desakora of Ha Noi's metropolitan area differs from others

in Southeast Asia, which rapidly integrated into the global market and became more industrialised.

The process of metropolisation in the city of Ha Noi has speeded up since the 1990s in a context
of urban sprawl catching up, after decades of anti-urban policy. [t manifests itself by an acceleration of
demographic growth in the firstand second peri—urban rings and hy maintaining processes of natural growth,
thanks to multi-activity associated with intensive rice farming, After several decades of control of migratory
movements, the rural exodus is speeding up and heading to the fringes of the capitali However, this flow
remains modest when comparcd with those that have transformed the outskirts of the big cities of the
region where investments in industry and construction have been ona hugc scale and have attracted several

million migrants since the 1970s. Ha Noi remains a capital of very moderate size when compared with

Jakarta, Ho Chi Minh City or Bangkok.

However, an extreme fragmentation of the territory can be observed, created by large—scale urban and
highway projects and the emergence of the new focal points that the satellite towns have become, along
with big shopping centres or transport hubs. Metropolisation and economies of scale linked to macro-
€CONOMIC Processes of agglomeration advocated by the prevailing liberal orthodoxy are threatening
the process of in situ urbanisation based on the spontancous development of dense and diverse rural
conurbations that dominate in desakota areas. Very large—scale land expropriations, the disappearance
of rice farming around the city and the soaring price of land push up costs of production for local craft-
work and market gardening. The peri—urban area spreads further our, galvanised hy investment in highways
and the construction of new urban areas and industrial zones complctcly disconnected from their rural

environment. Areas growing rice are relegated into the last peri—urban ring.
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One of the challcngcs of Ha Noi’s mctropolisation is to retrain Viﬂagcrs Cxpropriatcd by urban
projects and offer them new jobs, particularly in the factories that are set up in industrial parks. Lagging
more than ten years behind Southeast Asian capitah'st countries, Vietnam has entered the globaliscd
industrial age and has abandoned the state factories of the rcvolutionary pcriod. Another challcnge
is to maintain very intensive peri—urban agriculturc, which has fed the Capital for many centuries, and to

protect it from urban cxpropriation.

Yet how, in a context of very high land prices and of liberalisation of land owncrship by the state, is it
possiblc to maintain less proﬁtablc activities such as craftwork and growing crops when comparcd with
sclling off land? Are the forcign companies in the industrial parks, prcoccupicd by proﬁtability of invested
capital and competition between countries in the sub—rcgion, preparcd to adapt to the social and economic

contexts (age, gender, qualiﬁcations) of the areas of potcntial employmcnt where thcy settle?
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ince the 1970s, the fringes of large Asian cities have
experienced many clianges, associated with the process
of metropolisation (foreign investment in industry,
roads and liousing infrastructure) and with movement
towards the new places of production, namely the industrial
parl(s. Migratory flows emanating from underprivileged areas
head for the outskirts of the city or the surroundings of industrial
parl(s where a low-cost rental market is developing in urbanised

villages.

In Vietnam, since the economic liberalisation of the
1980s, rationales of distribution of settlement have changed:
restrictions on peoples mobility were lifted, engendering a rural
exodus, individual initiative has been embraced and enabled the
development of a very active informal cconomy that demands
liigh levels of workforce in peri-urban countryside, particularly

in craft villages and those spccialised in market gardening

Thanks to the major hydraulic works of the 1960s-1970s,
drainage and flood protection have been improved and
rice—farming systems intensified. The multi—activity and multiple
uses of land provide rural houscholds with the means to remain

in their already very densely populated villagesi

In situ demographic growth is added to by migrations

originating at once from the countryside and from town

centres. In Ha Nois surroundings, dormitory villages develop
rapidly and present expropriated villagers with ways of
making money. These villages undergo rapid change and
suffer serious social problems caused by the difficulties of
housing and integrating migrants, young for the most part,

with limited resources.

The large—scale building sites of the capital being developed
into a metropolis attract many illegal and temporary rural
migrants who, without any official status, do not benefit from
social services and constitute a class of floating migrancs that
is difficult to measure city—wide (GUBRY ¢t al, 2011), but that
some observers estimate to be 15% of the total population

(PAPIN & PASSICOUSSET, 2010).

Unlike Indonesia, where veritable villages of migrants are
built near industrial zones, the squatter-kampong, which look
much like sliantytowns, in the Red River Delta, migratory
movements are on a more modest scale and lead to dormitory
Villages, or to temporary building sites where construction

workers set up camp while projects are ongoing

In addition, with the densification of city centres and the
verticalisation of l)uildings associated with the expansion of
the service sector in globalised central business districts, land

prices have soared and low-income populations are pushed out
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to make way for large-scale urban projects. We are witnessing a removal of people
from city centres towards the outskirts, particularly towards urbanised villages

that also receive rural migrants.

Simultancously, a movement that cannot yet be quantified in the surround-
ings of Ha Noi, but that is widespread in the examples of Jal(arta, Bangl{ol( or
Manila, resules in migrations of the middle classes from city centres towards the

new urban arcas, somece ol‘them made UP ofgated communities.

Towns and cities now represent a driving force in the development of the
cconomy and attract foreign investment and an under-employed rural workforee,
while the peri—urban countryside strengthens its relations with the city, forbidden
during the collectivist era, while diversifying its activities along with short and
temporary movements of population. Industrial parl(s are built along the main
highways, and play their part in industrialising the countryside and transforming a

landscape previously distinctive for small-scale industry and crafework.

Symbol of integration into the global market of a country in ¢conomic
transition, these industrial parks benefic from land and fiscal policies that are
very preferential to foreign investors. Small and medium-sized businesses funded
with domestic capital are gathered together in industrial zones of variable sizes,
particularly in the peri—url)an fringes where the most polluting businesses have

been relocated.

This concentration of investment in the metropolis, in the city centre, in
urban development corridors and along the main highways, generates complex
movement of people, made up of permanent, temporary and alternating migra-
tions, for the most part irregular, as tliey are not recognised by the state. Industrial
work contracts are short-term, limiting the integration of workers into their

adoptive regions and it is difficult to measure these migrations locally.

Analysis of demographic dynamics through the resules of the 2009 census
at communal level shows the polarisation of the capital but does not make it
possible to grasp the local demographics of fresh industrial installations in the
province. However, the cartography of hubs of industrial workforce, of areas of
intensive market gardening and the intensity of inter-village relations suggests
thatawide array of economic opportunitics relies upon /72 situ urbanisation, while
local studies show to what extent strategies are being developed for maximising
space, optimising use of prohibitively—priced land and ol)taining access, sometimes

illegally, to further land to use for production.
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Demographic dynamics
reinforcing the process of metropolisation

o High densities spilling out of the urban area

Located ac the apex of the Delta, the province of Ha Noi records the liigliest
population densities of the arca with an average of 1926 inhabicancs per km? The
population of the nine urban districts totals 2.217 million inhabitants, or about a
quarter of the provinee’s population concentrated into 5% of its territory. The rural
population totals 3,819,842 inhabitants and is spread over communes with an

average density of 1,267 inhabitancs per km? (according to RGP Vietnam 2009).

The province is made up of four different arcas of density:

~the dense and urbanised heart of the city centre and the peri-centre

(densities above 6,000 inhabitants) is mainly located within the bend in the
river, on the right bank. It is mostly made up of urban communes or phuing.
The phiting of the historic centre, Hoan Kiém, Dong Da and Hai Ba Trung
reach extreme densities of close to 35,000 inhabitants/km?2 while the more
recent districts of Cau Gidy and Thanh Xuan, places of high inward migration,
house more than 15,000 inhabitants per km?
The former administrative centre of the province of Ha Ty, the town of
Ha Dong, has become an urban district of the province of Ha Néi and has
been enlarged with the integration of several surrounding communes, which
has now become a Phr{dﬂg The historic core of the town reaches densities of the
same order as the city centre - 150 to 250 inhabitants per hectare -, while the
outlying communes have average densities of 3,000 inhabitants/km?. Situated
along a crucial artery, Highway 6, the town houses large-scale residential and
industrial projects;

— the urban spread around the peri-centre (between 2,000 and 6,000 inhabitants)
extends outwards in all directions, but only to a limited degree north of the
Red River. Urban densities are highest on the right bank, despite heavy indus-
trial developments and attempts by the state to shift the city to the north
(around the airport ac Noi Bai) and to the cast by creating the urban district
of Long Bié¢n in 2003, along the key higlivvay leading to the port of Hii Phong
(Plate 28). Some arcas, much defined by the presence of water (lakes or the
Red River to be crossed), have average densities of 5,000 inhabitancs/km”.
Outside this urban sprawl, strings of densely-populated communes spread out
to the west in the districts of Thach Thit and Phuc Tho in the direction of the
town of Son Téiy, and to the south of the city along the main highwaysi They

correspond to the most dynamic clusters of craft villages that have managed



Plate 28

Population densities in 2009, commune by commune
in Ha Noi province
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to attract and retain a large working population. In addition, the administra-
tive centres of districts pepper the map with centres of high population den-
sity. These communes account for 17.2% of the population within 12% of the
tcrritory;

— an arca of densities slightly higher than the rural average (1226 to 2,000 inhabi-

tants/km?) surrounds the urban sprawl and the strings of clusters, and corre-
sponds to the Ddy River Valley, with fertile alluvial land and favourable condi-
tions for dcvclopment of craft villages (rivcr traffic, land suitable for growing
mulberry trees for silkworms, and sugarcanc).
In the 1930s, these areas were alrcady rcaching unimaginablc densities as high
as 800 inhabitants/km?* and were the site of a flourishing textile industry. These
arcas are the most active in terms of urbanisation of the countrysidc. They
contain 23% of the total population within a territory corresponding to 28.3% of
the province’s total. They are partly located in the green corridor that the master
plan to 2030 secks to maintain for reasons of flood risks.

— anarea of lower densities than the rural average, corresponding to the mountain-
ousand hilly arcas of Ba Vi to the west, Sé¢ Son to the north, the arcas of contact
with the mountains of Hoa Binh to the southwest and the low—lying ground difh-
cult to drain in the south, where it was impossible in the 1930s to grow rice in the
10 month because of the land bcing under water (GOUROU, 1936).

Here and there, communes of lower density also exist that are mixed into the
heart of very populous arcas, to the south of the capital, and correspond to
localities with limited access, low-lying, where only a few villages were able to
settle onlevees of the Nhué River and which are isolated by an intricate network
of canals and rivers that divide up the space. They total a fifth of the provinees

population within a lictle over half of is terricory (52.6%).

e A double process of in situ and exogenous urbanisation

Vietnam has completcd its dcmographic transition bcgun in the 1990s and
its mean annual rate of growth reached 1.2% between 1999 and 2009, a decrease
compared to the previous census period (1.7%). The Red River Delea has a low
growth rate of 0.9%, when compared with the southeastern region of Vietnam,
dominated by the economic capital of H6 Chi Minh City (3.2%). Although the
Deltas migratory situation remains modcstly positive (22,402 migrants between
2004 and 2009), differing demographic dynamics can be observed from province

to provincc.

The process of mctropo[isation is specding up in favour of the new cnlargcd

province of Ha Noi, which recorded an annual demographic growth of 2.2%
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between 1999 and 2009, with a migratory surplus of 292426 people (between
2004 and 2009). This growth mainly affects peri-urban arcas and hubs of

industrial workforce where demographic densities are highest (Plate 29).

On the other hand, in the south and the extreme west (Ba Vi Mountains),
mean annual rates of growth are very low, or even negative. Between the two, in
aradius of 20 km from the city centre, in fact in the flood-prone arca of the Dy
Valley, growth rates are very slow and lower than the national average. In the north
of the province, where Noi Bai Airport is located, only a few communes record
high rates, such as those of the industrial zones of Qlang Minh, Théng Long and

Séc Son.

To the west, in the vicinity of the Hoa Lac Science and Technology Park, the
communes, in a turmoil of construction and projccts, record high rates of growth:
the attraction of workers to building sites seems to be the main cause of this, given

that l:hC factories Of[hC technology park are not YCE fuﬂy active.
SCVCI&I phenomcna can thUS bC ObSCFVCd.

o A process of metropolisation and attraction of peri-central areas
(urban districts and the first ring of rural districts) as shown by the dark brown
patchcs around the city centre with a radius of about 10 km and a lightcr one on

the outer periphery.

Two processes are at work here:

— the removal of city centre inhabitants to other urban districts and ncighbouring
rural arcas: the urban district of Hoan Kiém is losing population in absolute
terms (- 1.1%) owing to the forced de-densification of the Old %rter with
its very high density (823 inhabitants per hectare). 6,000 people must leave this
ncighbourhood by 2020 so that densities reduce to 500 inhabitants per km®.
The other central urban districts have a rate barely higher than the national
average (1.2%). This process can be partly explained by the expansion of the ser-
vice sector in these neighbourhoodsin face of very rapid increases in land prices:

~ the rural districts that acquired urban status in 1996 and 2003 are becoming a
favoured migration destination. Land prices are lower than in the city centre
and plots for construction biggcr‘ Two kinds of housing arc on offer there: high-
end and medium range KDTMs (see Chapter 5) and very low-end dwellings
and rooms for workers and students (see below). Thus the western ourskirts
of Ha Noi record the strongest levels of growth, as much in the urban part of

Hoang Mai and Cau Gidy (respectively 7.2% and 6.3%) as in the rural district of
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Plate 29

Population growth rates between 1999 and 2009,
commune by commune, in Ha N@i province
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Tui Liem: 7.4%. Large-scale residential programmes have been installed in the
surrounding communes of urban districts (My Dinh, C6 Nhué and Phu Dién)

that record growth rates of over 10% annually.

To a lesser degree, the other communes receive low-income migrants, to
whom the villagers expropriated of their land for urban and industrial projects
have become landlords. Further to the south, in the urban district of Thanh Tri,
the villages have become denser with the arrival of many Hanoians, professionals
or workers having purchased houses (sce Chaprer 3) or students and workers of

industrial zones who rent out rooms.

o In the rural districts of the peri-urban area, we are witnessing a
slowing down in demographic growth that is happening more rap-
idly than the national average. In the communes of the former province of
Ha Tay the mean annual rate of growth between 1989 and 1999 was the same as
that of Vietnam (1.67/1.7). During the following census period, it slowed down

t0 0.77 yearly compared with 1.2%at the national level.

If one looks more closely at the figures, one notices that:

—the peri—urban districts where the process of metropolisation is rapid (road-
building, residential and industrial projects) record mean annual rates of growth
equal to or above the national average, but are way down when compared with
the previous periodi They correspond to areas of very higli densities;

— at the communal level, craft villages with more than 1,000 artisans have, in many
instances, recorded a rapid rate ol.demograplaic growth during the period 1989-
1999 (on average 2.23% yearly), which corresponds to the beginning of Déi mdi,
a period during which crafework was galvanised by the liberalisation of markets
and the development of individual initiative. These villages have buile up small
concentrations of workforce, stabilising many migrants and limiting the exodus
ofvillagers. However, since the 20005, their mean annual rate of growth has been
falling rapidly (0.83%), or they have even sometimes actually lost population in
absolute terms. This shows the unsustainable nature of craft industry economic
dynamics in a context of economic competition with the modern sector, of
pressure on land and of the uncertainty of markets.

However, given that the census does not record temporary migrants, it is
difhcult to comprehend more precisely the attraction of small centres of
workforce and industrial zones particularly in times of uncereainty and ccono-
mic crisis. The young labour force (18-24 years), of rural origin, comes from the
provinces of northern Vietnam or from the very populous south of the Delta.

Migrants work according to the seasonal nature of craft activities.
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Finally, the communes of the outer rim of the city, particularly those south of
the districts of Pha Xuyen, My Ducand Ung Hoa, continue the gradual decline of
their rates of demographic growth already begun between 1989 and 1999. Most
of the communes of these districts record negative rates. During the preceding
period, some communes had experienced very high demographic growtli, owing
especially to service activities (tourism around the Perfume Pagoda at My Diic)

or polarisation of large villages or small towns.

Industrial development
from the informal to the formal

These changes in distribution of setdement and the agglomeration of
population in the first and second peri—urban rings are accompanied by a
reduction in absolute terms of the population working mainly in the agricultural
sector. Between 2002 and 2008, the Vietnamese agricultural scctor recorded the
biggest decline in the number of jobs in the Red River Delea, falling from 50.1 to
38.6% of the active population (NGUYEN HUU CHI, 2012).

Contrarily, jobs in non-agricultural private sector businesses recorded
an annual growth of 26.9% during this period. The informal sector is the one
generating the most employment. It is closely followed by businesses with
foreign capital investment that represented 44% of non-agricultural private
sector employment in 2008 (NGUYEN HOU CHI, 2012). Foreign investors are
interested in the Red River Delta owing to low salaries, casier access to land at low
prices and the proximity of China, one of Vietnams favoured economic partners
(Ishizuka, 2011, quoted by NGUYEN HUU CHI, 2012).

Between 1990 and 2006, the contribution of industry to GDP rose from 23
to 42%. Annual growth of employmentin industry has reached 7% yearly since the
beginning of the 2000s. Since its enlargement, the province of Ha Noi has 28.3%
ofits Economically Active Population (EAP) (+15 years old) who work in indus-
try (GSO, Labour Survey 2010), a higher figure than the national average (21%
according to the VLSS - Vital Living Standard Survey - of 2011). The primary

(resource) and tertiary (service) sectors represent respectively 25.8% and 45.9%.

Jobs in industry, totalling 620,672 (Hanoi Annual Statistical Survey, 2008) are
spread over four sectors of variable dynamism:
— state and pul)lic enterprises (92951 jobs, or 15%), a sector in steep decline in

spite of considerable subsidies;
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Photo 11
Villager on bicycle riding along a motorway

— private national companies (174,023, or 28%);

— family businesses (244,571, or 39.4%), most of which are situated in craft villages
and are informal;

— the private sector with foreign capital investment (104,517, 16%) is growing

rapidly.

The general population census of 2009 gave the urban/rural detail of
jobs linked to craftwork and inciustry: craft workers, labourers and industry
technicians represent 25% of the rotal (EAP) (agricultural sector included)
with a distribution between the urban and rural sectors of 21% and 26% respec-

tivcly. This shows the very sizeable share of the craft-industrial sector in the rural

cconomy and its relativcly small share in towns, more and more oriented towards
service industries. Factories are relocated to rural pcri-urban areas where there
is already a strongly dcvclopcd craft sector, which assembles 17% of rural jobsi
The communes where more than half of the workforce is cmploycd in indus-
try are dispcrscd in the province, without any particular mctropolitan rationale

(Plate 30). Employmcrit of workers in craft Villagcs could Cxplain this dispcrsion.

Witchin the framework of transition towards a market cconomy, and of its
intcgration into the World Trade Organization, Vietnam counts on forcign invest-
ment to devclop its economy and particularly its industryi Altlaough growth in

informal Cmploymcnt for industry and construction has been liigli (44% between
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2007 and 2009), (NGUYEN HOU CHI, 2012), Vietnamese state industrial poli-

cies mainly support the forcign investment sector.

Conscqucntly, industrial parks, Khu Cfﬁﬂg Ng/.zz'é]) (KCN), have dcvclopcd
rapidly. There are 19 of them covering 7,526 hectares, cight of which are opera-
tional and the others in the process of bcing dcvclopccli 350 companics have set
themselves up for business in these parks. On a macroeconomic level, company
performances are very satisfactory for the authorities: they produce 40% of the
province’s industrial worth and in 2010 they employed an estimated 102,573
workers (VO QUOC BINH & NGUYEN SY HIEN, 2012).

However, if one examines the local impact of these industrial parl(s on
issues such as the job marker, land use and social change, the success of these

pcrformanccs appcars morc mixcd.

o Tobeginwith, about 70% of workers in industrial areas are from other
provinces (Le Courrier du Vietnam, 27/11/2011). Migrant workers apparently
represent 80% of the labour force active in Vietnamese industrial parl(s, while 60%
of this population is made up of temporary migrants . Although, according to the
texts governing expropriations, local workers are supposed to be favoured by the
companies operating in these industrial parks, in reality, they directly employ very

few cxpropriatcd villagcrs.

There are several reasons for the failure of these enterprises in industrial areas
to employ local labour:

- forcign invested enterprises (FIEs) prcfcr o cmploy young pcoplc agcd from
18 to 25, or up to 30 for some, and mainly women (60%). Expropriated farm-
ers agcd over 30 are not casily intcgratcd into these companics. The method
of workforce recruitment by brokers targets people from outside the recruit-
ment area, unfamiliar with the sharp practicc of these intermediaries. It is very
often the case that these brokers force job seckers to pay them very largc sums
(a third or even half of their salary), Former migrants, thcy possess a wealch
of information on cmploymcnt opportunities in the industrial parks in the
province and look for candidates among the inhabitants of their home villagcs
(DO Qu¥NH CHI & TRAN THANH HA, 2008);

— company bosses prefer to employ young people from elsewhere, reputedly
more submissive and with fewer contacts between themselves to avoid
dcvclopmcnt of social movements;

- lastly, some of the villagcrs from the site refuse to work in forcign factories

where salaries are very low (sometimes less than the legal minimum wage), along
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with very demanding work rates and unpaid overtime. The press reports many
cases of companics cncountcring difhicultdies in ﬁnding workers, and cspccially
inlimiting the very rapid turnover of the workforce, as workers seek beteer work

opportunitics elsewhere.

However, although enterprises on these KCNs cmploy few workers locally,
tlicy do have a trickledown effect into the service sector (catcring, rental of rooms

to workers, various other services).

o Inaddition, iz an already very densely populated residential space, the
arrival of young migrants creates pressure on housing. Most industrial
areas do not providc housing for their workers. Among Ha Noi's cight industrial
parks in operation, out of 110,000 workers employed, only 16,300 are housed
onssite (Vietnam Investment Review, 31/10/2011). When building industrial areas,
project managers did not factor in the land needed to house their personnel.
Few builtiing companies are interested in low—proﬁt constructions of this kind.
Expropriated villagers switch to renting accommodation for workers, often very

basic, but considered as very cxpcnsivc for these low—paid workers.

o Land expropriations by these KCNs are significant (between 200
and 400 hectares) in relation to communal land. Wich metropolisation
and the slow process of frecing up land for developers owing to conflicts,
the pressure on land has pushed up prices, making them prohibitive for small
companics, particularly given the lack of political support from local
authoritics. In fact, KCNs have privileged access to industrial land (rax
breaks, ctc.), in contrast with local cntcrpriscs, not judgcd as consistent with the

countrys modernisation.

Overall, industrial parks have an occupation rate of 46% (DANG
HUNG VO, 2012), while some, for lack of investors, have yet to be built. Once
land has been expropriated, its use is blocked for years on end, even though there
is strong local demand on land for production. Some tracts of land have beenille-
gally replanted by farmers, while others lic fallow for years, owing to the dismant-

lement of the liydraulic system rcndcring them unsuitable for agriculturci

The map of the three kinds of industrial arcas (Plate 31) shows the various
installation rationales of types of company and their distribution in the province.
—1In 2010, 44 communes in the province housed KCNs in operation or under

construction. They are situated along major roads, ideally motorways and high-

ways giving access to Noi Bai airport or the port at Hai Phong, without any



Plate 30

Share of economically active population in 2009,
commune by commune, in Ha NGi province
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other cconomic strategy (consolidation by kind of activity or compatibility,
presence of a source of workforce or know-how...) other than accessibility.
They obey the rationale of metropolisation, the role of transportation in urban
Structuring and top—down initiaced pianning, without any thought for local
economic realities.

~The Cum Cing Nghi¢gp (CCNE) are dispersed among about sixty communes.
Their size is theoretically less than 75 hectares and they are usually situated on
a single commune. They usually house large companies relocated from the
capital (because of pollution), and small and medium-sized encerprises, usually
Vietnamese. They are mostly located along major roads. A quarter of these
arcas are set up in craft villages and house both local enterprises specialised in
the viiiagc’s activity and companies from outside. 26 are currcntiy in opcration
and 33 are being built or awaiting the arrival of companies. They employ the
local population more readily, particularly those among the first wave created
by the state .

—The Diem Co’izg Nghz’é]) (DCNE), or craft industry sites, are rarciy biggcr than
15 hectares and in most cases are sct up in the communes of craft villages.
Dcsigncd to remove the most poiiuting enterprises from central locations in
villages, they are sometimes established away from major transport routes. They
cnabled mechanised workshops to extend their production space. Although
the first generation of DCNGs built at the behest of local auchorities at the
bcginning of the 20005 enabled several workshops to dcvciop their operations
at affordable prices, since around 2005, land spccuiation and the refusal by
farmers to allow themselves to be expropriated at low prices and without land
compensation, have slowed down the process of creating DCNG. In the
176 DCN projects approved by the Ministry of Trade and Industry for the
province of Ha Noi over an arca of 1,295 hectares, only 49 have been established

(470 hecrares) of which 37 in craft communes.

A comparison between maps showing the situation of industrial parks
(KCNG), industrial arcas for small and medium-sized enterprises (CCNs) and
craft industry sites (DCNG), aiong with that showing the population economi-
cally active in industry and craft villages, leads us to several conclusions.
~The presence of KCNs does not have a systematic impact on industrial

cmpioymcnt in communes where thcy are established, with workers meant to
register in the viiiagc (somcthing that many migrant and seasonal workers do
not do) This is the case of communes where the industrial areas are established,
apart from Quang Minh and Chi Dong in Me Linh, for which we have no
information. This confirms that thrcc—quartcrs of the 120,000 workers cmpioycd

by companies located in these KCNs mostly originate from elsewhere.
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— On the other hand, the CCNs that house small and medium-sized Vietnamese
cntcrpriscs have an impact on local job creation. In fact, in the district of
Chuong My, where many CCNs have been established, the proportion of
pcopic working in industry is above average.

— Finally, the map of craft villages is highly consistent with that of the popula-
tion cconomicaiiy active in industry, particuiariy the sphcrc of influence of
small sources of workforce made up by the parent villages of clusters. The cases
of highcst rates of popuiation cconomicaiiy active in industry are in fact very

tiynamic craft viiiagcsi

Multi-activity weakened by metropolisation
in craft viilages

Simultancously with modern sector industry collected into the industrial
pari(s and zones built rcccntiy, thanks to forcign capitai, a craft-industrial acti-
vity has developed in craft villages. Industrialisation of countryside in the
Red River Delta is not new and craft Viiiagcs have muitipiicd over several
centuries, as wet rice farming, very labour intensive over limited periods of
transplanting and harvest, could not feed a very dense and underemployed
population during the close season. Itis in villages where growing an extra crop
of rice was not possibic because of bad rainwater drainagc that craft activities

hQ.VC dCVCiOPCCi tilC most.

¢ Villages organised in production clusters

In the province of HaNoi, in 2010, there were 1,270 villages where inhabitants
practiscd some craft activity 3 among which 272 have received the status of craft
village and benefie from incentive policies (more than 50% of EAP practise the
activity and it suppiics 50% of Viiiagc income) and 244 are considered as having
a traditional craft. If one refers to the 2003 MARD/JICA survey that has a less
restrictive definition of craft viiiagcs, there are about 500 of them. According
to the Popuiation census, in 2009, there were 425,106 craft workers in the rural

districts of the province of Ha Noi, representing 20% of EAP

Spcciaiiscd in the production of goods for daiiy use (food processing, votive
offerings, industrial products and construction materials, commercial services
and €ranspor, etc.) and for export (wickerwork, furniture, woollen ciothing, o/)jez‘x
dart, ctc.), these Viiiagcs are scattered all over the provincc, mainiy in the west in

the former province of Ha Tay, which was called the ‘province of a thousand crafts.
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Industrial parks, zones and sites in Ha NGi districts in 2008-2009
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In the north near the airport and in the district of Me Linh, craft activities
were scarce around 2006. Already during the colonial era, Pierre Gourou could

only countabout 10 villages mostly specialised in food processing (alcohol).

The situation of villages along navigable waterways enabled the import of
raw materials from the highiands and hinterland in the North, such as ractan,
bamboo and canna starch for making glass noodles. This is why one finds many
villages of basket weavers and producers of foodstuffs along the Ddy River in
Ha Tay (Plate 32). The creation and development of craft villages, on a plain
criss-crossed with a multitude of waterways, gaivaniscd the growth of viiiagc

markets and strengthened a culture of trade and neeworking,

These villages did not develop around a road network, unlike the industrial
zones. A very high number of villages have practised crafts for several centu-
ries, and traditionally depended essentially on river routes for trade. They follow
local development rationales of labour force polarisation and exchange of know-
how and are solidly integrated into a socialised territory. They are organised into
clusters, or bunches of about 10 localities on average. The parent villages are
usually well situated beside transport routes, while less active villages in the cluster

are set back in the countrysidci

The map of craft Viiiagcs by activity shows how thcy group togcthcr by type
of activity (Plate 32): about 10 villages on average for activities linking manual
work and mechanisation of some stages of production (cabinctmai(ing, food pro-
ccssing, textiles, ctci), while for wickerwork, the bunches are much biggcr and the
links between viiiagcs seem to be more the result of commercial networks than of

a strict division of labour.

Some of these clusters attract a iargc migrant Wori{ing popuiation and
subcontract to an array of ncighbouring satellite viiiagcs, occupying up to
10,000 workers, in the Cxampic of La Phu (knitting and confcctionary).
Empioycrs are usuaiiy from the viiiagc, the workers from outside (the provinces
in the south of the Delta or their iiiiiy fringcs), while the subcontracted live in the

village and within a radius of about 20 km maximum.

A cluster of craft viiiagcs is a localised productivc system that gathcrs
businesses that are very varied in terms of size, status, means of production, tech-
niques and cndogcnous dcvciopmcnt. The gcographicai concentration of small
companies can be linked to the dcvciopmcnt of trade networks: it promotes

cconomies of scale, a better use of supply networks and the spread of know-how
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within a strongiy viiiagc—bascd socicty. Accordingly, proximity between business-
es within the cluster contributes to cstabiishing rapid connections between a
host of houscholds and businesses within a network of skills and practitioncrs

Of compicmcntary i(l’lOW‘ilOW.

Links between the viiiagcs of a cluster vary according to the kind of
activity, the nature of the division of labour, the necessary know-how, manual
or mechanical techniqucs, labour force requirements, markets suppiying raw

materials and commercial outlets.

In the case of wickerwork, an overwhelmingly manual activity requir-
ing iargc numbers of pooriy quaiiﬁcd labourers and yiciding low income, the
division of labour is relatively small. Not many stages of production are required
to make a conical hat or 7267, a basket or a stick of incense. Spcciaiiscd wori(shops
in some villages prepare the raw material (rough cutting of various kinds of
bamboo, shaping, ﬁingicidai treatment, ctc.), which thcy then sell on to artisan

producers. Wickerwork is an activity practised in parallel with farming,

e A ClllStCI' ofwickcrwork wceavers

organised around a market

The weavers of the southern area of the province, specialised in conical hats
(Chuong), wicker items (Phu Tuc), making baskets, fans, birdcagcs and sticks of
incense are gathered in 50 or so villages and there were more than 26,000 people
working in them in 2003 (Mard/Jica) (Plate 33). Trade in the raw materials and
sale of the finished products create a link between these thousands of mostly
famiiy produccrs organiscd into production groups or wori(ing indiViduaiiy as

subcontractors for small bosses or intermediaries managing orders for export.

Raw materials are purchased in many different ways, but in this area, Chtiong
market creates a dynamic not found elsewhere. The ease of access to raw marerials
that the market provides has enabled this not very profitable and mainly female
activity to persist. Know-how is passcd on between viiiagcs by intermarriage,
sprcading out from the parent Viiiagc. Abour 30 Viiiagcs spcciaiiscd in mai{ing
non are organiscd around this market. It is held not far from the dyi(c aiong the
Dziy River, once the water highway for the province of Ha Tay. It takes piacc
18 times a month and suppiics the various materials needed for making a conical
hat (latan paim leaves, bamboo, piant ﬁbrcs) from the iiiiiy regions ovcriooi(ing

ti]C Dcita, ItCITlS SUCi'l as forms providing ti]C modci fOl” i]atS arc produccd in ti‘lC
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Craft villages in the provinces of Ha N6i and Ha Tay in 2003
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surrounding villages. Né7 are also sold at the market, where collectors from the

village or intermediaries topping up orders come to seek suppliesi

The commune of Qiang Pha Cau has specialised in cutting up several kinds
of bamboo and subcontracts to villages of Phu Tuc. It supplies artisans of the
area with sticks of variable sizes, particularly those for mal(ing sticks of incense.
As for the confection of wicker articles, it has developed from the parent village
Luu Thuong, which has spread the craft and attracted collaboration from about

ten villages where workshops are subcontracted to the parent village.

With metropolisation and the installation of large-scale urban projects on
farmland, craft villages are enduring very strong competition for land. Firstly,
the close links beeween the villages of the cluster are integrated into a landscape
organised around wet rice farming made up of paths, canals, and dyl(es, which has
been reshaped for craft production (kilns, drying spaces, artesian wells, workshops,
warchouses) and, particularly since the 2000s, for mechanisation of production

and its spatial expansion in the Diéin Cing Nghiép or craft industry sites.

The large-scale urban projects under construction on the farmland of these
villages do not take into account the spatial and social organisation of these
villages. The links berween craft villages within clusters are intense and occur
withina transport network made up of roads of varying sizes, local tracks or dyl(e—
top roads not suitable for vehicles, but along which struggles all kinds of trafhic.
The highways, residential and industrial zones cut across village farmland, isolating

villages, blocking transport routes between villages.

Inaddition, in craft villages, the production system relies on a delicate alliance
between craft industry, small businesses, market gardening, animal hushandry
and subsistence agriculture. Small-scale businesses factor in these extra sources of

income to pay lower salaries than in the city.

Two kinds of craft villages can be observed:

- Viiiages that live mainly from craft industry. Mechanisation and development of
craft production have diverted these Villagers from agriculture. But, in order to
regain tenancy of their land, they lease it or lend it to farmers from neighhouring
villages. In addition, the whole production system relies on a multi-active labour
force seasonally subcontracted to work from home that needs to ensure its
self»suﬁiciency inrice. All along the production line — in the initial and the later
stages —a host of family houscholds are involved seasonally, according to orders

and mari<et ﬂuctuations;
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- Viilages where craft industry constitutes a supplement to agriculturei

Farmland, mainly planted with rice, provides the family with self-sufficiency in
grains. Very licele rice is traded, as surpluses are rare. [t ensures food security in the
event of a slump in sales of produce or temporary unemployment of small-scale
subcontracted craft workers. Although it only brings ina supplement to village
income, farmland contributes, with craft industry, to i(eeping large populations
in their villages and renders it possible to limit their emigration to towns and
cities. Ifagriculture disappears, the income from secondary crafeactivities, such as
wickerwork, embroidery or processing of agricultural produce, will not suthce to

meet villagers needs.

Ha Noi's endangered green belt®

o An ancientrole in supplying the city

Very early in Ha Noi’s history, craft Villages and specialised agricultural villages
located on the fringes of the capital, and today integrated into the urban fabric,
developed to mect the consumer needs of the city, of the court, and then of colo-
nists (CHABERT, 2004). Villages specialised in market gardening were located to
the south and the southwest, those growing rice in the west, while others practising
silkworm farming were situated near alluvial arcas for growing mulberry trees to
feed to silkworms (around West Lake and near the Day River, in the vicinity of
Ha Dong). Villages specialised in production of ornamental plants were bunched
to the west of the capital in the district of Tit Liém. The green beltwas strengthened
by centralised planning in the 1950s-1980s. Dry farming, and particularly market
gardening, was concentrated in the rural districts of Tit Liém, Thanh Tri, Gia LAm

and Dong Anh that adjoin the urban neighbourhoods of the capital (Plate 34).

Peri-urban agriculeure has an important function in feeding the city’s popu-
lacion. In 2001, the province of Ha Nai’s production covered 44% of the food
consumption needs of the capitals inhabitants, 56% of grain, 53% of vegetables,
48% of pork, 45% of poulery (MAI THI PHUONG ANH ¢z al, 2004). The majority
of vegetahies consumed in the city were produced within a radius of 30 km, China
meeting the deficit in tomatoes and cabbages during the rainy scason. The green
bele offers more than 70% of vegetables to urban consumers (for leaf vegetables

in all seasons and other Vegetables during the main production period, from

* P Moustier and Do Thé Anh
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Plate 33

Connections between craft villages specialised in wickerwork:
the cluster of Chudng, southern Ha Tay
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November to March). 95 to 100% of lettuce comes from areas less than 20 km
away, while 73 to 100% of water morning giory (Ipomoea aquatica) is grown less

than 10 km away (HOANG BANG AN eral, 2006; MOUSTIER ef al, 2004).

The origin of temperate vegetables is more variable according to seasons:
while 75% of tomatoes are grown less than 30 km from Ha Néi in winter, 80%
of tomatoes sold in the summer months come from China and 15% from Dalat,
more than 1,000 km south of Ha Noi, but these percentages vary from year to
year: in 2011, Chinas share in supply had decreased to 30%, while it rose for Dalac
(43%) and for the province of Nam Dinh. Commodity chains are very short. For
example, 85% of water morning glory is marketed directly by the producers at

WilOiCSQ.iC mari(t:ts to retaiiers—whoiesaicrs or rctaiiers.

The proximity of urban areas facilitates relations of trust and cxchange of
information between producers, vendors and consumers, in particular to control
the sanitary quality of products. Accordingly, all the supermarkets and vege-
table shops in Ha Noi with a quality label guarantecing them as healthy are sup-
piied by co-operatives located in the province of the same name with which thcy
maintain regular contacts; the producers deliver to supermarkets every morning
(FigurelG). In addition to this suppiy, tiit:y receive chctabics from collectors and
wholesalers in Dalatc, Moc Chau, Hung Yén, mainly during the off-scason for local

producc or i:OI‘ SPCCiﬁC Vegetabics from tcmpcratc CiimCSA

Peri-urban agricuiturc is intended for familial scif-consumption and sale. It is
part of the muiti~activity of Viiiagc families that practise both trade and craft indus-
try. In a communc such as Trung Tric, agricuiturc represents more than half of
income (LECOSTEY & MALVEZIN, 2001). It was estimated that in 2000, agricul-
ture occupicd 30% of the popuiation of the province of HANoiand 27%in 20084,

Recent surveys conducted with residents of Ha Noi show that the majority
of them have regular contacts with farmers from their families or their neighbour-
hoods. More than 80% of non-farmers favour maintaining agricuiturc in the city,
mainly for reasons of food supply and employment. Bue they have doubts about
the maintenance of agricuiturc over the next 10 years, and feel their opinions are

ignored in urban planning decisions (TO THI THU HA ez al, 2014).

° Ambiguity ()fpoiicics: between discourse and rcaiity

If the discourse adhered to by officials from the ciry of Hi Néi's department

of agricuiturc and rural dcvciopment is to be believed, it is important to uphoid a
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balance between urbanisation, industrialisation and agriculture. The departments
pian secks to maintain an agricuiture deemed ecoiogicai (sparing use of chemi-
cal products, use of clean water), with high added value, which in 2020 should
occupy 40 to 50% of the area of natural ground in the ciry. Ha Noi's master plan
anticipates that this agriculture will be concentrated to the west of the city, next

to the Day River.

This (re)location poses the probicm of skills of the farmers concerned, market
gardening currently being little practised in this area (except in Hoai Diic), while
the municipaiity has in the past invested in training and infrastructure in other
districts (Dong Anh, Gia Lam, Thanh Tri, S6¢ Son). In addition, the protection of
agricuiturai areas is not very credible, given the number of urban projects aircady

installed.

Communal and district authorities (and authorities more generally) seem to
have limited iceway opposite the financial power of private operators. However,
variations are observed depending on the desire of communes to promote agri-
culture, which seems quite ciosciy linked to cmpioymcnt opportunitics and to
expected compensations. Accordingly, in the commune of Ha Dinh, urban dis-
trict of Thanh Xuan, as in the commune of Van Noi in cthe district of Déng Anh,
there is plainly a desire to sacrifice agriculture upon the altar of urban develop-
ment, despite its erstwhile importancc. This is not the case in the communes of
Song Phuong and Tién Yén, in the district of Hoai Dic, where the production of

SSLFC vegetabics is Cncouragcd.

A comparison of several maps (share of rice in crop systems, share of annual
crops, location of craft Viiiagcs in 2010) makes it possibic to highiight sever-
al iargc categorics of pcri-urban agricuiture in Ha Noi (SAUTIER e al, 2014;
QUERTAMP, 2010):

— former green belt of Ha Noi (Tii Liém, Gia Lam, etc.) with strong competition
between farmland and land for housing;

—a kind characterised by astrong dcnsity of craft viiiages, which coexist with a
‘debased agricuiture’ and incrcasingiy extensive rice farming in particuiar in the
former province of Ha Tay to the west;

— diversified agricuiturai Viiiagcs - new ‘grecn belt (chctabics, fruit orchards and
agro-tourism) - Cspcciaiiy in the green corridor between the D:iy and Tich
Rivers and close to the Red River in the south (Hoai Ptic, Dan Phuong, etc.);

—a group of villages that is developing intensive rice farming, especially in the
iow—iying zone/area to the south (districts of Thanh Oai, M}'f Duc, Ung Hoa,
Pha Xuyén);
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Plate 34

Share of farmland used to grow dry crops
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—arcas in the process of strong agricultural diversification with high added value
(vegetables, flowers) or moving towards non-agricultural jobs (to the northeast:
Séc Son, Me Linh and Dong Anh);

— finally, in the mountainous region of Ba Vi to the west, an area geared towards

animal husbandry, tourism and cash crops, such as tea.

Undil the 2000s, farmland had been relacively spared from urban-
isation. Accordingly, cultivated land in the province of Ha Néi went from
43789 hectares in 1990 to 38,200 in 2006. However, this figure has apparently
gone down to 34,177 hectares in 2010 (for the districts corrcsponding to the
former province of Ha Noi) . Following the expansion of the capital province

over its western ncighbour of Ha Téy, in August 2008, its total arca has more than

tripled and its arca of agricultural land has risen from 38,200 to 192,720 hectares,
and represents 57% of the total arca (Table 4).

Table 4 - AGRICULTURAL TRENDS IN THE REGION OF HA NOI
BEFORE AND AFTER THE ENLARGEMENT

i 2006 } 2008 } 2010

1990 1999 2000 ‘ ‘

Total area (ha) 91,846 92,098 92,200 334470 334,410
Agricultural area (ha) 43789 43320 44705 38200 192,720 188,601
Agricultural area (%) 472 85 N4 57.6 56.4

Sources : Toet al. (2011) for the table; for the data: Ross| & Cu (2002) for 1980 ; General Statistical Yearbook of Vietnam and Ha Noi Statistical
Yearbook for 1990-2006 and 2008; Ha Noi Statistical Yearbook, 2008.

Figure16 - LOCATION OF AGRICULTURAL CO-OPERATIVES FOR SAFE VEGETABLES IN THE URBAN DISTRICTS OF HA NOI
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Table 5 - EVOLUTION OF AREAS CULTIVATED IN THE NEW HA NOI

Area cultivated Year Year Annual variation (%)
(ha) 2000 2009 2000-2009
Rice 236,689 206,890 -15
Winter-spring rice 115,648 103,211 -13
Autumn rice 121,221 103,679 -1.7
Maize 34,927 18411 -6.9
Soya 15,148 7,278 -18
Peanuts 7,984 6,947 -15
(assava/manioc 3,114 2,515 -4.2
Vegetables 29,333 26,936 -09
Fruit trees 9,139 13,530 +45
Flowers & ornamental plants 3,552 4,288 +45

Source: Ha Noi Department of Statistics.

The location of some agricuiturai areas outside dyi(cs, pronc to ﬂooding and
thus difficult to build on, protects agriculture to a certain degrec from expropria-
tion for urban land. However, farmland can be recovered for uses other than
construction. Accordingly, on an agricultural arca of 389 hectares in the
commune of Van Noi (district of Dong Anh in the north of the province),
150 hectares should be allotted in the years to come to an eco-tourism project
(statement in 2009 by an ofhicial from the communal office of agricuiturc and
rural development). We observe the disappearance of production of water
morning giory in intra-urban districts; in the pcri—urban districts, the regression
of rice ﬁrrming and the maintenance of market gardcning, fish farming and

production of flowers, with incrcasing support for (ccoiogicai’ production.

In the district of Hoai Duc, to the west of the city, agricuiturai areas have
decreased by half between 2000 and 2008, from 8,355 hectares to 4,373 hectares,
andin 2020 only 735 hectares will be preserved for market gardening, gathered on
land located outside the dyke along the Day River (Table 5). Farmland protected
by the dykc will be cntirciy cxpropriatcd for urban projects in the districts near the
city. This process of expropriation has aircady been tai{ing piacc in some districts
since the 2000s: in that of Thanh Tri, to the south of the city, farmland reduced
from 5,190 hectares to 3,548 hectares in 2008, and 2,830 hectares are projcctcd
for 2020°¢.

Atthe bcginning of the 2000s these districts suppiicd rcspcctivciy 6t030% of
cabbage depending on the months and 80% of water morning glory for Ha Noi

(MOUSTIER ¢f al, 2004). A survey conducted in June 2011 showed the

withdrawal of supply arcas for water morning glory and cucumbers within the
provinces of Ha Naj, simiiariy within the province of Hu’ng Yén for the laccer
crop, namely a retreat of about 30 kilometres (SAUTIER ¢z af, 2014). It remains to

be seen whether or not this extra distance has resulted in highcr costs and priccsi

Conclusion

Analysis of the latest results of the 2009 population census shows that
the process of mctropoiisation is acccicrating in favour of the new cniargcd
province of Ha Noi, which recorded annual demographic growth of 2.2%between
1999 and 2009, comparcd with 1.2% for the country as a whole, with an inward
migratory surplus of 292426 people (between 2004 and 2009). This growth
mostiy affects pcri-urban areas where demographic densities are highcst
(more than 1,500 inhabitants/km? sometimes 2,000 inhabitants/km?), parti
cuiariy those of the firsturban ring rcccntiy intcgratcd into the city perimeter where
several urban villages have become veritable dormitory towns for migrants.
Centres of industrial labour force sometimes attract migrants from remorte

provinccs.

In addition, between 2002 and 2008, the Vietnamese agricultural sector
recorded the biggcst fall in number of jobs in the Red River Delea, in favour of
the industrial and service sectors. The informal sector is the one creating the
most jobs. Ieis ciosciy followed by businesses with forcign capitai investment. The
craft-industrial sector piays a growing role in providing cmpioymcnt in the rural
economy. Two kinds of businesses contribute to this: relocated factories in rural
pcri—urban arcas and many clusters of craft Viiiagcs, established centuries ago and
major cmpioycrs of part-time or tull-time labour force. However, these Viiiagcs
have the capacity to offer jobs iocaiiy to the rural popuiation of the pcri—urban
fringe, unlike businesses situated in industrial zones that mainly recruit a labour
force with lictle training from the surrounding provinces, workers who are pooriy
paid and capablc of putting up with the difhcult working conditions of giobaiiscd
industry sccking quick returns on investment. Even if the growth in informal jobs
is high in industry and construction, the Vietnamese state’s industrial policies
mainiy support the sector financed by forcign investment and are withdrawing

from local industry that had once beneficted from its support.
Intensive and diversified agricuiturc retains an important placc in the

authorities official line, and agricuiturc known as ccoiogicai with a iargc added

value is favoured by incentive policies. However, in reality, large-scale urban
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projects and the power of market forces in the attribution of land weaken these
activities and demonstrate to what extent the various ministries in cliarge of the

capitals development promote contradictory policies.

The production systems at work in the villages of these denscly populated
periplieries are based on multiple uses of available space and multi—activity
associated with wet rice farming, foundation of the Red River Deltas economy.
These very populating production systems, in the sense that they are capable
of feeding a large population, are the source of a process of very active in situ
urbanisation, characterised by a densification and an elevation of liousing and a

diversification of activitics in large rural villages.

However, the Ha Noi master plan to 2030 advocates the separation of urban
functions (residential, industrial, commercial and leisure) and resists multiple
uses of land. In addition, the government and the municipality of Ha Néi have
implemented reforms to liberalise land transactions and accelerate the cliange
in allocation of land so that investors undertake major works to overhaul the
new globalised capitali But the liberalisation of land transactions has manifested
itself in soaring prices, pressure on land and intensified competition that could
jeopardise at once the realisation of large-scale urban projects, bur also the i situ

urbanisation process implemented l)y Villagers‘

The process of metropolisation initiated on the Chinese coastline 10 years
before it came to Vietnam demonstrates that most rural regions (apart from
some in the environs of Canton in the Pearl River Delta) do not profic from
the countryss lightning economic rise during the 1990s and are neglected in
favour of cities that globalisation favours for its liberalisation of the country.
These regions sce their economic situations deteriorate. Expropriations linked
to urban and industrial deveiopment in peri—uri)an areas, unequal access to social
services and facilities among city dwellers and rural popuiations, and cumbersome

bureaucratic procedurcs create a rather serious social unease.

1) Source: VGCL report at the Conference on Directive 22 of the Politburo, in Hé Chi Minh City, June 2008.

2) During the collectivist era, many state industrial enterprises had to employ villagers onssite. In the periurban atlas of Ha Noi
(VTGEO et UMR Regard 2002), the authors maintain that: ‘The area of Sai Dong B enjoyed preferential treatment in the
allocation of land. 70% of the 1,000 workers working in the various companics come from Trach Ban!

3) HiNoi Department of Trade and Indusery, 2010.

4)Data collected by To Thi Thu Ha, Favri, from the authorities of Hanois Department of Agriculture and Rural
Development.

5) See previous footnote.

6) Data collected hy Tran Thi Thu Ha from the Office of Agritrilture and Rural Dcvclopmcnr in the districts of Hoai Diic
and Thanh Tri,
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ver two decades, Vietamese regional develop-
ment, and that of urban and peri-urban territo-
ries in particular, has experienced a significant
diversification of its actors and of its means of
governance. Centralised planning, orchestrated by the govern-
ment and established by state companies, has been gradually
replaced by decentralised planning, involving new actors,

entirely from the private sector, or semi-private.
Y p p

Unlike other Southeast Asian rnctropolises of the capitalist
world, which embarked on a process of.mctropolisation back in
the 1970s and have transformed largc fringes of farmland into
land for construction, Vietnam has only latcly created a real land
market. Land belongs to the state, the only authority capable
of changing its status, and the usufruct of land is allocated to

farmers according to fixed-term contracts.

On the other hand, in Thailand and Cspccially in Indonesia,
the conversion of land on urban outskirts has been mostly
uncontrolled and the subjcct of land spcculation over largc
areas, to a dcgrcc where much land has long been acquircd by
developers without being used (FIRMAN, 2000). Paddy fields
once farmed intcnsivcly have been abandoned awaiting buycrs;
irrigation systems have been left to deteriorare, representing
an enormous waste of infrastructure and loss of carnings for

farmcrs‘ Strong-arm interventions to Cxpropriatc thcm, some-

S. Fanchette, Y. Duchere, ] Segard, Lé Viin Hiing

times with the help of the public authorities, have put large
expanses of peri-urban land on the real estate market and con-
tributed to the rapid expansion of.big cities such as Jakarta. From
1987 to 1997, half of investments in industry, finance, trade and

services have been in the metropolitan rcgion of this capital.

In the environs of Ha Noi, real estate transactions leading to
changes in status of large areas of paddy fields began to increase
from the beginning of the 2000s onwards. Between 2000 and
2010, 11,000 hectares of farmland in the province of Ha Noi
have apparcntiy been allocated to residendial, industrial and

highway projects, agccting 150,000 agricultural workers.

Undeniably, since 2003, land reforms have relaxed the terms
and conditions of transfcrring farmland use rights. Prcviousiy
under the jurisdiction of the state, management of changc
of land status and expropriations is henceforth delcgatcd to
provincial pcople’s committees to promote an improvcd
adaptation to cconomic liberalisation and a more rapid
establishment of projects. These changes have very signiﬁcant
impiications on land inasmuch as thcy determine the price of

plots, subsequently deemed suitable for construction.
The announcement of an ambitious master plan for the

new enlarged province of Ha Noi has created a bubble in

land prices since about 2008. Speculation linked to growing
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demand for land intended for large-scale projects affects villagers decply, since
thcy, oo, seck land for their non—agricuiturai activities or to build housing. But
most of them have neither the financial means, nor the political connections to
participate in this increasingiy lucrative market. Ha Noi is one of the most
expensive Asian citics, not far behind Tokyo, owing to the lack of supply and the

SCS.iC ofdf:mand.

Five groups of actors interact over land dynamics:

—villagers who sell their private land or their agricultural land use rights illegally or
who receive compensation for their paddy fields;

— individuals from outside villages who can perceive purchasing land as an invest-
ment, or who buy to live there. More and more small investors comb greater
Ha Noiin scarch of opportunities to buy and speculate on the city’s development,
boundary changes in this or that administration or the establishment of a highway
project. These people anticipate and speculate on the Ha Néi of tomorrow;

— investors and developers who actaccording to economic rationales: purchase of
land to establish projects or for speculation;

— provinces, to which the state has delegated land management, need land
resources to ensure their economic and political success;

—local authorities (pcopic’s committees, district of communal land rcgistries),
whose position as intermediaries between investors and villagers to be
cxpropriated leads to and creates price bubbles and predictabic price

appreciation (GRARD, 2004).

The surge in land prices and the difficulty villagers have in gaining access
to land suitable for construction affect the non—agricuiturai activities thcy
develop in peri-urban arcas. In craft villages, artisans and small businesspeople
encounter difficulties in gaining access to piots of land to establish or extend
their workshops and are ohiigcd to producc in limited space. Production condi-
tions in an incrcasingiy popuious environment become difficult and unbearable

at the hygicnc and environment level.

Villagers develop many strategies to diversify and mechanise their production
and alleviate the lack of space inacontext ofintensified competition. Inthe viiiagcs
of the first pcri—urhan ring much sought after hy migrants, the densification of con-
structions is happening at the cost of bodies of water, piaccs of worship and other

cultural sites, tcstimony to the aquatic and green character of Ha Nai's environs.

In addition, in the face of large-scale urban projects and expropriations of

paddy fields, viiiagers try to ncgotiate highcr levels of compcnsarion for land than
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those fixed by the state and sometimes rebel against developers by refusing to

give up the land of which they have the usufruct.

Prices for land as indicators of the new urban map

Following the annexation of the province of Ha Tay to the capital, the
market for land suitable for construction heated up and the difference between
land prices imposed by the state (the compensation paid at the time of
cxpropriations) and the free market is growing all the time. Owing to the
difhiculty in ‘frecing up’ land for the market in land suitable for construction,
prices risc¢ in the face of growing demand, foiiowing the approvai of projects
by the municipal authorities within the framework of the ratification in 2011
of the master pian to 2030. Prices are ciimhing dangerously and jcopardisc
intensive agriculeural and craft activities in the villages most sought after by
investors. Selling land has become more profitable that ‘slaving away’ to produce

goods for increasingly fluctuating markets, particularly those for export.

In the villages most soughe after by development projects, a land market is
tai(ing root more or less icgaiiy: real estate agencies are proliferating, sometimes
installed in lowly tea stalls or strect food shacks. Being a real estate broker is an up-
and—corning job in these communes: some agents of pcopic’s committees practise
it during Wori(ing hours. Five kinds of land are on the market:

—land in the heart of viiiages coming from the fragmcntarion of residential piots:
courtyards, gardcns, ponds or land retrieved when old Viiiage houses are puiied
down to build high-risc and denser accommodation, the urban compartment
houses;

— expansion land of pcopic iiving on the oucskirts of viiiagcs;

— market gardcn land, or 5% land, situated on the cdgc of Viiiagcs for which
viiiagcrs oniy possessa right of use for 20 years and thatare usuaiiy unsuitable for
construction but are built on and traded iiicgaiiy;

~service’ land, or "10% land; land compensation suitable for construction
corrcsponding w0 10% of cxpropriatcd farmland that those hoiding it resell,
sometimes without title deeds;

— farmland not suitable for construction for which inhabitants huy the land use

rights with a view to netting expected compensation or to replace expropriated

land.

More professionai back-room offices sell piots of land for housing situated

in the kbu do thi méi (new urban areas) for 1,600 Euros, or even 2,800 Euros per



square metre near main roads. People buy them for resale, as lands added value

continues to climb with the encroachment of the city into pCri—urban areas.

Land price differences between Villages in the district of Hoai Dic under
construction (see Chapter 7) depend on the situation of communes in relation to
major residential and highway projccts, and within communes, dcpcnding on the

proximity of plots to major roads, on their difficulty of access or their size.

Accordingly, in the five communes studied in the districe of Hoai Diic, the

priccs are as follows in the table 6.

The price of residential land in the centre of Villages is rclativcly low compared
with that on the edges of villages, owing to the poor access to plots and their small
size (berween 60 and 220 m?).

However, in craft villagcs where small workshops dominare, prices are rela-
dively high. In Son Déng, inside villages, the price of land is as high as in La Phu
thanks to elevated ground suitable for building craft Workshops. In addition, the
average size of lots is 210 m? or enough to build both housing and workshops.

Demand from artisans for land along the road is high, owing to superior access

for the transport of raw materials and the possibility of beneficting from drying
spaces for lacquered statues. On top of this, at the crossroads, shops selling works

of art are numerous (Plate 37).

On the other hand, at the edge of the village, the price of land is lower
because of the low—lying land, damp and windy, unsuitable for actividies such as
painting and plating with silver leaf. In addition, these areas are very polluted by
these very activities. In La Phu, the price per square metre in the village centre is
relatively low. Companies relocate to Craft Zone A where plots are big enough
to mechanise their operations and abandon the centre. Only the small workshops

of subcontractors remain (Plate 35).

In the commune of An Khanh, located along the Lang-Hoa Lac Highway,
caught up in land conversion (Figure 17), Viﬂagers cxpropriatod before 2008
received certificates notifying them that they were going to receive plots of

e
‘service land or 10% land. This land, rcquiring provision of mains services by
the authorities before construction, was not allocated and its location remained
undefined owing to ongoing conflicts. Dcpcnding on future location (along the
highway or with poor access), these plots will have Widcly diffcring values for

construction.

Table 6 - PRICES FOR LAND SUITABLE FOR CONSTRUCTION IN MANY COMMUNES OF HOAI DUC IN 2009

Commune name Project area Situation Price of transaction Price of free transfer State price
(ha) in the commune (VND/m?) (VNB/m?) (VNB/m?)
La Phu 107.40 Edge of village - 3,500,000" 1,000,000
0ld centre 3,050,000 2,611,000 1,000,000
Along roads and crossroads 6,212,000 6,667,000 1,000,000
Son Dong 239.79 Edge of village 5,500,000 5,433,000 1,000,000
0ld centre 6,550,000 6,835,714 1,000,000
Along roads and crossroads 6,900,000 7,925,000 1,000,000
An Khdnh 641.80 Edge of village 20,000,000
Market garden land 17,000,000
Along roads and crossroads 40,000,000
Tién Yén 127.30 Edge of dyke 2,000,000 2,400,000 1,000,000
0ld centre 1,750,000 2,400,000 1,000,000
Along road 2,900,000 2,900,000 1,000,000
Diic Giang 181 Beside Road 32 12,500,000 16,000,000 1,000,000
Near district people’s committee 18,000,000 20,000,000 1,000,000
Along road 13,500,000 11,500,000 1,000,000
0ld centre 7,000,000 7,000,000 1,000,000

*1n 2009, 25,000 VND = 1 Euro

L& Van Hung &S. Fanchette
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In the context of very active land speculation, these certificates, ordinary
picces of handwritten and stamped paper, are sold as promises of sale to buyers
who pay as much as 40 million VND per square metre (in 2010), while waiting
to learn where their piot of land will be situated. In Duc Giang, near Highway 32
and the administrative zone of the principal town of the district, the price of land
isvery high. \X/i(icning of the road, dcvciopmcnt of residential arecas (KDTM) and
the rapid urbanisation of the arca have generated a speculative spiral of land prices

in this commune on the Cdgc of the principal town of Hoai Dtic.

On the other hand, Tién Yén, sicuated partiy in the area outside the D;iy River
dyke has lictle buildable land compared with other communes studied and is

pooriy serviced by the road network. The pricc of land is lower here.

The differences berween the price of free transfer (sale at public auction by
peoples committees) and that of real estate agents can be explained by their
capacity to enhance the land they offer to buyers by emphasising the geomantic
characteristics of the piacc, its harmony with the particuiaritics of their clients
(their year of birch, their sign of the zodiac, etc.), their knowledge of the market
and the future of projects (Cmpioyccs of the Land chistry in particular have an

overview of the evolution of projects in their commune).

Closer study of land prices in the craft industry production zones of
La Phu shows the rapid rise of prices since the 2000s, and the wide variations
in these within the various zones of craft production, be thcy icgai (zone A)

or illegal (zones B and C). These production zones are former plots of market

Figure 17 - LOCATION OF FIVE COMMUNES SURVEYED CONCERNING THE LARGE-SCALE URBAN PROJECTS IN THE DISTRICT OF HOAI BUC
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Plate 35

The commune of La Phu: planned projects,
illegal occupations, craft workshops
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garden land! (sec Plate 35), the limited sizes of which compel villagers wishing to

cniargc thcir \VO[i(Si]OPS to buy scvcrai piOtS.

Craft Zone A illustrates the rapid rise in land suitable for construction in a
context of high demand for industrial land in this very dynamic craftvillage, where
more and more confectionery traders are scttling (see Chapter 7 and Figure 13).
Large variations can be seen there, depending on the location of plots of land:
aiong the road (30,000,000 VND/m?), around the cemetery and in the least
accessible alleyways (7 or 9,000,000/m?). To the north of the area, in the first
well-cemented aiicyway, the square metre sold for around 17,000,000 VND in
2009. Sites near the road are much sought after in this craft site where many

viiiagcrs trade in confcctioncry.

Berween 2003 and 2010, che price of land in modcratciy attractive locations
rose from 2,000,000 VND t0 7,000,000 VND per square metre in Craft Zone A.
However, some artisans had already started to buy land well before the right
to build there was granted in 2005, after six years of power struggle with the
local authorities. Accordingly, one of our survey participants has managcd to
put together a large workshop of 300 square metres by buying up land in several
stages: in 1999 (300,000 VND/m?), in 2000 (700,000 VND/m?) and in 2002
(1,500,000 VND/m?).

In the southerly craft zone wich limited access and not suitable for
construction, the square metre sold for 1,000,000 VND in 2009. To get to the
north of the village, one passes by cither the dinh market, often congested, or
the path that runs aiong the railway line, but chat is in very poor condition. Oniy
delivery tricycles and motorbikes overloaded with boxes can get down it. But so
long as the request for a change of land status has not been signed by the district,

buildings are illegal and in breach of the law.

Compctition for space
in productive spaces for craftwork in La Phu

In 2010, the commune of La Phti contained 9,889 inhabitancs (district of
Hoai Diic, 2010) over an area of 332.9 hectares. To this population figure must
be added many migrant workers unregistered by the authorities who apply a
significant pressure on residential space (of 12,000 artisans, 7,000 come from
elsewhere). Out of 2,267 houscholds in La Phu, 970 practisc a craft or industrial

activity and 814 a commercial activity (district of Hoai Duic, 2010). Housing
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and craft production are concentrated over 52.1 hectares of residential land and

632 hcctarcs ofnon—agricuiturai productivc iandr

La Phuis spcciaiiscd in woollen i(nitting garment and confcctioncry. Since
the end of the 1990s, thanks to mechanisation, diversification of activities
and liberalisation of markets, production has increased rapidiy. Accordingiy,
turnover for craft and industrial production has risen from 221 billion VND
in 2001, to 402.3 billion VND in 2005 then to 577 billion VND in 2008.
The number of official companies able to conduct export trade has also risen
rapidiy, from 70 in 2009 to 132 in 2011. As for famiiy Wori(shops, there are

more than 300 of them.

Several dozen houscholds are specialised in trade, collection of produce
for local companies and its transport all over the country. In 2006, cach textile

business in La Phu employed on average from 200 to 500 workers, cach house-

hold from 4 to 20 (La Phu Pcopic’s Committee, 2006).

Demand for crafc production space is high. Declared businesses are very
mechanised and need an area of at least 500 m or even 1,000 m? to conform to

environmental standards for production.

Small businesses have had to changc production methods very rapiciiy since
the middle of the 2000s in the face of stiff competition from large-scale industry
and thcy have become mechanised (biscuit production lines, sophisticatcd knit-
ting machines). In the confectionery sector, manual companies have had to declare
their activity for reasons of food safcty in order to gain the confidence of potcntiai
clients. They now carry out the whole production process on large automated

lines wich cooi(ing belts thac require a lotof space, more than 1,000 m? (Piatc 33).

In the textile industry however, the production process is very fragmcntcd:
most knitting is done ac home by subcontractors from satellite villages > and those
piacing the orders take care of the ﬁnishing stages (asscmbiy, ironing, packaging) in

their own workshops. Storage areas are those that take up the most space.

There are a host of small companies that exist in parallel, specialised in one
activity (dycing, i(nitting sleeve or collar trims), who work scparatciy and sell their
services or their items to other companies. They are usually of medium size, and
100 m?is cnough to house knitting machines. Dycrs need at least 350 m? for their
machines and to store items for dycing, They can be found both in the village

centre and in Craft Zone A.



However, expansion of industrial and craftwork space has not followed
growth in production. The land assigncd to this sector is limited and changc
in status of farmland, which comes within the competence of the province, is

difhicult to obrain.
Wichin a context of growth in demand for land accompanicd by spcculation,

state of affairs is provokcd by the establishment of numerous residential, industrial
and recreational projects on the peri-urban fringes of the capital, where La Phuis

lOC&tCC].

Mechanised companics have established themselves in Craft Zone A
(11 hectares), and illegally in the extensions to the south of the village (Craft
Zones Band C) and on paddy fields to the west of the village (see Chaper 8 and
Plate 35). In Zones B and C, the artisans have to lease at sometimes prohibitive
rates the market garden land of other villagers in order to put together a large
cnough area to house machines and workers. They build their workshops on
land over which they dont have legal control and which they must return to the
holders of the land use rights after a few years. Away from the road, artisans with
low incomes have built very small dwellings (sometimes 20 to 30 m?) where they
live and work. A prey to police raids, they live a very vulnerable existence. In spite
of attempts to cxpcl those housed illcgally, some villagcrs rebuild their dwcllings.
Depending on where plots of land are situated, and on plans for their future use,
the authoritics may or may not choose to ignorc their actions. In late 2010, about
fifey illegally buile dwellings on the site of the furure industrial site were destroyed

with the help of a police presence.

Owing to lack of space in the commune, about thirty businesses have had to
relocate at great expense into the An Khanh industrial zone, very close by, while
more rcccntly, others have had to move into the Qioc Oai Industrial Zone about
twenty kilometres from the Viilagc. Orthers left several years ago to buy land aiong
Highway 6. Their isolation from knitting or confcctioncry businesses in La Phu
makes them lose advantagcs associated with the cluster: cxchangc of labour force

and know-how, division of labour, economies of scale.

In the historic centre with narrow, winding alleyways, several types of sparsely
mechanised workshops rub shoulders: in the courtyards of family houses, on land
reclaimed from ponds, on the site of traditional houses, houses of several storeys
are built, making built—up areas denser, worscning traffic congestion (Piatc 35).

ThCy mostly cmploy small subcontractors carrying out one or two production

stages for businesses operating in Craft Zone A (particularly processing wool,
spinning and spooling after dycing, or ironing and packaging of socks). In small
workshops sctup in house courtyards in areas no larger than 100 m?, confectioners
produce toasted corn or popcorn with adulterated oil in coal ovens, to the great

displeasure of neighbours who complain about the smoke.

The commune of La Phi has 129.6 hectares of farmland considered as a stock
of land for urban development of the capital and not for that of the inhabitants of
the commune. According to the city's master plan, by 2015 La Phuwill no longer
have any farmland. Nearly 70 hectares have already been expropriated for three
projects including a luxury residential arca (L¢ Trong Tin area, 22.5 hectares),
aroad (Leé Trong Tin Road, 2.5 hectares) and an industrial site of 42.5 hectares.
These projects built on the farmland of La Phr are not intended for the inhabi-

tants of this villagc, evenifin thcory thcy have priority access to the industrial site.

The level of financial compensation paid to Viilagcrs by the dcpartmcnt for
frecing up land in the districe of Hoai Dic when recovering their land use rights
s very low in the case of industrial projects. [t is the case that land slated for the
construction of this kind of project is public property. Such land must be expro-
priated by departments managing these transactions and compensated at rates
imposed by the province (financial compensation before 2008 amounted to
45.7 million VND /5403, or about 5 Euros per square metre, plus compensation in

land, land suitable for construction equivalent to 10% of expropriated farmland).

These levels have been reassessed since the enactment of Article 108
of Decree 69 in 2009 that stipulatcs that financial compensation must be
multiplied by five, but in exchange farmers will no longer receive 10% land. The
province of Ha Noi considers that it doesnt have cnough land to share out among
the expropriated and wishes to control the use of land. Land intended for the
residential project of L¢ Trong Tan was cxpropriatcd before 2009, or under the
former system 4

Financial compensation in thisareais well below the free market price for land:
namcly beeween 800 and 1,600 Euros per square metre, dcpcnding on location.
Asthe process of expropriation of land set aside for the industrial site was blocked,
foHowing the refusal of farmers to cease receiving compensation in land as well as
in moncy, the local authoritics ﬁnaliy managcd to get the company in chargc of
CONSEruction to agree to continue allocating 10% land with a compensation rate of
72 million VND/s40 for inhabitants whose expropriated land amounts to more

than 30%> of the household’s total land holdings. The commune’s other projects,
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which had been ratified by the former province of Ha Tay before 2008, are being
reassessed, as some of them are in contradiction with Ha Noi’s new master plan.
Accordingly, the Petrolimex residential area project and the Lang Cé Viée (village

of the Viéts) project have been suspcndcd until furcher notice.

The struggle to get craft villages

to conform to environmental standards

With the densification of dwcllings and the construction of worl<sl10ps and
residences, most ponds located within villages have been filled in and play no
further partin the catchment of floodwaters during the monsoon. Craft industry
in scarch of new spaces to continue its development encroaches not only within
the core of villagcs, but also on the outskirts, in contact with agricultural space,
and by residual canals and ponds in order to throw waste water into them. The
ancestral symbiosis between agricultural and craft activities is jcopardiscd, with

the pollution of irrigation water that affects agricultural yields.

The mechanisation of craft activities is carried out with the aid of machines
that consume a lot of water, fuel and using steam. Often out of date, since
bought second-hand in China or in the south of the country, tlicy cause serious
environmental problcms, cmitting noxious smoke due to combustion of coal or
wood, pouring waste water into canals without any prior treatment, and leaving

solid waste matter in public areas.

Although mechanisation of production rcquircs considerable technical and
financial investment by artisans, it also requires a lot of space, which is increasingly
limited in villagcs where the conﬁguration of buildings is very compact and where

farmland is allocated in priority to modern urban and industrial projects.

In the 1990s, in craft villages that had begun to mechanise, the most
cntrcprcncurial artisans created informal craft mini-zones. Then provincial
People’s Committees built craft zones in the most dynamic communes in
order to scparate the most polluting activities from residential areas, to givc
mechanised businesses the means to expand their production, to better
providc them with clcctricity and water, and to irnprovc communications for
workshops lodged right in the middle of villages. However, being real black
spots tor pollution, these zones have no real infrastructure for treating
waste water and air, as local authorities are incapablc of applying the building

standards established for them.
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In La Phu, owing to the mechanisation of production techniques for
confcctioncry and textile activities, workshops have had to leave the dcnscly
populated village centre (180 inhabitants/hectare), with houses huddled onto
an outcrop for protection against floods. Mechanised businesses have been
established on the outskirts of the village and mostly to the north, in Craft
Zone A. This is not rcally a craft zone in the sense that the plots are small and
most dont have enough room to house more than one machine. Shops, set up
in largc numbers along the main road, sell confcctioncry and biscuits wholesale
(Plate 35). Residences are mixed in with craft industry and no real infrastructure
for treating waste water has been installed. The dycrs simply pour their waste water

into small pools before letting it flow out into the main hydraulic system.

Figure 13 (Chapter 7) pinpoints the various kinds of workshops esta-
blished in this zone and particularly the most polluting ones that have rcccntly
been set up in the village. In response to the knitting crisis and exports, several
companics have converted to mal(ing plastic bags to wrap villagc textile
products. Extremely noxious to health and air quality, half of these workshops
arc situated to the cast of Zone A. There are nearly 20 of them. The air there
is contaminated by chemicals and emanations of noxious smoke linked to
the burning of plastic pellets. Some workers complain of headaches and sore
throats but as spccialiscd workers, thcy receive salaries well above those offered

by textile workshops.

Other very polluting WO[l(SllOpS, such as those for dycing woollen thread
or metallurgy are spread out over the zone. Some have settled along canals in
order to pour waste water dircctly into them. Machines run on coal and to limit
pollution in their neighbourhood, entreprencurs build chimneys up to cight
metres tall. The waste water of the dycing company located in Craft Zone A
pollutcs the irrigation canal that surrounds the Villagc. Notliing is done to solve
this problcm by the communal pcoplc’s committee. Conflicts emerge between
these companics and their ncighbours and break down Villagc solidarity, united

for production.

In the illcgal craft production zones built to the west and south of the village,
the environmental situation is even more worrying, Indeed, workshops have been
built on plots of land illegally rented to villagers and the land status of entrepre-
neurs is very fragile. They cannot build workshops in bricks and mortar following
the hygicnc standards imposcd by the local authorities. The hygicnc conditions in
which workers operate are deplorable. Without access to an electrical system suit-

able for industry, businesses connect themselves dircctly onto the national grid.



In the village centre, only the small workshops have survived: workshops of
subcontractors in textiles or confectioncry (griiicd corn and popcorn). A few
medium-sized workshops (300 to 400 m?) have st up for business over filled-in
ponds butsufter from ovcrﬂowing during the monsoon. The noise of spinning and
spooling machines or the putrid smoke of corn ovens pollute the armosphere, but
the health risks are lower thanin Zone A. Sicknesses linked to industrial activityare
mostly respiratory in nature: knitting work gives off noxious dust, dyeing generates

smoke and dust. Contamination of well water also affects the health of inhabitants.

In La Phu, in the absence of authorised extension of residential space
since 1991, the village has become denser to the detriment of many public and
private ponds, situated in the western part of the Viiiage centre. On pubiic ponds
have been built social infrastructure, such as a school, a cultural centre, and very
rcccntiy the communal pcopic’s commiteee. It has been possibic to fill in private
ponds, being part of villagers residential space, in the same way as gardens, without
speciai authorisation. Either their owners sell them to others for construction, or

they puta house for their children or a workshop onic.

There are almost none left in the village. They play an important part in
drainagc of excess water during the monsoon. During the hcavy rains of
November 2008, the inhabitants of Xém Tran Phu, situated in a low-lying area,
and those of the environs of Canal T3A, much polluted by spiiiages of waste
water from factories in the An Khanh Industrial Zone, suffered from flooding
and poiiutcd waters flowed into their dwciiingsi A more efhcient drainage system

is supposcd to be installed in the commune, but has yet to appear.

As for the poiiution probicms of the canal water upstream, in spitc of the
many compiaints to the communal authorities from residents, no solution has

bCCH fOU.Hd,

Oniy the two ponds bcionging to the viiiagc dinh (communal house) and to
the pagoda could be saved for their geomantic functions and they are watched
over by their respective managers. Thcy serve as an area for games and rituals dur-
ing festivals and Viiiagc testivals. Thcy drain away poiiutcd water when the sewers
overflowand serve asa repository for inhabitants refuse. In the face of all these envi
ronmental and pubiic health probicms, the local authorities are confronted with

several administrative stalemates in the context of aceeleration of metropolisation.

The metropolitan ambitions of the city of Ha Noi entail a better control of

areas of industrial production But the effective impicmcntation of environmental

measures agreed on by the higher echelons of power have an economic and social

cost that is difficult to bear for artisans and local authorities.

Since 2008, craft viiiagcs have been subjcct to production standards and strict-
er checks from departments of hygiene and the environment. The workshops of
declared businesses are visited by inspectors from these dcpartments who rebuke
companies that do not respect hygiene standards. For example, raw materials and
finished products must be stored in separate rooms and away from the coal oven,
which entails space of ac least 1,000 m? for producers of biscuits, space that artisans
sctup in the iiicgai production Zone cannot acquire. Visits end up in incrcasingiy

costly fines (Plate 36).

Communal peoples committees are poorly equipped with powers to apply
the laws. There are very many of these laws: the Ministry of Natural Resources
enacts several of them concerned with the industrial environment but they are not
Very appropriate to rural industrialisation. The services linked to the environment
are split between several ministries that do not consule with cach other and thus

CH‘iCiCHCY suffers.

In addition, these laws are little known to the communal services owing to
poor communication between administrative levels. The communal powers have
no autonomy or indcpcndcncc whatsoever for mai{ing decisions: thcy have no

dcpartmcnts spcciaiiscd in industry, the environment or hygicnci

Craft village municipalitics are managed like agricultural municipalicies
and the administrators are overwhelmed with work. Thcy dont have cnough
personnel to check on businesses or enough to fine them. A member of a
communal pcopic’s committee cannot impose a fine of more than 2 million
VND, while one in a district can go up to S million VND and have a workshop
closed down if necessary. Finaiiy, civil servants are close to those tiicy serve, so it
is difhcult for them to manage contflicts, and some profcssions are understafted

and paid very licde.

An Cxampic of an intractable situation: Craft Zone A has no managing
committee, it is not a hamlet (xé72), so it has no xém leader. Only 50 houscholds
live there, too small a number to make it a hamlet: that requires a minimum of

180 households.

This poses the problem of management of an arca denscly inhabited by com-

panics, businesses and inhabitants. Usuaiiy, the functions of a xd leader are to
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watch over the inhabitants, prevent them from building illegally, setde disputes
(particularly contlicts linked to environmental pollutants) and call on highcr
authorities, especially the district police, when he doesnt manage to sort out the
problcmsi In the absence of administrative rccognition, Craft Zone A comes
under the authority of the communal peoples committee that, too distant from

daily realities, can only apply administrative measures.

Environmental problems have become the reflection of tensions between
villagers and the authorities that govern them (commune, district, province)
and of the nature of neighbourly relations in a context of pressure on land and

competition between businesses.

The power struggle over land between villagers
and big developers/local authorities

Added to the boom in land prices is the increasing rarity in available land
for cxpansion of residential construction or for craft activities in the pcri—urban

villages of Ha Noi.

This lack of space, which at once limits the development of the local
cconomy, installation of infrastructure and the enlargement of productive spaces,
is particularly significant in the villages closest to the city centre, where the last
rcmaining farmland reccives spccial ateention, as much from the public authorities
as from property developers or land speculators, and which have already been very

dCI’lSCly built up and ‘autonomously’ ClCVClOPCd.

Land resources have become the big issue in these placcs, and a signiﬁcant
source of tension between the inhabitants and the public authorities, both local
and provincial. The cxamplc of the disputc associated with the construction of
a ‘craft Villagc zone in Son Déng illustrates these renewed tensions, and bears
witness to the evolution, or remoulding, of relations between these two spheres of

‘govcrnancc’ thatare the public authorities and the ‘civil socicty’ .

This head-on opposition linked to the allocation of about forty hectares of
farmland, converted this time into industrial land, took placc in the rural com-

munc of Son Déng, located about 20 kilometres west of Ha Noi.

This village-commune belongs to the rural district of Hoai Dric, integrated

into the administrative perimeter of the city of Ha Néi in 2008 at the time of the
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expansion of the boundaries of the capital and the merging of the provinces of
Ha Tﬁy and Ha Noi. This commune housed 8,500 inhabitants in 2009, over an

arca of 2.5 km?

Like many villages in the former Ha Tay, Son Dong is a traditional craft
villagc, spccialisccl for over 1,000 years in woodwork, and in particular sculpturc
and the lacquering of sacred objects (Buddhas, ancestor altars, ctc.). This activity
occupies more than 2,200 villagc workers and 1,000 from outside in more than

200 workshops.

Farming remains a vibrant activity here, although it only represents a tiny part
of the overall villagc income. As for the service sector, linked to the markcting
of craft products or small urban businesscs, it has developed considerably over
the last few years, particularly near the main intra-district and intra—provincial

highways that cross the sector.

Finally, it should be noted that the projections of the master plan for the
city of Ha Noi to 2030, or the various investment licences grantcd back in the
Ha Tay era for residential projects, in particular, herald the total disappearance of

the villagc’s farmland in the medium term.

Box 4

This workshop located in Craft Zone A enjoys plenty of space, making it possible to build a
workshop big enough to separate the various stages of production, particularly the cooking belt,
which is more than 50 metres long, offices and a dormitory for some of the workers.

Mrs Minh's  buildings take up a little under 2,000 m? but only 1,000 m? belong to her. This
businesswoman from the old centre of La Phu first settled on her market garden land (700 m?)
in 2005 then enlarged her production space by purchasing a second plot of 300 m? in 2009
(Building 2). Buildings 3,4 and 5 were built in 2010 on land that she leases from other villagers for
30,000 VNB/m?2.

Between February and September, Mrs Minh's biscuit factory produces 1.7 T of biscuits/day
and employs more than thirty workers; the rest of the year, production slows down but
still continues.

In Building 1, the coal oven is only a few metres from the cooking belt while the flour is stored
directly on the ground on a plastic sheet. The specialised workers of this building work without
gloves and in sandals and must stoke the oven with coal, knead the dough and monitor the baking.

In Building 2, about twenty girls package the biscuits for 6,000 VND/72 packets. These
non-specialised workers are from La Phu and can be minors. Specialised workers who are not from
La Phu sleep on site in a dormitory where there are 8 beds.

1) The name has been changed.




Plate 36
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Figurc 18 illuscrates chis potcntial future conﬁguration of Son Déng: an old

Villagc centre hcmmed in by new urban arcas Q.Ild 18.K'gC-SC9.IC road infrastructurc.

Son Déng, in common with other Pcri—urban communes of Ha Noi, thus
experiences an acute lack of space and land for possiblc extension of its economic
activities. Indeed, as Plate 37 shows, every available space is occupicd, used,
developed, be it legally or illegally: while workshops/shops are sct up along
the main roads, the village centre becomes very densely built up, every plot of
residential land being subdivided cither to build a new house, or to convert the

courtyard into an open-air workshop, or to develop an ‘urban’style small business.

And in spite of this exploitation of all usable space, this diversity of uses and

intertwining of various activities, demand for space remains very high.

Consequently, in the face of this fresh demand, the communal people’s com-

mittee decided to launch a tender for a project to build a craft village industrial

zone on 40 hectares in 2008, thus answering, according to them, the wishes of

inhabitants, and their spcciﬁc requests, particularly in terms of size (Figurc 18).

However, from the start, this new development did not receive support from
all inhabitants, even though all agree that the village, and the craft, need more
space for production (for storage of raw materials, mechanisation of part of the
work, increase in production volumes, and improvement of product quality), and

a scparation of housing from the production area.

Itis not therefore the idea of a craft industrial zone that poses a problem, but
rather the terms of construction and taking the decision to build this new zone,

CXCIUSiVCly thC preserve OfthC PCOPIC’S committee.

Ieshould be noted that at the time, another smaller project (8 hectares) was in
the process of being developed and approved: a village craft, culeural and tourist

zone, Sl.lppOfth by a young architcct and CDU’CPICHCUI from Ha Nél, without

Figure 18 - RESIDENTIAL AND INDUSTRIAL PROJECTS IN THE COMMUNE OF SON DONG IN 2009
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Plate 37

Situation of workshops in the village of Son Péng, 2011

©IRD, 2015
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family or friendly links with Son Dong, The inhabitants were also quite hostile to
this projcct, in which thcy had not been implicatcd, and which thcy considered as
a monopolisation and a hijacking, both of their reputation and image, but more

COI’leCtCly, Oftl]Cil‘ land.

Several arguments are aired by inhabitants, artisans or representatives of
inhabitants at the infra-communal level to justify these oppositions. Firstly, this
projcct is considered as unjust, since it will bring no benefit to the Villagc and
its inhabitancs. In cruch, it is not simply a matter of converting the use of land
(from agricultural to industrial), and of lcaving those who hold the land use rights
to dispose of them frecly, and to equip the area with basic infrastructure and

build cheir workshops themselves.

In fact, the contracting authority of this projcct is neicher the pcoplc’s com-
mittee, nor the state, but rather a private investor, who must usually have the
40 hectares in qucstion allocated to him, and be entrusted with the rcsponsihility
of compensating the expropriated farmers, of building basic infrastructure for the
area (roads, hydraulic and electrical systcms), of subdividing the land into plots

and of leasing them out.

But the inhabitants opposc this option, since they consider that the prices of
plots, after the installation of essential infrascructure, will be too high for them, all
the more so, givcn that their needs in space have considcrahly increased, and that
lcasing plots of land of 250 to 1,000 m? in these conditions, will be impossihlc
fora large proportion of artisans. As a consequence, some conclude that chis arca
will only benefic the private company that owns the plots of land, and investors or

workshops from clsewhere with the necessary capital to rent them.

Some people question the reality of this project, and even consider that it is
a false one. Some inhabitants confide their fears that chis projcct might be only
a ghost project, and that the land is being hijacked for other uses, particularly

speculative ones.

This miscrust of local public authorities, clcarly cxprcsscd many times, can
be in part explained by past misappropriations of funds, but also by the way
in which the project was announced. No prcliminary meeting was called with
the inhabitants or with artisans to discuss the projcct, its implcmcntation, its
ﬁnancing or its objcctivcs. The inhabitants only got word of it from the Villagc
loudspcal{crs, after acceptance of the application hy the commune’s pcoplc’s

committee.
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Rumours clearly spread rapidly concerning the possible levels of compensa-
tion, rumours as much fuelled by the absence of any response from the peoples
committee (which refused to hold a public information mecting, demanded by
the inhabitants) as by the events reported in the newspapers, concerning other,

similar projects.

In addition to these rumours and discussions, the opposition of inhabitants
bcgan to take tangihlc form: on several occasions, inhabitants discributed and
threw critical handouts and leaflets when the market was being held. This contes-
tation from inhabitants came to a head during an open and physical bartle with

the local authorities.

It is interesting to note that the argument of the low level of compensation
is not the only argument put forward hy the inhabicants. The projcct’s objcctivcs,
its lack of ‘sustainability, the scant benefits for the wellbeing and the furure of
the village as a whole, are often put forward as reasons for the project’s blockade.
Several people told us they were ready to accept low levels of compensation if
this benefited the common good, for the construction of a road, for example,
but refuse to be expropriated for a project which they see as ‘unjust, private and

sclf-secking,

The future of this zone is currcntly still unclear, since all projects acccptcd hy
the former province of Ha Tay have been suspended following the enlargement
of Ha Noi, and the Prime Minister, who has taken over such cases, has been
given the task of revising all these authorisations. This project of a craft zone, how
these events played out and the absence of transparency on the part of the public
authorities have thus been at the source of a certain crisis of confidence between

the local puhlic authorities and villagc inhabitants.

However, it should be noted that only the communal and district
authorities have been criticised, and that inhabitants consider that national
public policics are good, corrcspond to their needs and to the current
cconomic issues, and that confidence in higher level public authorities is
maintained (somc pcoplc have even appcalcd at provincial level, to the Party
or to the civil service, in order to resolve local disputcs, and believe that thcy

are listened to).

Of course, this point of view only reflects that of some inhabitants
and their infra-communal representatives, and it is not shared by the peoples

committee, who argue that chis craft zone projcct will benefit the Villagc and the
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Photo 12
Market gardening in the bed of the Red River, nearby the city center

development of the trade. This same committee explains moreover that the
protestation of inhabitancs is due to a lack of undcrstanding, since the inhabitants

have not, on first encountering it, grasped the projects objectives.

However, the tensions that have been generated by this project illus-
trate a phenomenon that appears to be increasingly prevalent in Vietnam
currently: that of the questioning of the powers of local public authorities
by the inhabitants, going as far as violent confrontations, concerning ques-
tions of land, linked to the conversion of farmland to profit private interests.

In the face of a situation judgcd to be intolerable and unjust, both villagers

and city-dwellers thus demonstrate a wish to participate and to be included
in dccision-making concerning choices of developmcnt and planning in their
village or their neighbourhood. And this wish to have some influence over the
evolution of the environmentis not only founded on self-interested calculation, on
questions of material subsistence, but also on the defence of what scems to them

to be their rights.

Finally, the fact that these oppositions can take tangiblc form, and
sometimes reappear in the Vietnamese or international press, poses questions

about the more gencral evolution of relations between inhabitants and the

© Alain Maharaux / Néi Pictures
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public authoritics, on the softening of control exerted by these public authorities
on ‘opinion: and on the emergence of fresh arenas for discussion or terms of

cxprcssion for inhabitancs.

Conclusion

Land price inflation has made Ha Noi one of the most expensive towns
of Asia, in a context of land liberalisation after thirty years of collectivist and
planned management. [t makes it increasingly difhicult to obrain access to land
that can be buile upon from villagers that are getting expropriated from their
farmland. Unearned income from land has now become more profitable than
productive investment in craft industry or speculative agriculeural crops like
market gardcning. Some Villagcrs prcfcr to resell on the speculativc market their
last acres of garden land, their ponds, even their residential land ac prohibitive
priccs. Others build Workshops illcgaﬂy on their farmland, but without any land
sccurity, they produce in very difficule environmental and social conditions.
Craft and commercial production intertwine into the furthest recesses of alrcady
over-populated villages, which result in a widespread overload of public spaces and

communications.

In the most mechanised crafc villagcs, the application of standards to
production conditions is difficult owing to the scant prerogatives of local
authorities, lictle rccognised by their citizens, the high costs of production for
artisans and entreprencurs, the absence of genuine social cohesion and
associations of artisans and entreprencurs capable of making their wishes heard,

particularly over their access to land.

The integration of craft villages into the city is thrown into question and
their future very uncertain. Territorial policics bear witness that encouragement
of rural industrialisation is no longer the order of the day, particularly owing

to environmental problcms that it encounters and its contradiction of urban

policy‘

The state’s wish to spread the capital city and to lead it towards modernity, a
term with more liberal than social connotations, and to raise it up into the ranks
of ‘globalised” cities by making ics fabric denser finds expression mostly by its
refusal to let village and popular self-construction of low-cost residences and
Workshops on land, the priccs of which never ceases to rise. Urban and Villagc

encroachment along main roads and on the outskirts of the city, a largc consumer
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of farmland in the 19905, was done cheaply, without suitable social, urban or road
infrascructure, in a context of high risks of ﬂooding conﬁrming the difficulties
experienced by the state and the local authorities in maintaining control over

rcgional dCVClOPmCHt,

In addition, there are murmunngs of revolt in pcri—urban villagcs in the face
of expropriation of large tracts of land set aside for speculative and residential
projects and for the most afluent social classes of the capital. But in a difficule
social and political context, villagers are failing to organise their scattered claims
in order to gain traction to win their cases. Thcy only manage to band togcthcr
when it comes to defending their cultural heritage, symbol of their village identity,
that they seck to maintain come what may. Urban transition is taking place at this

moment, but without any accompanying political and social transition.

1) Farmland intended for marker gardening (known as ‘5% land, as it corresponds to 5% of land from co-operatives) that
was allotted to villagers in usufruct between 1971 and 1993 to compensate for the low levels of production in agricultural
cooperatives. They are usually very small plots of land (on average 100 m* per houschold), well situated on the edge of
residential space and that the villagers have tended to build on illegally, particularly for workshops and businesses
(it is farmland not suitable for construction). This land is the subject of many negotiations and, depending on its location,
can be sold for sums ten times greater than for paddy ficlds.

2) The large knitting companics subcontract artisans and workers in villages within a radius of 20 km around La Phu:
communes of the district of Hoai Diic (Tan Hoa, Cong Hoa, Dong La, An Khanh, An Thuqng), and communes of the
surrounding districts, such as Chuong My, Quéc Oai. When large orders are being processed, some entreprencurs have to
look for workers further afield in other Delta provinces, since those close by are already busy.

3) One sdo = 360 m™

4) This 10%land will be provided with mains services before being handed over to villagers. They will have to paya considerable
amount to acquire the land use righs.

3) I{[}]C area OFCXPI‘OP“H[Cd land 1\ 1(55 [han 300’0 OF[hC [O[&l area Oﬂdnd COnCCmCCL [l](‘n [hC h(’]d(r OF[hc ]«lnd use l'igh[s ()1'11}4v

gets financial compensation amounting to 350 million VND/s0.
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Conclusion

frer centuries of progressive integration of

peri—urban Viiiagcs into the city, and of close

ties between the political and commercial

centre and its productive fringcs —an original and
specific feature of this capital placed in a lakeside environment
—the cxpanded city of Ha Noi is calling into question its urban
founding principles. The ‘top-down” urban project imposed by
the government and the city council to raise Ha Noi to the
rank of one of the most dynamic Asian metropolises and make
the capital green (xanh), culeural (vn hien), civilised (vin minh)
and modern (hi¢n dai), takes various forms: the construction
of dense new urban areas, hundreds of kilometres of new roads
iinking central wards to satellite towns, and the consolidation of
trade into shopping centres and supcrmarkcts, symboiising the

new, modcrn cra ofa consumer SOCiCty.

The Master Plan for Ha Noi to 2030 advocates the separa-
tion of urban functions (residcntial, industrial, commercial and
leisure), in kccping with the line adoptcd by modern Western
urban planners of the 1950s, a philosophy much challenged
since the 1980s. This ‘top~down’—imposcd urban model within
the context of a policy of transition from a communist system
to a market economy bcgs the question of the many issues —
economic, dcmographic, urban, social, and those concerned
with land - all raised by the capital’s mctropolisation project.

Ie brings to mind, toa ICSSCF dcgrcc, thC attcmpts by thC Frcnch

S, Fanchette

colonial government, then those emanating from the com-
munist revolution, to ignorc the bedrock of Villagcs as stake-

holders in the formation of the city.

This Master Plan aims to make a clean break with what exists
already, ignoring the particularities of the Villages onthe dcnsc:ly—
populated fringes of the city that will be overwhelmed by the
urban fabric. The new residential areas and satellite towns will be
built on paddy fields next to Vi“agcs without the slightcsr spatiai
integration into the landscape: ‘It would appear to be casier for
those in chargc of urban poiicy to reject the past — and thus
destroy it — than to atempt to fic the city of the future into the
city of the past. However, ignoring what alrcady eXISts is to forget
that the city is also the product of ordinary individuals, and not
oniy of decision-makers, thinkers and constructors. The man in
the street, through his skills, his daily activities and his multiple
uses of the ciy, makes, shapcs and creates ways of undcrstanding,
fecling, using and iiving the city, After a fashion, two creative
registers more akin to ontology than to social invention 2o hand
in hand here: ‘top-down’ associated with ‘bottom-up’ creation
ofa city would appear to be a constant of the urban condition’

(STEBE & MARCHAL, 2009).
Large-scale residential, industrial, highway and leisure

projects set out in the Master Plan to 2030 will be built over

paddy ficlds that have deeds belonging to the state, but that are
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used by farmers. 18,200 hectares will be covered by high-rise developments in the
second peri-urban ring, as well as large arcas slated for the construction of satellite
towns, entailing the expropriation of all farmland. The villages concerned mostly

engage in muitipic activities, and include several craft Viiiagcs.

The outskirts of Ha Noi bcing characterised by muiti—activity, this new urban
model runs contrary to the multi-usage of land and runs the risk of undermining
a very workforce-hungry production system that enables a large population to
remain in place. Yet this dense industrial and residential village fabric is an asset
for the creation of new urban areas, as it aircady exists. Limited investment, an
upgrade in construction standards and means of production could integrate these
outskirts into the city by giving them the wherewithal to preserve their activity

and retain their population.

Integration into the territory of the province-capital implics a loss of power
for communal local authorities. The province takes decisions and imposes on
lower administrative echelons an urban model and a method of land use that can
be incompatible with their production system and their land needs. Communes
do not have an established land use pian and thcy represent a reserve of land for
urban dcvciopmcnt projects. On top of this, by bcing intcgratcd into an urban
arca, a Viiiagc loses its leader and no iongcr controls its own tcrritory. Accordingly,
liberalisation of land use sounds the death knell for the policy of promotion of
rural industrialisation as initiated in craft Viiiagcs clusters, in spitc ofits capacity for
cmpioymcnt and production. Rcfusing to recognize the economic dynamic of
these Viiiagcs throws into doubrt the future of popuiations who will lose their farm
and craft employment (through lack of productive land and the undermining of

muiti—activity based on farming) and the means impicmcntcd to retrain them.

This ‘top—down’ urban pianning poiicy encounters a concomitant
process of ‘botcom-up’ urbanisation, echoing a land grab in this densely
occupied region where an informal land market has grown up in the absence of the
communist state’s abiiity to providc cnough housing for the popuiationi This
other urbanisation is taking place both in the city and in peri-urban towns and
viiiagcs where growth in non-agricuiturai production has providcd the means

for rural inhabitants to improvc their iiving conditions.

“What distinguishcd the urbanisation process in Vietnam from China in the
initial phasc of post—sociaiism has been the growtii of ‘pcopie-icd urbanisa-
tion’ in the urban areas in Vietnam and ‘invisible urbanisation” in the urban

margins and the later opening up to globalisation forces (MCGEE, 2009).
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Conscquently, during the 1990s, to stem potential migrations from
highiy popuiatcd rural areas towards the cities caused by the country’s cconomic
liberalisation, the government instituted policies to keep the population in place
in the iargcr Viiiagcs and divcrsify production, particuiariy industrial. Popuiar
construction was onc of the methods most favoured by houscholds to amass
savings inan unscttiing financial context where the state did not have the means to
invest. Similarly, it demonstrates the vitality of the informal construction sectorand
the abiiity of spcciaiiscd craft Viiiagcs to rcspond rapidiy to the growing demand
for building materials. However, this multifaceted and uncoordinated urbani-
sation, undertaken iocaiiy at low cost by inhabitans according to their own spatiai
representations, encounters considerable reticence on the part of the state, as it s
land-hungry and runs contrary to the large-scale urban projects planned by inves-
tors who wish to make Ha Noia metropolis of international standing, Unplanned,
verypersonalised, this ordinary (DENIS,2007),or invisible (DIGREGORI0,2003)
urbanisation suffers from many dysfunctions and managcriai siiortcomings.
Environmental problems caused by the concentration of poorly equipped and

managcd craft and industrial businesses have also been evoked.

This modern’ future capitai wishing to attract forcign investors and meet the
demands of the middle classes by providing them with iiVing conditions of an
international standard will sic uncomfortabiy with its rural and dcnsciy popuiatcd

environment.

“Thus, new ‘global spaces’ exist side by side with Tocal space’

(McGEE, 2009)

The city council’s authoritarian urban projcct, imposcd and dictated by mar-
ket forces, bcgs the question: for whom is this future city intended? On one hand,
in the ncwiy created urban areas or khu di [bz' mdi, aithough originaiiy between
one-third and half of their accommodation capacity was supposcd to be accessible
to low-income popuiations, in rcaiity, due to compicx burcaucratic proccdurcs,
spccuiation and the rise in land prices, such housing is inaccessible to these
ecconomic catcgorics. Forcign investors seck a very rapid return on the investment
of their capital and favour mid-range and high-end developments. Can projects
for residential and industrial areas, in a context of financialisation of economies,
come to successful fruition while the price of land continues to rise ? Social move-
ments and the resistance of some farmers to submit to expropriation also increase
construction costs. The cxampic providcd by numerous ghost towns, built in
China or other Asian countrics, suggests that Vietnam, i)ciatcdiy intcgratcd into

ti’lC mari(ct cconomy, COUid iind itSCiFgOng CiOWH ti’liS same route.



On the other hand, the reduction in agricultural land will cause not
only employment problems but also drive up the cost of food for villagers.
Expropriations of farmland in Villagcs where largc—scalc dcvelopmcnt projects
will be established run the short-term risk, if pcoplc are not succcssfu“y retrained
and do not proﬁt from at least part of the land revenue, of creating large social and
spatial differentiations in this new ‘patchwork’ split into several starkly contrasted

scctors, that the city will become.

[n addition, one of the most difficulc challcngcs to meet is that of hydraulics.
This deltaic city, built on a plain with a high flood risk — the fast running and

capricious Red River flows above the level of the city - cannot underestimate its

Photo 13
Lotus production in Tay Lake next to a former village, now urbanised

lakeside characteristics. The difﬁculty of draining rainwater during the monsoon,
given the scaling of poldcrs caused by the Cmbanking of the river, rcquires a
complctc rcworking of the drainage system for rainwater and wastewater. The
transition from a rural hydraulic administration to an urban one, in a country
where the fragmcntation of administration and various dcpartmcnts does not fos-
ter the consultation that hydraulic management demands, will determine the suc-
cess or otherwise of the capitals development project. The construction of sealed
concrete urban platforms and highway networks covering hugc tracts of land
constrains natural drainage, and the heavy rains of November 2008 were an early
Waming, which led Ha N(f)i’s local authorities to revise all of the urban projccts

that the provincc of Ha Tﬁy had approvcd before its integration into the capital,
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Conclusion

The cnlargcmcnt of the province to include its western ncighbour, very
vulnerable owing to the presence of two vallcys prone to ﬂooding when the
Red River floodwaters are diverted, has led the initiators of the Master Plan
to create a green corridor where high—risc construction should be restricted.
The fact is however that, along both of these valleys, industrial and residencial
constructions alrcady exist. In addition, a cross-route motorway project that
should have been completely abandoned is already being built. Financing roads
with the BOT system casts doubt on the transparency of decisions and limits the

power of decision-makers to impose their projects when dealing with investors.

In the final reckoning, are such things as the widespread ascendancy of private
dcvelopcrs over state intervention, the sense of economic insccurity violendy
expressed by villagers over possible repercussions on rural employment, the price
to pay for Ha Noi ﬁguring among major global capital cities? Yet these land
conflicts and inequality of access to land undermine one of the founding
principlcs of socialist society: the right toland, a right that was at the centre of the
communist revolutionary struggle waged against the French colonial power since

thC 19309 ThlS wasa kcy factor that rallicd thC common PCOP]C to thC I‘CVOlUtiOH.

The Cxamplc of China, which embarked upon its cconomic liberalisation and
its land, administrative and social reforms ten years before Vietnam, suggests that
strategics for transitional economic policy are being established, and will continue
to be so, in a context ofwidcning social and spatial incqualitics. Rural China did
not benefit from the country’s meteoric economic dcvclopmcnt during the 1990s
and is lefe behind in favour of the towns and cities that globalisation has placcd
in the forefront of the countrys liberalisation process. The Chinese countryside
has scen its economic situation deteriorate. EXpropriations linked to urban and
industrial dcvclopmcnt in pcri-urban areas, uncqual access to social services and
facilities between city—dwcllcrs and rural populations, and Widcsprcad corruption
at all levels of the country’s administration have all gencratcd a social malaise that
manifests itself through a rural exodus of i“cgal migrants, revolts among farm
labourers, and so on. The administrative submission of the countryside to the
cities echoes that bcing implcmented in Vietnam. Farmland constitutes a reserve
of land for the expansion of cities and the installation of industrial and urban
projects. The balance of power between cities and the countrysidc remains very

much to the disadvantagc of the latter.
From 2006 onwards, The Chinese central administration launched the

new ‘Socialist Countrysidc’ Po[icy to try and kccp farm labourers on the land,

the rural exodus and land issues having become more and more problemaric,
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due to expropriations of farmland in peri-urban arcas to build urban projects
(COLIN, 2006). [nitial measures attcmptcd to defuse discontent and to protect
rural land use rights, flouted in many communes where illegal expropriations
have been carried out with very licdle compensation. Sccondly, the government
has cased the fiscal burden weighing very heavily on farm labourers, some of
whom were bcing taxed at rates of up to 25% of their net income. Finally, the most
striking measures consisted of promoting the urbanisation of small towns and

largc Villagcs, and in particular favouring their industries (COLIN, 2013).
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Built on 'the bend in the Red River, Ha Noi is among Southeast Asia’s most ancient capitals.
Opver the centuries, it took shape in part from a dense substratum of villages. With the economic
liberalisation of the 1980s, it encountered several obstacles to its expansion: absence of a real land
market, high population densities, the government’s food self-sufficiency policy that limits

expropriations of land and the water management constraints of this very vulnerable delta.

Since the beginning of the new millennium, the change in speed brought about by the state and
by property developers in the construction and urban planning of the province-capital poses the
problem of integration of 77 situ urbanised villages, the importance of preserving a green belt
around Ha No¢i and the necessity of protection from flooding. The harmonious fusion of city and
countryside, which has always constituted the Red River Delta’s defining feature, appears to be in

jeopardy.

Working from a rich body of maps and field studies, this collective work reveals how this
grass-roots urbanisation encounters 'top-down' urbanisation, or metropolisation. By combining
a variety of disciplinary approaches on several different scales, through a study of spatial issues
and social dynamics, this atlas not only enables the reader to gauge the impact of major projects
on the lives of villages integrated into the city’s fabric but also to re-establish the peri-urban

village stratum as a fully-fledged actor in the diversity of this emerging metropolis.
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