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1. Main problems triggered by land acquisition in Vietnam 

Global urbanisation is on the rise due to rural-to-urban migration and population growth. 

Urbanisation is a complex transition from rural to urban, leading to significant changes in its 

socio-economic structure, production mode, and way of life. Urban areas are estimated to 

double in the future (SETO ET AL., 2011). During a 40-year cycle from 2000 to 2040, the urban 

area is projected to increase globally from 2.06% to 4.72% (VAN VLIET ET AL., 2017). Urban 

growth also has a negative impact when nearly 65 million tons of crop production are lost 

globally. One of the most visible problems of urbanisation and development is land scarcity 

(LIM, 1985). There is no denying that population densities vary between countries, but land 

expansion remains a hotly debated issue worldwide (COTULA – VERMEULEN, 2011). The urban 

population grew from 43% in 1990 to 56.2% in 2020 (WORLD BANK, 2021). For this reason, 

the land conversion is a transition from agriculture to urban areas and is an almost inevitable 

phenomenon in times of population and economic growth.  

After the food crisis in 2007-2008, large-scale investments in land increased dramatically 

to establish commercial crop production to meet global food and biofuel demand and industrial 

goods production (BORRAS ET AL., 2011; FAIRHEAD, 2012). As a result of this situation, since 

2008, a global “land rush” has been unfolding and so have efforts by international, national and 

regional actors to position themselves as the principal authorities in the determination of 

appropriate usages of land (TZOUVALA, 2019), therefore, the term “land grabbing” has gained 

global notoriety (GRAIN ET AL., 2014), and this term has also become an important topic of 

discussion in public debates (CONSTANTIN ET AL., 2017). However, this debate is not limited 

to semantics of “land grabbing” but revives traditional political debates. These arguments stem 

from two opposing points of view, and one party opposes land grabbing because of its harmful 

effects on society and the environment; the other believes that land acquisition is the driving 

force for the development of capitalism (REYDON – FERNANDES, 2017). COCHET – MERLET 

(2011) supposed that investors (both public and private) are occupying land with alarming 

intensity, and according to the authors, there seems to be no effective mechanism to check this 

movement.  

Meanwhile, VON BRAUN – MEINZEIN-DICK (2009) argue that two groups of countries 

have been involved in recent land acquisitions. Among these, the first group is the food-

importing countries with water and land scarcity despite their wealth of capital, namely the Gulf 

States, while the second group is populous countries concerned about food supplies, such as 

People’s Republic of China,  Republic of Korea, and India. Both groups of countries seek land 

in less developed countries because of lower production costs and more land (REYDON – 

FERNANDES, 2017).  
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According to the definition of Coordination Solidarite Urgence Development (2010), land 

grabbing is defined as the state or private right to acquire land over large areas of arable land to 

develop industrial agriculture to produce food or agricultural fuels mainly for export, but the 

local people living on those lands are often not consulted. In 2012, BORRAS – FRANCO (p. 34) 

defined “land grab has become a catch-all phrase to refer to the current explosion of 

(trans)national commercial land transactions mainly revolving around the production and 

export of food, animal feed, biofuels, timber and minerals.” FRANCO ET AL. (2013) argue that 

the best way to understand land grabbing is through the lens of political economy. These authors 

argue that, from this perspective, land grabbing is essentially control grabbing. It refers to the 

capturing of power to control land and other associated resources like water, minerals or forests, 

in order to control the benefits of its use. On the other hand, e. g., Eco Ruralis, a. NGO farmer’s 

organisation in Romania, has developed a definition framework applied worldwide based on 

five criteria, including size, people, control, legality, and usage of the land. Therefore, this 

organisation defines “land grabbing can be defined as being the control (whether through 

ownership, lease, concession, contracts, quotas, or general power) of larger than locally-typical 

amounts of land by any person or entity (public or private, foreign or domesstic) via any means 

(“legal” or “illegal”) for purposes of speculation, extraction, resource control or 

commodification at the expense of peasant farmers, agroecology, land stewardship, food 

sovereignty and human rights.” (BAKER-SMITH – ATTILA, 2016, p. 2). This approach was used 

and published by Food and Agriculture Organisation of the United Nations, which has role as 

a specialized agency of the United Nations in 2016. 

Land grabbing is seen as large-scale land acquisition, therefore, the size of land deals 

involving land grabbing is a multiple of 1,000 km2 or 100,000 ha, and it is much larger than it 

used to be (KAY, 2016). Land grabbing does also not limit who can have the land ownership 

from other land users. They can be individuals, companies, government, and non-governmental 

actors (SATURNINO ET AL., 2016). After acquiring the land, land grabbers can use or lease it 

through contracts to serve their interests. Therefore, land grabbers can use the land in their way, 

e.g., land-use conversion from agricultural to non-agricultural (BAKER-SMITH – ATTILA, 

2016).  The land transactions related to this phenomenon (land grabbing) are primarily subject 

to applicable national and local laws. However, these regulations are often unfair and may 

negatively impact human rights (SATURNINO ET AL., 2017). 

The use of discussed terms, such as “land grab/land recovery/land acquisition,” is a 

complicated matter. These terms often lose intelligibility because people use them in different 

ways. Sometimes, these terms are shortened but have a broad scientific connotation. That is 

why it is necessary to consider statements from scientific perspectives regarding their meaning. 

In addition, there is no absolute correct definition or approach to these terms because the legal, 

cultural, and agro-economic environments in each countries/regions are different. For this 
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reason, it provides a global synthesis and global interpretation of the “minimum common part”, 

which is characteristic of the land acquisition process. Thus, the FAO definition about land 

grabbing is closet to my method, so I will continue to use as such general definition. 

In Vietnam, “land grabbing/ land recovery/ land acquisition” translates into Vietnamese 

as “thu hồi đất”, which is a technical term in Vietnamese, so it can be used by Vietnamese and 

other researchers. This definition is specified in Cl. 11, Art. 3, Land Law 2013, that is, “thu hồi 

đất” means the state’s decision to regain land use rights from persons granted land use rights by 

the state or regain land from land users in violation of the land law. It is considered a form of 

compulsory land occupation under the law implemented by the state following the law. This 

definition is often used in Vietnam based on the entire people-owned land system with another 

term, land recovery (WORLD BANK, 2011). All the land in Vietnam belongs to the state, since 

it is a country of state social formation, with state ownership in relation to the land space, so 

there are two types of land acquisition in Vietnam: compulsory land acquisition and voluntary 

land acquisition. The research purpose of the doctoral thesis focuses on compulsory land 

acquisition projects because most land acquisition projects in Vietnam take place by means of 

compulsory land acquisition, combined with the World Bank definition approach, in this PhD 

thesis, I use the two terms “land acquisition” and “land recovery”.  

Debates have also taken place over whether to maintain or convert agricultural land for 

other non-agricultural uses. These debates come from two opposite angles. According to the 

rural supporter, land conversion has adverse effects such as job loss and wasteful investment in 

irrigation infrastructure. Food security will also be threatened if the land is converted. In 

addition, land conversion has caused negative environmental impacts in the early years of the 

21st century through manifestations of e.g. land degradation, increased flooding, and climate 

change (YANSUI ET AL., 2004). AZADI ET AL. (2020) have also demonstrated a link between 

CO2 emissions and worldwide agricultural land conversion, because CO2 emissions increase as 

agricultural area decreases.  

On the other hand, the urban advocates agree that land conversion is a logical result of 

industrialisation and modernisation. They believe that the advancement and application of 

science and technology can solve the decline in agricultural production caused by land 

acquisition. The conversion of land from agriculture to urban areas also increases the economic 

value of land for housing, which has been shown in Indonesia (RONDHI ET AL., 2018). 

Consequently, the land conversion is not considered a threat from opinion of urban supporter 

(BRYCESON, 1996). From my perspective, agricultural land is necessary to be preserved for 

future generations. However, with the goal of economic development of some countries, the 

loss of agricultural land is difficult to avoid. Therefore, before implementing the conversion of 

agricultural land, policymakers should conduct surveys on the quality of land in that area.  
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In developing countries, land is considered an essential asset of people in rural areas, and 

land reform is often the focus of rural development efforts. This activity led to changes in the 

legal system and regulations, and practices related to land ownership. Land reform may include 

government-initiated land redistribution, as well. In other words, the government can buy back 

land from one user to give it to another user. Land grabbing has appeared as a central topic of 

many academic studies. In the world, land acquisition is a fundamental phenomenon because it 

strongly affects individual land ownership. This issue is particularly emphasized in countries 

that recognize private ownership of land (SCHUTTER, 2011). In addition to being economical, 

the land also has e.g. social, cultural, and religious elements in many countries (CLOVER – 

ERIKSEN, 2009; ADMASU ET AL., 2019). Therefore, land acquisition poses complex issues in 

many aspects such as legal, economic, social, environmental, ethical, and cultural (FAO, 2014). 

This activity also poses many risks to local communities in countries where land rights are not 

clearly defined (NICHOLAS, 2018). Weak governance may be also a contributor to this problem. 

One of the hardest governance issues is land acquisition and compensation to the people. This 

process should ensure ownership as well as fair compensation for people who lose land. 

The phenomenon of shrinkage and abandonment of agricultural land is widespread in the 

world. In 1994, Faeth and Crosson estimated that about 10 million hectares of arable land were 

abandoned worldwide each year (RICKSON ET AL., 2015). In 2019, a UN report stated that 12 

million ha, or 24 billion tons of fertile soil, are lost each year (DICKINSON, 2019). About 20 

million ha (11%) of agricultural land in the EU are at risk of being left abandoned between 2015 

and 2030, and this severity is concentrated mainly in countries like Romania, France, Spain, 

Portugal and Poland (PERPINA CASTILLO ET AL., 2018). In France, 60,000 ha of arable land are 

lost each year to road construction and urban expansion (MORGAN, 2013). In the United States, 

the American Farmland Trust reported that in 20 years (1992–2012), arable land decreased by 

31 million acres. This figure is equivalent to the area of the State of New York (FOODTANK, 

2018), while land in agricultural land in this country declined from more than 914 million acres 

in 2012 to 900 million acres in 2017 (DEMPSEY, 2019). In India, agricultural land is declining 

sharply at 30,000 ha per year (DABAS, 2016). In Bangladesh, 69,000 ha of agricultural land are 

lost to shrinkage every year, which tends to increase. From 1976 to 2000, about 13,412 ha of 

agricultural land was lost, while in the period 2000–2010, it lost more than 30,000 ha (KHAN, 

2020). 

Shrinkage in agricultural land has many causes. Climate change and soil erosion seem to 

be the leading causes of this phenomenon. During the last 40 years, in the world, three million 

ha of agricultural land is lost, resulting in a loss of 30–40 tons/ha per year due to soil erosion 

(PIMENTEL, 2006). In addition, the change in the socio-economic structure of a country also 

narrows the agricultural land. Rural-to-urban migration exerts tremendous pressure on urban 

areas. Increasing demand for housing and non-farm work requires an increase in land 
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availability for non-agricultural purposes. Because urban planning in the inner city has 

difficulties, the phenomenon of urbanisation often takes place in the peri-urban areas. This 

resulted in suburban areas being built at a low density, as happened in the United States of 

America. This has also happened in Vietnam around 20 recent years (OTTENSMANN, 2020). 

Many researchers have also demonstrated that industrialisation and urbanisation are the 

fundamental factors leading to today’s shrinking agricultural land (QUASEM, 2011; FAO, 

2017). Nevertheless, the rampant construction of hydroelectric facilities or illegal mineral 

exploitation in mountainous areas with a cultivated area are also making agricultural land 

scarcer (FAO, 2019). In short, there are usually three leading causes of rural land shrinkage: 

climate change, urbanisation, and industrialisation.   

Vietnam is also experiencing the trend of shrinking agricultural land area for the above 

reasons. For instance, Vietnam’s rice land area decreased from 4.47 million ha in 2000 to 4.12 

million ha in 2018, equivalent to nearly 20,000 ha of rice land lost each year (MoNRE’s 

statistics). The 6% reduction in rice area is mainly due to industrialisation and urbanisation. 

Vietnam also lost 73,000 ha of arable land annually due to urbanisation from 2016 to 2019. This 

loss affects the livelihoods of 2.5 million farmers (MoPI, 2019). The size of land allocated to 

rice production is expected to decrease further by nearly 10% by 2030. Meanwhile, in order to 

attract investment, localities have massively opened industrial zones, primarily on former 

agricultural land. As of 2019, Vietnam had 326 industrial parks with a total area of 95,500 ha, 

an increase of 59 industrial parks with 23,500 ha compared to 2013 (MoPI, 2019). However, 

the occupancy rate of industrial zones is low, at about 30%. One of the trends of the mentioned 

transformation process is urbanisation and industrialisation. Nevertheless, if urbanisation 

develops arbitrarily and without science, there will be many consequences. One is that in 

Vietnam, much land will be bought and abandoned. In 2013, there were over 2,450 

organisations to fallow land to 250,000 ha. The area of delayed projects (in Vietnam called 

“hanging project”) accounts for 40,000 ha (DAT, 2013). This was partly the result of impacts of 

the 2008 global economic crisis on the world. 

Vietnam has undergone a structural transformation towards industrialisation, especially 

in rural areas, but agriculture remains the primary livelihood source for most households living 

in rural area. On average, agriculture has lost 4% of its annual workforce since 2014 (WORLD 

BANK, 2018). The share of employment in agriculture decreased by 10% over the ten years 

from 2010 to 2019 (World Bank, 2020). Due to these shifts, income, as well as the growth of 

non-agricultural sectors, tend to increase. Income from agriculture fell to a third in rural 

households in 2018 (WORLD BANK, 2020). Despite such a change, families still do not entirely 

give up agriculture. About 80% of rural households are still engaged in agriculture, of which 

26% are involved in pure agriculture in 2015 (WORLD BANK, 2016). Therefore, the shrinkage 

in agricultural land has a significant impact on the livelihoods of these farming households.  
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Although some large enterprises in Vietnam have purchased land in neighbouring 

countries, such as Laos and Cambodia (BOURDIER, 2019), the land purchased is mostly forest 

land. Therefore, the acquisition of land in foreign countries can hardly be considered an “offset” 

in point of view of Vietnam for the shrinking of agricultural land in the country. 

In Vietnam, land reforms in place since the late 1980s have helped the country become 

one of the fastest-growing economies globally (WORLD BANK, 2009). In the past 50 years, 

Vietnam has been one of 18 economies with a “more efficient” development as assessed by the 

McKinsey Global Institue (WEF, 2018). From a country that received the World’s food support, 

Vietnam has become the second-largest rice exporter in the world after Thailand, which is an 

excellent effort in the land reform of the government (GOLETTI ET AL., 1997). Furthermore, 

Vietnam has in changing its economic structure, in which the share of GDP in the agricultural 

sector has shown a sharp decline from 32% in 1990 to 14% in 2019. Meanwhile, in 2019, the 

share of industries and services’ contributions reached 34.3% and 41.7% (MoF, 2020). The 

economic restructuring parameter shown above can be considered partly because of land 

conversion from agricultural to non-agricultural in Vietnam through land acquisition and 

conversion of land use purposes.  

In terms of land resources, Vietnam is one of the countries with the lowest average land 

per capita globally. The area of agricultural land per capita in Vietnam is 0.25 ha. This figure 

in the world is 0.52 ha, while that in Southeast Asia is 0.36 ha (HUONG, 2019). However, the 

land still plays a crucial role in socio-economic development. The land is the primary source of 

livelihood for 70% of the population and 58.5% of Vietnam’s workforce (GSO, 2021). By the 

end of 2021, Vietnam had 352 economic zones (including industrial zones and special economic 

zones) for industrial production. These industrial zones account for 2.8 million ha of agricultural 

and forestry land (VIETNAMESE MINISTRY OF CONSTRUCTION, 2020). The structural shifts in 

response to the industrialisation trend depend on the widespread use of natural resources, 

including land. The area of unused land has decreased by two-third to 5.6 million ha. During a 

decade from 2001 to 2010, Vietnam also converted 1 million ha of agricultural land into off-

farm activities (WORLD BANK, 2011). According to the Ministry of Agriculture and Rural 

Development statistics, the land recovery in 5 years (2003–2008) affected the livelihoods of 

627,495 households with about 950,000 workers and 2.5 million people. So, the unemployment 

rate also increased. For every ha of the acquired land, ten labourers will lose their jobs from 

2003 to 2008 (HANG, 2012). Besides, only 19% of workers accepted vocational training, of 

which only about 45% found a job, the rest remained unemployed in the same period 

(TAPCHIGIAODUC, 2019). 
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2. Research aims, questions and methodology of the dissertation 

2.1. Research aims and questions of the study 

This PhD dissertation focuses on two main problems. The first is related to applying laws 

and policies on land acquisition and compensation for affected households in research areas in 

Vietnam. This first objective is to point out the current policy’s strengths and shortcomings as 

assessed by the households who lost their land to build the projects and those indirectly affected 

by the construction of projects. Secondly, the changes in livelihoods acquisition, as well as the 

adaptation to the new life of the landless households after land acquisition, are also evaluated 

in this doctoral thesis. This PhD dissertation is conducted in three metropolitan regions (and in 

the periurban parts of these metropolitan regions) in Vietnam through the Vietnamese urban 

division (according to the urban classification method in Vietnam). The two main problems 

were also compared in the three research areas in geographical terms. This PhD dissertation’s 

study and findings can be viewed as a piece of scientific evidence to help the Vietnamese 

government have a more in-depth insight into land acquisition and compensation. Until now, 

there is no similar research on this topic that has been conducted in Vietnam. The main 

objectives of this PhD study are: 

- To analyse the process of land recovery and compensation of the authorities to land-loss 

households in the three peri-urban regions.  

- To examine the nexus between land expropriation and household livelihoods change 

(employment, asset, income, and environment) in the three peri-urban regions. 

- To make policy recommendations for improving households’ livelihoods, given the 

diverse impacts of land loss. 

From the aims of the research, this PhD dissertation concentrates to answer two main 

questions, which are, what are the impacts of compulsory land acquisition on the livelihoods of 

people along the city hierarchy in Vietnam? and how do affected households cope with impacts 

of land acquisition?. My specific questions connected are indicated, as follows: 

- What are the general features of land recovery in the world and in Vietnam? 

- What are the impacts of land loss on the livelihood outcome of households in the 

analysed peri-urban parts of metropolitan regions? 

- For what purposes did households use compensation money after land-loss in the 

analysed peri-urban parts of metropolitan regions? 

- What are the positive and negative points of the process of land acquisition and 

compensation from the perspective of urban geography and development in the analysed peri-

urban parts of metropolitan regions? 
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2.2. Methodology 

2.2.1. Research design and data collection 

The first part of this PhD study was “desk research”, which was undertaken before the 

field investigation. I performed a literature review to reinforce the research arguments and 

identify my research questions. I recognized a knowledge gap regarding the impact of peri-

urban expansion on peri-urban residents’ livelihoods in Vietnamese literature. The findings of 

this study may provide a scientific basis for policymakers and managers to gain a more 

comprehensive view of the impacts of land acquisition in small cities and urban type I regions 

at the province level (Fig. 2.1). 

Fig. 2.1. The research design of the PhD study 

 

In each metropolitan region, I selected one outstanding land acquisition project that 

impacts the socio-economic conditions of the region. These selected projects stand out from 

other projects by the area, investment scale, and function in each research site. I selected Hoa 

Lac Hi-tech Park (Hanoi, metropolitan region), Danang Hi-tech Park (Danang, metropolitan 

region), and Vietnam-Singapore Industrial Park (VSIP; Nghe An province, metropolitan 

region). I then established questionnaire and interview questions to collect data to answer my 

research questions. I collected qualitative and quantitative data via surveys and face-to-face 

interviews. In my PhD study, four kinds of actors were interviewed in each province: (1) experts 

in land acquisition, they can be lecturers in some universities or government staffs like official 

politicians (questions in Appendix 22, p. 167); (2) national representatives of domestic investors 

whose factories and companies are part of the outstanding project (questions in Appendix 23, 
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p. 168); (3) official local government employees in the district and commune where the land is 

acquired (questions in Appendix 24, p. 169); and (4) households in the project affected area that 

are not on the land acquisition list (questions in Appendix 25, p. 170). Although the members 

of the 4th group have not lost their land, they are still affected by the land acquisition process 

of the projects. Therefore, these households bring a different perspective on the impact of land 

acquisition. The number of interviewees in each area is shown in Table 2.1. I employed a semi-

structured and in-depth interview approach. When communicating with the interviewees, I 

relied on several prepared questions to gather information; however, depending on the situation 

in the interview, I raised questions appropriate to the current situation. The qualitative data 

collected from these interviews was converted into text form for data processing by NVivo 12 

software.  

Table 2.1. Interview and questionnaire respondents 

 Questionnaires Interviews 

Experts

  

Investors Local 

authorities 

households (not on the 

list of acquisitions) 

Hanoi 100 2 1 2 5 

Danang 100 2 1 2 5 

Vinh city 170 2 1 2 5 

Total 370 6 3 6 15 

 

After completing the draft questionnaire, I ran a trial questionnaire with ten landless 

households in Vinh city to determine the feasibility and its reliability of the questionnaire. Based 

on the pilot results, I confirmed that the questionnaire used for this study has structural rigour 

and achieves the research purpose. Regarding the survey process, the selected projects were 

located in many local communes (but in the same district) and these districts belong to peri-

urban metropolitan regions. Therefore, based on the stratification method, I selected the study 

site through the geographical location. In particular, the research project acquired land in five 

communes of Thach That district, but during the fieldwork, the research project had only been 

implemented in three communes: Thach Hoa, Tan Xa and Ha Bang. Based on the geographical 

location and the number of households losing land, the stratification method was applied to 

select Ha Bang commune, the locality with the most significant number of households losing 

land. Meanwhile, in Danang, the research project is located in 2 communes of Hoa Lien and 

Hoa Ninh. With most of the project land in Hoa Lien commune, I had chosen this locality for 

the survey process. Regarding Vinh city, the project’s administrative boundary is located in four 

communes, including Hung Dao, Hung Tay, Hung Nguyen town – Hung Nguyen district, and 
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Hung Chinh commune – Vinh City. After using the stratified method, I chose Hung Chinh 

commune as the survey location. The snowball method then applied because I surveyed many 

households and did not know the exact house address of each household. I conducted the study 

in two phases August 2019 (in Vinh city) and January (in Hanoi), and February 2020 (in Danang 

city). The study was conducted before the COVID-19 pandemic reached these regions; 

therefore, my results are not influenced by the effects of the pandemic. 

2.2.2. Used software 

The software is widely used for data collection, analysis, and interpretation. They help 

researchers understand, speed up processes, visualize results, and present their work in the best 

way. Firstly, a geographic information system with QGIS 3.10 software was used. This software 

was used to create maps, compile geographic data, analyse map information, and share and 

discover geographic information. Therefore, a location map of research projects is done with 

this software to help readers better visualize the projects’ geographical locations (Fig. 4.1, p. 

44). The map was also a tool to review land cover changes in 3 provinces and research projects. 

Raw land-cover data were obtained from JAXA and ADPC. For data from JAXA, these maps 

were caculated in 2007 for all three regions, 2015 for the North (including Red River Delta and 

Northen Midland and Mountains), and 2017 for the Central and South regions (the rest regions). 

While the north area’s spatial resolution is 15m, this figure is 10m for the other two regions. 

Overall accuracy is above 90% (kappa factor 0.9)1. This map data has the highest spatial 

accuracy and resolution than other overlay maps in Vietnam, ensuring user reliability (DUONG 

ET AL., 2018). With maps from ADPC, spatial resolution is 50 m with an accuracy of over 90%. 

Mapping data from JAXA was also used to calculate land-use change for the whole of 

Vietnam. The calculation of this change used the land-use transformation matrix. This matrix 

comes from system analysis aiming at quantitative description of the system state and state 

transition, and it is the most common approach used to compare maps of different sources, as it 

provides detailed “from-to” change class information. The traditional area cross-tabulation 

matrix (transition matrix) was computed using overlay functions in QGIS 3.10 software. This 

method is also known as post-classification cross-tabulation. 

Another software applied for this thesis is SPSS 26. It is a comprehensive and flexible 

statistical analysis and data management tool. Therefore, the questionnaires result in the three 

localities are tabulated to analyse and interpret the results obtained. Meanwhile, qualitative data 

are non-numeric, unstructured, and require indexing, searching, and theorizing. Thus, the data 

collected from the interviews was analysed through the NVivo 12 software. This software 

 
1 The kappa coefficient is a form of consensus index to measure the accuracy of a map. A coefficient greater than 
80% represents a high consensus index. 
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helped me to perform a qualitative analysis of recorded interviews. The unit used for analysis 

is the questions in the interview panel. I analysed the data according to each interview question 

to see whether or not there are similar views among the interviewees. Besides, for 15 households 

(not on the land acquisition list) participating in the interview, I created a figure to quantify their 

view on shortcomings in land acquisition and compensation regulations (see in Fig. 8.1, p. 101). 

2.2.3.  Data analysis 

Researchers use a process to reduce data into a story and interpret it to derive insights 

(LECOMPTE, 2020). The data analysis process also reduces a large amount of data into smaller 

pieces, making it more meaningful. On the other hand, MARSHALL and ROSSMAN (2015) 

mentioned that data analysis is a messy, vague, and time-consuming process. However, it is a 

creative and engaging process. Thereby, a block of data is collected and arranged in order, 

structure and meaning. Each data type has a different quality in which everything can be 

described after assigning a specific value to it. Data can also be in different forms, including 

three main data types: qualitative data, quantitative data, and categorical data (MARSHALL - 

ROSSMAN, 2015). Qualitative data is a set of information that numbers cannot measure. It 

usually contains words, articles describing the object. Another aspect is that analysing 

compulsory qualitative data is required to provide an answer to causual factors (MAXWELL, 

2010). In contrast, any data is displayed by the number of metrics known as quantitative data. 

This data type can be distinguished into categories, groups, metrics, calculations, or ratings 

(JUNG, 2019). Finally, there is the categorical data, which is presented in groups (WATSON, 

2014). In this dissertation, I used two types of data, qualitative and quantitative, to find answers 

to research questions. 

Data analysis in quantitative research makes it from nominal data converted into value 

(JUNG, 2019). Therefore, preparing data for analysis is a crucial stage. First, data validation is 

performed to evaluate if the collected data meets previously set standards. This data validation 

ensures that people record each response to the questionnaires. Besides, it also ensures that 

survey participants are the subjects of research need. The data validation will ensure that the 

respondent has answered all the questions posed in the questionnaire. The second stage of data 

preparation is data editing. It means that the respondent sometimes filled in some fields 

incorrectly or accidentally ignored them. Data editing is a process in which researchers have to 

confirm that the data provided is error-free. If inaccuracies are found in the supplied data, the 

questionnaire will need to be removed. The final is the data encryption phase. This is the 

essential data preparation phase, which involves assigning values to the questionnaires. Once 

the data is prepared for analysis, researchers are ready to use different research methods and 

data analysis to draw meaningful insights (KENT, 2015). 



 
 

12 
 

Therefore, for all of the 3 research sites carried out in each metropolitan region, I selected 

12 BSc students from Vinh University for training in the data preparation process. From there, 

I selected official members from 12 BSc students to join the field research group. These are 

students who have had field experience from several previous projects. After two training and 

examination sessions, eight official members were recruited and two survey supervisors 

(including the author). Eight of these official members were divided into four groups (2 

people/group). In each group, one person conducted the questionnaire with the representative 

of the household, and the other one was responsible for filling out the questionnaires. After each 

survey, the team leader was responsible for reviewing the information to check the 

questionnaire’s answers’ accuracy. Finally, they are returned to the supervisor for a final check 

to eliminate invalid questionnaires. After the survey data collection was completed, the 

questionnaires were coded for each research project and compiled into an Excel file before 

being processed by SPSS 26 software. 

Analysing and researching qualitative data works a quite differently from digital data 

because it comprises words, descriptions, images, or symbols. There are several techniques for 

data analysis in qualitative research, but some of the most frequently used methods are content 

analysis, narrative analysis, discursive analysis, and grounded theory (WILLIAMSON ET AL., 

2018). Content analysis is widely accepted and is one of the most frequently used techniques 

for analysing data in research methods (ZAIDMAN-ZAIT, 2014). It can be used to analyse 

document information from text or images. It is up to the research questions to predict when 

and where to use the method. Narrative analysis is a method used to analyse content gathered 

from a variety of sources (FIGGOU – PAVLOPOULOS, 2015). Here, the source can be individual 

interviews, field observations, and surveys. Most of the time, stories or opinions shared by 

people focus on finding answers to research questions. Therefore, I chose content analysis and 

narrative analysis to analyse this qualitative data from the above differences for some qualitative 

data analysis techniques. While the content analysis method will answer whether or not land 

acquisition impacts households’ lives in the affected area, the narrative analysis method will 

quote helpful answers to increase the reliability of the results just shown.
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2.3. Research projects 
Table 2.2. Information of the three selected case studies 

Factors Hoa Lac Hi-tech Park Danang Hi-tech Park Vietnam - Singapore Nghe An 
Industrial Park (VSIP Nghe An) 

Location Hoa Lac Hi-tech Park belongs to Hoa Lac 
Satellite Town located in the west of 
Hanoi. This project is located on both 
Thang Long Boulevard’s sides in Quoc 
Oai and Thach That district, Hanoi. This 
project is in Phu Cat commune, Quoc Oai 
district, Tan Xa, Ha Bang, Thach Hoa, 
Binh Yen, Dong Truc communes of 
Thach That District Hanoi. 

Danang Hi-tech Park is in the North-
western part of Danang city centre 
and on the Danang – Dung Quat 
expressway, linking vital economic 
zones in the Central region. The 
project is in 2 communes of Hoa Lien 
and Hoa Ninh, Hoa Vang district. 

VSIP Nghe An Industrial Park is 
located at the western gateway of 
Vinh city, on the city’s vast East-
West economic corridor. The 
project is located in Hung Nguyen 
town, Hung Tay commune, Hung 
Dao commune – Hung Nguyen 
district and Hung Chinh commune, 
Vinh city, Nghe An province. 

Time Hoa Lac Hi-tech Park was established in 
1998. In 2008, the Prime Minister 
approved the decision to adjust the 
planning, and in 2016 adjusted again. 
However, the project is still under 
construction. As of July 2020, the total 
land area that investors are using is about 
240 ha (40%). 

Danang Hi-tech Park was established 
in October 2010. As of March 2020, 
the project has provided nearly 400 ha 
(54%) of clean land to serve 
investment attraction. 

VSIP Nghe An is the 7th VSIP 
project in Vietnam, commenced on 
September 16, 2015. As of 
February 2021, the project has 
about 198 ha (52%) of industrial 
park land put into operation. 

Planning Hoa Lac Hi-tech Park has an area of 
1,586 ha. This Hi-tech park is divided 
into 11 functional subdivisions: 
- Education and training: 123.53 ha 
- Research and development: 263.15 ha 
- Software: 55.93 ha 
- High technology industry: 391.01 ha 
- Centre: 43.14 ha 
- Mixed: 80.12 ha 
- Housing: 75.5 ha 
- Entertainment and sport: 32.92 ha 
- Tan Xa lake and buffer zone: 150.77 ha 

Danang Hi-tech Park has an area of 
1,128.4 ha.  
- Land for functional areas (for lease): 
329.96 ha. 
+ Hi-tech production zone: 202.58 ha. 
+ Research-development, training 
and business incubation area: 99.93 
ha. 
+ Logistics and hi-tech services: 
27.45 ha. 
- Land for auxiliary works: 280.48 ha. 

The total land area planned for 
construction is 750 hectares, of 
which the planned land area of the 
industrial zone is 367.6 hectares, 
the planned land area of the urban 
and service area is 382.4 hectares. 
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- Traffic and key technical infrastructure 
works: 220.55 ha 
- Trees: 149.37 ha 

- Hilly land, Hoa Trung lake, 
irrigation ditch, and green belt: 
517.96 ha. 

Types of 
investment 

The Hoa Lac Hi-tech Park’s development 
focus is on Hi-Tech industries such as: 
- Information technology, 
telecommunications.  
- Electronics, biology, mechatronics.  
- Machine building, new materials, new 
energy. 
- The list of high-tech products 
encouraged to develop. 

Danang Hi-tech Park invests in 6 
areas: 
- Biotechnology for health, 
agriculture and fisheries. 
- Microelectronics technology, 
mechatronics and optoelectronic 
technology. 
- Automation and precision 
mechanics. 
- New materials technology, 
nanotechnology, new energy. 
- Social network; software. 
- Environmental technology, 
technology for petrochemicals and 
some other special technologies. 

VSIP Industrial, Urban and Service 
Zones are industrial zones 
combining urban and mixed 
services, with a focus on 
developing multi-disciplinary and 
multi-career industries. The 
development focus of VSIP Nghe 
An Industrial Park is light and clean 
industries such as food processing, 
consumer goods production, 
electronics, automobile assembly, 
construction materials and other 
supporting industries. 

Source of 
investment 

The capital is from the state budget and 
especially the ODA fund supported by 
Japan’s government. The total 
investment capital is about 450 million 
USD, 400 million USD is the Japanese 
government's capital. 

The total investment is 8,841 billion 
VND. The capital source arranged for 
the project from 2010–2019 is 
2,510.2 billion VND, of which 
significant capital: 1,482,018 billion 
VND (59% rate), local budget capital: 
1,028.18 billion VND (41%). 
National investors provide this fund. 

The whole VSIP Industrial Park 
project’s total investment capital is 
3,512,714 billion VND, equivalent 
to 157.97 million USD. VSIP 
investors provide this fund. 

Forms of 
land 

acquisition 

Compulsory Compulsory Compulsory 

Source: Hanoi Hi-tech Park Management Board 

Danang Hi-tech Park Management Board  

Southeast Economic Zone Authority
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3. The appearance of land recovery in international and Vietnamese literature 

3.1. Urbanisation and urban forms in Vietnam 

3.1.1. General effects of urbanisation on sustainability in the world 

Urbanism is a unique form of human society (BHANDARI, 2010). To put it simply, urban 
is a residential space organisation, living in a concentrated population with a high population 
density of human communities with principal activities in the non-agricultural sectors (VERANI 

ET AL., 2015). The urban system is an inevitable result of socio-economic development, 
especially in association with the industrial, scientific, and technical revolutions (TUROK – 
MCGRANAHAN, 2013). Therefore, the role of the urban system in territorial development differs 
in each historical period. The city is not merely a crowded place with non-agricultural activities 
or single-function centres, administrative or commercial. Instead of these, the city has become 
a residential space for the population, and it is an important socio-economic development result 
(JARAH ET AL., 2019). The city plays a role as a general centre in its administrative and socio-
economic functions (SURYA ET AL., 2020). Its manifestation is the population’s high density 
with the predominance of urban lifestyles and off-agricultural activities (GWAN – KIMENGSI, 
2020). The city is also home of increasingly modernising infrastructure. Developing the urban 
structure is an indispensable rule of the world’s socio-economic development to move towards  
civilized and modern societies. 

The urban system plays an important role in each country’s development (RANHAGEN – 
GROTH, 2012; HAN – WANG, 2013). Developed countries have dense urban networks with 
profound disparities in population, territorial size, and spatial structure. The advancement of the 
scientific and technical revolution in particular and the social progress, in general, helped the 
urban development and limited many negative aspects of the city (GOI, 2017). These 
improvements also bring urban and rural areas closer through a spatial-social division of labour 
(TACOLI, 2003). Depending on each country’s development conditions, urban centres still face 
many difficulties in sustainable development, e. g. migration from rural to urban areas or the 
question of social justice (KEIVANI, 2010; KALANTARI ET AL., 2019). 

As a result of the above mentioned, urbanisation is a complex socio-economic process 
manifested usually by a rapid increase in the number and size of urban population characteristics 
in developing countries. It is also defined as urban expansion, as the process of concentrating 
population on cities, as the rapid formation of urban population points based on production and 
life development. The various definitions of urbanisation and urban population make it difficult 
to compare the degree of urbanisation in other countries in statistical terms. Governments also 
tend to periodically re-classify rural and peri-urban areas into urban areas, allowing the urban 
population to grow with these decisions. This situation happens also due to the increasing 
urbanisation of adjacent rural or peri-urban areas (PATEMAN, 2011). Therefore, agricultural 
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areas are converted into e. g. industrial and residential areas, then into peri-urban areas outside 
the existing administrative urban boundaries. 

Researchers also examine and observe urbanisation from many different points of view 
(LLOYD, 2012; HOFMANN – WAN, 2013; ASEAN, 2018). From an economic perspective, 
urbanisation is a companion to modern industrialisation. The urbanisation process is a profound 
change in the production occupation and organisation structure of social activities, and 
construction of built-in areas. From an environmental perspective, urban expansion thoroughly 
exploits land resources, and  it reduces the green area and water surfaces. The phenomenon of 
inundation may take place regularly in many coastal big cities. Densely urbanising areas also 
increase the demand for water for domestic use of people and e. g. manufacturing industries. 
This demand is increasingly high, causing e.g. water degradation. From a social geographical 
perspective, expanding urban space may lead to the appropriation of agricultural land, affecting 
national food security and peri-urban people’s lives, as well. 

3.1.2. Situation of urbanisation in Vietnam 

Urbanisation is a term used to describe the complex socio-economic processes involved 
in the transitions from rural to urban living and agricultural to the industrial economy 
(CHAOLIN, 2020). Urbanisation (and therefore land acquisition) is also strongly influenced by 
the natural increase or decrease of the population (WANG ET AL., 2021). As in other developing 
countries in the world, there is a strong natural increase (and therefore a strong density and 
population pressure on periurban areas in Vietnam. This transition is reflected in economic, 
social, and geographical factors in this country.  

Economic factors include e.g. changes in the labour structure by occupation, expansion, 
and production concentration as well as changes in the economic structure by industry and 
territory. The advancement of transport systems and increased agricultural productivity close to 
urban areas are also economic factors reflecting the urban transition (DIEU, 2006). Population 
mobility between rural and urban areas due to urbanisation has resulted in a substantial increase 
in the urban population in Vietnam, which increased from 19.5% in 1990 to 35.5% in 2019 
(GSO, 2020). Significant economic restructuring has also occurred. Between 1995–2020, the 
gross domestic product (GDP) share in the agricultural sector decreased from 27.2% to 14.8% 
and increased in the industrial sector from 28.7% to 33.7% (GSO, 2020). A shift in labour 
resources from agricultural to non-agricultural sectors has also been observed. Employment in 
agriculture decreased from around 28,000 people (65.1%) to nearly 18,000 labour (34.5%) 
between 2000 and 2020, and employment in industry and services increased by 16.3% and 
14.1%, respectively, during the same period (GSO, 2020).   

Population and social factors also affect the urbanisation process. From the era of the 
scientific-technical revolution, people plays an essential role in the production force, the effects 
of population factors on cities are typical (SCOTT, 2007; KIM ET AL., 2009). These population 
factors include migration, population distribution, reproduction, and the age-sex structure. 
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Comparing between rural and urban areas, there are significant differences in population 
indicators, such as the fertility coefficient, family size, and age structure (WORLD BANK, 2011). 
This creates e.g. a large market centres for labour, attracting migrants from rural to urban areas. 
And peri-urbanisation, i.e., the introduction of urban elements into adjacent rural environments 
and the creation of hybrid landscapes with fragmented urban and rural characteristics, is 
occurring in many countries in the world as in the case of Vietnam (QUERTAMP – DE MIRAS, 
2012). However, as urban areas expand into and absorb rural areas nearby, the construction and 
development of urban socio-economic infrastructure have not kept pace with urbanisation. 
Therefore, rapid peri-urbanisation often leads to a large part of the rural population losing their 
land and production means. This situation creates inequality, and it  widens the gap between the 
life quality of urban and rural residents. However, developing better human and physical 
infrastructure in rural areas will facilitate more sustainable growth and urbanisation (BUI – IMAI, 
2018). 

Urbanisation is also impacted by further, geographical factors. First, the distribution of 
the residences in the form of a population cluster system is essential for transitioning to 
urbanisation (WORLD BANK, 2011). During the urbanisation process, production becomes 
concentrated and promoted as mutual relations are strengthened between rural, peri-urban 
population clusters and cities (LAQUAIAN, 2008). The process of urbanisation shapes the 
development of the urban system and the new spatial distribution of residences. Furthermore, 
some physical geographical conditions, such as geomorphological and climatical ones, will 
affect how and where city can develop. That is why most of the big cities in Vietnam are 
concentrated in the eastern region, where the terrain is flatter than the western mountain ranges. 

3.1.3. Urban division in Vietnam 

As of March 2022, Vietnam has 869 urban areas that are classified by the General 
Statistics Office into six urban types based on the position, function, population size and 
density, socio-economic structure, infrastructure, and proportion of non-agricultural workers 
(GSO, 2022; Table 3.1). The two largest cities in Vietnam, Hanoi and Ho Chi Minh, are 
classified as special urban. The remaining cities are classified as urban type I (n = 22), urban 
type II (n = 33), urban type III (n = 47), urban type IV (n = 91), and urban type V (n = 674). 
Vietnam has developed an urban master plan with a vision for 2050, which will create 
favourable conditions for regions and localities to formulate adequate urban development 
strategies. Nevertheless, many regions face challenges and obstacles in moving toward 
sustainable development (LEDUCQ – SCARWELL, 2018). These shortcomings include, e.g., poor 
planning, urban management, a lack of urban management institutions, and fragmented 
construction investments (HUYNH, 2015). The complete lack of investment capital or not in 
rural areas and excessive migration from rural to urban areas also contribute to unsustainable 
urban development (COXHEAD ET AL., 2015). In recent years in Vietnam, the urban area has 
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increasingly shown its role as a driving force and is the locomotive of socio-economic 
development of regions and the whole country. Some difficulties in urban development in 
Vietnam are still happening. For example, urbanisation is fast, but the quality is not high. Many 
urban areas have a high population growth rate, leading to pressure on the infrastructure system 
(LAM – HANG, 2021). 

Table 3.1. Classification of urban areas in Vietnam 

No Types of urban Evaluation criteria 
Functions Population Non-agri 

workers Size Density 
1 Special Urban This is the integrated national 

centre, playing the role of 
promoting the socio-economic 
development of the country. 

> 5 
million 
people 

> 3,000 
people 
per km2 

per whole 
urban > 70% 

2 Urban 
type I 

Under 
Central 

This is a national, regional, or 
provincial integrated centre and 
plays a role in promoting an 
inter-provincial region or the 
whole country’s socio-
economic development. 

> 1 
million 
people 

> 2,000 
people 
per km2 

per whole 
urban > 65% 

Under 
Province 

> 
500,000 
people 

3 Urban type II This is a general centre or 
specialized centre at the 
regional or provincial level and 
plays a role in promoting an 
inter-provincial region’s socio-
economic development. 

> 
200,000 
people 

>1,800 
people 
per km2 

per whole 
urban > 65% 

4 Urban type III This is a general centre or 
specialized centre that plays a 
role in promoting the 
province’s socio-economic 
development or inter-provincial 
region. 

> 
100,000 
people 

1,400 
people 
per km2 

per whole 
urban > 60% 

5 Urban type IV This is a general centre or 
specialized centre at the 
provincial or district level and 
plays a role in promoting the 
province, district, or inter-
district region’s socio-
economic development. 

> 50,000 
people 

1,200 
people 
per km2 

per whole 
urban > 55% 

6 Urban type V This is an administrative centre 
or integrated centre at the 
district level and plays a role in 
promoting the district’s socio-
economic development or inter-
commune cluster. 

> 4,000 
people 

1,000 
people 
per km2 

per whole 
urban > 55% 

Source: Resolution No. 1210/2016/UBTVQH13 
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The urbanisation transition in many regions of Vietnam is moving in the direction of 
“artificial urbanisation”. Urban areas are expanding into rural areas but the infrastructure and 
socio-economic structure have not developed so much to match the level of growth. The 
relationship between urban development and domestic food security and exports is problemous 
in Vietnam (PULLIAT, 2015). Therefore, I suppose that “artificial urbanisation” must be limited, 
and therefore, the state should focus on developing quality urban areas that support sustainable 
growth. Moreover, a focus must be placed on improving urban areas, rationally distributing 
urban population networks by territory, and creating harmonious interactions between rural and 
urban areas that Vietnam needs significant economic growth and needs to increase GDP (even 
due to the growing population). If we consider the population and population density, which is 
already high and inconsistent throughout the country, sustainability is challenging. Another 
factor is that Vietnam has experienced many wars in the 20th century, which has caused e.g. 
considerable economic damage to the country compared to other developing countries with 
fewer wars. This may be another reason why the need for economic growth may be higher in 
Vietnam and this factor may trigger additional land acquisition in the country. 

3.2. Management apparatus and roles of different departments in the land sector in 
Vietnam 

In Vietnam, land administration is a multifaceted concept and activity. In a broad sense, 
land management involves both the protection and control of land use so that land could serve 
people best now and in the future. In this sense, land management includes many things, such 
as protecting the national sovereignty territory against all encroachments. Land management 
also includes inventory, metering, and cadastral mapping. The allocation of land to different 
industries and sectors is also part of land management. Efficient land use, rational organisation 
of land space, and compliance with land use planning are also understood in a broad sense of 
this type of management. In comparison, land management in the narrow sense is the land 
administration’s job in the realm of state administration. In this sense, land management is the 
process of collecting, investigating, describing detailed documents about a parcel. The state also 
defines or adjusts land rights and other properties. The storage, updating, and provision of 
information on land ownership, value and use, and other sources of information related to the 
real estate market and market transactions on land (land mortgage, land conversion) are required 
to perform the function of state management. To fully realise these functions, a land 
management apparatus at state level is a requirement to help operate them. 

In Vietnam, the land management apparatus is establised from the central to local levels 
(Appendix. 1, page 144). The Ministry of Natural Resources and Envỉonmental (MoNRE) can 
be considered the head agency in charge of state management in natural resources and the 
environment. In order to carry out good expertise in land management, a General Department 
of Land Administration was established under the direct management of the MoNRE. This is 
the agency performing the function of advising and assisting the Minister of Natural Resources 
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and Environment to manage the state and organize the law’s implementation on land 
nationwide. Below the Central level are the Department of Natural Resources and Environment 
(at the provincial or city under central) and the Division of Natural Resources and Environment 
(at the district level or a city directly under the province). In the provincial agency, a sub-
department of land management is established to assist the Director of the Department in 
performing state management of land and managing public services in the provinces’ land 
sector. Therefore, in terms of the state management apparatus mechanism of land in Vietnam, 
it is strictly divided in top-down management direction according to the management hierarchy.  

Meanwhile, in the process of land acquisition and compensation, each state agency has 
a separate function and task. They are further divided in Appendix. 2 (page 145). It also shows 
that the Central Government and MoNRE are primarily responsible for the overall management 
and approval of land use plans. Meanwhile, the most prominent authority to acquire land is the 
PPC, followed by the DPC. This leads to the differences in land administration activity between 
different provinces. In comparison, the CPC and some other departments (Land development 
agency, Council for compensation, Father and front in communes, and Police and militia) are 
only responsible for implementing land acquisition decisions by PPC or DPC. This division of 
functions shows the PPC’s massive role in making land acquisition decisions. However, in its 
implementation, it shows overlapping levels of government (DIEP, 2021). This poses a problem 
that when something unfortunate happens, it is not easy to determine the responsibility of the 
parties involved. Therefore, in my opinion, it is necessary to review the authority and 
responsibility of state management agencies from central to local levels in land-use planning. 
This will clearly define the roles and responsibilities of agencies and levels in the conversion 
of land use purposes and land acquisition.  

3.3. The general features of land-use change in the world and Vietnam 

3.3.1. Land-use change in the world 

The land area in the world is estimated at 13 billion ha, of which agricultural land accounts 
for 37.6%, equivalent to 4.9 billion ha (RITCHIE – ROSER, 2019). Farming land accounts for 
about 10% of the world’s land. This land type area increased by 150 million ha (about 11%) 
between 1961 and 2007 (BRINGEZU ET AL., 2014). The trend of cultivated land area growth is 
also different depending on the region. North America and Europe showed a decrease; growth 
was seen in Asia, Africa, and South America. The forest coverage increased by 7.1%, equivalent 
to 2.24 million km2 compared to 1982 (SONG ET AL., 2018). LAMBIN ET AL. (2003) observed 
that deforestation occurs more frequently in the tropics. Temperate climate zones have better 
improvements in afforestation. The area of bare land decreased by 3.1% (1.16 million km2) and 
was mainly reduced due to the loss of agricultural land in Asia because most people in Asia, 
including Vietnam, use bare land for agricultural purposes (SONG ET AL., 2018). 

Built-up land occupied a relatively small area of about 1%–3% in 2005, but it is expected 
to increase to about 260 to 420 million ha (to the rate of 4%–5%) by 2050 (ELETRIS ET AL., 
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2009). As for urban land, this area could be expanded from 40 to 143 million ha in about 45 
years, from 2007 to 2050 (SETO ET AL., 2010). The annual increase in built-up land in the global 
South is about an averagely of 3.6%, while 2.9% is the average increase in the global North. 
The Pacific and Southeast Asia regions witnessed the most considerable land conversion rates, 
at 7.2% and 6.4%, respectively from 2000 to 2030(ANGEL ET AL., 2005). This additional area 
has been converted from about 80% of agricultural land (HOLMGREN, 2006). Although the trend 
of land conversion from agriculture to non-agriculture is large, the global agricultural land area 
is estimated to increase by 10% by 2030 (OECD, 2008). The Netherlands Environmental 
Assessment indicates a similar calculation result, and the expansion of agriculture will be 
concentrated primarily in Africa, Latin America, and Southeast Asia (VAN VUUREN – FABER, 
2009). 

Along with labour and capital, the land is a crucial factor for production in classical 
economics, and land use is considered the agricultural economy’s backbone (WU, 2008). One 
difference in the extent, intensity, and trends of agricultural land use conversion varies between 
developing and developed countries. The loss of agricultural land increased most strongly in 
developing countries, with the lowest rates seen for developed countries (AZADI ET AL., 2011). 
Mostly the population growth and urbanisation process is the reason for this difference. In 
developing countries, where urbanisation is getting higher increasingly, the developed countries 
have relatively more successfully managed urbanisation. However, developed countries still 
face serious problems with urbanisation, such as urban sprawl, even if the magnitude of the 
problem is not so intensive (KUDDUS, 2020). Therefore, it can be said that the conversion of 
agricultural land is considered to be the result of a combination of population growth and 
economic development (HAARSMA – QIU, 2017). 

Although land-use conversion is essential to promote social progress and economic 
development, it also has many undesirable effects. These impacts are divided into three main 
categories: displacement and loss of housing, loss of livelihoods (it includes the loss of social 
networks based on mutual help and loss of formerly shared customs and way of life with the 
neighbours), and degradation and environmental pollution (MENON, 2018). These effects seem 
to be sometimes separated from each other, but they are closely related. Land loss is essentially 
a loss of livelihood, especially for those who rely on primary natural resources. After land 
conversion, people are either relocated to a new area. These resettlement areas are usually close 
to industrial zones or developing areas facing daily pollution (LAN, 2020). Pollution  results in 
environmental degradation, leading to a loss of income for land-dependent communities 
(MENON, 2018). For example, land conversion has had economic implications for some areas 
of the United States: the short-term trend of losing revenue can easily exceed $30 million per 
year (SCHULTINK, 2009). In the other part of the world, the conversion of land from agriculture 
to industry leads to the loss of jobs and households income in the short term in Vietnam 
(NGUYEN ET AL., 2019). In the long term, the conversion of too much agricultural land can lead 
to dangers related to food security and quality of life in both rural and urban areas in this coutry 
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(Nguyen, 2021). A negative effect of this problem is also seen in Indonesia, where a reduction 
in arable land is associated with a decrease in income (NURPITA ET AL., 2017). In Sub-Saharan 
Africa, people here still prefer farming on their land rather than entering urban residential land 
markets (PICARD – SELOD, 2020). 

3.3.2. Land-use change in Vietnam 

During the French colonial period (1884 – 1945), Vietnam was divided into three separate 
regions with different policies: Tokin (autonomous), Annam (French protectorate), and 
Cochinchina (French colony), which are the Northern, Middle, and Southern current regions at 
the present, respectively. Therefore, the application of land law was also different in the three 
regions. In Cochinchina, a system of large ownership of land was developed while public 
ownership and small ownership were maintained in Tonkin and Annam (BONG, 2020). By the 
time of the resistance war against the US (1954–1975), the country was temporarily divided 
into two regions (north and south). After reunifying the country in 1975, Vietnam entered the 
transitional period of creating a state socialist system. Therefore, several land policies were 
implemented, such as the Vietnamese State nationalizing the plantations and lands of the foreign 
bourgeoisie (NHUNG, 2021). Up to now, Vietnam’s territory has been divided into six socio-
economic regions (Appendix. 3, page 146). I assume that this division ensures uniformity in 
terms of natural conditions and socio-economic linkages among localities in each region. 
However, intra-regional connections are still weak, and provinces in the region lack interaction. 
This problem leads to difficulties in the planning and economic development of regions. 

In Vietnam, land can be classified into 13 land usage groups and 31 land usage categories. 
Almost the Vietnamese people live in rural areas and works in the agricultural sector, so one-
third of the land is used for agriculture (FAO, 2019). According to the land use purposes, the 
land is divided into three mainland groups: non-agricultural, agricultural, and unused land. 
Agricultural land is divided into the land for production agriculture, forestry land, aquaculture 
land, salt-making land (only located at the seashore), and other agricultural lands. Land for 
production agriculture includes annual cropland (paddy land and other short-term cropland) and 
perennial cropland in agricultural land. The forest land is divided into protection, production, 
and special-use forest land. Appendix. 4 (page 146) shows that the farmland area increased 
steadily during 1995–2018 from 18.3 to 27.3 million ha. The most significant difference is that 
unused land plummeted from 11.7 to 2.1 million ha in the same period. It shows that the use of 
land resources for different purposes has been promoted. 

Three-quarters of Vietnam’s land area belongs to the mountains and midlands, accounting 
for about 25 million ha. The size of alluvial land is relatively small, only about 3.4 million ha 
(accounting for more than 10% of the country’s natural area).  

Today, the types of land used in agriculture are mainly alluvial soils, grey soils, and acidic 
soils (MoARD, 2008). However, with the rapid population growth trend, the pressure on the 
demand for land exploitation and use will continue to be a concern. Besides, the industrialisation 
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and modernisation of the country also put much pressure on the land. The planning of many 
provinces and cities reveals the limitations and irrationalities in allocating land funds to sectors 
and fields by some Vietnamese researchers (VINH, 2020), in which the conversion of land use 
purposes is common. It is forecasted that by 2030, the area of paddy land will be reduced to 3.8 
million ha, and the need to convert paddy land for other purposes will continue to increase by 
about 500,000 ha (MoNRE, 2015). This growth puts tremendous pressure on land resources and 
the environment, primarily agricultural land, and this pressure may be an intensification 
production pressure on the remaining lands as well. 

Fig. 3.1. Land cover and land cover change in Vietnam (between 2007 and 2015/2017) 

 
Note: (1): Land cover map of 2007; (2): Land cover map of 2015 in the North and 2017 in the 

Central and South; (3) Map of land cover change from agricultural categories to urban land 

according to spatial distribution. 
Land conversion has different effects on the types of land use. Paddy land in Vietnam is 

concentrated in two main areas, the Mekong and Red River Delta (Fig. 3.1). The rice land area 
decreased by 2,572 km2, equivalent to the disappearance of more than 7% of this land type in 
the 2007–2017 period, in which half of the rice land area is converted to urban land. The total 
area of agricultural land (total area of categories: Rice; Crops; Orchards; Grassland; Forest; and 
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Mangrove) converted to urban land is estimated at 9,300 km2 2. This transformation is also 
mainly concentrated in the Southeast and Red River Delta region, which contains the two largest 
cities, Ho Chi Minh City and Hanoi. This change was also verified by statistics on population 
density in Vietnam in 2019. Accordingly, the Red River Delta and Southeast are the two regions 
with the country’s highest population density, 1,060 people/km2 and 757 people/km2. These 
two areas are also the most attractive destinations for inland migrants. Inside Vietnam, up to 
1.3 million people have migrated to the Southeast, accounting for more than two-thirds of the 
total number of inter-regional migrants nationwide (ASEAN VIETNAM, 2020). 

Furthermore, these changes tend to concentrate in the east, which is adjacent to the South 
China Sea (Vietnam calls East Sea) (Fig. 3.1). This development trend is to take advantage of 
the long coastline located there. It helps localities to more convenient to trade, trade 
domestically, and internationally. The expansion of urban centres to the east is also aimed at 
developing coastal tourist destinations. The number of sea tourists annually accounts for 70-
80% of the total number of tourists (WORLD BANK, 2019). Income from this type of tourism 
also accounts for a high proportion of the tourism income of the country. This figure also shows 
the vital role of marine tourism in the economic development of the country. 

There is a mismatch when comparing data published by the General Statistical Office of 
Vietnam (GSO) with calculations based on land cover maps. While non-agricultural land is 
reported to have increased, this layer’s area showed a 21.5% decrease when verified by my land 
cover map (Appendix. 6, page 147). Published figures are those in the planning scheme for 
land-use change projects. However, slow progress, inefficiency, misuse, and waste still occur 
in many projects. In 2019, there were 1,878 projects delayed in progress, of which land 
acquisition was the main reasons for this delay (1,267 projects). There are many reasons for this 
delay, but the main reason comes from the difference in compensation price and the market 
price of the land plot. 73,992.96 ha of land was found to be violated and delayed in project 
construction. In particular, industrial zones’ construction is rampant, but the occupancy rate 
remains low, leading to a decrease in land-use efficiency. By 2019, Vietnam had 373 industrial 
zones established with a total area of 114,400 ha, accounting for 56.9% of the total planned land 
area. Of these, there are 280 industrial zones put into operation, and 93 zones are in the 
construction and infrastructure stage. The occupancy rate in industrial zones is low, about 
57.4%. Some localities also have lower occupancy rates than the national average (Data 
collected from the reports of MoNRE).  

According to the statistics, the transformation of land use purpose is occurring in all 
provinces (Fig. 3.2, p. 25). The current trends are converting forestry land to agricultural 
production land; converting agrarian land to developing urban areas and industrial zones; 
converting mangroves to aquaculture, and converting barren land and hills to afforestation. The 
North Central and Central Coast area witnessed the most remarkable change in all three land 

 
2 This figure was calculated by the author through the change the number of pixels of the land cover map 
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groups. The provinces with the increasing agricultural land area are mainly converted from 
unused land. The size of agricultural land lost is concentrated at the two poles (North and South) 
of the country. The non-agricultural land area declined in two highly developed regions of 
Vietnam, the Southeast and the Red River Delta. The Mekong Delta region shows a decrease 
in both agricultural and non-agricultural land in most provinces. The reason is that this area 
loses about 500 ha of land each year and erosion rates up to 30–40m/year occur in many places 
along the coast and riverbanks. The cause of this phenomenon is partly due to the impact of 
upstream exploitation of river basins and the impact of climate change. This area currently has 
265 riverbank and coastal erosion points with a total length of 450 km (MoNRE, 2015). 
Fig. 3.2. Changes in land use area by provinces by the statistics of the MoNRE (2011–2018) 

 
Note: (1): Agricultural land growth; (2): Non-agricultural land growth; (3): Unused land 

decrease 

Therefore, it proves that rapid urbanisation has been a significant highlight in the 
development process of Vietnam in recent decades. In 1990, Vietnam had only about 500 cities 
and towns (the urbanisation rate was about 17%). By 2019, the number of urban in Vietnam 
had increased to 846 (MoNRE, 2019). In 1986, Vietnam’s urban population was under 13 
million, but by 2019, that number was 37 million (WORLD BANK, 2020). Cities have become a 
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pillar of economic development. Urban economic growth is twice the national average, 
contributing over half of the gross domestic product (VAN TROTSENBURG, 2015). However, 
the urbanisation process in Vietnam is not uniform. The number of urban areas in the Northern 
Midlands and Mountains is the highest, but the Southeast has the most concentrated urban 
population. The part of the reason why some people move to the Southeast urban areas is that 
they can earn more money there. Vietnam’s urban development and distribution process is 
influenced by the country’s socio-economic development and industrialisation. Accompanied 
by the development of industrial centres is the development of new urban areas. The five cities 
directly under the Central Government, including Danang, Can Tho, Hanoi, Hai Phong, and Ho 
Chi Minh City, play a crucial role in distributing each geographic-economic region’s population 
structure. Generally, urban residents in these five cities account for nearly 50% of the country’s 
total urban population (MoNRE, 2020). 

Vietnam is characterized by urbanisation in rural regions, as well, that is, this process 
transforms agricultural villages and communes into urban districts and wards. Urban 
development and growth in Vietnam are relatively late and slower than in some countries in 
Southeast Asia (WORLD BANK, 2011). Urban development is not uniform across regions, and 
there are many differences between areas in geographical features. For example, deltas and 
coastal regions develop faster than mountainous and upland areas (see Fig. 3.2). In other words, 
the decisions of provinces want to increase the urban population to quickly upgrade urban areas. 
These provinces expand the urban areas by merging villages and communes featured by 100% 
agricultural production into urban areas to form new wards or districts. This reality is why most 
urban areas still have agricultural land or are unused for urban development. Agricultural and 
unused land accounts for 1,036.56 ha in urban land nationwide, accounting for 61% of urban 
land. Meanwhile, 605,870 ha of non-farmland (including land for public purposes, production 
and business, offices, other specialized lands, and the remaining land) accounts for 37% of 
urban land. 

The trend of changing land use purposes in urban areas is to reduce agricultural land, 
unused land and increase non-agricultural land. The growth in the non-farmland area is mainly 
due to expanding urban land, land for industrial zones, and construction activities. The size of 
urban land increased due to the conversion from agricultural land, of which rice land was the 
primary type of ground before. In 2011–2015, Vietnam converted 89,400 ha of rice land to 
urban land (published by MoNRE). In a broader view for the 2007–2017 period, the converted 
area was estimated at 125,900 ha3.  

 
3 Data calculated by the author through the land cover maps of the PhD research. 
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3.4. Land tenure and land recovery in the world and Vietnam 

3.4.1. Land tenure and ownership in the world 

Land is a precious resource, and its management in each country is covered by specific 
regulations (WASHIM ET AL., 2014; ASHLEY, 2016). Land use rights and land tenure systems 
are critical to efficient agricultural production, the elimination of poverty and conflict, and for 
social equity (GTZ, 2016). For instance, land law in the USA provides for recognizing and 
promoting private land ownership (VICENT ET AL., 2020) and citizens’ fundamental rights are 
strictly protected. In Brazil, the majority of the land is controlled either by the government or 
the economic elite, often in the form of “great estates” known as Latifúndios (from Portuguese) 
(ILANA, 2015; APARICIO ET AL., 2013). Similarly, land tenure in Chile still exists with the 
military government as a strong concept of “private property” (JORGE, 2015). Meanwhile, land 
tenure in other parts of the world as Africa has witnessed a complex evolution, with the 
existence of a mixture of customary, religious, and statutory agreements being important 
features defining land ownership (COTULA ET AL., 2004; MWANGI, 2006). 

In European, in Western European countries, more diversified forms of ownership may 
respond to future development (SWINNEN, 2002). For example, land ownership is greater, and 
ownership may cover horizontal division of space as well as resources below ground level 
(PAUL – TOMMY, 1999). In the UK, land ownership is divided into three main categories, 
namely, private, state-owned and community-owned (HOME, 2009). In France, the law makes 
ownership of property sacred and inviolable; no one has the right to force others to cede their 
ownership rights. There exist two primary forms of land ownership in France, namely, private 
ownership of land and state ownership of land and public construction works. Public property 
includes public land whose defining characteristic is that it cannot be bought and sold. In cases 
where it is necessary to use the land for general purposes, the state has the right to require 
private landowners to cede ownership through a fair compensation policy (ROGER, 2009). In 
Spain, in Andalusia, although land ownership by enterprises has increased in recent times, 
private land ownership still dominates (APARICIO ET AL., 2013).  

Today, the countries of Eastern Europe practice a regime of land multi-ownership, and 
they recognize private ownership. For Eastern European countries, a most common feature in 
the pre-transition period (before 1989) was a public land regime and large-scale collective 
farming (WEHRMANN, 2010). Immediately following the end of communism, these countries 
moved toward reintegration into the system of European countries with market economies. A 
land privatization process was adopted, and private land ownership was identified as a priority 
in the regime’s land tenure reforms.  

Some countries in the Southern Caucasus and Western CIS developed on a model similar 
to that followed in Eastern Europe after the economic transition in the 1990s, with only Belarus 
still limiting private ownership (RENEE – DAVID, 2001; WEHRMANN, 2010). In recent times, 
some of these countries (e.g., Ukraine) have been under pressure from Western investors that 
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the latter want to rent out some Ukrainian land (HUMENYUK, 2020). Meanwhile, Central Asian 
countries implemented rather different policies on land ownership. For example, Tajikistan and 
Uzbekistan maintained the economic and legal models, and the agricultural system, those left 
as legacies from the Soviet era (USAID, 2007). Land in these two countries is still owned by 
the State and is transferred to farmers by land tenure agreements. Land can only be privatized 
in such post-soviet countries that recognize private legal ownership of agricultural lands, such 
as Kazakhstan and Kyrgyzstan. Turkmenistan has also officially recognized private land 
ownership but with limitations on transferring land from the state to the collective (LERMAN – 

SEDIK, 2009).  
In Asia, in the Association of Southeast Asian Nations (ASEAN) countries, six states 

(Thailand, Malaysia, Indonesia, Philippines, Cambodia, and Timor-Leste) choose to have 
multiple land ownership (MARCUS ET AL., 2013). Two countries maintain all-people ownership 
systems, namely, Laos and Vietnam (MICHAEL, 2017; NGUYEN, 2021). Only Myanmar retains 
the complete state ownership system (FAO, 2016). In China, the land is owned by the state, 
including state ownership and collective ownership, in which all urban land belongs to the state 
(HUANG, 2017). Rural land and city suburbs, apart from the land prescribed by law, belong to 
state ownership, the rest is collective ownership. In Korea, land ownership is private, but when 
the State needs to use the land for general purposes, it still has the right to recover the land (with 
compensation) (KIM, 2020). 

3.4.2. Land tenure and ownership in Vietnam 

Appendix. 7 (page 148) illustrates the operation of land ownership rights in Vietnam 
under the current land legislation (Land Law 2013). In Vietnam, the land is a national property 
and does not belong to anyone except the State. Therefore, the only legal representative for the 
entire population is the State, with full powers to modify the land laws. The aim is centralization 
of the administration and unified management by the State for the benefit of society in general 
and of land in particular. In Vietnam, the all-people system of ownership of land is understood 
as the institutionalization by the law of the land ownership relations, characterized by a 
mechanism to divide the owner’s rights among different entities. The Vietnamese government 
has a unique role in the country as the owner representative and as a unified land management 
agency. Consequently, the vital role of State agencies in land management is undeniable. 

In Vietnam, land ownership includes the right to use, possess, and dispose of the owner’s 
land. Ownership rights are expressed as the State’s rights, as the representative of the people, 
to hold all land capital in the country. However, this right may be assigned by the State to land 
users for a particular period of time, e.g. agricultural land is for 50 years. Land use rights are 
the right to exploit beneficial land properties for socioeconomic development and for the land 
users’ specific purposes. From an economic perspective, land use rights are of great importance 
because they satisfy the needs of, and bring material benefits to land users. The right to dispose 
of land determines the legal fate of the land. It is the most fundamental right in Vietnam because 
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only the government can dispose of land, through one of the eight criteria detailed in Appendix. 
7 (page 148). 

In other words, in Vietnam, land users are only given tenureship and use rights by the 
State, and the remaining rights belong to various State management agencies, giving the State 
the power to decide to whom land is allocated and from whom land is acquired. This enables 
the State to recover land from users when needed, for which users will receive compensation 
under the law. Nevertheless, the total power of the State is clear, and this can be seen as 
inequality by land users, knowing that their land can be taken away at any time for national 
development. 

3.4.3. Land recovery in the world 

Land recovery (or land acquisition) is a land management system applied in almost every 
country worldwide to serve some purpose. First, it is the vehicle to provide land for public and 
social facilities (KOMBE, 2010). This goal exists only for the needs of the state to ensure public 
economic and social conveniences. The land reserved for these purposes is usually not to be 
provided by the private sector. Second, in the case of ineffective private activities, it can 
overcome the economic and social shortcomings (AUGUSTINE ET AL., 2016). Land acquisition 
can be used to achieve levels of efficiency that cannot be achieved by individual organisations, 
that depend on the purpose and scale. Land recovery guides the development and reallocation 
of land for more essential purposes. It limits the spread of cities to neighbouring areas, or areas 
that are not needed in order to conserve agricultural land (ZHU ET AL., 2018). Finally, the land 
acquisition brings more social equity in land distribution (BOUDREAUX, 2010; KESWELL – 

CARTER, 2014). This approach helps the poor to access land more easily because government 
intervention stabilizes price escalation. Consequently, the legal requirement in most countries 
is fair compensation to the parties whose land is acquired (KAUKO ET AL., 2010). 

Compulsory land acquisition is a government right to recover private land for public use 
without the landowner’s consent. This tool ensures that the government has land to build 
essential infrastructure (FAO, 2008). However, there are still controversies about compulsory 
land acquisition both in theory and in practice. In practical terms, some costs that have been lost 
by land acquisition (especially human costs) can exceed the value of standard compensation 
packages (LINDSAY, 2012). These costs can be mentioned somtimes as disrupting community 
cohesion or changing livelihood patterns and living habits. The lost costs can also be multiplied 
if the claims process is not handled well. The consequences of this land acquisition are also 
quite diverse. Some people have lost their homes and land (and some people lose “only” their 
land but not their homes), and some have lost their livelihoods (KOMBE, 2010; GIRONDE – 

PEETERS, 2015). Meanwhile, positive outcomes are observed in the Northern European 
countries, such as Finland, Norway, and Sweden, because their transparency has brought a sense 
of credibility to negotiating compensation costs (KOTILAINEN, 2011). 

Several studies globally on land acquisition and compensation have shown that farmers 
whose land has been recovered can be vulnerable for different reasons. There are two main 



 
 

30 
 

reasons. First, compensation standards have not yet met the damages that households have had 
to suffer; second is that security for future livelihoods is not guaranteed. Many countries do not 
have national laws that comply with internationally recognized standards (TAGLIARINO, 2017; 
NOTESS ET AL., 2020). Households who lose land in e.g., Brazil, South Sudan, Ethiopia, and 
Afghanistan are in a situation of inadequate compensation under their land governance 
assessment framework (WORLD BANK, 2016). In most cases, landless households face 
landlessness in Nigeria and homelessness in the People’s Republic of China and the Republic 
of South Africa. Joblessness and morbidity rates increased in India, Kenya, Indonesia, Nigeria, 
and the People’s Republic of China in the long term, as well (EERD – BANERJEE, 2013). 

As a negative result of land acquisition, dissatisfaction over land acquisition issues can 
occur worldwide (CLETUS, 2016). For instance, in Ghana, the state has acquired about 20% of 
the country’s land area, and it has caused inequity in compensation and delays in compensation 
payments. These problems have caused the loss of trust among Ghanaians in the state (LARBI, 

2009). In Nigeria, conflicts arise because people underestimate compensation and ownership 
transfer problems during land acquisition (KUMA ET AL., 2019). Meanwhile, in Botswana, 
people’s dissatisfaction is often related to misinterpretation of legal frameworks due to the low 
perception of affected owners (LEKGORI ET AL., 2020). In China, public discontent is often 
associated with the compensation process and standards, compensation method, and 
distribution (WANG, 2013). In Malaysia, emotional factors and land acquisition notification lead 
to landowners’ dissatisfaction (OMAR – ISMALI, 2009). From the synthesis of the studied 
researches, I make a judgment that land acquisition results are diverse, positive, and negative. 

3.5. Legal system in Vietnam relating to land acquisition 

3.5.1. Legal change over time 

The philosophical basis and the economic-political system are the foundations of laws. 
Vietnam is a country with a socialist-oriented market economy. Karl Marx’s rent theory is 
widely utilised in the Vietnamese legal, political, and economical system. Legal provisions on 
compensation for land and resettlement for people are made according to arguments about land 
value consistent with Marx’s political economy. Nevertheless, these regulations have been 
gradually revised to suit the market economy mechanism (WORLD BANK, 2011). From Table 
3.2, it can be seen that, for instance, compared with the early stage of the Doi Moi process 
(1986-1991), the 1987 land law still lacked many provisions, and the legal system enacted at 
that time did not meet the country’s renovation situation. For example, the State has not yet 
allowed land users to transfer land use rights because, at this stage, the value of land use rights 
had not been recognized. In the period from 1993 to 1998, Vietnam’s land law stipulated that, 
enterprises could only lease land to implement investment projects (leasehold), and they did not 
have the right to use land in the form of land allocation (freehold). This regulation is consistent 
with the Vietnamese interpretation of Marx’s political-economic theory and the regulation in 
line with capitalist political-economic thought. The essence here is to eliminate absolute rent 
and direct investors to create profitability in the investment process that cannot be profitable in 
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trading raw (uninvested) land. Due to the pressure of the development process of the real estate 
market in practice, the original provisions of the 1993 Land Law and the Ordinance on the rights 
and obligations of domestic organisations for land allocated or leased by the state in 1994 had 
to step back step by step. The Law on Amending and Supplementing some Articles of the Land 
Law of 1998 accepted a step forward about the mechanism of state allocation of land for some 
types of investment projects.  

According to Article 38 of the Land Law of 2003, there were 12 situations about land 
acquisition in Vietnam. However, these 12 situations have been divided into four groups in the 
Land Law of 2013. In particular, group 1 mentions land acquisition for defence and security 
purposes (art. 61), and group 2 refers to land acquisition for socio-economic development for 
both national and public benefit. According to my interpretation, the Land Law of 2013 has 
become narrower in this regard, because the state will only recover land for projects ratified by 
the National Assembly or the Prime Minister. The provincial-level People’s Councils shall 
consider some cases for adopting land recovery policy (art. 62). In Vietnam, the provinces are 
representative of the State. Among these groups, group 3 relates to land acquisition due to 
violation of the law, primarily when the land has been allocated or leased, but is unused (art. 
64). Finally, group 4 talks about land recovery due to stopping land use by law, voluntarily 
returning the land (art. 65). 

Voluntary land recovery is also specified in Vietnam, and investors highly appreciate 
these procedures when there is a change in the form of land acquisition compared to the past. 
However, there are still many shortcomings in the process of land acquisition according to the 
current land law. These shortcomings lead to households who do not comply with decisions of 
the state about land acquisition. This problem comes from the land system of compensation 
(land price) and the policies done before and after land recovery, which does not correspond to 
the market and the actual benefits of recovered land. It is a significant inadequacy for the 
implementation of the law on land acquisition over time. 

Fig. 3.3 describes the compulsory and voluntary land acquisition mechanism in Vietnam. 
The state management system in Vietnam is generally divided into four levels. The highest 
government is followed by the People’s Committees (PC) at all levels from province to 
commune. Each government level has its functions and duties in land allocation, but the PPC is 
considered the most responsible agency for land use planning. Therefore, depending on the 
advantages of geographical location and the locality’s economic development goals, each 
province will have different development paths for the land of that locality. Before establishing 
the Land Law of 2003, the PPC was almost the ultimate agency for the approval of small to 
large land acquisition projects. However, to speed up project approval and boost the economy, 
the Land Law of 2003 allowed the DPC to approve several small projects by passing the PPC. 
The state has the right to allocate land to land users and also the right to compulsorily acquire 
land with these entities. This fact shows that the government’s power in Vietnam is strong, and 
it quickly leads to resolving disputes regarding land acquisition. 
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Fig. 3.3. The illustration of compulsory and voluntary land acquisition 

 
Source: author’s compilation 

Table 3.2 presents Vietnam’s land law development process related to land acquisition. 
The legal land policy offers a more consistent socialist-oriented market mechanism compared 
to before. The rights of land users are increasingly guaranteed to create more favourable 
conditions for land users. It also gives investors to feel secure in their investment in the field of 
land. A prominent point in the change is that since the 1993 Land Law was formed in Vietnam, 
the land market in the western sense has begun to appear (LABBÉ – MUSIL, 2013). However, 
there are still many shortcomings related to the land acquisition that need to be revised. Current 
legislation only defines the concept of land compensation but does not represent the concept for 
other assets such as buildings, plants, and livestock. Thus, I noticed that lawmakers in Vietnam 
still rather focus on the manager’s side rather than the people’s damage. In essence, the object 
of the acquisition is “land”, and not any other asset. Meanwhile, land users’ loss will include 
both land use rights and property rights on the land. This situation is a cause of inconsistency 
in land law enforcement when the state recovers land (NGUYEN ET AL., 2018). 

In general, in the 35 years of reforming the country (from 1986 to 2020), Vietnam has 
had four significant amendments to the Land Law. However, in my point of view, these 
modifications are still not radical and do not address the root of the problem. The amended and 
supplemented land policies and laws have not met the full expectations of society (NGUYEN – 
TRINH, 2021). Besides the positive results contributing to socio-economic development, the 
2013 Land Law revealed many shortcomings. Notably, land acquisition regulations for socio-
economic development are not clear, on which projects are subject to compulsory land 
acquisition, especially regulations on land acquisition prices. 

 



 
 

33 
 

Table 3.2. The development of land laws and policies in Vietnam 

Policy documents Year Important pieces of information regarding land acquisition 
1st constitution 1946 According to article 12: “the right of private ownership of property by the 

Vietnamese people is secured.” 

Agricultural 
revolution 

1953 Ownership of land was transferred from the owner to the renters. 

Second constitution 1959 State, collective, and individual proprietorships were recognized (Article 
11). Farmers’ land ownership was also identified but encouraged 
cooperative ownership. 

Third constitution 1980 The state manages the land (Article 20), so it only recognizes the entire 
people (Article 19). The state allots and acquires land as planned. 
Agricultural cooperatives utilised the land. 

Doi Moi 
(Reform) 

1986 The land is allocated to individuals by the state for use in the long-
term. The government established the land administration system. 

1st Land Law 1987 Individuals’ land use rights are guaranteed. All land transactions are 
carried out according to the state's decision. Land had no value. The land 
market was not recognized. 

Fourth constitution 1992 The market economy with state management is accepted. “Land is owned 
by all people” (Article 17). The State acts as the representative of the 
owner and allocates land to users (Article 18). 

Second Land Law 1993 Land prices are recognized and regulated by the state. People have the 
right to own and use the land but no right to dispose of it. The land is only 
recovered when investing in developing projects. Economic organisations 
can only access land through the form of land leased from the state. 

Amend and 
supplement land 

law 

1998 
 
 

2001 

(i) Land allocated by the state to domestic economic organisations is to 
implement housing business projects and projects in exchange for land for 
infrastructure; (ii) These organisations may obtain capital contribution by 
land use rights from land users; (iii) Improving the land expropriation 
mechanism and settling compensation and resettlement for people. 

Third Land Law 2003 All entire people’s ownership is still recognized. This law specifies the 
rights and responsibilities of users and management agencies on land. The 
state accepted the market land price and improved the equality of domestic 
and foreign investors. Organisations may choose the form of allocated or 
leased land from the state. Restriction of compulsory land grabbing and 
recognition of voluntary land transformation. Specific provisions on 
settling compensation and resettlement issues. 

Decree 84 2007 There are specific provisions for using land without legal documents to be 
recognized as land use rights. Foreign investors can implement housing 
projects. Transparent regulations and procedures were promulgated for 
compulsory land recovery mechanisms and ensuring benefits for those 
who are affected. 

Fourth Land Law 2013 The state clearly defines rights to land (8 rights). The law specifically and 
entirely stipulates that land acquisition, compensation, and resettlement 
support will ensure openness, transparency, and people’s rights having 
recovered the land. Release the announcement of the land price list on 
January 1 every year. 

Decree 01 2017 To amend and supplement several contents related to compensation when 
the land is reclaimed by the state such as supporting to stabilize productive 
life; supporting training, changing, and searching for a job. 

Source: Extended by the author according to World Bank (2011) 
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3.5.2. The forms and procedures of land acquisition in Vietnam 

According to current legal regulations, there are two forms of land acquisition in Vietnam 
for implementing a project. In the first form, the state acquires land when the projects are related 
to national defence, economic development, or national and public interests. In the other form, 
domestic and foreign investors are directly negotiating with land users to get the people’s land-
use rights for ground clearance and project implementation after the project has been approved 
(outside the state budget). 

The regulations have defined two kinds of state-owned projects which depend on the 
project’s scale. Large-scale projects are called provincial projects, decided by the PPC, which 
directly supplies related concrete guidance. By comparison, a small project is called a district 
project, which the PPC will authorize the DPC to command directly. After that, the PPC or DPC 
will set up a ground clearance compensation group to perform tasks, such as negotiating with 
the people on compensation. With projects outside the state budget (international and national 
investors), the PPC approves the project. Then, the domestic and foreign investors can directly 
agree with the people on the compensation costs. In reality, investors, especially international 
investors, usually hire brokerage companies to work with households whose land is recovered. 

In theory, it can be interpreted that these forms of land recovery have harmoniously 
resolved benefits among different entities: the state, investors, and people whose land is 
acquired. However, there are still many shortcomings in the implementation process, causing 
social conflicts, because according to current Vietnamese land law, all citizens own the land, 
and the state represents the people as the landowner. Land users can only exercise powers after 
the state recognizes them through granting land-use rights certificates. Land-use rights 
transactions are only legally significant after approval by competent state agencies through the 
correction of cadastral records. In any case, as land is state-owned, only a government-regulated 
agency can implement acquisition. As a result, with the projects funded outside of the state 
budget, if the land user does not agree to transfer or demands such a high price that the investor 
cannot afford, the government also has no right to recover land from land users in these cases. 
In order to understand such procedures of compulsory land acquisition, these processes are 
described in Appendix. 8 (page 149). 

3.6. Compensation method 

3.6.1. Compensation methods in some countries in the world 

The heart of land acquisition is compensation, whether it is compensated in finance or an 
alternative product (FAO, 2009). The loss of land and means to make a living is the result of 
the government’s action. Hence, compensation is a form for the state to pay for these mentioned 
losses of households. It needs to be based on equity principles so that at least, property-
expropriated people do not lose out (KEITH ET AL., 2008). “How much the government has to 
pay to get land from its people?” is a common question almost in every country. Before deciding 
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to invest in land, such as improving the quality of land, the landowners realised that their land 
could be confiscated by the government and converted to public goods. It means that the state 
will also recover investments made by previous land users. Without any compensation, 
landowners will calculate to prevent their assets from being lost and only focus on exploiting 
the maximum benefits brought by that land (SIHLOBO – KAPUYA, 2018). If the payment is only 
related to the land’s value, and not the assets, as well, then the owner will stop thinking of 
“overinvesting” because the landowner may underestimate the return involved in investing in 
this land. Thus, these changes make it difficult for the land owners to optimize land use, and 
the absolute land rent may also decrease.  

“Just compensation” is a stable theory in the United States (TURNBULL, 2010), and it has 
also been used in other countries like Germany, Poland, and Norway (WINRICH VOSS, 2010). 
In this view, the terms of compensation compel governments to guarantee total damages to 
owners if the government seizes property (STOHLER, 2019). However, the reality is according 
to some authors that compensation in this form is ineffective (MICELI – SEGERSON, 2007). This 
conclusion arose because paying full payment created a greater incentive for owners to use more 
capital than efficient (BLUME ET AL., 1984). Using more capital also means they will be 
compensated more under this method. This problem has also begun to arise in some countries 
like the Republic of Korea. When households know the information that their land is about to 
be acquired, they begin to “invest” in outrageous things on the ground to receive more money 
(LEE ET AL., 2012), and this phenomenon also often happens in Vietnam. This situation causes 
losses to the state, and it is challenging to verify compensation rates for land-acquired 
households. In other words, the full compensation approach allows landowners to bypass 
private improvements to increase the social value if the property is used for public purposes 
(CALANDRILLO, 2003). Adequate compensation also falsifies private owners’ decisions about 
developing the land (ADLERS ET AL., 2017), and it skews the market for inefficient land 
development. Again, this inefficiency grows as owners are fully compensated regardless of the 
possibility that their land investments will have no social value if their land is used for public 
purposes in the future (GODBY, 2001). 

The land compensation modes in Eastern and Central European countries also show 
differences according to the type of land management in each country. For instance, in 
Romania, compensated people have an interest in the property seized and not just someone who 
has a title (GROVER ET AL., 2008). In Hungary, land expropriation can be initiated by the State, 
local municipalities, or any organisation serving a public interest purpose (if this is specified in 
the law). The amount of compensation is determined based on an independent expert report 
(FLACHNER, 2007). This can also cause controversies in Hungary, as well. There are also 
differences between developed and developing countries regarding adequate compensation for 
those whose land is acquired. For example, in Bangladesh, the villagers complained that the 
government ignored the land classification factor when implementing compensation (ATAHAR, 

2013). Pakistan has applied a fixed payment amount to prevent speculation through which land-
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expropriated people take more land for more settlement (HULL, 2008). In some African 
countries like Mozambique, Ghana, and Tanzania, the difference between conventional and 
legislative processes is large, so it has limitations in compensation (GERMAN ET AL., 2013). 
India’s land acquisition process shows no transparency, and the compensation and resettlement 
packages offered to former landowners are often outdated, incomplete, or based on artificial 
low land values. This situation is under fierce controversy (MAHALINGAM – VYAS, 2011; PAL 

ET AL., 2020). In China, compensation lacks partially social security support to help land-
acquired people improve their labour market competitiveness (HUI ET AL., 2013; LIN – HO, 

2005). Malaysian law requires the state to provide adequate compensation, but how fair it is, is 
not well defined (ALIAS – NASIR, 2015; ROHANI ET AL., 2019). These examples are a small part 
of the many ways in which compensation is paid in many countries. However, it has also shown 
much controversy about making compensation payments more reasonable (OLANRELE ET AL., 

2017).   

3.6.2. Mode of compensation for compulsory land acquisition in Vietnam 

Land is a topic that always receives attention from the researchers and the public. In 
particular, whenever mentioning land acquisition, people are always interested in the amount 
of compensation they receive. In Vietnam, the principle of compensation for land when the state 
recovers that is: “Compensation is made by allocating land with the same purpose of use as the 

type of recovered land; if there is no land for compensation, compensation will be made in 

cash” (Cl. 2, Art. 74 of the 2013 Land Law). One of the bases for determining compensation 
for land is the land price, which is determined through the following 6 steps in Appendix. 9 
(page 150). 

Land is a commodity that has the ability to vary continuously, and the price of land at 
different times is usually different. Therefore, it is important to determine the time of 
compensation land price when land is acquired. According to Art. 114, the land law of 2013 
stipulates: “The determination of specific land prices must be based on the survey, collecting 

information about land plots, the market price of land, and information on land prices in the 

land database; application for appropriate land pricing method. Based on the results of 

consultancy on land price determination, the provincial land management agency submits to 

the land price appraisal Council for consideration before the People’s Committee of the same 

level decides”. Therefore, the law stipulates that the time for determining compensation land 
price is when there is a legal decision made to recover the land. Nevertheless, compared with 
relevant regulations on land acquisition decisions, it is not determined exactly which time it is. 
According to Art. 67 of the 2013 Land Law in Vietnam, no later than 90 days for agricultural 
land and 180 days for non-agricultural land, the competent agency have to recover land must 
issue a notice of land expropriation to land-acquired households. As a result, from the time of 
notice of land acquisition to the issuance of land recovery decisions is usually a long time (at 
least 3 months for agricultural land, and about 6 months for non-agricultural land). This makes 
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the requirement of determining specific land prices based on the principle of “in line with 
market prices” (according to the land law of 2013) at the time of land acquisition decisions no 
longer make sense. 

Furthermore, the current land price determination mechanism for compensation 
calculation does not fully comply with objective regulations from a management perspective in 
Vietnam. Although the Land Law 2013 has an amendment and supplement to renew a specific 
land price determination mechanism to calculate compensation when the state recovers land, 
the final decision still belongs to the PPC. By law, exact land prices are determined by an 
independent consulting organisation on land prices. However, a valuation council is established 
by the PPC, and this agency is also competent to consider and submit to the PPC for decision. 
PPC has the authority to issue land recovery decisions, and they decide on specific land prices 
as a basis for calculating land compensation. This agency also approves the plan of payment, 
support, and resettlement for people whose land is acquired. Thus, to a certain extent, it does 
not guarantee objectivity when the PPC is the one who sets the land price and also the person 
who takes the land from the people. 

The Vietnamese economy has a double land price mechanism. A price is determined 
according to the framework issued by the state (Appendix. 9, page 150), which is the basis for 
businesses and people to assess land use tax and change its purpose. According to regulations, 
the state and enterprises also apply this price bracket to define land compensation to affected 
people. Another price is determined by the economy’s sectors in an agreed enforcement market, 
called the market price. This price has usually a big difference compared to the land price 
bracket (HIRONORI – NGUYEN, 2010). This problem may cause inadequacies in land 
acquisition, which can happen outside Vietnam (HAN – VU, 2008). The site clearance work is 
difficult when the compensation price is too different from the market price. It also creates 
disadvantages for people whose land is acquired (KIM, 2004). This fact leads to disagreements 
and causes bottlenecks in the implementation of projects.  

From the analysis of the problem of land compensation in some countries in the world 
and Vietnam, I find that depending on the form of land ownership, each country has different 
compensation methods. Along with that, the time to determine the compensation price for land 
also shows important differences between countries. The form of land compensation in 
developed countries is also rated higher than in developing countries in terms of effectiveness. 
Meanwhile, in Vietnam, despite regularly adjusting the legal framework to improve land 
management, the issue of land compensation still has many shortcomings. The parallel 
existence of two land price systems causes difficulties in land compensation. In addition, 
because there are no specific regulations on the process of determining land prices, each 
province may offer different solutions. This leads to a lack of synchronization. The vast majority 
of cases show signs of imposing land prices according to administrative decisions, which are 
inconsistent with the rules of the market mechanism. 
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3.7. Sustainable livelihoods 

The word “livelihood” can be used in many different ways, and it is considered a very 
complex concept and not limited in any scope. They are the means that allow people to create 
their lives and satisfy their daily needs. Livelihoods are not just about income. This term 
includes, e.g., income, cash, in-kind, social institutions (relatives, families, groups, villages), 
sexual relations, and property rights necessary to support and maintain a certain standard of 
living (OWUSU, 2009). Livelihoods also include the ability to access and benefit from public 
and social services provided by the state, such as education, health services, roads, water supply 
(ZAKOUR – SWAGER, 2018). Therefore, it can be said that livelihood is one of the main 
components to create “resilience” in a household or a community.  

Livelihoods include capacities, assets (reserves, resources, requirements, access), and 
activities required to secure living means (ZAKOUR – SWAGER, 2018). Livelihood is only 
sustainable when it can cope with and recover from rapid external changes (SERRAT, 2017). 
Alternatively, it improves capacity and provides sustainable livelihood opportunities for other 
livelihoods at the local or global level in the short and long term (KRANTZ, 2001). The concept 
shows that livelihoods include natural, economic, and social resources that individuals and 
households possess to generate income or fulfil their needs (MOSER – DANI, 2008). 
Understanding and appreciating properly and mobilizing maximum resources will promote the 
livelihood development of the community (KHOSLA, 1999). Developing countries that want to 
exist quickly need to reasonably detect and use the available resources. Besides, they also need 
to increase their access to these livelihood resources by owning or using them to support 
sustainable livelihood development (GAILLARD, 2016). 

Sustainable livelihood refers to people’s ability to create and maintain their means of life 
(HILMI ET AL., 2011). At the same time, it also enhances their welfare as well as their future 
generations. In the 1980s, sustainable livelihood thinking was inspired by ROBERT CHAMBERS’ 
work and further developed by other researchers in the 1990s (CHAMBERS – CONWAY, 1992). 
The concept of sustainable livelihoods strives to escape the conventional definitions and 
approaches to poverty reduction (KRANTZ, 2001). The classical techniques are considered too 
narrow when it is only concerned with some aspects of poverty (such as low income), but 
neglect some crucial elements (such as vulnerability and social exclusion). However, definitions 
of sustainable livelihoods are often ambiguous and inconsistent. Without clarifying this 
definition, there is a risk of falling into a quagmire of concepts (CARSWELL, 1997). As a result, 
the researchers recognize that they need to pay more attention to various factors and processes 
related to the constraints or enhancement of the poor’s ability to make a living more sustainably 
(HUSSEIN – NELSON, 1998; SCOONESS, 1998).  

The Sustainable Livelihood Framework has been mentioned as a model for development 
by analysing and describing the key factors affecting the poor’s livelihoods (VALDÉS-

RODRÍGUEZ – PÉREZ-VÁZQUEZ, 2011). The Institute for Development Studies in the United 
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Kingdom and the UK Department for International Development (DFID) put the sustainable 
livelihood concept and approach into action. Livelihood research was incorporated into the 
significant development studies phase in the late 1990s and early new millennia (DFID, 1997). 
The DFID strongly promoted the so-called Sustainable Livelihood Framework (Appendix. 10, 
page 151). This model looks at five factors to determine whether a livelihood is sustainable. 
These include (1) Natural resources; (2) Human resources; (3) Social resources; (4) Financial 
resources; (5) Physical resources. Livelihood capital is shown in the present state and shows the 
possibility of change in the future. Therefore, when considering resources, people consider the 
current status of livelihood resources and need to consider the possibilities or opportunities of 
that resource in the future. 

Resources of DFID are the total geographic location, natural resources, the national 
property system, human resources, policy lines, capital, and markets. It plays a vital role in each 
region’s socio-economic development, each country, and each specific territory. Human capital 
is one of the critical factors in choosing a household’s livelihood because, in any production, 
the human factor is always the top concern. The human/worker factor in production is assessed 
by many factors such as age, education and professional training, skill level, labour 
productivity. Physical resources here are understood as infrastructure, technology, production 
facilities. It includes both community property and household property. Community assets are 
production and living infrastructure elements such as electricity, roads, schools, health stations, 
irrigation works, and communications. Household assets also include all assets for the 
production and daily life of the households. 

Financial capital is the resources that households can access and use to achieve their life 
goals. Urbanisation and urban development create a large financial capital flow to each 
household and community used to live in rural conditions. This capital flow stems from the high 
land prices compared to the past. Meanwhile, the natural resources are mainly cultivated land 
and agricultural production. That is often an essential factor in the livelihood development of 
people in peri-urban and rural areas. And the ultimate resource is meant to be society. Social 
capital looks at aspects such as family relationships, local customs, and culture. Community 
institutions, people’s ability to access and update information on production and life are also 
mentioned in the frame of DFID. 

Although the DFID model contributed a lot to the development process, some limitations 
were also pointed out by researchers. This model does not provide sufficient information on the 
relationship between DFID inputs and interventions with the positive outcomes observed 
(FLINT ET AL., 2003). In addition, some researchers also argue that DFID should prioritize 
performance evaluation and evaluation if this model wants to report more reliably on its 
organisational performance (STAFF, 2005). This model should also be more explicit about its 
contribution to development efficiency (SHARP ET AL., 2019). Since then, some quantitative 
analytical tools to measure livelihood sustainability have been pointed out, such as Livelihood 
Effect Index or Livelihood Vulnerability Index (RAHMAN – HICKEY, 2020). Within the 
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framework of this doctoral thesis, the data sources I collected during the research process 
include qualitative data, as well, not only and quantitative data. Therefore, the application of 
the above two types of indicators is considered to be inconsistent with the objectives of the 
thesis. 

3.8. Different impacts of land acquisition 

3.8.1. In the world 

The workforce in the agricultural sector has shown a sharp decline globally over the years. 
About 26.5% of the workforce was involved in agriculture globally by 2020, while that figure 
was 44% in 1991 (WORLD BANK, 2020). Despite a sharp decline in the number of workers in 
agriculture, this sector remains the main livelihood for the vast majority of the world’s 
population, especially in low-income countries (WORLD BANK, 2007). Therefore, shrinkage of 
agricultural land with the land acquisition has many impacts on farmers. With the study of land 
acquisition in 28 countries, DAVIS ET AL. (2014) estimated that 12 million people globally 
would be affected by food insecurity and increased poverty rates. Meanwhile, another study 
conducted in 21 countries by OBERLACK ET AL. (2016) found the causes of the weak post-
acquisition livelihood outcomes. These were caused by the loss of livelihood assets (land), and 
these farming households were marginalised in their development. Furthermore, the jobs they 
obtain after losing land are only temporary. From there, it can be seen that there are several 
problems caused by shrinking agricultural land through the use of land acquisition. 

Although land acquisition for the construction of projects is usually in the greater public 
interest, it is undeniable that land acquisition creates insecurity in the interests of income groups 
associated with land use such as farmers (MOREDA, 2016). It is also a factor that increases the 
risk of land conflict between new land users and land-acquired people (HUFE – HEUERMANN, 

2017). In the Republic of South Africa, the local people’s biggest challenge is reclaiming 
suitable land in suitable locations (QUAN, 2006). Another African country is Ethiopia, where 
land acquisition undermines some of the rights of its people. These include land rights, 
development rights, labour rights, and prosecution rights (DABALA, 2019). Land acquisition has 
also been a source of political turmoil caused by farmers’ agitation to oppose land acquisition 
projects in India (HODA, 2018). In Southeast Asia, Cambodia and Laos, land acquisition 
challenges smallholder farmers’ ability to access and control the land (GIRONDE – PEETERS, 

2015; CDE, 2018). A study on the impact of land acquisition on 294 affected villages in Laos 
concluded that land acquisition as an applied general approach to rural development in this 
country is ineffective. The reason is attributed to the fact that most of these land acquisitions do 
not contribute to local welfare (NANHTHAVONG ET Al., 2021). Land acquisition projects in Laos 
are also taking place not just by Vietnamese investors but also from some other countries such 
as China (FRIIS – NIELSEN, 2016). In Thailand, conflict and violence resulting from the land 
acquisition are increasing due to the provision of compensation levels that may not be sufficient 
to sustain the livelihood status of the affected people (CDE, 2018). 
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Another critical question is that agricultural land acquisition also raises concerns about 
long-term food security. In a study in 11 African and 39 other countries, MULLER ET AL. (2021) 
showed areas where agricultural land transactions threaten local food security, but the degree 
of this negative influence differs across continents. In Eastern Europe and Latin America, land 
acquisition does not much affect local food security as the crops here are more export-oriented, 
whereas the opposite phenomenon is seen in Asia and Sub-Saharan Africa (MULLER ET AL., 

2021). In comparison, a study conducted in six Middle Eastern and North African countries 
indicated that their food security rankings are at risk of falling by 2030. This issue will soon 
lead to more dependence on food imports in these countries (ABDULLAH, 2019). Meanwhile, 
the land acquisition also causes negative impacts on the environment and some other resources. 
According to a study by QUICK and WOODHOUSE (2014), the impact of land acquisition on 
water resources in Sub-Saharan Africa and South-East Asia tends to be more harmful than 
positive. Several studies have also shown the environmental impacts of land acquisition, such 
as land degradation (DHERESSA, 2013), loss of biodiversity (LAZARUS, 2014), and greenhouse 
gas emissions (KUGELMAN – LEVENSTEIN, 2013). 

It is also certain that land acquisition will change the livelihoods and lives of households 
that lose their agricultural land. In particular, large land acquisition projects have raised 
concerns about the natural-resource-based livelihoods activities of local people in Ghana 
(TSIKATA – YARO, 2014), Tanzania (KUSILUKA ET AL., 2011), and Mozambique (AABØ – 

KRING, 2012). Meanwhile, in India, land acquisition admits that the acquisition of agricultural 
land affects the owner and many others’ livelihoods (SINGH, 2012). The compulsory land 
acquisition makes it difficult for farmers because most of the land acquired is fertile land, and 
this affects agricultural production. Thus, land acquisition in India is affecting farmers’ 
livelihoods, especially income, as about 60% of the country’s population earns their living from 
agriculture (PATTANAYAK, 2016). In comparison, in the People’s Republic of China, the 
number of peasants whose land was acquired is over 83 million, and they find it challenging to 
adapt to a new life as they transition from being peasants to being urban citizens (ZHANG – LU, 

2011). Unstable jobs combined with low social welfare and lack of social support are common 
among these households. Therefore, their long-term livelihood is unsustainable because there 
is no income (GUO ET AL., 2019). 

3.8.2. In Vietnam  

“Doi Moi” was the name of the economic reform in Vietnam in 1986. To fulfil this 
strategy, Vietnam chose to exchange land for industrialisation and urbanisation nationwide. 
Therefore, people, especially farming households, had and have to face threats to their 
livelihood security. In Vietnam, two types of land acquisition still occur regularly: agricultural 
land acquisition for industrial development (mostly in peri-urban areas) and residential land 
acquisition to develop facilities such as roads (mostly in urban areas). Sometimes, these two 
forms of land acquisition can also be combined in peri-urban areas. My PhD research’s goal is 
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to assess the impact of land acquisition on people’s livelihoods in periurban areas. Along with 
that, the researched projects in my PhD study also aim to build and develop industrial parks and 
high-tech parks. Therefore, this section reviews the literature related to agricultural land 
acquisition, but not their houses. It means that the farmers only lose their productive land 
without having to change their residence. Some factors considered to be the primary concern of 
households after land acquisition are compensation, employment, income and public services 
(HO – VU, 2011; NGHI ET AL., 2016; THUAN ET AL., 2018). The land acquisition also brings 
both positive and negative impacts on people who have lost land in Vietnam. Some farming 
households benefit from this process by having enough resources in the past and making the 
most of the urbanisation process to obtain better livelihoods. By contrast, many households fall 
into unemployment, and have vulnerable and unstable livelihoods, even when they receive 
considerable compensation (NGHI ET AL., 2016). 

In Hanoi’s peri-urban area in Vietnam, land loss positively impacts household income 
redistribution (TUYEN, 2014). This positive impact is due to the rapid growth of people’s natural 
and financial capital by transforming traditional livelihoods into diversified livelihoods such as 
renting houses or small businesses (SUU, 2014). Income is also higher thanks to the transition 
to non-farm jobs, but their livelihoods still have many hidden risks. Some problems that arise 
after land acquisition are the conversion of labour, the decline in traditional food production, 
compensation money, and future risks (NGUYEN ET AL., 2016; MINH – KAWASHIMA, 2017). In 
a province adjacent to Hanoi (Hung Yen province), land acquisition has directly impacted the 
jobs and food security of these peasants and local people. Many households have incomes 
unchanged or reduced compared to the past, and this rate is mainly concentrated on households 
with less than 30% of agricultural land acquired. The cause of this problem is that they are 
afraid to change their profession, so they try to generate income on the remaining agricultural 
land (HANH ET AL., 2013). 

In some central provinces such as Hue and Quang Binh, although household livelihoods 
have recovered after losing land, many emerging problems endanger equitable and sustainable 
development (TY ET AL., 2013; NGUYEN ET AL., 2019). Specifically, ineffective compensation 
measures and inadequate livelihood alternatives have fuelled the resistance of the community 
(TY ET AL., 2013). After the land acquisition, the majority of workers over 40 years old face 
more difficulties in finding jobs due to a lack of their skills, health, education and expertise 
(PHUC ET AL., 2017). In comparison, people who lost land in Ho Chi Minh City seem to have a 
better quality of post-loss life than in other places; because it is the largest city in Vietnam, and 
therefore people have easier access to all types of non-agricultural jobs. Concurrently, 
compensation packages are greater there, so people would be better supported in regenerating 
their lives more quickly (MINH – KAWASHIMA, 2017). The above results showed that these 
effects are diverse and both positive and negative in the world and Vietnam. Through these 
research results, I realised that Vietnam lacks comparisons of land acquisition effects on 
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households’ livelihoods in different regions. Although the land management system in Vietnam 
is applied uniformly across the country, the post-acquisition recoveries show differences 
between regions and provinces. 

In conclusion, this chapter has shown that urbanisation in Vietnam is taking place in a 

“artificial” form. It is expanding by territorial expansion, not by the depth of urbanisation. 

Meanwhile, in terms of the state management apparatus mechanism of land in Vietnam, it is 

strictly divided in top-down management direction according to the management hierarchy. The 

land conversion in Vietnam tends to shift to the East, adjacent to the sea, with the majority being 

converted from agricultural land to built-up land. However, the area of agricultural land still 

accounts for most of the territory of Vietnam. Besides, land acquisition and compensation are 

closely related to land ownership, so this chapter has also reviewed land ownership differences 

in several countries worldwide and Vietnam. It shows that Vietnam is one of the few countries 

that still exist in state ownership of land and does not recognise private ownership. Although 

the legal system of land has many improvements, it has not yet met fairness for landowners, 

especially land acquisition and compensation issues. 
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4. Research areas of the dissertation 

To compare how land acquisition and compensation affect livelihoods according to urban 
stratification, I conducted this research in three metropolitan regions: Hanoi (special urban), 
Danang (urban type I, central), and Vinh city (urban type I under Nghe An province) (Fig. 4.1).  

Fig. 4.1. Study area geographical locations in Vietnam 

 
Source: author’s compilation  

4.1. Hanoi 

Hanoi, the capital of Vietnam, is an important economic, political, cultural, and scientific 
centre of the country. Among world capital cities, Hanoi is ranked 17th among the capitals 
according to their area at nearly 3,500 km2. Most of Hanoi is located in the Red River Delta, 
and the topography of this city can be divided into two parts. The plain is low and relatively 
flat, with an area accounting for a quarter of the city’s natural area. Meanwhile, the hilly and 
mountainous areas are concentrated in the north and west of the city. Hanoi has mountains, 
hills, and the terrain is gradually lower from north to south, and from west to east. This situation 
is reflected in the natural flow direction of major rivers flowing through Hanoi. Therefore, this 
is a place with a favourable position and topography to become an important political, 
economic, cultural, and scientific centre and an important transport hub of Vietnam. 
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Although the land area changes yearly, agricultural land still accounts for Hanoi’s most 
natural land (Appendix. 11, page 152). Nearly 10 years from 2011 to 2019, the area of 
agricultural land showed growth from 186,356 ha to 195,454 ha, which is equivalent to an 
increase from 56.1% to 58.2% of the natural land area in Hanoi. In comparison, nearly half of 
the unused land has been exploited in the past. It is worth noting that the area of non-agricultural 
land witnessed a decrease of nearly 3,000 ha. The reasons for that are the following ones. This 
decline stemmed because many non-agricultural projects were previously approved, but 
developers could not fulfil their commitments for many reasons. Therefore, the Hanoi People’s 
Committee has repeatedly issued decisions to revoke the land use rights of the violating 
investors. This situation led to a waste of land in this locality. However, the growth rate of non-
agricultural land areas in this city is also assessed to be high in Vietnam. Over nearly 20 years, 
from 2000 to 2018, the area of non-agricultural land increased by nearly 34,000 ha. Urban and 
construction land expanded on all four sides of the city centre as seen in Appendix. 12 (page 
152). The development was seen more clearly in the last ten years after the expansion of the 
capital (2015–2018). The trend of land conversion also comes mainly from agricultural land 
and, in particular, rice land.  

Hanoi is an ideal destination for foreign investors with its geographical location, size, and 
potential development advantages. According to the Centre for Promotion of Investment, Trade, 
and Tourism of Hanoi City (HPA), in 2016–2020, Hanoi is estimated to have attracted USD 25 
billion worth of FDI. These local FDI projects have been selected for quality, efficiency, and 
sustainable development. By 2020, the city had 6,728 foreign-invested projects, with a total 
capital of over USD 47.7 billion. These projects are mainly distributed to industrial zones in the 
area. Besides, Hanoi's population in 2019 was over 8 million people, with 49% of the population 
living inside metropolitan regions. The population density of Hanoi is the second-highest in the 
country, with 2,398 people/km2. If only for urban areas, this number is up to 9,343 people/km2. 
Hanoi is the second administrative unit of Vietnam in terms of Gross Local Product (GRDP), 
and 8th in terms of GDP per capita (GSO, 2020). 

As of 2018, the city had 19 industrial zones and high-tech parks established, covering 
more than 5,500 ha. According to the land-use plan, Hanoi will have 33 industrial and high-
tech parks by 2050. This growth puts tremendous pressure on the land transfer mechanism, 
especially in land acquisition. In Hanoi, there are shortcomings in the implementation of the 
compensation policy whereby the land price (according to the State land price bracket) is only 
about 50–70% of the market price of land (land prices in Hanoi are the highest in Vietnam) 
(HOA, 2020). There have been many disagreements about the implementation of the support 
policy for households who lose more than 30% of their agricultural land. According to 
regulations, these households are replaced by areas for business establishments or residential 
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use in locations capable of developing service businesses. This can help farmers who have had 
land acquired to find alternative employment. However, the policy is difficult to enforce for 
many reasons, including equity in the redistribution of land and limited land fund availability.  

Fig. 4.2. Land cover change in Hanoi (2007–2015) 

 
Source: author’s compilation by using raw data from JAXA 

Despite facing many such difficulties, Hanoi is still one of the country’s most extensive 
land transformation localities. According to Hanoi’s land statistics, nearly 35,500 ha of 
agricultural land was converted to non-agricultural land from 2010 to 2019. Land on which rice 
was grown experienced the most significant change, followed by land for the annual crop, 
involving 18,000 ha and 9,000 ha, respectively. The cropland conversion rate in the districts of 
Hanoi was the largest, especially in the capital’s central districts (see Fig 4.2). Conversion of 
rice paddy occurred mainly in the city’s southern and western sections. In the 2015–2019 
period, in order to get funding for socio-economic development projects, many decisions have 
been taken in Hanoi, with the acquisition of 13,728.77 ha of land for 7,108 projects. This 
number will have further increased since the land acquisition plan for 2020 was higher by more 
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than 8,000 ha (Compiled data from decisions of the People’s Council of Hanoi city from 2015 
to 2019). 

4.2. Danang 

Danang city is located in central Vietnam with a distance almost equally divided between 
Hanoi and Ho Chi Minh City. Danang is also the centre of three world cultural heritages: Hue 
ancient capital, Hoi An ancient town, and My Son holy land. The north of this city borders Thua 
Thien - Hue province, the west and south borders Quang Nam province, the east borders the 
East Sea. Danang is located in the middle of the country, on the North-South traffic axis about 
the road, rail, sea, air, and the East-West Economic Corridor stretching from Vietnam, Laos, 
Thailand, and Myanmar. This is a coastal city with more than 60 km-long beaches. With 
beautiful beaches, gentle stretches, and endless white sand, Danang beach was voted by Forbes 
magazine of America as one of the six most attractive beaches on the planet (VNA, 2021). Not 
only famous for its beautiful beaches, but Danang also has its charm because of its position 
against the majestic Truong Son strip and Son Tra peninsula reaching out to the sea. Those are 
also the reasons that demonstrate the tourism development potential of this city. 

In terms of topography and geomorphology, Danang city’s topography is quite diverse, 
with both plains and mountains. One side of the city is Hai Van Pass, with high mountains, 
while the other side is the pristine Son Tra peninsula. The high and steep mountains are 
concentrated in the west and northwest (Appendix. 14, page 153). From here, many mountains 
stretch to the sea, and several low hills are interspersed with narrow coastal plains. The 
mountainous terrain occupies a large area, is home to many watershed forests, and is meant to 
protect the city’s ecological environment. The coastal plain is lowland, affected by the salty sea. 
This is also the region with many agricultural, industrial, service, military, residential and 
functional areas. Compared with the two study sites, the proportion of lowlands in Danang is 
lower than in Hanoi and higher than in Nghe An province. 

In 1997, Danang became one of the five municipalities directly under the central 
government of Vietnam, and by 2003, this city was recognized as urban-type I. It would be 
worth mentioning that the city and its region previously belonged to the South of Vietnam (the 
only one of the 3 study areas). From 1997 to 2014, Danang had 304 projects of 36 countries and 
territories with a total investment of 3.37 billion USD (HAI CHAU, 2015). Along with that, the 
population grew sharply from over 684,850 people in 1999 to 1.1 million in 2018. To meet the 
population explosion and development needs, land conversion in Danang is necessary by 
converting “brown-filed” areas and increasing urban population density. In terms of land use in 
Danang, agricultural land still accounts for most of the city’s natural area. However, this number 
is not much different from the area of non-agricultural land. From 2011 to 2018, agricultural 
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land area showed a gradual decrease year by year with 5,000 ha, whereas the area of non-
agricultural land in this period increased by over 3,000 ha (Appendix. 13, page 153). If 
considering the 20-year cycle, non-agricultural land grew from 43,000 ha in 2000 to 55,000 ha 
in 2018 (MoNRE, 2019). In 2019, Danang’s population was over 1.1 million people, with 
87.2% being inner-urban residents. The average population density of Danang is 883 
people/km2. However, there is a big difference in population density in the inner-city area with 
8,746 people/km2 in Hai Chau District and 19,712 people/km2 in Thanh Khe District. The 
population density in Danang is lower for Hanoi and higher for Vinh city. With the growth rate, 
the local economy grew by an average of 7.9% of GDP between 2010 and 2019. This growth 
makes this urban population’s mechanical population growth rate increase an average of 1.0-
1.2% per year. This transformation can be seen clearly in Appendix. 13 (page 153) as the built-
up land has been expanded over the years. From 1995 to 2005, land conversion tended to expand 
northward, while, over the past 10 years, land conversion tended to be toward the south and east 
of the city. This conversion is mainly from paddy land to urban land.  

Although there has been a marked change, many natural limitations still cause obstacles 
for Danang to become a big city. In 2021, undeveloped land accounts for 65.7% of land on the 
mainland of Danang. Only 34.3% of the remaining area can be developed for construction, 
equivalent to about 33,572 ha. Out of Danang’s total land area, the current land-use site is 17%. 
This means that 17.3% of Danang’s land area is vacant at the present which could be suitable 
for future development. Most of this blank area is located in the south and southwest of the city. 
Being aware of these difficulties, Danang has taken a distinct approach to land for urban 
development with a long-term vision. All works from city re-planning to land acquisition are 
done directly by the City People’s Committee. Local banks are responsible for providing credit 
and are returned from the city budget after land revenues are generated. As a result, the land 
transfer has achieved a high consensus between the leaders and the people. Danang is the only 
locality that creates fairness between the person whose entire parcel of land is acquired and the 
person whose part is received.  

Danang is the only locality that has revenue from land, mainly from the method of land 
acquisition that is larger than the area to be recovered from transport infrastructure. In 
calculating compensation, Danang is also the locality that explicitly calculates the value of the 
acquired land and the remaining land along the road with the added value that road brings. This 
is a measure to create equity between those whose entire land parcels have been confiscated 
and those who have taken over part of the land plot. Meanwhile, most of the remaining 
provinces only recovered and compensated the land following the planning. This is a different 
way to compare Danang with other provinces or cities in Vietnam. 
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Due to land transfer efforts for investment and development, in 5 years (2015–2020), the 
city attracted 52 domestic investment projects (excluding industrial zones) with a total 
investment capital of 68,419 billion VND (2.9 billion USD). The city has attracted 521 projects 
with a total registered investment capital of more than 1,042 billion USD regarding foreign 
investment attraction. Furthermore, there are 605 times foreign investors buying shares and 
contributing money to economic organisations with a total capital of 211,812 million USD 
(DANANG ONLINE, 2020). Considering a longer cycle, Danang currently has six operating 
industrial parks with a total planned land area of 1,066.52 ha. The total leased area in these IZs 
is 675.81ha, corresponding to the occupancy rate of 86.4%, much higher than the average 
occupancy rate of industrial zones nationwide (60%). As of the last day of 2018, these IZs had 
attracted 459 projects with a total investment of 2.1 billion USD (HOANG ANH, 2019). To meet 
this massive investment capital, Danang has acquired land for the city’s economic development. 
In particular, the Danang Hi-tech Park project is a big one in Danang and Vietnam. This project 
develops 1,129.76 ha in two communes of Hoa Lien and Hoa Ninh in Hoa Vang district. 

Fig. 4.3. Land cover change in Danang (2007–2017) 

 
Source: author’s compilation by using raw data from JAXA 

Based on Fig. 4.3, it can be seen that in the ten years, from 2007 to 2017, Danang had 
many projects to convert land use purposes, especially the big conversion in the central area 
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(“brownfield” in Fig.4.3) with over 40%. The conversion rate is also different because Danang 
focuses on developing areas near the city centre, and then it is gradually expanded southward. 
The converted land is from agricultural land, mostly from the orchard, rice, cropland, and forest 
land. In notable, orchard’s land witnessed the most remarkable change. This shows a difference 
in land type conversion between Danang and Hanoi. This situation is shown in the land use 
statistics in Danang. Agricultural land decreased from 75,706 ha in 2010 to 69,566 ha in 2018, 
in which rice cultivation land decreased from 4,348 ha to 3,605 ha. Concurrently, the area of 
non-agricultural land increased sharply from 50,844 ha to 55,209 ha in the same period. As a 
result, the agricultural sector’s share declined from 9.7% in 1997 to 2.1% in 2018 (data collected 
from Danang Department of Planning and Investment). These numbers prove that the city has 
created an innovation in economic restructuring. The proportion of service, industry and 
construction sectors will increase gradually, while agriculture, forestry, and fishery sectors will 
decrease. 

4.3. Vinh city - Nghe An province 

Nghe An is the largest province in Vietnam, with 16,490 km2. This province is located in 
the centre of the North Central region. Nghe An’s north part borders Thanh Hoa province, the 
south areas borders Ha Tinh province, while the Lao People’s Democratic Republic is in the 
west, with 419 km of land border. The coast of the province in the east is 82 km long. This 
position gives Nghe An a vital role in the trade and socio-economic exchange between the 
North-South regions (Fig. 4.1, p. 44). The province is also located on the East-West economic 
corridor, connecting the East Sea and some ASEAN nations. Since then, this geographical 
location has facilitated the construction and development of the marine economy, foreign 
economic relations, and international cooperation. Nghe An is located in the northeast of the 
Truong Son mountain range and has a diverse and complex topography, strongly divided by the 
mountains, rivers, and streams. In general, the topography is inclined northwest-southeast with 
three distinct ecological regions. It is mountainous, midland, and coastal plains, in which 
mountainous areas account for 83% of the territory. The terrain is steep, and the land has a slope 
of over 8°, accounting for nearly 80% of the province’s natural area. Incredibly, over 38% of 

the land area has a slope greater than 25° (NGHEANPEACE, 2017). The topographical feature is 
a significant obstacle to developing the road traffic network, especially the transport routes in 
the midlands and mountainous areas. This issue also creates an uneven development for 
localities in the whole province. Eastern districts and cities tend to develop more. The urban 
land area also tends to expand in this direction, where the North-South railway and road pass 
through (Appendix. 15, page 154).  
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In terms of economy, the average GDP growth rate in the period of 2016–2020 reached 
7.2%, whereas the average GDP per capita is 1.5 times higher than the period 2010–2015. 
Investment attraction recently achieved positive results with 532 projects with a total registered 
investment capital of about 67,308 billion VND (nearly 3 billion USD). The quality of growth 
is improved, and total factor productivity to the average GDP economic growth in 2016–2020 
reached 48.6%. The restructuring of sectors has also brought about a meaningful result. The 
average growth rate of agriculture, forestry, and fishery in 2016–2020 is estimated at 4.7% per 
year. Industry construction continued to grow, being the main driver of economic growth. The 
average growth rate in the period 2016–2020 reached 11.9%. Industry increased by 13.2% on 
average, while construction increased by 10.3% on average. This industrial shift is also verified 
through the number of industrial zones and industrial clusters in the province. According to 
statistics, Nghe An has 11 major industrial zones planned to be built, accounting for nearly 
9,000 ha. Besides, Nghe An has 17 industrial clusters. In particular, the Southeast Economic 
Zone, with 20,776.5 ha, is considered one of Vietnam’s most prominent economic zones (THAI, 
2019). 

Fig. 4.4. Land cover change in Nghe An province (2007–2017) 

 
Source: author’s compilation by using raw data from JAXA 
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In terms of land resources, most land in Nghe An province is agricultural land (Appendix. 
16, page 154). Forest land accounts for the majority, with about 72.5% of the province’s natural 
area. Unlike Danang, the agricultural land area tends to increase from 2011 to 2015, and it has 
gradually decreased until now. Meanwhile, the area of non-agricultural land witnessed a strong 
development. This situation can conclude that, recently, the local government of Nghe An 
province has agreed to convert much agricultural land to non-agricultural purposes. 

From 2015 to 2019, Nghe An recovered 15,801.2 ha to build 5,401 projects. These data 
were synthesized by the author from the Resolution of the People’s Council of Nghe An 
province. The conversion of agricultural land to non-agricultural land is highly concentrated in 
the north, and the trend of conversion is high in the coastal areas of Nghe An province, as seen 
in Fig. 4.4. The land made for this conversion was mainly rice and orchards. According to Nghe 
An province’s statistics, from 2014 to 2018, the area of annual cropland decreased by 5,000 ha, 
of which the area for rice cultivation decreased by over 2,000 ha. The land area for other annual 
crops has also witnessed a sharp decrease of over 3,000 ha (Department of Natural Resources 
and Environment of Nghe An).  

Vinh city is an urban-type I directly under the province with a favourable geographical 
position and great development potential. The city is 295 km north of Hanoi and 1,424 km south 
of Ho Chi Minh City and is 456 km from the capital Vientiane (Laos) to the west. This locality 
is also the distribution centre, goods rotation, and supply of commercial, financial, and tourism 
services for Nghe An province and the North Central region in general. According to the 
government’s planning, Vinh city is prioritized for development to become urban-type I directly 
under the Central Government in the coming time. In order to achieve this goal, Vinh city is 
investing in upgrading and improving the infrastructure system by concentrating budgets and 
encouraging investors to invest in the infrastructure of industrial parks in the locality. Therefore, 
in the past time, Vinh city acquired 1,748.85 ha for 639 projects from 2015 to 2019. This number 
is expected to increase in the coming time. The result of these changes is an average economic 
growth rate of 8.6%. The city’s economic sectors’ structure has also changed, of which 
agriculture decreased from 1.7 to 1.4% from 2016–2019. 
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5. Research results in Hanoi 

5.1. Introduction 

“Land acquisition” has been defined as a method by which the government acquires land 
from landowners for any purpose (BURNS, 2007), often via the actions of an administrative 
organisation authorized to act on behalf of the government’s behalf (KEITH ET AL., 2008). Land 
acquisition is an essential process in the implementation of large projects. Important activities, 
such as pricing and negotiation in land acquisition, can directly affect project progress (CALDAS 

ET AL., 2011). Delays in land acquisition can lead to serious harm (ANIS, 2005). Economically, 
it is crucial to adhere to planned timelines, and delays cause a project’s construction cost to 
increase (SIHOMBING ET AL., 2010; ELONG ET AL., 2019). Land may be recovered by the 
government to serve urbanisation projects or industrial production. Delays in the 
implementation of land recovery may lead to a fall in the value of recovered land and the waste 
of land resources. The process of land acquisition may also harm society, since people deprived 
of their land are often forced to change their lifestyle, and, if the acquired land is agricultural, 
they may lose their means of production (NGUYEN ET AL., 2019). 

Delays during the land acquisition phase have been documented as occurring phenomena 
quite often in developing countries such as India and Cambodia (SANTOSO – SOENG, 2016; 
BABATUNDE ET AL., 2017), and Vietnam is no exception from that. The reasons for land 
acquisition delays are mainly organisational, such as lack of transparent information, and legal 
issues, such as details of compensation and resettlement regulations (HA, 2011). In particular, 
land equity in Vietnam has always attracted much attention from many aspects, including the 
compensation policy (NGUYEN, 2021).  

5.2. Research project 

My PhD study in Hanoi metropolitan region was conducted in Thach That District, Hanoi 
city. With a total area of 184.59 km2, Thach That is one of the five satellite towns of Hanoi city. 
Due to the policy of developing the urban chain along National Highway 21 and Thang Long 
Avenue, Thach That District has been the location for many construction investment projects 
over recent years. These include North Phu Cat Industrial Park, Hanoi National University, the 
resettlement area for military units, and Binh Phu’s industrial clusters. However, the most 
prominent one is Hoa Lac Hi-tech Park, one of the country’s three Hi-tech parks Danang Hi-
tech Park and Ho Chi Minh City Hi-tech Park). 

Hoa Lac Hi-tech Park is located in the west of Hanoi, in five communes of the Thach 
That District, occupying a total natural land area of 1,586 ha (Fig. 5.1). The project was first 
approved in 1998, but the project plan was adjusted in 2008 with the help of the Japan 
International Cooperation Agency. More recently, in 2016, the prime minister approved an 
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adjustment to the master plan for project construction covering the period up to 2030. These 
changes reflect delays in the implementation of project construction. According to statistics 
from the Centre for Land Fund Development in Thach That District, the Hoa Lac Hi-tech Park 
project has acquired 1,377 ha of agricultural land, accounting for 96.2%, which mainly 
comprised rice paddy and land for annual crops. Fig. 5.1 illustrates this change. 

Fig. 5.1. The location of Hoa Lac Hi-tech Park 

 
Source: author’s compilation by using raw data from JAXA 

There are 80 valid investment projects in Hoa Lac Hi-tech Park, with a total registered 
capital of more than VND 60 trillion (USD 2.6 billion), covering a total land area of 346.5 ha, 
in the fields of high technology, training, services, and social infrastructure. There are 36 
projects in operation with more than 10,000 people working and studying. Twelve projects are 
under construction, and 30 projects are undergoing investment preparation procedures. In 2016, 
Hoa Lac Hi-tech Park’s total export turnover reached USD 2,436 billion (Management Board 
of Hoa Lac Industrial Park, 2017). 

5.3. Results 

5.3.1. General information of surveyed households 

Since the 6th National Party Congress (1986), the Communist Party of Vietnam has 
advocated a comprehensive renovation of the national economy. The economy is transformed 
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from a centralized economy to a market economy under the management of the state. The 
government of Vietnam has a policy of attracting all domestic resources, exploiting foreign 
resources to industrialize and modernize them. In this process, the change of land use purposes 
and the implementation of significant projects in the economy occur with law rule. The 
converted land use has contributed to socio-economic development and security and defence 
potential. Changing the land use purpose also raises issues that need to be thoroughly and 
comprehensively solved, such as living, employment, a career change for employees in general, 
and those whose land is acquired in particular. Because of the above reasons, job creation for 
people whose land is acquired is becoming more and more critical, especially in the peri-urban 
areas of big cities like Hanoi. 

Table 5.1. General information on labour and income of surveyed households in Hanoi 

No Categories Unit Before land 
acquisition 

After land 
acquisition 

Changes 

1 Surveyed households Household 100  
2 Area of farmland m2 161,696 76,573 -85,123 
3 Population Person 450 462 +12 
4 Population of working-age Person 341 349 +8 
5 Employment with job Person 286 286 0 
6 Income USD 456,738.4 608,151.9 +151413.5 
7 Average income per 

household 
USD/ 
household 

4,567.4 6,081.5 +1,514.1 

Source: Household’s survey, 2020 

According to the data provided by the Land Fund Development Centre of Thach That 
District, Hanoi, by 2019, the Hoa Lac Hi-tech Park project had recovered 1,036 ha out of a total 
of 1,586 ha of 8,025 households, of which, 7,383 families had received compensation and 
support from the state, and the remaining 642 families had not received payment. This lack of 
payment have led to lawsuits related to land compensation at the project construction site. 
Among the acquired land areas, agricultural land accounts for 94.9% (983.5 ha). Table 5.1 
shows data related to the area of farmland lost, population status, labour, and income of 
surveyed households. The results indicate that these households lost more than 50% of their 
cultivated land, and the population increased by eight people after several years in these 
households. The number of employed workers did not show a change, but there was a 
breakthrough in income. The average revenue per household increased by over 1,500 USD after 
losing land. 

Table 5.2 presents the general information on gender, education level, and occupation of 
householders participating in the survey. The ratio of male to female heads of households was 
72% to 28%, a result that is not too surprising since Vietnam is still considered a patriarchal 
country. Although men and women are considered equal, men still play a major role in the 
social and family organisation. Therefore, the heads of the household (almost all of them are 
men) answered the questionnaires. The education level of household heads was quite diverse. 
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Over 50% completed high school, and 37% completed secondary school. When the industrial 
Park was established, the transition from agricultural to non-agricultural jobs was a barrier for 
households whose land was acquired. Non-agricultural occupations generally require higher 
education, so householders have faced challenges entering into apprenticeships, or jobs in 
production, or business in an industrialized environment. Thus, raising educational levels would 
reduce the risks householders experience as a consequence of the project. 
Table 5.2. General information about heads (n=100) of households that lost land required for 

the Hoa Lac Hi-tech Park project 
No Categories Frequency Percentage 
1 Sex Female 28 28% 

Male 72 72% 
2 Academic level No grade 2 2% 

Primary 3 3% 
Secondary 37 37% 
High school 55 55% 
Technical worker 2 2% 
Bachelor 1 1% 

3 Job before land loss Farming 97 97% 
Business 1 1% 
Elderly/Retired 2 2% 

4 Job after land loss Farming 13 13% 
Business 4 4% 
Waged-worker 5 5% 
Casual labour 59 59% 
Elderly/Retired 18 18% 
Others 1 1% 

Source: Household’s survey, 2020 
Results for householders’ occupations pre- and post-acquisition showed significant 

change. Before losing their land, nearly 100% of households specified agriculture as their 
primary means of income. This rate dropped to 13% after the State had acquired their land, after 
which point the proportion of households choosing to work in non-agricultural jobs increased. 
After the establishment of the Hi-tech Park, opportunities for non-farm employment expanded. 
After the acquisition, 59% of householders were in casual labour, either unskilled jobs in 
industrial zones or in new occupations such as security guards at companies in the high-tech 
zones. The proportion of household heads choosing to stay at home (elderly/retired) rose 
considerably to 18% (from 2%). The survey results show that significant changes in 
employment occurred when households became landless. 

5.3.2. Evaluation of policy implementation 

According to the original plan, Hoa Lac Hi-tech Park was specified to cover 1,586 ha in  
five communes of Thach That District. However, during the period of this study, while 
fieldwork and interviews with local officials were ongoing, the project’s extent was reduced 
such that it became focused within only the three communes of Tan Xa, Thach Hoa, and Ha 
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Bang. According to interviews with the People’s Committee of Thach That District, the locality 
has directed specialized agencies to conduct land inventory and acquisition of 8,025 
households. As of 2018, the project had acquired 1,036 ha of land, of which agricultural land 
accounted for 94.9%. More specifically, land for annual crops (including land for rice and other 
crops) accounts for more than half. The purpose of the land inventory is to develop 
compensation plans. However, in a bid to obtain greater levels of monetary compensation and 
support, members of households with agricultural land have planted additional crops and built 
tents and other structures on their land. This action causes specific difficulties in implementing 
the compensation plan, including delaying compensation payments and land acquisition. These 
delays, combined with 95% of agricultural land being acquired, can negatively impact 
households’ livelihoods. 

Table 5.3. Land-acquired for the Hoa Lac Hi-tech Park project 
No Categories Code Area of recovery 

(ha) 
Percentage 

(%) 
1 Agricultural land  983.5 94.9 

1.1 Land for perennial crops CLN 336 32.4 
1.2 Annual cropland (including rice 

land) 
CHN 573 55.3 

1.3 Aquaculture land NTS 74.5 7.2 
2 Non-agricultural land  52.5 5.1 

2.1 Resident land OCT 27.5 2.7 
2.2 Specialized land CDG 25 2.4 

 TOTAL  1,036 100 
Source: Thach That District Land Fund Development Centre 

Following the construction period, Hoa Lac Hi-tech Park has experienced many 
difficulties in attracting investment and further construction. These difficulties lead to 
ineffective land use and insufficient capital investment. Funding for site clearance is substantial, 
which is estimated at more than VND 6,242 billion (USD 269.7 million). However, at present, 
the newly allocated budget is only just over VND 3,000 billion (USD 129.6 million). This lack 
of funding is a significant cause of the project’s prolonged status. Besides this, the project’s 
technical infrastructure was planned as being a one-time synchronous investment for the whole 
zone. In reality, deployment occurred in many stages and lacked synchronization due to a lack 
of budget from the State. Since receiving official development assistance capital from the 
Japanese government, the obstacles to investing in new technical infrastructure have been 
removed. Mechanisms and policies for Hoa Lac Hi-tech Park have not been realistic (personal 
communications and information collected from interviews with local authorities and 
investors). The incentives available to investors lack specificity and are inconsistent, and this 
has led to a lack of transparency in implementation. Furthermore, compared with conventional 
industrial zones, these incentives are not generous. Meanwhile, investment projects in high-tech 
zones must also meet high-tech criteria and regulations, and this also makes attracting 
investment difficult. 
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Given the shortfall in the implementation budget, the project could not be completed after 
20 years. Although the government has announced the acquisition of most of the planned land 
area, in reality the land clearance and project construction processes are still fragmented 
(Appendix. 17, page 155). This is causing problems, including land wastage, since households 
whose land is in the area of the acquisition have no desire to invest in agricultural production. 
In addition, while many land acquisition decisions have been made, it has often taken 3 years 
for the households to receive compensation notices, leading to much frustration. 

Table 5.4. Compensation cost for Hoa Lac Hi-tech Park project 
No Categories Compensation 
1.1 Agricultural land Land for perennial 

crops 
98,000 VND/m2 4.2 USD/m2 

1.2 Annual crop land 105,000 VND/m2 4.5 USD/m2 
1.3 Aquaculture land 84,000 VND/m2 3.6 USD/m2 
2 Non-agricultural 

land 
Resident land 750,000 VND/m2 32 USD/m2 

3.1 Support for a job 
change 

Land for perennial 
crops 

5 x (490,000 VND/m2) 
 

21 USD/m2 

3.2 Annual crop land 5 x (525,000 VND/m2) 
 

22.5 
USD/m2 

4.1 Support for life 
stabilization 

Land loss 30% – 70%  2,610,000 VND/person 
 

112.6 
USD/person 

4.2 Land loss >70%  5,220,000 VND/person 
 

225.2 
USD/person 

5 Rewards for handover 3,000 VND/m2 0.1 USD/m2 
Source: Thach That District Land Fund Development Centre 

Table 5.4 presents the compensation and assistance costs awarded to households losing 
land for the Hoa Lac Hi-tech Park project. The levels of compensation used in Table 5.4 are 
applicable in accordance with the law in Vietnam. This project aims to improve socio-economic 
development in Hanoi in particular and across Vietnam in general, so compensation is applied 
according to the State’s land price brackets. However, compared to the market prices at the time 
of the recall, compensation values were very low. According to the People’s Committee of 
Thach That District, during this project’s land acquisition period, the price of agricultural land 
on the market fluctuated from 650,000 to 900,000 VND/m2 (28–39 USD/m2), yet the amount 
awarded to households was only about 100,000 VND/m2 (4.3 USD/m2), a price that is 6–8 times 
lower than the market value. Such low compensation values increase inequality for land-
acquired households. Meanwhile, the cost of support for job conversion gives households the 
highest assistance available under Vietnam’s Land Law. In addition, to speed up and facilitate 
the handover of land to investors, households also receive a “bonus” if they transfer the land on 
time. 

Land acquisition is a crucial stage for the State when it wishes to clear ground, create a 
clean land fund, and conduct further exploitation activities. This period also has a significant 
impact directly on the livelihoods of people whose land is acquired. Site clearance can be 
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accelerated if the State can effectively carry out the necessary tasks at this stage while at the 
same time promptly communicating to the people the relevant legal provisions. This would also 
contribute to stabilizing people’s lives, creating confidence between people and the 
government. The current land laws stipulate four modes of notifying people of land acquisition. 
These are sending land acquisition notices to each person whose land is acquired, arranging 
meetings in the area where land is acquired, making announcements on mass media, and posting 
notices to the People’s Committee’s office of the commune where the recovered land is located.  
Table 5.5. Methods by which affected households (n=100) learned of land acquisition for the 

Hoa Lac Hi-tech Park project. 
No Categories Frequency Households Percentage 
1 Official notice from the People’s 

Committee 
99 100 99% 

2 Neighbours/ cousins/ friends 100 100 100% 
3 Public announcement posted at the local 

People’s Committee office 
79 100 79% 

4 Community meetings and public 
announcements from local authorities 

25 100 25% 

5 You were unaware until the land 
acquisition was implemented 

0 100 0% 

Source: Households’ survey, 2020 

Through the above provisions, notification of land acquisition is an obligatory procedure 
and a prerequisite for the next steps. Land acquisition announcements are also an important 
preparatory step in terms of material and spirit for people in an area where land is to be acquired, 
helping them actively manage daily life, labour, and production. Table 5.5 presents how 
affected households received information on land acquisition in the Hoa Lac Hi-tech Park 
project. Nearly 100% of households received notification directly from the local authorities, 
and all of them also acquired this news from their neighbours and friends. No household 
remained unaware of the land acquisition project. Efficient notification contributes to ensuring 
the rights of the people and plays a vital role in speeding up the project construction process. 

Having received the information on the proposed land acquisition, 73% of households felt 
worried that their land was to be lost (Fig. 5.2). They worried because agriculture was their 
primary income. Losing their agricultural land would mean losing their jobs, and they were 
afraid that they would have to rely on others and become a burden on their families. “I am old 

without a salary and afraid of the reputation of my adopted children, so I worry about the 

future.” (Respondent Th). They also worried that if their children could not inherit the family’s 
agricultural means of production, their future would be jeopardized. “I am afraid of not having 

a job and of my children being damaged.” (Respondent Kh). These households also felt regret 
because their land had been left to them by their ancestors. “Father’s land left, so I regret.” 
(Respondent M). The compensation prices were also a huge cause for concern, as householders 
feared that the compensation was not commensurate with the value of the land they would lose. 
“Plowing enough to help my family afford food in the house, now losing land, I do not know 
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what to do.” (Respondent D). In particular, agriculture is almost the only livelihood of their 
family, so losing land can be everything for these families. “The whole family is mainly engaged 

in farming, so my family does not know what to do to live after losing land.” (Respondent L). 
In general, the land-acquired households worried about both the present and the future. 

Fig. 5.2. Evaluation of how the implementation of land acquisition for the Hoa Lac Hi-tech 
Park project affected households (n=100) 

 
Source: Households survey, 2020 

The amount of compensation was what people were most concerned about when their 
land was acquired. The compensation price is often much lower than the market price. In this 
project, almost all households (96%) said that the State did not make any attempt to negotiate 
the level of compensation. Nearly half of the households also said that they did not receive any 
government support other than land compensation, and 17% of households to whom support 
had been promised by the government did not receive it before their land being taken. “The 

government did not mention any support, and my family did not know. The government also 

promised to divide one portion of service land, but I have not received it yet.” (Respondent L). 
The local authorities have not met pledges to provide service land to homes. The people are 
sceptical of promises about job placements; although the government helped some find a new 
job in the Hi-tech Park, household members were often only able to work for a short time for 
various reasons, and they were then often fired or obliged to accept a resignation, forcing them 
to find a new job without support from the State. “My family received an additional rice crop. 

The government promises to create favourable conditions for children to work in the Hi-tech 

Park. However, when entering the job, companies ask for degrees, quality, and age. If they can 

work, then after 4–5 months, they also quit because they cannot meet the requirements.” 
(Respondent D). In addition, the government also opened many classes to train people to change 
jobs after land acquisition, but these classes are encouraging, leading to not many households 
participating in these classes. “The government only tells the people that there are classes to 
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teach bamboo and rattan making. If people want to go to work, they can register. If not, the 

government has no other support.” (Respondent V). 
However, when making attempt to verify the householders’ statements, by making 

enquiries at the local government, we have demonstrated that State support was included for 
the families receiving compensation. This support provided job transition costs and life 
supports. It was clear that, even though households obtained all the information on land 
acquisition, they were not aware of the available compensation and assistance. This lack of 
understanding seems to be the result of the low education levels in the affected households, with 
these households not realizing what benefits they were eligible for. Therefore, the State needs 
to disseminate information and support people so that they may fully access their legal rights. 
Exercising the right to access information about land acquisition ensures people’s interests are 
protected, plays a role in serving the State management, helps the requirements of socio-
economic development to be met, and support the goal of developing modern national 
information infrastructure. 

The inability to access detailed information on land compensation and assistance led to 
nearly half of households being opposed to the acquisition of their family’s land for this project. 
Furthermore, 43% of the remaining households agreed to cede land, but were dissatisfied, citing 
the level of land compensation. Some households opposed it because their family had not 
received any payment from the local authority until the time of the survey. While the land 
acquisitions were made simultaneously, only some of the affected households have received 
compensation, while others have not. “My land is in the area planned for the Hi-tech Park, but 

the government has yet to take land. Therefore, we also cannot invest in agricultural 

production.” (Respondent D). This difference engenders a feeling of unfairness. “We feel [the 

process was] not transparent. During the same land inventory, some households received the 

compensation payment, but some households still did not receive anything.” (Respondent Th). 
Meanwhile, delays in paying compensation and the lack of information transparency have 
resulted in some negative comments about the implementation process. Some households 
believe that only a few commune officials and several “connected” households can share service 
land with the compensation payment. “The government has not compensated my family. The 

government promised to split service land but has not seen it. Only the commune officials and 

a few houses with relationships with the cadres were allowed to allocate land.” (Respondent 
H). Another reason families disagree with the land acquisition process is that it results in job 
losses. “The house was crowded, and no one rented, so everyone stayed at home. Our family 

has no fields now, so we are worried about being hungry.” (Respondent Ti). However, the most 
important concern remains the shortfall between government compensation rates and market 
price for the land. Therefore, households felt unfair to this government’s payment. “The people 

and the government have no compensation agreement. [For] the same land category but the 

amount of compensation is different among households. Households recover in advance one 

price, and the house goes after another price.” (Respondent Tu). 
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In addition to the survey, I conducted interviews in five households whose land was 
outside but adjacent to Hoa Lac Hi-tech Park and who made their livings through agricultural 
production. These interviews highlighted a loophole in the current land laws. In addition to 
households directly affected by land acquisition for Hoa Lac Hi-tech Park, other people living 
in the area were also affected by the project due to changes in technical infrastructure, society, 
and the environment. These people, too, should have been given certain necessary and essential 
information to allow them to be proactive in their labour, daily life, and production. Interview 
results indicated that these households suffered negative consequences from the construction of 
Hoa Lac Hi-tech Park. Pollution of domestic water due to the rubbish created in the high-tech 
zones and dust during construction is inevitable. “Field land cannot be cultivated. When it rains, 

the field is flooded. Even though we still have rice fields, there are also no.” (Respondent H, 
female, 53). Problems with the water supply also affected agriculture, due to drought and 
inundation “The ploughed fields are sometimes flooded, sometimes there is a lack of water 

because the water system cannot bring water into the field.” (Respondent V, male, 43), and 
productivity and ploughing also decreased. “In the ploughing, productivity is reduced due to 

the affected irrigation system. The soil is arider, so it is more difficult to produce.” (Respondent 
Th, male, 42). Thus, while they were also affected by the project’s construction, these 
households did not receive any attention from local authorities. “I hope the state pays more 

attention to households like us because the project construction also affects the farmers living 

around it.” (Respondent T, male, 41). Because of the above reasons, the lives of households in 
the area affected by the project construction become more difficult than before. “My family’s 

life is much more difficult than before. Livestock decreased because environmental pollution 

created many diseases. Our family is affected both in terms of life and income.” (Respondent 
Ha, female, 47). This raises the question of whether indirectly affected households were treated 
fairly. 

In my view, although the local authority fulfilled its duty by fully informing households 
about the proposed land acquisition and by providing information, these households only 
became aware of the information at a general level and were unable to appreciate it in detail 
(Table 5.5; Fig. 5.2). In particular, households were not aware of the methods of compensation 
and support their families were entitled to receive. Among the four available methods of 
accessing the information on land acquisition, the holding of public meetings for people in the 
area where land is to be acquired is considered the most popular. Meetings ensure openness and 
transparency and provide the opportunity for people to express their wishes, ask questions, and 
obtain feedback from representatives of the organisation in charge of compensation. The 
announcement of land acquisition in public meetings also brings formalization of land 
acquisition information and helps to ensure that people are able to exercise their right to access 
information. In reality, the processes followed for land acquisition for the Hoa Lac Hi-tech Park 
project did not result in full transparency of land acquisition information, and householders 
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were not able to hold discussions about compensation or support costs. In other words, the 
householders’ right to access information on land acquisition was not appreciated. 

5.3.3. Livelihoods 

Agricultural land is a means of production, helping farmers generate income, a condition 
for them to survive (MALETTA, 2014). Labourers whose land is acquired do not have land to 
participate in the production and lose their rights. It is also difficult for them to change jobs 
after acquiring land (ZHANG – LU, 2011). Part of this difficulty is because they are accustomed 
to farming. Meanwhile, they are also unskilled and have no higher education. To get jobs, these 
farmers have to compete with many workers trained at universities, colleges, and other 
vocational schools. This issue is a major challenge for them in finding a new job after land loss. 
Table 5.6. The division of employed labour by age and sex of surveyed households in Hanoi 

No Categories Employee Ratio 
1 Before 

landless 
18-40 (male)/18-35(female) 104 workers 36.4% 
>40 (male)/>35(female) 182 workers 63.6% 
Total 286 workers 100% 

2 After landless 18-40 (male)/18-35(female) 131 workers 45.8% 
>40 (male)/>35(female) 155 workers 54.2% 
Total 286 workers 100% 

Source: Household’s survey, 2020 

After an interview with an enterprise operating in the Hoa Lac Hi-tech Park, along with a 
review of recruitment notices from other firms, I divided the age and gender of the employment 
seekers into two groups in Table 5.6. The data from this figure answer the question, “What are 
the jobs of family members before and after land acquisition?”. This question is integrated into 
the general information section of the surveyed households. The survey questionnaired 
households that have lost their land since 2013, and it measures change over five years. It is 
undeniable that there is a natural change in the labour force as age increases, but this number is 
insignificant compared to the total number of surveyed households’ workers (an increase of 8 
persons in Table 5.1). According to the Vietnam General Confederation of Labour, workers’ 
average age in enterprises is 31.2. There are not many job opportunities for workers after the 
age of 35. In particular, FDI enterprises only employ workers aged 18–35 years old. This 
division is due to several reasons, as follows. At an older age, the sensitivity to work decreases, 
the health deteriorates, so it is difficult to ask these workers to work overtime to increase labour 
productivity. “The rejection of workers after the age of 35 is fundamental, and this was 

discovered by the Vietnam General Confederation of Labour a few years ago. The eliminated 

workers over 35 years old, especially female workers, are mainly workers doing simple jobs.” 
(Mr Q, Deputy Head of Labour Relations Department). Meanwhile, businesses also have to pay 
for this group of social insurance costs by seniority and age. As a result, many employers find 
ways to circumvent the law to remove older workers from the business. This situation makes it 
often difficult for workers over 35 to find work in the industrial sector. They often have to 
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choose freelance jobs to become informal workers. This fact shows that the number of 
employed workers in group 2 (women over 35 and men over 40) decreased by 27 workers 
(equivalent to nearly 10%), whereas the lower-age employed workers showed growth in the 
research area. This situation requires local authorities to take adequate measures to solve and 
support jobs for the workers in group 2. 

Shrinkage of agricultural land also makes the employment structure change. Survey data 
from Table 5.7 shows that the number of households losing their land but still working in the 
agricultural sector is only about 10%. The majority of families (89%) have converted to non-
agricultural occupations. The rate of retired people is also high at 64%, with most being workers 
over 40. To create jobs for land-lost households, within the five years from 2014 to 2018, the 
People's Committee of Thach That District organized some job fairs. The aim is that the local 
government provides job search opportunities for workers by allowing them to meet businesses 
at these fairs. The number of new jobs created in the past five years is 2,380 in the whole district. 
In the process of compensation and support for people to stabilise their life after the loss of land, 
the locality has also facilitated land-expropriated households working in factories in the Hi-tech 
Park and other industrial zones in the area. However, in practice, due to their low educational 
attainment (37% of surveyed households graduated from secondary school) and being beyond 
the recruitment age, these people have difficulty finding new jobs, especially for the heads of 
households. Only about 37% of the labourers whose land was expropriated have a new job – a 
relatively modest figure (Data of the People’s Committee of Thach That District). 

Table 5.7. Choosing jobs after land acquisition in Hanoi 
No Categories Frequency Households Percentage 
1 Continue agricultural production on the 

remaining land 
9 100 9% 

2 Continue farm production and also work in 
another sector 

1 100 1% 

3 Changing job 89 100 89% 
4 Retire because of out of working age 64 100 64% 

Source: Household’s survey, 2020 

In order to help land-lost people find a new job, the local government has opened many 
vocational training classes. In 2014–2018, the district opened 149 courses to train non-
agricultural occupations for households across the district. However, people are not aware of 
vocational training’s importance to the employability relative to labour market requirements. 
They choose a career based on crowd psychology and go to vocational training classes only for 
the purpose of receiving more support from the state. Thus, the training results have not brought 
excellent jobs. 

Because the locality has no agricultural land funds for compensation, compensation and 
support are offered as cash when the state recovers land to build the Hoa Lac Hi-tech Park. This 
source of compensation and assistance from the state also provides the affected households with 
an additional funding source for their expenses. In addition, 89% of the labour force moved to 
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non-agricultural jobs, causing household income to increase. According to the survey results, 
57% of the households chose to use the compensation money for home repairs (Table 5.8). A 
bright spot in the use of compensation money is that households paid more attention to their 
children's education (35%). It also explains why young workers have more jobs after losing 
land: twenty-three percent of households marked other options among the questionnaire’s 
factors, namely, dividing money between children and daily living expenses. Notably, because 
of many reasons, such as land dispute or error in measurement of compensation areas, many 
households still have not received compensation money even though their land has been taken. 

Table 5.8. Household expenditures after receiving compensation in Hanoi 

No Categories Frequency Households Percentage 
1 Repairing house 57 100 57% 
2 Buying motorbike(s) 14 100 14% 
3 Investing in agricultural machines 0 100 0% 
4 Doing small business 3 100 3% 
5 Building an apartment for rent 0 100 0% 
6 Depositing all money in the bank for 

interest 1 100 1% 

7 After spending on some activities as 
specified, the remaining money being 
deposited in the bank for interest 

10 100 10% 

8 Paying debts 8 100 8% 
9 Investment in children’s education 35 100 35% 
10 Others 23 100 23% 

Source: Household’s survey, 2020 

Since agricultural land is shrinking, households do not invest in agricultural equipment, 
which is evident from Table 5.8. To offer a more significant impact on agricultural land loss, I 
have investigated more in-depth household items to reveal the surveyed households’ 
agricultural production and consumption purposes (Table 5.9). Agricultural materials decreased 
by one-third after agricultural land was acquired. In particular, the number of buffaloes and 
cows shows the most substantial reduction (In many agricultural production areas in Vietnam, 
people still use the power of buffaloes and cows for ploughing and transplanting). Meanwhile, 
other household items were four times the number of production tools. The immense growth 
was mobile phones and air conditioners. These are the essential items of humans in the digital 
age and in light of global warming. Motorcycles were also one of the most purchased items by 
households. Because of the transition to non-agricultural occupations, households have to work 
in more remote locations. Therefore, motorbikes are a popular means of supporting people in 
their mobility, as public transport in rural Vietnam is undeveloped. 

In general, the use of compensation and support money from households does not show 
a pattern of economic viability. The proportion of households interested in investing in 
production and business and their children's education is not low; however, the investment 
amount still accounts for a modest proportion compared to the amount used for construction, 
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home improvement, shopping for appliances, and daily expenses. Although these are essential 
items, they will lead to an unsustainable situation in people’s long life in terms of society. With 
the amount of compensation, households can develop production and business or learn a 
profession to create a stable income. From there, life will be more secure after the reduction in 
agricultural land area. However, most households, when receiving compensation money, used 
it for different purposes such as purchasing property and repairing houses. Thus, after losing 
land, most of these households’ houses are usually more spacious and fully equipped.  

Table 5.9. Household items of surveyed households in Hanoi 
 Categories Before land loss After land loss Change 

I. Means of 
production 

1. Tractor 2 1 - 1 
2. Thresher 0 0 0 
3. Cattle 119 41 - 78 
4. Sprayer 4 1 -3 
5. Hoes and shovels 407 355 - 52 
Total 532 398 - 134 

II. Family 
Assets 

6. Telephone 24 6 -18 
7. Mobile phone 201 348 +147 
8. Motorbike 147 246 +99 
9. (Electric) bike 1 17 +16 
10. TV 102 144 +42 
11. Computer/laptop 13 48 +35 
12. Karaoke machine 1 2 +1 
13. Washing machine 36 80 +44 
14. Fridge 76 96 +20 
15. Gas stove 112 124 +12 
16. Hot shower 58 147 +89 
17. Air-condition 31 138 +107 
Total 802 1,396 +594 

Source: Household’s survey, 2020 

The World Health Organization (WHO) has defined Quality of Life as: “an individual’s 

perception of their position in life in the context of the culture and value systems in which they 

live and in relation to their goals, expectations, standards, and concerns” (WHO, 1998). From 
this definition, quality of life is only a subjective assessment of people. Factors such as 
employment, income, environment and society serve as the criteria for evaluating this 
subjectivity. In general, households whose agricultural land was reduced to build the Hoa Lac 
Hi-tech Park have a higher quality of life than before (Fig. 5.3). The number of households with 
savings increased by nearly 20%. In particular, the number of households with more 
comfortable lives than before increased by 15%. The reason can be mentioned that households’ 
income increased sharply after losing their land. When many resources were focused on 
agricultural production, agricultural income did not meet the living costs for 96% of surveyed 
households. Thus, the shrinking of agricultural land seems to create an impetus for these 
households to be bolder in converting their family livelihoods for a better life. 
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Fig. 5.3. Quality of life of surveyed households in Hanoi 

 
Source: Household’s survey, 2020 

The households’ quality of life has shown an improvement, so no household has a one-
way negative perspective on their living area's industrialisation and urbanisation (Fig. 5.4). 
Seventy-eight per cent said that although the Hoa Lac Hi-tech Park project’s construction helps 
them increase their income and create non-agricultural jobs, it also brings many challenges to 
their life in the future. The most visible and apparent is the effect on the environment. Eighty 
percent of households said that the construction of the project pollutes the environment (Fig. 
5.4). Usable water is contaminated, along with the increase in dust in their daily lives. The Hoa 
Lac Hi-tech Park project also attracts many labourers from all over to live and work. This means 
that social security is no longer guaranteed since these workers and landless households engage 
in socially deviant behaviour. Losing land provides many households more free time, and 
combined with money from land compensation, people participate in gambling and other 
problems, such as prostitution and drug, more frequently (which are prohibited in Vietnam). 

Although the environment and society tend to deteriorate according to the subjective 
assessment of households, most families are satisfied with their post-loss life. Life is less 
strenuous now than before, they said. Income is higher and more stable compared to farming. 
Especially, thanks to more investment in the young generation, these young workers easily find 
jobs in the Hi-tech Park. Having stable jobs and high wages, and working close to home 
constitute the desire of these households, and so, this wish has come true. From the above 
analysis, it can be said that income and employment are critical factors for the living choices of 
households whose land was expropriated. 
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Fig. 5.4. The life choice of surveyed households in Hanoi 

 
Source: Household’s survey, 2020 

In general, land acquisition to serve socio-economic development has changed the life of 
the people whose land was acquired. The home is spacious, and the property is bought more 
from the compensation and support money. This means a rotation from financial capital to 
physical capital. However, material capital is mainly assets for family activities, not means of 
production to generate income. Only a tiny proportion of people use the financial capital for 
non-agricultural investment and business purposes to ensure their future income. It can be seen 
that these people are role models for others in the use of compensation. Therefore, land 
acquisition has both positive and negative impacts on households in the suburbs of Hanoi. On 
the whole, the total number of employed workers did not change compared to the past. The land 
acquisition also creates a great incentive for these landless households to convert jobs to non-
agricultural jobs. Along with that is a large amount of compensation to help them buy more 
new equipment in the house. Although the environment has deteriorated according to the 
subjective assessment of the surveyed households, they are still evaluating their present life 
more favourably compared to the previous one.  

5.4. Conclusions 

The results show that the acquisition of 95% of agricultural land for the project has made 
a drastic change in households’ livelihoods. The government has introduced a compensation 
policy combining costs to support job search and stabilize life after land loss to compensate for 
these people’s losses. However, the compensation is 6 to 8 times lower than the amount they 
should receive (at market prices following the supply-demand rules). Such inadequate 
compensation leads to dissatisfaction from households. Moreover, although the land was lost, 
96% of households said the government did not negotiate land compensation costs with them. 
Nearly half of the households were also unaware that they had received other support from the 
government. In addition, a gap in the land legal system identified in this study is that the state 
has neglected the land users who have land next to the project. Even though their land was not 
taken away, their lives were also indirectly disturbed by changes in the environment and society. 
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These changes also significantly affect the agricultural production process, reducing the 
productivity and income of these households. 

In terms of employment and income, number of employed workers has decreased for 
those over 35 for women and 40 for men. In contrast, young employed workers are higher 
thanks to the off-farm jobs created when more enterprises operate in the Hi-tech Park. The 
employment structure has changed drastically and shifted towards the non-agricultural 
direction, so the income of households after land acquisition shows a remarkable growth with 
more than 1,500 USD per household. Meanwhile, households tend to use compensation money 
for non-profit purposes such as home repairs and purchasing necessary household equipment. 
However, a highlight is that these households have a reasonable choice of investing in their 
children’s education. As for the subjective assessment of the environmental and social status, 
these households said a worse situation than before. Although negative impacts of land 
acquisition for the Hoa Lac Hi-tech Park project still exist, households who lose land for this 
project still choose their current life compared to before land acquisition.
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6. Research results in Danang 

6.1. Introduction 

Agricultural land shrinkage due to industrialisation and modernisation has a negative 
impact on the livelihood strategies of people, who depend on agricultural land or other natural 
resources. Farmland is very important for the livelihoods of most rural people in Vietnam 
(TUYEN, 2013). In 2017, 68% of the labour force was engaged in agriculture (GSO, 2019). HA 
THANH NGUYEN THI (2011) indicated that the need to convert a large amount of agricultural 
land into industrial, commercial, and residential land has raised many issues such as labour 
conversion, reduced traditional food production, the need for  compensation, and future risk. 
PHUC ET AL. (2016) also concluded that equitable development and sustainable livelihoods 
were a challenge in Hue’s periphery in the long term.  

In fact, after land acquisition, up to 67% of agricultural workers still retained their old 
jobs. The number of peasants transferred to new jobs was 13% and 25% to 30% had no or not 
enough employment. This was the situation of 53% of the people, whose land was recovered, 
who had lower incomes than before. On average, after land loss, each household had 1.5 
labourers who were unemployed. For every hectare of agricultural land, there were 13 
unemployed labourers who had to find ways to change their jobs (THANH, 2009). It can be seen 
that agricultural land acquisition has a significant impact on poor households in rural and peri-
urban areas of Vietnam. Therefore, this chapter answer research questions related to land 
acquisition for the Danang Hi-tech Park project. 

6.2. Research project 

From 2007 to 2017, Danang had many projects to convert land use purposes (Fig. 6.1). 
These projects tend to develop on the fringes of cities. The conversion rate is also different 
when Danang focuses on developing areas near the city centre, and then it is gradually expanded 
southward. The converted land is from agricultural land, mostly from rice, cropland, and forest 
land. In notable, orchard’s land witnessed the most remarkable change. However, the further 
away from the city centre is the more changes in other land types’ conversion rate. Especially 
in the Hoa Vang district, west of the city, crops and grassland land converted to urban land is 
higher than that in other localities. This situation is shown in the land use statistics in Danang. 
Agricultural land decreased from 75,706 ha in 2010 to 69,566 ha in 2018, in which rice 
cultivation land decreased from 4,348 ha to 3,605 ha. Along with that, the area of non-
agricultural land increased sharply from 50,844 ha to 55,209 ha in the same period. As a result, 
the agricultural sector’s structure declined from 9.7% in 1997 to 2.1% in 2018 (data collected 
from the Danang Department of Planning and Investment). These numbers prove that the city 
has created a breakthrough in economic restructuring. The proportion of service, industry and 
construction sectors will increase gradually, while agriculture, forestry, and fishery sectors will 
decrease. 
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Fig. 6.1. Land cover change in Danang 2007–2017 and Danang Hi-tech Park 

 
Source: author’s compilation by using raw data from JAXA 

Since 2010, the Prime Minister has approved a project to establish Danang Hi-tech Park, 
which is a big one in Danang and Vietnam. This project is one of three national-level multi-
functional Hi-tech parks in Vietnam. This project is located in the west of the suburban area of 
Danang city (Fig. 6.1). According to the plan, Danang Hi-tech Park has an area of 1,128.4 
hectares in two communes of Hoa Lien and Hoa Ninh in the Hoa Vang district. In which the 
leasing area is 612.27 ha. Until 2020, this project has attracted 18 projects, with half being FDI 
projects. These projects’ total invested capital is more than 336.9 million USD, and the domestic 
investment capital is 5,272 billion VND (229.2 million USD). The total revenue for the state 
budget from the IZs in 2019 is about 5,541 billion VND (241.5 million USD), accounting for 
about 17% of Danang city’s total budget revenue. This contribution shows the importance of 
IZs in general and Danang Hi-tech Park in particular. With such a significant capital source, by 
the end of 2017, the project has only converted and built a part of the project's eastern area. The 
converted land areas are mainly from crop and forest land. 

6.3. Results 

6.3.1. General information of surveyed households 

The acquisition of agricultural land for industrialisation in recent years has brought 
significant changes in Vietnam’s rural areas (SCOTT, 2009). The establishment of Industrial 
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Enterprises has created high economic growth, diversified income sources, upgraded 
infrastructure, and contributed significantly to poverty reduction in many rural areas (BREU ET 

AL., 2012). However, land acquisition for industrialisation has a direct and long-term impact on 
the employment of farmers and their livelihoods (TUAN, 2010). The loss of land, lack of jobs, 
and lack of food autonomy are everyday situations among farming households in industrialized 
areas, not only in Vietnam but also in developing countries (PHAM – BARKHATOV, 2020). As 
a large part of agricultural land is acquired to construct industrial zones, urban areas and their 
associated infrastructure, the number of farmers losing land and having to change jobs has 
increased rapidly. 

Table 6.1. Some indicators of investigated households in the study area in Danang 
No Indicators Unit Before After Changes 
1 Investigated household Household 100  
2 Farmland Area m2 171,593 17,040 -154,553 
3 Population People 442 450 +8 
4 Population in working People 338 352 +14 
5 Labour with a job People 256 229 -27 
6 Income USD 503,786.6 485,405.2 -18,381.4 
7 The average income per 

household 
USD/ 

household 
5,037.9 4,854.1 -183.8 

 Source: Households’ survey, 2020 

According to data provided by the Management Board of Danang Hi-tech Park, as of May 
2020, the project had acquired 1,001.8 ha from 620 households, of which, 81.7% of the acquired 
land was agricultural. Table 6.1 shows the information gathered on agricultural land lost, 
working status, and the incomes of the surveyed households as a whole. 90% of agricultural 
land had been acquired (154,553 m2), while the population in working-age increased by 14 
people. The number of workers employed also decreased when the state the recovered land. 
There was a significant decline in income (by more than 18 thousand USD). However, the rate 
of change in income varies among households. Nearly 50% of households said their income 
decreased after giving land to the project, while 30% of households had an increased income. 
The remainder (23%) was the number of households with no change in income. (Income is 
determined by current prices and was estimated by the respondents). The cause of the decline 
for nearly 50% of households was believed to be related to their work. 89% of households 
surveyed said that agricultural production was the top job that helped them generate income. 
Thus, the loss of almost all agricultural land has significantly impacted the work of these 
households and their income. 

Meanwhile, Table 6.2 shows general information about the surveyed land-expropriated 
households. It can be seen that men are still the leading human resources in homes. However, 
these households’ educational attainment is mostly from secondary school (nearly 50%), 
followed by the number of people who only completed primary school (29%). This issue can 
make it difficult for families to recover quickly when most of their main job is farming (89%). 
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Households’ work is diverse after losing their livelihoods. The primary job choice for homes is 
unskilled labour (42%). To put it more simply, whoever hired, they would do it. It leads to 
unstable income sources of households. The number of employees working in factories is also 
higher than before, but only slightly increased by 10%. The unemployment rate has also risen 
relatively high (18%), whereas 6% of households said they are still trying hard to find a job. 
These numbers create pressure on local authorities when they need policies to ensure people’s 
livelihoods. Thus, ensuring equity in land compensation is a critical factor in creating stability 
for households affected after this shock.  
Table 6.2. General information about heads (n=100) of households that lost land required for 

the Danang Hi-tech Park project. 
No Categories Frequency Percentage 
1 Sex of household head Female 17 17% 

Male 83 83% 
2 The academic level of 

the household head 
No grade 2 2% 
Primary 29 29% 
Secondary 47 47% 
High school 17 17% 
Vocational 1 1% 
Bachelor 4 4% 

3 Job before land 
acquisition 

Farming 89 89% 
Government official 2 2% 
Waged-worker 5 5% 
Casual labourer 3 3% 
Elderly/Retired/Illness 1 1% 

4 Job after land 
acquisition 

Farming 11 11% 
Business/trade 6 6% 
Government official 1 1% 
Waged-worker 15 15% 
Casual labourer 42 42% 
Job seeking 6 6% 
Elderly/Retired/Illness 18 18% 
Other 1 1% 

Source: Household survey, 2020 

6.3.2. Evaluation of policy implementation 

The Danang Hi-tech Park project is located in Hoa Vang district, with a total planned area 
of 1,129.76 ha divided into 3 phases. The first phase is 406 ha, of which pure land to allocate 
for the project business is 272.81 ha. 217 ha is located in the second phase of the project, of 
which land for enterprise allocation is 92.76 ha. In the final step, the project will acquire 506 
ha, of which land for expert housing is 68.49 ha. The project’s total investment is 8,841 billion 
VND (386.1 million USD), including the state budget capital and other capital. The state budget 
accounts for half (Data obtained from the interview with the deputy director of the Management 
Board of Danang Hi-tech Park, 2020). As of March 2020, the types of land acquired are detailed 
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in Table 6.3. Table 6.3 presents that most of the land acquired for project implementation is 
agricultural land (81.7%). Land for perennial trees and production forest land accounts for the 
most extensive area, with 39.9% and 34.8%, respectively. Therefore, this project will have 
specific impacts on the lives of households whose land is acquired because the state has 
recovered the “living source” of these households for local economic development. 

Table 6.3. Land-acquired for Danang Hi-tech Park project 
No Categories Code Hoa Lien 

(ha) 
Hoa Ninh 

(ha) 
Total 
(ha) 

Percentage 
(%) 

1 Agricultural land  602.6 215.9 818.5 81.7 
1.1 Annual cropland CHN 44.4 19.8 64.2 6.4 
1.2 Land for perennial crops CLN 205.2 195.0 400.2 39.9 
1.3 Aquaculture land NTS 1.7 0.1 1.8 0.2 
1.4 Production forest land RST 347.5 1 348.5 34.8 
1.5 Freshwater aquaculture land TSN 3.8 0 3.8 0.4 
2 Non-agricultural land  140.7 8.8 149.5 14.9 

2.1 Cemetery land NTD 3.0 0.5 3.5 0.4 
2.2 Resident land in the rural area ONT 5.8 8.3 14.1 1.4 
2.3 Defence land CQP 11.9 0 11.9 1.2 
2.4 Land with a specialised water 

surface 
MNC 119.7 0 119.7 11.9 

2.5 Land for construction of offices TSC 0.2 0 0.2 0 
2.6 Non-agricultural business land SKC 0.1 0 0.1 0 
3 Unused land BCS 12.0 21.8 33.8 3.4 
 TOTAL  755.3 246.5 1,001.8 100 

Source: Danang Hi-Tech Park Management Board, 2020 

Danang Hi-tech Park has acquired most of the land as planned (88.7%) on paper, but it 
has not been built much yet. Appendix. 18 (page 156) shows the changes in the area of land 
built and acquired by this project between 2015 and 2020. The project was approved and 
announced for planning in 2010, but the Hi-tech Park infrastructure started construction in 2012. 
The capital source arranged for the project from 2010 to 2019 is 2,510.2 billion VND (108.8 
million USD). However, the first phase of project implementation still faces many funding 
difficulties, leading to delay in the land acquisition plan. In 2016 and 2017, the project’s total 
investment was low, about 68 and 45.6 million USD. The following two years saw a dramatic 
change to the tune of 157.5 and 181.1 million USD, respectively. As a result, the project 
implementation process is accelerated. As of 2020, most land has been recovered on paper but 
has not been used in practice. Danang Hi-tech Park has just cleared ground, creating 400 ha of 
land ready to supply to investors (Data are collected from interviews with staff of the Danang 
Hi-tech Park Management Board).  It is to say that the cultivated land has been taken away but 
is still under transition for nearly ten years. Up to now, the new project has focused on building 
infrastructures such as electrical systems and roads. This situation causes a waste of land. The 
people’s desire to work near home and in high-tech zones also extends. The project’s prolonged 
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construction certainly has a significant impact on people’s lives in general and landless 
households in particular.  

This situation not only happened in the Danang Hi-tech Park project, but it also happened 
on the city level. According to ANH (2020), Danang currently has more than 600 ha of 
agricultural land that cannot be produced due to suspended projects due to several reasons such 
as land disputes and illegal conversion of land use purposes. Meanwhile, the land fund in 
general and the local agricultural land fund are minimal. This prolonged situation also causes 
economic losses for the local authorities when they support the people according to each 
production season. According to a city representative, Danang needs to quickly acquire land 
with suspended projects to avoid wasting land resources and costing the city budget. For land 
areas that can still be produced, the city should also have policies to support farmers in 
improving and converting crop structure so that people can stabilise production. “I have 

suggestion that the city should not prolong the divergence of agricultural land acquisition. For 

local people, the land is for production, not just receiving support from 1 – 1.2 million 

VND/Sao/year (43.1 – 51.7 USD/Sao/year) from the state. When the city is recovered, it is 

necessary to calculate specific purposes, to plan and accumulate and exchange land for 

production” (Mr. D, delegate of Danang City People’s Council)4. 
Table 6.4. Compensation cost for Danang Hi-tech Park 

No Categories Compensation price 
1.1 Agricultural 

land 
Annual cropland 98,000 VND/m2  4.22 USD/m2 

1.2 Land for perennial 
crops 

49,000 VND/m2  2.11 USD/m2 

1.3 Production forest land 14,000 VND/m2  0.6 USD/m2 
1.4 Aquaculture land 56,000 VND/m2  2.41 USD/m2 
2.1 Resident land 

in rural area 
Hoa Ninh commune 1,060,000 VND/m2  45.62 USD/m2 

2.2 Hoa Lien commune 2,230,000 VND/m2  95.98 USD/m2 
3.1 Supporting for 

employment 
transformation 

Annual cropland 2 x (98,000 VND/m2) 8.44 USD/m2 
3.2 Land for perennial 

crops 
0.5 x (49,000 VND/m2)  1.05 USD/m2 

3.3 Production forest land 0.5 x (14,000 VND/m2)  0.3 USD/m2 
3.4 Aquaculture land 0.5 x (56,000 VND/m2)  1.21 USD/m2 
4 Support for livelihood stabilization 11,000 VND/m2 (not 

pass 2ha/household) 
0.47 USD/m2 

Source: Danang Hi-tech Park Management Board, 2020 

Table 6.4 shows the compensation rates land-expropriated households have been 
received. As is well known, Vietnam adopts a two-land price mechanism determined by the 
project’s purpose (TUAN, 2021). Since Danang Hi-tech Park is a project aimed at socio-
economic development in the South-Central Coast and the Central Highlands, its compensation 
rate is applied based on the state’s land price list. This price list has a significant difference if 
compared to the real estate market’s actual prices. According to the state price bracket, for 

 
4 Sao is a unit of agricultural land in Vietnam. It is equivalent to 500 m2 (in the central region of Vietnam). 
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agricultural land, households are compensated the highest with 4.22 USD/m2. However, the 
price after recovery is leased by the state to businesses is 2 to 3.7 million VND/m2 (86.6 to 
160.7 USD/m2). This figure is also much lower than the amount quoted by real estate brokers 
(5 million VND/m2 = 217.1 USD/m2). This disparity causes dissatisfaction among households. 
Besides, what needs to be considered beyond the compensation price is households’ work after 
losing productive land. Instead of organizing training courses or job referrals for families who 
have lost their ground, the government has chosen to support the conversion of jobs in cash to 
depend on each household’s purpose. The support level also depends on the type of land the 
home is acquired and is not rated as high compared to Hanoi and Ho Chi Minh City. 

Table 6.5 shows the implementation of the notification of land acquisition by the local 
government to the households transferring their land-use rights to the Danang Hi-tech Park 
project. Almost 100% of households received the complete notification of local authorities 
through the People’s Committee’s official messages, public announcements from the People’s 
Committee, to community meetings from local authorities. Therefore, the first task in the 
sequence of land acquisition and compensation has been well performed by Danang’s local 
authorities. There is not a single household unaware of their land being acquired. Thanks to 
that, the site clearance process is faster.  
Table 6.5. Methods by which affected households (n=100) learned of land acquisition for the 

Danang Hi-tech Park project 
No Categories Frequency Households Percent 
1 Official notice from the People’s Committee 99 100 99% 
2 Neighbours/ cousins/ friends 95 100 95% 
3 Public announcement posted at the local 

People’s Committee office 
91 100 91% 

4 Community meetings and public 
announcements from local authorities 

94 100 94% 

5 You were unaware until the land acquisition 
was implemented 

0 100 0% 

Source: Household survey, 2020 

After receiving the notification of land acquisition, each household will have different 
feelings about the family’s situation in the coming time. Fig. 6.2 shows in detail the thoughts 
of homes losing land and their assessments in the implementation of land acquisition by local 
authorities. Most families are concerned by both the present and the future. Worries stem from 
a fear of returning hunger and poverty to their families. They have not fixed the end, what they 
must do to live. “Losing land for farming, I do not know how to live because my family has only 

a farming job” (Respondent T). Without a job, what do they take to take care of themselves and 
their own small family? “Afraid of not having income from cultivation and animal husbandry” 
(Respondent Tr). They feel that they and their family will have to start over, but these 
households do not know where to start. “Afraid of running out of farmland, worrying about 

starting from scratch while being old and weak, only know how to work in agriculture from the 



 
 

77 
 

past until now” (Respondent Th). (These citations come from the most common opinions of the 
surveyed households).  

Furthermore, there is concern over whether the cost of land compensation that the state 
implements is adequate or not. It comes with that there are the shortfalls when life may have to 
change. When there was agricultural land, people could cultivate, raise livestock and poultry, 
and self-sufficient. Without a job, they are not afraid of food problems. “What should we do 

after losing land? Losing agricultural land, necessities that we cannot produce, we have to buy 

everything, which is quite expensive” (Respondent P). However, now, they are struggling with 
the question, “What should I do to have money to buy food?”. That is the cause of the pressure 
leading to the insomnia of some households. “I have lost sleep. I do not know what I will do” 
(Respondent Hu). The families also mention one reason: ancestors leave the acquired land. Most 
of the agricultural land is owned by several generations of ancestors living on the land, at least 
two generations. The state takes it away, making them feel like they have lost a good memory. 
In some cases, people also had to relocate their ancestors’ graves, which are sometimes quite 
close to the lands, due to land acquisition. “It was ancestral land, but I could not keep it” 
(Respondent S). This problem occasionally occurs in some countries like Kenya and Ethiopia, 
because people in these countries believe that land acquisition can damage human rights 
(KARIUKI – NG’ETICH, 2016; OKWOY, 2017). More profoundly, they worry about the future 
when they are old; agricultural land is lost, they have no money to live. “What to do when the 

qualifications are not available, the health is not available, and the age is already high” 
(Respondent H). Social reality has shown that social subsidies in Vietnam are not enough to 
support the elderly. Besides, with the high self-respecting, they feel like a burden to their 
children when they have to “stick to” their children. “Without farming, there is no income. I do 

not know what to do except agriculture. It is difficult to start over because of my old age. So, I 

feel ashamed because I am a burden for my children in the future” (Respondent B). 
Nevertheless, a small number of households feel happy (8%) to acquire land to build 

Danang Hi-tech Park by the state. They explained that they wanted to move to a new place to 
live or to repair their house. “I am glad to change my life” (Respondent Ut). Thanks to the 
government's recovery, their family has an additional funding source to cover their needs. A 
few are also happy that the family has the other capital source to start their business campaign, 
their favourite field. “Thanks to the recovery, I have money to move to a more open place to do 

business” (Respondent B). They can move away from agriculture, a job that requires a great 
deal of labour, but the income is not high. “I got out of hard work” (Respondent D). 

To implement households’ land acquisition, the state and local authorities need to have 
meetings to discuss methods and the cost of compensation and damage support for families. Up 
to 80% of the households answered that they had discussions with the local authorities about 
this issue. Still, 20% of households said that they did not have any exchange with the state. How 
the state announced it and how they followed. “What is my neighbour’s opinion? I follow [their 

opinions]” (Respondent Lo). Although most homes said they had made arrangements with the 
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state to accept land leaving, more than half of the surveyed households said they did not receive 
any assistance except land compensation costs. “My family sent an application to the People’s 

Committee to get more support but received nothing. We are only offered jobs in steel factories, 

which are close to my house” (Respondent Lu). Some households are still not aware of the 
compensation they are entitled to when the government recovers their land. “I claim the higher 

price but not resolved” (Respondent Th). 
Fig. 6.2. Evaluation of how the implementation of land acquisition for the Danang Hi-tech 

Park project affected households (n=100) 

 
Source: Household’s survey, 2020 

 
However, when we interviewed the local authorities and the Danang Hi-tech Park 

project’s management board, it was verified that all households had received all support 
according to Vietnam's government regulations. There are a few households in land disputes 
and some paper shortcomings in the compensation process, so the payment is somewhat delayed 
than the rest of the homes. From my point about these contractions, the local government has 
adequately implemented the set principle if considering the legal regulations. It is just that 
homes still feel that the support level is low and cannot meet the people’s needs. These supports 
seem to make households feel that the state has not fulfilled its responsibilities by not helping 
them stabilize their lives when there is a significant change. 

According to those analyses, 44% of households agree with land acquisition for the 
project, but they are also dissatisfied. The number of satisfied but still concerned about the 
difference between the compensation price and the market price is equal to those who fully 
support the project at the same rate of 20%. Not a small percentage (15%) of the households 
disagree on land acquisition activities for the Danang Hi-tech Park project. They argue that 
there is no fairness in compensation prices between the recovery phases. “My family wanted to 

be more compensated because latecomers were compensated more, unfair for those who were 

compensated first” (Respondent V1). Furthermore, when the state has taken away productive 
land with the job stable, they have to find new jobs, but they have not seen it until now. “My 
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job is stable, now I have to look for another job, but I still have not found it” (Respondent Ha). 
Some households in land disputes lead to slow payments by the state to settle disputes. “My 

land has 1,200 m2 that has not been compensated due to the lack of land use right certificate. 

The People’s Committee promised to resolve it, but so far, it has not resolved for my family” 
(Respondent V2). That is one of the causes why families disagree with the land acquisition 
process. “I see much unreasonable compensation. My family still has 500 m2 of agricultural 

land that has not been compensated, although it has been promised many times” (Respondent 
Hi). 

In addition to the surveyed landless households, we interviewed five families in the 
affected areas (in Danang) which are not on the list for support or compensation. All homes 
have the same opinion when they feel that they are being mistreated. Even though they still 
have land to cultivate, their productivity is not as good as before. Agricultural production also 
faced more difficulties due to drought, lack of water, and dust clinging to rice, leading to low 
crop yields. “Our family has more difficulties in the agricultural production process. Due to the 

polluted environment, the rice plants get dusty. Since then, rice has grown long; Rice output 

has not been as much as before” (Respondent V, female, 43). Agricultural production and the 
quality of life of these households are also affected. Land acquisition, most of which is forest 
land, leads to heavy air pollution, especially during project construction. “Currently, my family 

always lives in the dust. The garbage is left around the living area. Rice is polluted with air, so 

it grows and yields low” (Respondent Tr, female, 43). The trucks carrying soil and rock run 
back and forth every day, obstructing the household's travel traffic. “The travel process is also 

more difficult than before due to the high volume of vehicles entering and leaving the Hi-tech 

Park. The roads are severely damaged” (Respondent Ch, male, 33) (see Appendix. 20, page 
158). Thus, according to these interviewees, there are severe economic sustainability and other 
problems for them. 

During the survey, I found that the fields adjacent to the project were abandoned while 
preparing for summer-autumn rice seeding. It means adjacent plots of land are not used for 
agricultural purposes. According to Hoa Vang District People’s Committee statistics, the total 
area of non-productive agricultural land or land that cannot control water sources in the area is 
537.4 ha, of which, 126.13 ha is affected by the project. When we interviewed this question for 
the land clearance and valuation specialist of the Department of Finance, we received the same 
answer: “Currently, there is no supporting policy in the locality for households with 

agricultural land next to the project but not being acquired” (Respondent, planner, male, 32). 
This shortcoming seems to be an issue that has not been concerned and directed by the local 
government, particularly the state. 

From the above analysis, it can be concluded that the local authorities have adequately 
handled the land acquisition and compensation process in Hoa Vang district for the Danang Hi-
tech Park project according to the current land law. However, there are still many unsatisfactory 
issues between local authorities and land-recovered households. The compensation price is 
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considered not high compared to the market price. In other words, households’ level of 
satisfaction with their land acquisition primarily comes from the cost of land compensation and 
government supports. Employment after land production is acquired is still a topic of discussion 
among households. Households indirectly affected by the project construction without any 
support are always a shortcoming. The above things happen in Danang and occur in many parts 
of Vietnam, such as Vinh city and Quang Binh (NGUYEN ET AL., 2019; NGUYEN, 2021). This 
problem shows that the state should have more specific and detailed regulations on the issues 
mentioned earlier to solve these shortcomings. 

6.3.3. Livelihoods 

Danang’s labour market has a severe imbalance between labour supply and demand. Each 
year, the labour force of this city grows from 20,000 to 25,000 people, while the unemployment 
rate in 2017 was 4% (GSO DANANG, 2018). Many reasons have led to the situation of people 
not finding a high job in Danang. One of these is the high urbanisation rate, so several traditional 
occupations have been lost. Meanwhile, the city’s labour supply also has reasonably good 
training, but training does not consider the economy’s labour structure. As a result, Danang has 
more than 4,000 unemployed workers with a university degree, or another form of higher 
education training (GSO DANANG, 2018). In terms of the demand for labour, in recent years, 
the city’s economy has grown steadily, creating many jobs for workers. Every year, the city 
creates jobs for about 34,000 workers (Data provided by the Department of Labour, Invalids 
and Social Affairs of Danang). In particular, FDI enterprises in industrial zones are sources of 
quality jobs and high income for workers in this city. However, it is a fact that businesses do 
not want to spend money on training new workers, such as farmers who lose their land. 
Therefore, businesses often actively seek trained workers at training institutions in the city. This 
has caused many difficulties for households when giving up land to build industrial and Hi-tech 
parks in the city. 

Table 6.6. The proportion of employed workers by age group in Danang 

No Categories Employee Ratio 
1 Before 

landless 
18-45 (male)/18-35(female) 93 workers 36.3% 
>40 (male)/>35(female) 163 workers 63.7% 
Total 256 workers 100% 

2 After landless 18-45 (male)/18-35(female) 121 workers 52.8% 
>40 (male)/>35(female) 108 workers 47.2% 
Total 229 workers 100% 

Source: Households’ survey, 2020 

For households who lost land for Danang Hi-tech Park, the loss of agricultural land has 
an impact on their employment. The number of labourers who got jobs after losing their land 
decreased by 27 people. In this study, the employed workforce is divided by age and sex into 
two groups. Group 1 consists of women aged 18 to 35 and men aged 18 to 40, and Group 2 
comprises women over 35 and men over 40 years of age. This division was based on the results 
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of interviews with investors and recruitment announcements. The first group of workers has a 
youthful dynamic, who find it relatively easy to absorb new knowledge. In addition, these 
workers have easy access to many types of jobs that require dynamism. Table 6.6 shows a 
drastic decrease in employment for older workers. Before the land acquisition, the labour force 
of individuals in Group 1 accounted for 63.7% of 256 workers. This figure dropped to 47.2% 
after the land acquisition. Part of the reason for this decline was the low education level of the 
workforce, and thus the workers failed to meet the recruitment requirements of businesses in 
the Hi-tech Park or in neighbouring industrial zones. This decrease also showed the 
vulnerability to the income of people in Group 2. 

The rising unemployment rate seems to be due to the fact that farmer’s living and working 
habits have not changed and that they have not been able to adapt to a new life after land 
acquisition. However, 8% of households chose to depend entirely on agricultural production, 
and 9% of families combined agricultural output and found a new job (Table 6.7). Meanwhile, 
20% of households reported that someone in their family would expect to stay at home and do 
nothing to generate income. Although 83% of households said that they were willing to look 
for a new job, the jobs they chose were only seasonal. According to an interview with members 
of the People’s Committee of Hoa Vang, in March 2019, the district held a job festival for the 
first time. In this festival, there were 7,236 jobs for workers, in which, there were 4,475 
unskilled labour positions. In other words, they are jobs that do not require education or work 
experience. However, the results obtained at the end of the festival did not show a positive sign 
when only 316 people registered for the job interview and participated in the preliminary round. 
That is a very modest number, and it shows the consequences of “seasonal” thinking of people. 

Table 6.7. Employment status of family members after land acquisition in Danang 
No Indicators Frequency Households Percentage 
1 Retire/Stay at home 20 100 20% 
2 Farm production 8 100 8% 
3 Farm output and work another sector 9 100 9% 
4 Change jobs 83 100 83% 

Source: Households’ survey, 2020 

On the labour side, the land-expropriated people shared that income is the most essential 
thing. Currently, where agricultural land remains they will produce enough on the remaining 
land to be self-sufficient in food. They will not worry about a lack of food. Moreover, during 
difficult times, they can undertake part-time jobs, such as construction, and can earn over 20 
USD/day (information from surveyed households). This income level is much higher than for 
those employed as full-time workers in companies. According to the statistics of the Department 
of the Labour, Invalids and Social Affairs for the Hoa Vang district, this district has 75,000 
people of working age, and the area of land in agricultural production is decreasing sharply. 
Therefore, having many enterprises recruit unskilled workers is an opportunity for the locality 
to solve the employment problem in a stable and long-term way. However, the employees prefer 
to have a quick daily income (and they are always legal payments) instead of waiting until the 
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month’s end to be paid. Hence, local authorities need to help people with job orientation to have 
a stable career choice base. 

According to the statistics in Table 6.1, the income of households has decreased slightly 
compared to before the land acquisition. After the land acquisition, the income of most 
households increases thanks to the compensation payment and the support that families receive 
when transferring land-use rights. This contradiction raises the question of what purposes the 
land-recovered householders for the Danang Hi-tech Park project used their money. Table 6.8 
shows that the first choice of householders when receiving compensation money is to repair or 
build new houses. Up to 81% of households spent a large amount of money on this purpose. In 
particular, some families were even willing to borrow more money to build a new and more 
spacious house. Their second choice was to deposit the rest of the money in the banks for 
interest (34%). When asked for more details about why they do not use the funds to invest in 
other beneficial purposes, they shared their thoughts. The affected households never thought 
that their family would get this much money. This leads to some households not knowing how 
to use this money. Those with a low level of education and only know how to be engaged in 
agriculture, worry that investing in any business will lose their money. Therefore, the bank is 
the safest investment channel to choose, even if the interest rate may not be as high. 

Table 6.8. The main ways that compensation payments were used in Danang 
No Indicators Frequency Households Percentage 
1 Building and repairing house 81 100 81% 
2 Buying motorbike 20 100 20% 
3 Investing in agri-machines 1 100 1% 
4 Small business 15 100 15% 
5 Building flat for rent 1 100 1% 
6 Deposit all money in the bank 10 100 10% 
7 Remaining money deposited in the bank 34 100 34% 
8 Paying debts 24 100 24% 
9 Investment for children 21 100 21% 
10 Others 13 100 13% 

Source: Households’ survey, 2020 

In addition to using the fund for the two primary purposes mentioned above, households 
use compensation money for other needs such as debt repayment, investment in education for 
their children, and buying motorbikes (24%; 21%; and 20%, respectively). Hoa Vang district is 
currently constructing many projects, which attract a large number of workers for employment. 
Consequently, convenience stores and water shops have sprung up to meet the needs of these 
new workers. Foreseeing this situation, 15% of households chose to start in small retail 
businesses. Building apartments for rent is also a good idea for income generation. This not 
only contributes additional income for families as well as meeting the needs of accommodation 
for workers from other places. However, the number of factories in operation is still limited, so 
only 1% of affected homes have used this form as a means of making a living. From the above 
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analysis, we can partly explain the reason for the reduced income of households who lost their 
land in Danang. 

To have a clearer view on the use of compensation money, the household’s main 
equipment, including tools of production and daily use items, are detailed in Table 6.9. Before 
the land acquisition, the agricultural tools and household items of the surveyed households had 
similarities, for about 900 items. However, after losing their land, the possession of household 
appliances was five times higher than the number of agricultural tools. This change showed a 
considerable variation in the equipment of households. The number of hoes, shovels, and cattle 
showed the most dramatic reduction. Most agricultural lands were recovered, thus families no 
longer felt the need for hoes and shovels. Meanwhile, people used cattle for ploughing and 
transplanting seeds but did not want to raise them for meat. 

Table 6.9. Changes in equipment before and after land acquisition in Danang 

 Categories Before After Changes 
I. 
Production 
tools (Item) 

1. Hoes and shovels 569 182 -387 
2. Sprayer 66 12 -54 
3. Cattle 273 7 -266 
4. Thresher 17 1 -16 
5. Tractor 13 1 -12 
Total 938 203 -735 

II. House 
facility 
(Item) 

1. Mobile phone 274 300 +26 
2. TV 107 126 +19 
3. (Electric) bike 5 12 +7 
4. Motorbike 209 237 +28 
5. Karaoke 2 13 +11 
6. Computer/laptop 5 20 +15 
7. Washing machine 45 67 +22 
8. Gas stove 89 101 +12 
9. Fridge 86 101 +15 
10. Hot shower 10 31 +21 
11. Air-condition 4 31 +27 
Total 836 1,039 203 

Source: Households’ survey, 2020 

Concerning essential household equipment, motorbikes are what people chose to spend 
their money on the most, followed by air-conditioning equipment and mobile phones. With the 
temperature high every day, people have purchased air conditioners to overcome the heat. 
Along with the need for communication, new mobile phones are also being procured. Moreover, 
many landless households also purchased other entertainment equipment, such as television, 
karaoke machines, and laptops. People used their compensation money to satisfy their current 
personal needs rather than for economic purposes. On the other hand, respondents’ purchasing 
decisions express possible former deficits in their quality of life. Moreover, nowadays IT 
equipment is vital for educational and professional purposes. 
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Quality of life (QoL) is a subjective measure of happiness (SŐRÉS – PETŐ, 2015). Factors 
that play a role in enhancing the quality of life vary according to individual preferences. These 
often include financial security, job satisfaction, home life, health, and safety (SUSNIENE – 

ALGIRDAS, 2009). Fig. 6.3 shows the households’ overall assessments of their QoL. In general, 
the QoL of families is worse than before. The proportion of households experiencing difficulties 
in their lives has increased. An increase has also been seen in families with enough food but no 
savings. Meanwhile, the proportion of households with comfortable lives and savings has 
decreased sharply. This can be explained by the fact that pre-landless incomes were enough for 
63% of households to live well. The compensation money also made them want to build houses 
and repair houses. They also bought new equipment. This lead to families using their savings 
or borrowing money as a mortgage to build new houses. Along with that, after losing land, the 
unemployment rate has increased, and jobs are not stable. The daily costs of food have become 
volatile. Affected households felt that their quality of life had decreased. 

Fig. 6.3. The general assessment of the quality of life of surveyed householders in Danang 

 
Source: Households’ survey, 2020 

Another essential factor for the QoL is the environment status. Up to 70% of householders 
said that the climate in the area had been seriously affected (Fig. 6.4). When the Danang Hi-
tech Park project was under construction, a large number of trucks damaged the roads, caused 
the generation of dust and made it more difficult for householders to travel. The blocking of 
streams for the construction of the Hi-tech Park lead to drought in the fields. Although local 
authorities have had some temporary solutions such as supporting machines for field irrigation, 
those solutions have not been effective. Trees were destroyed, so the temperature in the area 
was likely to be higher than before. Some householders also said that the groundwater source 
was affected, and polluted their water source (most families who live here even use drilled water 
for daily life). Changes to the environment were part of the reason that 48% of householders 
rated the process of industrialisation and urbanisation as both positive and negative. 
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Most households have a desire to return to their previous agricultural life (65%). 
Theoretically, they could move to an agricultural area outside the industrial zone, but that is not 
easy because they need money to buy land. It is also difficult to move to the production place 
because these areas will be further away from where they live. They said that, despite having a 
large amount of money from land compensation and livelihood support, this amount would 
expire very quickly if there have no jobs. Before the land acquisition, their land was enough for 
cultivation and animal husbandry and generated a steady income. Farming also gave them 
plenty of free time to take care of their children. Physical labour also brought them health. Now, 
their life feels more tired without having anything to do. Moreover, because there was money 
available from compensation, this has meant that social evils have flourished in the area. Lack 
of a job has meant more leisure time. People have engaged in gambling, drinking, and several 
other social evils. These householders prefer a simple life, working in agriculture, having 
enough food, and a warm life with their family. These preferences indicate that these farmers 
have not yet adapted to their new life. They still have memories of their previous lives. 

Fig. 6.4. Perspectives on some aspects of surveyed householders in Danang 

 
Source: Households’ survey, 2020 

In general, without arable land, these farmers can no longer sustain a livelihood. Worse 
still, despite their change in status, they do not have access to urban resources. They are still too 
familiar with the life and customs of the countryside, so they cannot easily adapt to a new life. 
These farmers are almost unable or unwilling to integrate into urban life. New cultures, 
contemporary societies, new ways of life are quite strange to them. Although nominally, they 
are still residents of Danang city, in reality, they still consider themselves rural people. 
Sometimes, it is this thought that makes the landless farmers not accept a new life. 

6.4. Conclusions 

The results have pointed out the problems that households are pondering, worrying about 
when they have agricultural land acquired, and outstanding issues with the government’s rural 
land acquisition. Firstly, the compensation price is paramount, which is the most crucial 
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influence on households’ satisfaction level. Although nearly 50% of households accept 
government compensation, these farmers are still paying much attention to the difference in the 
two compensation rates, which are being applied in Vietnam (prices according to the state price 
bracket and the market price). Amendments to the land law have been enforced, but there are 
still significant gaps between these two prices. That is not taking into account the price 
differences between the different recall periods. This disparity causes inequity for households 
to be withdrawn over additional years. Secondly, in addition to the shortcomings outlined above 
for landless households, the land compensation policy has also left out a subject that is also 
affected significantly. These are the households living around the project area. Although not 
affected directly as households lose land, other people also suffer adverse impacts on their lives, 
especially during the project’s construction phase. Roads were damaged and dusty. There is 
land for production, but changes in the irrigation systems have dramatically reduced 
productivity. This omission is a huge gap that the land compensation policy in Vietnam needs 
to consider and supplement to meet all people’s fairness.    

Regarding households’ work status and income after transferring land use rights, the study 
results provide convincing evidence that farming households are having difficulty adapting to 
livelihoods. The unemployment rate increased sharply for women over 35 and men over 40. 
Along with that, the living and working habits of people have not changed. They still choose 
agricultural production in the remaining area, so households’ average income decreased nearly 
190 USD/household compared to the past. The use of funds for non-economic purposes has 
negative consequences on the livelihoods of these households. They mainly spend money on 
home repair and the purchase of new household appliances.  

Moreover, when they had agricultural land, their income was stable, and they could save 
some money for the future. Losing their land has made their lives much more difficult. Without 
agricultural land, they cannot find new jobs, so social deviance occurs more often, which is true 
of the saying “idle hands are the devil’s tools”. Furthermore, farmers are accustomed to manual 
labour, so they feel their health has deteriorated because they stay at home all day and are 
inactive. In addition, tree cover has been lost. The Danang Hi-tech Park project is in the process 
of construction, and the resulting traffic has generated noise and dust. The water source has 
been polluted. These reasons make the households’ assessment of their living environment 
worse. In other words, it could be said that their quality of life has deteriorated. Therefore, a 
large proportion of those people who lost their land for this project wants to return to their 
former agricultural life.
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7. Research results in Vinh city – Nghe An province 

7.1. Introduction 

Many researchers have had heated debates on land acquisition (BOAMAH, 2014; AHMED 

ET AL., 2019). It is also a fundamental phenomenon because it strongly affects private 
ownership (KONTGIS ET AL., 2014). This phenomenon is also particularly emphasized in 
countries that recognize private ownership of land. In addition to economic values, the land also 
has social, cultural, and religious values (ADMASU, 2019). Therefore, land acquisition poses 
complex issues in many aspects: legal, economic, social, environmental, ethical, and cultural 
(FAO, 2014). This issue is precarious for communities that are not identified with land rights 
(NICHOLAS, 2018). One of the other drivers of this risk is weak governance. This weakness is 
often related to land acquisition and compensation for the people. This process calls for fairness 
and a guarantee of ownership for those who lose land. 

However, in Vietnam, the land fund for urban and industrial expansion is also limited. It 
means there is not much land available. The metropolitan land area has over 1 million ha 
belonging to the agricultural and unused land group, accounting for over 63% of the structure. 
Therefore, land use in urban areas mainly reduces agricultural land, unused land and increases 
non-agricultural land. The increase in the non-agricultural land area is primarily due to 
expanding the metropolitan land area from farmland and land to developing industrial zones. 
More specifically, rice land is the primary type of land converted to built-up land. Evidence of 
this change, in the period 2011 to 2015, 135,000 ha of paddy land decreased. Notably, in 2014, 
a summary data of 34 provinces and cities sent to the MoNRE showed that they made 
compensation and ground clearance 6,810 ha of agricultural land. It affects 79,738 households 
and individuals (MONRE, 2016)5. Therefore, this chapter will answer the research questions 
raised at the VSIP Nghe An industrial park project in Vinh city. 

7.2. Research project 

Several large land acquisition projects have also taken place in Vinh city in the past time 
(Fig. 7.1). Residential projects are being recovered within urban areas, while other projects such 
as transportation and industrial zones are being built on the city’s edge. Regarding the research 
project, the VSIP Nghe An Industrial Park project is located in the west of Vinh city. According 
to the plan, this industrial park was established in 2015 with an area of 750 ha. The total 
investment of this project is 76.4 million USD. Land for the industrial zone is 367.6 ha. With 
the goal of economic development in Nghe An province and the North Central region, this 
project acquires land in a compulsory form. This industrial park is mainly located in the Hung 
Nguyen district and one commune of Vinh city. After five years of implementation, the project 
had recovered nearly 430 ha, of which 90% of agricultural land has been recovered. The land 

 
5 In Vietnam, land acquisition data is not collected and disclosed. Therefore, it is difficult for researchers to have 
overview quantitative data on the recovered area in this country. 
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acquired for this project is mainly agricultural land, with the majority being rice and cropland 
converted. The land acquisition process for the project is divided into 2 phases. In phase 1, this 
project focuses on land acquisition in the north, east, and southern part of the project, while 
phase 2 will acquire the remaining area in the coming time. Currently, this project has had 23 
domestic and foreign enterprises investing nearly 200 million USD (TAN, 2020).  

Fig. 7.1. Land cover change in Vinh city and Hung Nguyen District 2007–2017 and VSIP 
Nghe An project 

 
Source: author’s compilation by using raw data from JAXA 

7.3. Results 

7.3.1. General information of surveyed households 

Table 7.1. General information on labour and income of surveyed households in Vinh city 

No Categories Unit Before land 
loss 

After land 
loss 

Changes 

1 Surveyed houesholds Household 170  
2 Area of farmland m2 454,700 201,250 -253,450 
3 Population Person 841 857 +16 
4 Population in 

working age 
Person 622 654 +32 

5 Household income USD 853,073.08 1,008,079.12 +155,006.04 
6 Average income per 

household 
USD/ 
household 

5,018.1 5,929.9 +911.8 

Source: Household survey, 2019 
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A general overview of the households participating in the survey is necessary to briefly 
consider whether land acquisition positively or negatively impacts people’s livelihoods. 
According to my direct interview with the local authorities, by December 2019, the VSIP 
industrial park project had mostly acquired agricultural land (86.3%). This conversion is also 
confirmed by the land cover change in Fig. 7.1. Only their arable land is lost during land 
recovery but not their homes because they live in other places. This situation is entirely the 
same in Hanoi and Danang. Thus, this dramatically affects the means of livelihood and the 
employment of the land expropriated. Table 7.1 clearly shows the loss in the size of this land 
type. More than half (253,000 m2) of the cultivated land of households was lost. 

Along with that is a slight increase in the number of people of working age. This growth 
creates significant pressure on the employment of these new farmers and the workforce. Losing 
land means losing jobs. However, a contradiction shows that household income witnesses an 
intense proliferation. The cause of this “abnormal” growth comes from the amount of 
compensation households has received after land acquisition. Whether this income is 
maintained and sustainable depends on what people use this money for. Money makes money 
if it is reinvested in manufacturing or looking for a new job. Another way, if they use the money 
for non-profit purposes, it seems that this growth is only temporary.  
Table 7.2. General information about heads (n=170) of households that lost land required for 

the VSIP Nghe An Industrial Park project 

No Categories Frequency Percentage 
1 Sex Female 32 18.8% 

Male 138 81.2% 
2 Education Level No grade 3 1.8% 

Primary 10 5.9% 
Secondary 124 72.9% 
High school 28 16.5% 
Colledge 1 0.6% 
Bachelor 4 2.4% 

3 Job before the land 
loss 

Farming 139 81.8% 
Governmental 4 2.4% 
Wage-worker 5 2.9% 
Casual labour 15 8.8% 
Elderly/Retired 7 4.1% 

4 Job after the land 
loss 

Farming 124 72.9% 
Business 2 1.2% 
Governmental 4 2.4% 
Wage-worker 5 2.9% 
Casual labour 19 11.2% 
Elderly/Retired 16 9.4% 

Source: Household survey, 2019 

Table 7.2 illustrates some general characteristics of the surveyed households. According 
to Vietnamese social traditions, men are the family’s breadwinners, so most of them are heads 
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of every family, and this percentage accounts for 81.2%. Regarding the surveyed heads of 
households, their education level is relatively low, in which 72.9% graduated from secondary 
school, followed by high school with 16.5%. Only a few household heads have a higher 
education level so they have stable jobs in a state agency (2.4%). In comparison, with low 
academic levels and living in suburban areas, households chose agriculture as their family’s 
primary livelihood method. Over 80% of households were directly involved in agricultural 
production before land acquisition. According to interviews with local officials, households lost 
about 50% of the farmland, but this decrease did not change many households’ livelihood 
options. Most of them still choose agriculture as their primary means of livelihood. In particular, 
the proportion of people choosing to retire is higher than before (nearly 10%). The cause for 
this choice is because of their high age and, as they only do farming, they do not know what 
else to choose for a living. In other words, although agricultural land has declined sharply, 
households still do not have diversified options in livelihood. Their lives continue to depend on 
agricultural production with activities as before, and this is also a difference in post-acquisition 
livelihoods in Nghe An compared to the two research sites in chapters 5 and 6. 

7.3.2. Evaluation of policy implementation 

Table 7.3. Types of recovered land for the VSIP Nghe An project in Hung Chinh commune 
(until the end of 2018) 

No Type of acquired land Area (m2) Percentage (%) 
1 Agricultural land 423,416.8 86.34 

1.1 Land for rice cultivation (LUC) 351,417.4 71.66 
1.2 Plainland with other annual crops (BHK) 66,022.4 13.46 
1.3 Upland with other annual crops (NHK) 240.0 0.05 
1.4 Freshwater aquaculture land (TSN) 5,737.0 1.17 
2 Non-agricultural land 62,076.4 12.66 

2.1 Traffic land (DGT) 49,809.4 10.16 
2.2 Irrigation land (DTL) 8,238.8 1.68 
2.3 Cemetery land (NTD) 945.5 0.19 
2.4 Land of rivers, canals (SON) 203.2 0.04 
2.5 Land of energy work (DNL) 1.2 0 
2.6 Specialized water surface land (MNC) 2,878.3 0.59 
3 Unused land 4,889.6 1 

3.1 Unused bare land (BCS) 4,889.6 1 
 TOTAL 490,382.8 100.0 

Source: Synthesis from land acquisition decisions of Vinh city People’s Committee 

In the Hung Chinh commune, the VSIP Nghe An project acquired 49 ha with a total 
compensation amount of 101 billion VND (about 4.4 million USD). The total number of 
households whose land was acquired for this project in this commune is 260 households. Table 
7.3 shows that the land acquired for the project implementation in this locality is mainly 
agricultural, accounting for 86.3%. Rice land accounts for the highest proportion, with 
423,416.8m2 (accounting for 71.7%), followed by cropland with 13.5%. In comparison, the area 
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of non-agricultural land transferred to the project only accounts for a small area with an area of 
over 62,000 m2 (about 12.7%). With more than 80% of households engaged in agricultural 
production, this acquisition certainly has a significant impact on the lives of households who 
lose land. These effects are likely related to problems with the employment, income and quality 
of life of the farmer. Therefore, in my opinion, local authorities must strictly implement 
compensation and support for the people to minimize the land acquisition’s harmful effects. 

From September 2015 to September 2020, the Compensation and Site Clearance Council 
of VSIP Nghe An Industrial Park project had acquired and compensated about 430 ha (interview 
with land acquisition staff). In phase 1, VSIP Nghe An Urban and Service Area is being 
gradually completed. The investor has levelled about 246 ha of industrial zones land, and the 
main road, internal roads, and related technical infrastructure have been built. By the end of 
2020, this Industrial Park had 27 valid projects and 14 projects in operation. Appendix. 19 (page 
157) shows the progress of project implementation. The land area that has not been acquired is 
still significant, requiring the government and investors to speed up the project construction 
process. This requirement should avoid prolonged construction delays and reduce waste of land. 
As the project is being delayed in the clearance process, the demand for levelling is not being 
met. Some new investor proposals have not been resolved, such as land rental exemption and 
technical infrastructure for several industrial zone areas. These proposals are also the cause of 
the prolonged land acquisition process in the project. The project extension can also cause 
another consequence, that is, impediments on investors to build factories, as the land has not 
yet been cleared. It creates pressure on local labour when productive land has been taken away. 

Table 7.4. The compensation cost for VSIP Nghe An Industrial Park project 
No Compensation categories Compensation cost 
1 Farmland pricing 85,000 VND/m2  3.7 USD/m2 
2 Crops (wet-rice) (2 crops/year) 4,500 VND/m2  0.19 USD/m2 
3 Supporting for employment transformation 2 x 85,000 VND/ m2  7.4 USD/m2 
4 Support for livelihood stabilization 

(30 kg of rice/member/month) 
(calculated by money at 
compensation time) 

< 30% 3 months 
30-70% 6 months 
> 70% 12 months 

Source: Household survey, 2019 

The loss of large amounts of land requires a level of compensation and assistance to be 
commensurate with these losses. Table 7.4 shows the amount of compensation and allowances 
that households receive when their land is acquired. Two problems were evident at these support 
levels. The first is the compensation amount for agricultural land. This project was revoked by 
the state and directly implemented by the People’s Committee of Nghe An province. Therefore, 
the price that households receive depends on the state’s land price list, which is 85,000 VND/m2 
(3.7 USD/m2) (Land price in this period is applied according to Decision 108/2014 of Nghe An 
Provincial People’s Committee). However, the fee assessed by domestic investors and real 
estate brokers in the market is estimated at 4 million VND/m2 (173 USD/m2). It shows a massive 
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difference between the actual price that households receive and the market price. This disparity 
seems to bring injustice to landless families. This also shows similarities with the research 
results in some other localities, such as Quang Binh, on the difference in compensation rates by 
the two-price land mechanism in Vietnam (NGUYEN ET AL., 2019).  

The second issue is funding to support job change for land-expropriated households. 
According to the state regulations, this support level will be twice the household’s agricultural 
land compensation price. This level of support demonstrates the State’s concern for households’ 
employment, but it was ineffective. This support level does not distinguish the workers’ ages 
and does not acknowledge that older farmers will find it harder to find jobs after land 
acquisition. This issue also brings about inequality between households whose land is acquired. 
That is undeniable that families prefer this support because they will receive more money. 
Nevertheless, it is not easy to bring lasting results when further work is not guaranteed. 

Fig. 7.2 presents thoughts and assessments of surveyed households on implementing the 
land acquisition policy for the VSIP Nghe An project. These thoughts express the feelings of 
the households when they knew that their agricultural land had been acquired. More than half 
of the households (50.6%) felt anxious to hear about land acquisition for the VSIP Nghe An 
project. They worried because agricultural land is their family’s only means of livelihood. These 
households wondered what they would do to survive after the land is lost. Moreover, they 
worried about whether there is an agreement from the state on compensation amounts or not, 
and they also feared that the compensation is not satisfactory. Meanwhile, a large number of 
households were indifferent to this information (34.7%). The reason given by these households 
was that they trusted the decisions of the authorities. However, household concerns have been 
addressed through the following indicators: 81.2% of families said that there was a negotiation 
on compensation rates between the leaders and people, and 97.6% received monetary support 
from the local government. These costs include money for job changes and support for 
stabilizing life after losing land. 

Despite the negotiation meetings, affected households (47.6%) were still not satisfied 
with the government’s compensation price. When asked about compensation amounts, villagers 
compared the compensation of a nearby project. They questioned why land-recovered 
households in the other project were compensated at a higher rate. However, this comparison is 
not reasonable from our point of view and experience. The compared project has a different 
position from the VSIP Nghe An project. Regarding the administrative location, the compared 
project has an area entirely located in the city of Vinh. According to the real estate market’s 
nature, land plots with different backgrounds will have different prices. These comparisons 
created some disagreement among households, that is, 2.9% and 11.2% of households assessed 
a contradiction and disagreed with the VSIP Nghe An project’s land acquisition. As a result, 
some homes have delayed the allocation of land to the government because they felt dissatisfied 
with the government’s compensation price. However, this project is part of a regional plan and 



 
 

93 
 

was directly revoked by the People’s Committee of Nghe An province, so these households and 
the government have also found a familiar voice to reach final agreements.  

Fig. 7.2. Evaluation of how the implementation of land acquisition for the VSIP Nghe An 
Industrial Park project affected households (n=170) 

 
Source: Household survey, 2019 

Notification to each affected household is necessary to obtain a high level of consensus.  
This notification is a prerequisite step for landless families to have detailed information about 
the purpose of land acquisition and the benefits they will receive when transferring land-use 
rights. According to the results of interviews with local authorities, from the first days of 
proposing to build VSIP Nghe An Industrial Park, the investor directly led the representative of 
the people in the cleared area to Binh Duong to witness the industrial stature of VSIP here. They 
were also shown the values that VSIP creates for the community in terms of economy, society, 
and environment. “Land-expropriated people have a high consensus about the state taking land 

to build an industrial park. Local officials and some household representatives were invited to 

visit VSIP Industrial Park in Binh Duong province. Since then, households losing land have an 

essential understanding of the purpose and the potential of the industrial park to the locality” 
(government official). Thanks to that, households have enough land acquisition information 
(Table 7.5). Community meetings and public announcements from local authorities were 
provided to bring the most specific information (67.1%). Those who could not attend these 
meetings also received an official notification from Vinh City People’s Committee (27.6%). 
Hence, the government has tried to provide helpful information and ensure fairness for 
households. 

During this research, we also conducted five face-to-face interviews with households 
whose agricultural land is in the vicinity of the industrial park but not on the list for land 
acquisition. They said that even though their land was not acquired, it also affected production. 
“Our family has lost our crop and [we have] not enough to eat” (respondent H, female, 54). 
When the industrial zone was built, the irrigation system changed, resulting in no water for 
irrigation and production purposes. Mice are also more prevalent due to the loss of surrounding 
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agricultural land was recovered. “Irrigation water for the field is not enough, along with rat 

infestation, it makes productivity not as high as before” (respondent K, male, 48). In the past, 
when the rice land was still abundant, the rats harmed the crops, but because of the large area, 
the yield was still guaranteed. However, the agricultural land area has been decreased. With the 
remaining land, the rats will do more harm to the rice plants, as explained by the farmers. 
Therefore, rice productivity has decreased a lot.  
Table 7.5. Methods by which affected households (n=170) learned of land acquisition for the 

VSIP Nghe An Industrial Park project. 
No Categories Frequency Households Percentage 
1 Official notice from the People’s 

Committee 
47 170 27.6% 

2 Neighbours/ cousins/ friends 6 170 3.5% 
3 Public announcement posted at the local 

People’s Committee office 
15 170 8.8% 

4 Community meetings and public 
announcement from local authorities 

114 170 67.1% 

5 You were unaware until the land 
acquisition was implemented 

0 170 0% 

Source: Households’ survey, 2019 
Furthermore, these households have aspirations for land acquisition. “Our family is also 

looking forward to recovering land for other purposes, while the land is still available but 

cannot be produced” (respondent B, female, 42). This is an important source of their 
frustratedness. The reason is that even though there is still land for production, the productivity 
is lower than before the industrial zone was built. These households feel unfairly treated when 
they are also indirectly affected by the project without government support. “I feel annoyed and 

inequitable treated” (Respondent L, female, 41). Some people also feel displeased when their 
neighbours repair their houses and buy new things from compensation money. These injustices 
also cause psychological pressure on these households. “I feel sad and sleepless for many days” 
(Respondent T, male, 49).  

Despite the economic and emotional effects, several other aspects of the interviewed 
households' lives do not seem to have witnessed any change. Although the project has been 
underway for more than three years from inception to when this research was implemented, the 
environment’s quality (air and water sources) has yet to be impacted. “Currently, I have not 

noticed any pollution. However, I still have concerns that the quality of the environment will 

deteriorate in the future” (Respondent L, female, 41). Another factor is that society is also 
showing a guarantee of safety. Prohibited social evils in Vietnam such as drugs, prostitution, 
and theft have not yet appeared in this area. “Security is still guaranteed. I have yet to see a 

heist take place. However, there is still a gambling phenomenon, but not much” (Respondent 
K, male, 48). Security is even better than before; when the communal roads have lights to travel 
at night. This situation shows that the local facilities have also witnessed much improvement. 
“Newly built roads and more streetlights make it more convenient to travel at night” 
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(Respondent B, female, 42). This situation is different if compared to Danang. It is concluded 
that the process of land acquisition for the VSIP Nghe An project mainly causes negative 
impacts on agricultural production and therefore households’ economy and morale in the 
affected area. The social and environmental factors are still being ensured while roads have 
been improved. 

From the analysis above, the government needs to be concerned with both land-acquired 
households and those affected indirectly. However, the intention is focused by the government 
on the first subject but they ignore the second. There are no regulations relating to compensation 
for indirectly affected people in legal documents relating to land in Vietnam. “Vietnamese law 

does not have specific regulations on compensation in this case” (Expert-lecturer). How to 
measure the negative impacts of land acquisition on such adjacent areas is not easy. This also 
shows limitations in land acquisition and compensation laws. So far, there have not been any 
legal documents in Vietnam providing compensation or support in cases like this. Thus, the 
Vietnamese government needs to make adjustments and changes to ensure fairness for 
households. For households losing land, the state needs to offer a reasonable compensation price 
as agreed by the people. In addition, the mental and emotional damage must also be taken into 
account in these cases. For indirectly affected households, the state also needs to provide 
practical support to avoid dissonance between families. 

7.3.3. Livelihoods 

Table 7.6. Number of employees with jobs before and after land recovery in Vinh city 
No Categories Employee Percentage 
1 Before land 

recovery 
18-35 (female) / 18-45 (male) 276 workers 49.9% 
>35 (female) / >40 (male) 277 workers 50.1% 
Total 553 workers 100% 

2 After land 
recovery 

18-35 (female) / 18-45 (male) 282 workers 66% 
>35 (female) / >40 (male) 145 workers 34% 
Total 427 workers 100% 

Source: Households’ survey, 2019 

Vietnam is a country with the majority of its population of working age. The division of 
the labour force depends on age and sex. In an interview with the head of human resources at a 
company located in the VSIP industrial park, employers prefer 18 to 35 for women and men up 
to 40 years old. They give the reason because the workforce in this age group can have long-
term cooperation with the company, reducing training costs and recruiting new employees. This 
option also helps the production lines to operate smoothly. In Vietnam, essential daily needs 
have not been fully met due to previously low income and inadequate healthcare conditions in 
rural areas. Therefore, the ageing process and calcium deficiency diseases at the age of 40 are 
quite common. This phenomenon is the reason for the change that happened in Table 7.6. Before 
the land was acquired, the number of employed workers in the two age groups showed 
similarities, around 50%. However, when large amounts of agricultural land were taken away 
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by the government, the number of employed workers in the younger age group was twice as 
high as the remaining, 66% and 34%, respectively. Here, we can come to a preliminary 
conclusion that losing land has a significant impact on people’s employment, especially for 
workers over 35 years old for women and 40 years old for men. 

The job choice after losing agricultural land in Table 7.7 shows that people's habits are 
almost unchanged. Nearly 56% of households chose to do agricultural production on the 
remaining land while looking for an extra job. Agricultural production still helps them not lose 
a budget for food whereas they are still self-sufficient. Doing another job in the non-farm sector 
assists them in earning a part to save for future life. In addition, a large part of households 
agreed to find a new job (36.5%). These are mostly unskilled jobs, but these jobs are seasonal, 
so their income is also volatile, not showing stability. When I explored more in-depth about this 
change’s reasons, I found that education was a cause of difficulty finding a new job. Nearly 
80% of surveyed households said that they have just graduated from secondary school. 
Meanwhile, the requirement from employers in factories is high school education, and thus, it 
leads to a huge obstacle to this force. 

Table 7.7. Choosing jobs for surveyed households after losing land in Vinh city 
No Categories Frequency Households Percentage 
1 Continue agricultural production on 

the remaining land 
41 170 24.1% 

2 Continue agricultural production and 
also work in another sector 

95 170 55.9% 

3 Changing job 62 170 36.5% 
4 Retire because of out of working age 28 170 16.5% 

Source: Households’ survey, 2019 

I brought this question to discuss with the local authorities and village heads. Although 
the government already has classes to provide skills training for households who have lost their 
land, this measure is only an incentive and not compulsory. It has resulted in households not 
paying attention to these classes. The state has also taken other measures to help people find 
jobs, but the methods are not yet effective. There are not many factories operating in the VSIP 
industrial park to meet the local workers’ existing number. The local government has also 
contacted neighbouring districts to recommend jobs for land-recovered households to work in 
factories. However, the farmers have not changed their thoughts about the place to work. They 
think that going to another place to work is far from home. That is part of the reason they choose 
precarious jobs that can be done close to home. Alternatively, they accept the status quo without 
a job or retirement. These figures reach 22.9% and 16.5%, respectively. The cash support 
method meets people's financial needs, but this measure does not entirely solve the problem 
when households do not know how to use them. Thus, the changes in jobs stem from two causes: 
the government and the people. People’s low ability to acquire knowledge combined with the 
government’s short-term career orientation sessions was not enough to help those with 
substantial job reform. 
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In Table 7.1, household income shows strong growth, and the reason comes from a large 
amount of compensation and support they receive from the government. The question is “what 
purpose did these households use this money for? Will they bring about sustainable growth to 
households?” The answer is already in Table 7.8. There are three priority jobs that households 
use in order: division of money for their children, home repair, and debt repayment. With 
Vietnamese customs, the family is number one. No matter what age the children are, they 
always get the attention of their parents. That is almost the reason that 52% of households 
choose to divide compensation money with their children. Following are the wishes of living in 
a bigger and more beautiful house, so repairing the house is the option of 44% of the households. 
They also cover debts from the past for a business loan. Households said: “Compensation money 

has helped me lessen the burden of bank debt, now I can comfortably live, not worry about the 

bank’s debt”. However, it is a sad fact that most people do not invest or use the money for profit 
purposes. It is only a small proportion, with 7% of households investing in small businesses 
such as opening grocery stores. Alternatively, more simply, they send the money received from 
land compensation to a bank for interest, a safe investment channel for households with 12.4%. 

Table 7.8. How to use compensation money of surveyed households in Vinh city 
No Categories Frequency Households Percentage 
1 Repairing house 75 170 44.1% 
2 Buying motorbike 14 170 8.2% 
3 Doing small business 12 170 7.1% 
4 Investing agri-machines 0 170 0% 
5 Building apartment for rent 1 170 0.6% 
6 Depositing all money for interest 21 170 12.4% 
7 Remaining money deposited in the 

bank 
24 170 14.1% 

8 Paying debts 52 170 30.6% 
9 Other – (for their children) 88 170 51.8% 

Source: Households’ survey, 2019 

The number of assets that households owned before and after land acquisition are detailed 
in Table 7.9. Production tools witnessed a significant decrease, especially cattle like buffaloes 
and cows. A buffalo’s image attached to a farmer in the field is a prominent feature in the 
Vietnamese countryside landscape. However, with a large amount of agricultural land lost, 
households almost had to sell their cattle. Instead, everyday items for the family were 
purchased. Nghe An is located in a geographical location with a harsh climate, especially in the 
summer, which is worse than the case studied in Hanoi and Danang. The temperature here 
sometimes reaches 43°C, most households have spent money to buy air conditioners, followed 
by the purchase of motorbikes, the most popular means of transport in Vietnam. From Tables 
7.8 and 7.9, we can say that households use compensation money to improve the quality of life 
now rather than think about the future. This problem requires local authorities to have effective 
solutions to support and guide people to use the money for the right purposes to avoid future 
harm. 
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Table 7.9. Property of surveyed households in Vinh city 
 Categories Before land loss After land loss Change 

I. Means of 
production 
(Unit: Item) 

1. Tractor 14 1 - 13 
2. Thresher 20 1 - 19 
3. Cattle 188 14 - 174 
4. Sprayer 0 0 0 
5. Hoes and shovels 387 365 - 22 
Total 609 381 - 228 

II. Family 
Assets 
(Unit: Item) 

6. Telephone 1 1 0 
7. Mobile phone 531 535 +4 
8. Motorbike 318 342 +24 
9. (Electric) bike 32 37 +5 
10. TV 183 196 +13 
11. Computer/laptop 51 57 +6 
12. Karaoke machine 9 12 +3 
13. Washing machine 104 113 +9 
14. Fridge 153 163 +10 
15. Gas stove 175 174 -1 
16. Hot shower 117 131 +14 
17. Air-condition 4 86 +82 
Total 1,678 1,847 +169 

Source: Households’ survey, 2019 

Fig. 7.3 compares the quality of life based on the material standard of living. The 
information in Fig. 7.3 is the assessment of the households themselves before the land loss and 
present. It can be seen that before the land acquisition, the life of most households was not so 
strenuous. They still have enough food and clothing. Agricultural production is also enough to 
help 45.3% of households who do not feel worried about the economy. 54.7% of households 
said that their family still has savings to use when needed. Only 2.4% of households have 
difficulties. Nevertheless, this rate was halved when the state acquired land. The number of 
households with savings also increased to over 70%. In general, thanks to no small amount of 
compensation, the landless material living standards have improved positively. The proportion 
of households facing difficulties has almost disappeared. The amount of state compensation, 
according to their assessment, is not high, but it still meets the essential needs of households. 
Almost no household fell into poverty after losing land. The physical life has improved. 
However, whether this factor is sustainable or not depends much on each household’s ability to 
adapt and recover. 

One of the essential factors contributing to the quality of life assessment is the 
environment. Despite strong income growth, it is not easy to recognize an improved quality of 
life with a polluted living environment. Up to now, the environmental quality is assessed to be 
almost no change (81.2%). Because VSIP Nghe An project only acquired agricultural land, it 
is not too close to its living area. Moreover, the project has only been conducted for five years, 
there are not many factories involved in production activities, so the quality of the environment 
is still being guaranteed. That may also be a part of why most households have a positive 
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outlook on rural industrialisation. 51.7% positive reviews and 34.7% say it has both sides of 
this innovation. 

Fig. 7.3. The situation of households life in Vinh city 

 
Source: Households survey, 2019 

The quality of life goes up, along with a positive perspective on rural industrialisation and 
urbanisation, there is a prediction that people will enjoy life after land acquisition. However, 
this prediction seems to contradict the opinion of households. Up to 53% of households want 
to return to their previous life. This figure is 10% higher than those who love the present life 
(Fig. 7.4). Their jobs seem to influence this option quite a bit. For industrious farmers, without 
a job, they feel no longer happy in life. Furthermore, social factors also affect their desire. In 
the past, when there was still cultivated land, village friendship was tightened. Now, with 
modern shopping items, it seems that the interaction of families is slowly cooling. This situation 
makes them feel nostalgic about old life. 

Fig. 7.4. Perspectives, environment and life choices of surveyed households in Vinh city 

 
Source: Households survey, 2019 

7.4. Conclusions 

For performance results and shortcomings, it can be said that the government and 
functional agencies have also strictly implemented the process and procedures for land 
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acquisition and compensation. Most households have received notices of land acquisition. They 
also know information about the purpose of land acquisition and details of the State’s payment 
and support for their families. However, people are still concerned about the difference in 
compensation prices. It is not a new problem, so the state needs solutions to ensure fairness for 
people. If resolved, this problem will also help the site clearance work faster, thereby speeding 
up Vietnam’s socio-economic growth. Besides, upon land acquisition, households that lose land 
and families with farmland adjacent to the project are all affected. Therefore, the government 
also needs solutions to support these households. This support can avoid inequality between 
households directly and indirectly affected by land acquisition. 

Meanwhile, the search results had shown that people’s livelihoods had changed 
dramatically when the government took over agricultural land. In which, it has both positive 
and negative changes as follows. On the positive side, the quality of life has improved markedly 
when nearly the households have enough rice and warm clothes. Households live in more 
spacious houses with more modern appliances such as air conditioners, washing machines, and 
other appliances. The household income also showed strong growth after receiving 
compensation and support from the local government. On average, each household increased 
by more than 900 USD than before, not a small number. 

On the negative side, with a large amount of agricultural land recovered, unemployment 
is an inevitable phenomenon. However, the unemployment rate focuses on women over the age 
of 35 and men over 40. The choice of jobs after losing land also makes households struggle. 
With low education and only farming skills, these households almost have no choice but to do 
unskilled labour. Those are jobs with no stable income. As a result, the sustainability of 
households’ income also does not show a guarantee. The compensation amount serves primarily 
for personal needs. Instead of using that money for income-generating purposes, they spend it 
on non-economic purposes such as building houses, buying motorbikes, and other household 
items. It is also the reason why the assets of households demonstrated a significant change. 
Other essential household instruments have replaced production tools.
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8. Main findings on my empirical research 

8.1. Geographical comparison of the empirical results 

8.1.1. Implementation of land acquisition and compensation policy 

When the Vietnamese state conducts land acquisition, the damages to land users are not 
only land loss but also other direct and indirect impacts. Considering the current land law in 
Vietnam, land acquisition damages are divided into three categories: damage to land, property, 
and business (TUAN, 2021). As for the time taken to recover, losses are categorized as occurring 
before, during, and after the recovery process. A compensation agreement is in place to ensure 
the value of all damages caused by state land acquisition are provided to the affected person 
fairly and proportionally. 

Table 8.1. Compensation agreement implementation and household satisfaction 

Categories Hanoi Danang Vinh 
Freq. Percent Freq. Percent Freq. Percent 

Compensation 
agreement 

 

Yes 2 2.0 80 80.0 138 81.2 
No 96 96.0 20 20.0 30 17.6 

Others 2 2.0 0 0 2 1.2 
Total 100 100.0 100 100.0 170 100.0 

Full 
compensation 
for damages 

 

Yes 39 39.0 38 38.0 166 97.6 
Nothing 44 44.0 55 55.0 3 1.8 

Not 
fulfilling 
promise 

17 17.0 7 7.0 1 0.6 

Total 100 100.0 100 100.0 170 100.0 

Households' 
assessment 

Opposite 1 1.0 1 1.0 5 2.9 
Disagree 49 49.0 15 15.0 19 11.2 
Agree but 

dissatisfied 43 43.0 44 44.0 81 47.6 

Satisfied 
but price 

discrepancy 
4 4.0 20 20.0 35 20.6 

Completely 
agree 3 3.0 20 20.0 30 17.6 

Total 100 100.0 100 100.0 170 100.0 
Source: Household survey, 2019 and 2020 

In the surveys, I asked households whether the compensation agreement was applied, if 
they received full or partial compensation, and if they were satisfied with the outcomes. The 
survey responses categorized by location are presented in Table 8.1. In Hanoi, the land 
compensation agreement was only applied in 2% of cases. In contrast, land compensation 
agreements were applied in 80% and 81.2% of cases in Danang and Vinh city, respectively. In 
Vinh city, 97.6% of households surveyed received full compensation for land, property, and 
business damages, whereas only 44% and 55% of households were fully compensated in Hanoi 
and Danang, respectively. Respondents in Hanoi and Danang said they did not receive any 



 
 

 102 

assistance other than land fees. Promises from local authorities to allocate “service land” to 
households were not fulfilled in several cases in Hanoi (17%) and Danang (7%). According to 
the household assessments, 49% of households in Hanoi disagree with the project; the high 
number is likely related to the lack of compensation agreements. In contrast, households in Vinh 
city have a high consensus on the VSIP project (85.9%), but some were dissatisfied with the 
state’s compensation (47.6%). From these comparisons, we can conclude that the 
implementation of land acquisition and compensation policies in the three localities varied. 
These policies were more successfully applied in Vinh city, but few households were satisfied 
with the outcomes in Hanoi. 

My survey results suggest that the Vietnamese state sees the issue of compensation, 
assistance, and resettlement through the manager’s lens rather than those of the victims. 
Additionally, people affected by land acquisition can be divided into two main groups, those 
whose land was acquired and those otherwise affected by the land acquisition process. 
Currently, land laws only consider the former group, neglecting the latter group. 

Fig. 8.1. Household responses to policy implementation and post-acquisition livelihood in 
Hanoi (HN), Danang (DN), and Nghe An (NA) 

 
Source: Household interview, 2019 and 2020 

Fig. 8.1 shows the relationship between case nodes and assessment nodes of land 
acquisition and compensation policy enforcement by using NVivo 12 software. The relationship 
between case nodes and their post-acquisition life status is also shown in the second quintile. 
Case nodes were coded according to the study site (HN, Hanoi; DN, Danang; NA, Nghe An) 
and the order that they were interviewed (e.g., HN1 is the first household interviewed in Hanoi). 
The households also reported changes in life status post-acquisition as “Difficult Life,” 
“Partially Difficult,” and “Unchanged Life.” All interviewed households agreed that there were 
inequalities in regard to the policy implementation; however, two households in Danang and 
one in Hanoi rated the implementation strategy to be “Fair”. Among these respondents, DN3 
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stated, “Households have their land acquired. They lose their land but receive compensation. 

My house is not in the area of land acquisition, so I still do agricultural production normally. 

Both households whose land has been acquired and those whose land has not been acquired 

are affected by environmental pollution, intense sunlight, and dust.". 
Most households in the affected area reported experiencing difficulties after the land 

acquisition. According to respondent NA3, “The irrigation system is changed; the land is arider 

than before, leading to low yield and quality of rice.” Respondent, HN1 said, “Family life is 

much more difficult than before. Livestock decreased due to pollution and disease, so more of 

them died.” Households that do not entirely rely on agriculture for their livelihoods reported 
some difficulties; Respondent DN2 stated, “My family suffers in part because of the polluted 

environment. Building a high-tech park prevents my family from growing crops such as fresh 

vegetables to eat. For the economy, it does not affect much because my family is not completely 

dependent on agriculture up to now.” Alternatively, some households reported no changes or 
even improvements after the land acquisition. Respondent HN discussed the benefits of the 
project, “Currently, the family only has difficulty walking on the street because the technology 

park has not finished yet. However, life in the future is less difficult than before. The high-tech 

park has many factories that need to recruit large numbers of workers. Children in the family 

join the high-paying company, no longer rely on the field.” 
The interview responses showed that the state’s agricultural land acquisition creates 

economic, environmental, and social issues. Therefore, the state should consider these factors 
and consult with households before project implementation. The state should also provide 
assistance with irrigation issues and obtain suitable rice varieties for households that reply in 
agricultural production. Since the environment is affected, support to compensation for the 
mental loss should also be considered. 

8.1.2. Changes in income and employment after land acquisition 

Agricultural land acquisition affects the number of employed workers in the locality 
(Table 8.2). While the number of employed workers in Hanoi did not change post-acquisition, 
the numbers declined by 10.5% and 22.8% in Danang and Vinh, respectively. Among the 
households surveyed, the respondents reported that the number of employed workers over the 
age of 35 decreased, but more young workers were employed after the land acquisition. 

Table 8.2. Income and employment before and after land acquisition 

 
Employment Income 

Number 
(person) 

Percentage 
(%) 

Number 
(USD) 

Percentage 
(%) 

Hanoi Before 286 100% 456,378.4 100% 
After 286 100% 608,151.9 133.3% 

Danang Before 256 100% 503,786.6 100% 
After 229 89.5% 485,405.2 96.4% 

Vinh Before 553 100% 853,073.1 100% 
After 427 77.2% 1,008,079.1 118.2% 

Source: Household survey, 2019 and 2020 
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In terms of income, compared to before land acquisition, Hanoi households experienced 
the most vigorous growth with an increase of 33.3%, followed by Vinh households with an 
increase of 18.2% (Table 8.2). The average Danang household income was reduced by 4.6%. 
This result indicates that employment is not necessarily the primary factor determining 
household income after land acquisition. The reason for this difference comes from two main 
reasons. The first is the employment choice of the land-losing households, and the second is the 
use of land compensation money in the 3 case studies. 

Fig. 8.2. Employment changes after land acquisition 

 
Source: Household survey, 2019 and 2020 

The difference in the type of employment after the land acquisition were also observed 
between the three cities (Fig. 8.2). In Danang, 90% of agricultural land was acquired, whereas 
approximately 50% was acquired in Hanoi and Vinh (This figure is the percentage of 
households whose agricultural land was acquired). This was reflected in the percentage of 
workers who changed jobs, which accounted for 93% of surveyed workers in Danang, 89% in 
Hanoi, and 36.5% in Vinh. The number of households with workers who choose to retire or 
stay at home after the land acquisition decreased gradually depending on the urban level. 
Although the remaining amount of agricultural land was similar in Vinh and Hanoi, 64% of 
households in Hanoi had employees who retired or stopped working, whereas the majority of 
workers in Vinh households continued agricultural production or changed jobs. Moreover, the 
land acquisition appeared to create an incentive for families living in Hanoi to change jobs from 
agriculture to off-farm. Instead of trying to cling to that remaining agricultural land, Hanoi 
workers have moved more to the inner city in search of income from off-farm jobs. 
Additionally, the education level is higher in Hanoi than in the other two localities, which may 
contribute to continued employment in this region despite the land acquisition (in the 
supplement data). 

8.1.3. Use of compensation money and life changes after land acquisition 

I investigated the different uses of compensation money among households. 
Compensation money use was divided into two main categories: assets and investments (Table 
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8.3). In all three locations, most households reported spending compensation money on home 
repairs. More than 80% of households in Danang repaired or built new houses, as did 57% in 
Hanoi and 44.1% in Vinh. The second most common use was debt repayment, which was 
reported in 24% and 30.6% of surveyed households in Danang and Vinh, respectively. 
Motorbike purchases were also common, representing 20% of households in Danang and 14% 
in Hanoi. Motorbikes purchases may also be considered an investment, as households may use 
this means of transportation to travel for work or generate income by driving a motorbike taxi. 

Table 8.3. Percentage of households who reported using land acquisition compensation 
money for the following spending and investment categories 

Categories Hanoi (%) Danang (%) Vinh (%) 
I. Assets Repairing house 57 81 44.1 

Motorbike 14 20 8.2 
Repayment 8 24 30.6 

II. 
Investments 

Grocery store 3 15 7.1 
Agri-machines 0 1 0% 
Flat for rent 0 1 0.6 
Depositing all money for interest 1 10 12.4 
Remaining money is a deposit in 
the bank 

10 34 14.1 

Invest for children 35 21 51.8 
Source: Household survey, 2019 and 2020 

Many households chose to use the compensation money for investments, as they had lost 
their agricultural land investment. Supporting future generations was a top priority, and 51.8%, 
35%, and 21% of households in Vinh, Hanoi, and Danang, respectively, reported investing 
compensation money for children. In Hanoi and Danang, households invested the money for 
the children’s education, whereas in Vinh, families share a portion of the compensation with 
their children. With lower education, households have little investment in business activities, 
and many chose to deposit their remaining compensation money in the bank for annual interest. 
When considering the compensation money uses (Table 8.3) together with the income and 
employment results (Table 8.2), we can infer that the uses impact post-land-acquisition income. 
It also explains why the income of households in Danang is lower (they used more money for 
non-profit purposes) than that of Vinh and Hanoi, even though the unemployment rate is lower 
than in Vinh city. 

Given these differences in employment, income, and spending of compensation money 
post-acquisition, it is not difficult to draw a picture of changes in the quality of life among 
households in the three locations. In Hanoi and Vinh, households reported having more 
comfortable lives and more savings, while the opposite was reported among Danang households 
(Fig. 8.3). The two main reasons for this difference are how the compensation amount is used 
and the choice of employment after land acquisition. The lives of land-expropriated households 
in Danang became more difficult; there was a 2.6% increase in the number of households that 
reported a harder life post-acquisition, and the number of homes without savings increased by 
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26.1%. The greatest change in “having a comfortable life” was reported in Hanoi, where a 
15.4% increase was reported. This locality also experienced the highest income growth (Table 
8.2). 

Fig. 8.3. The change of life quality in three research areas 

 
Source: Household survey, 2019 and 2020 

Changes in quality of life are likely related to the reliance on agricultural income before 
the land acquisition. In Danang, 63% of households relied solely on agriculture for income, 
followed by Vinh with more than 45% and finally Hanoi with only 4%. Thus, post-acquisition 
adaption in Hanoi was easier than in Vinh and Danang. I also asked households, “if you could 
choose to live in the time before, during, or after the land acquisition, which time would you 
pick?”. The survey results present an unexpected truth. The surveys showed that the quality of 
life has improved, and average household income has increased by 18.2% in Vinh, 52.9% of 
households in Vinh city said that they would prefer to return to their life before the land 
acquisition (Fig. 8.4). In Danang, 65% of people were happier before the land acquisition, which 
is consistent with the decreases in the quality of life factors discussed above. In contrast, the 
majority (84%) of Hanoi households prefer their lives after the land acquisition. Life after land 
acquisition provides many advantages to Hanoi households; the unemployment rate was 
unchanged, household income increased, and quality of life improved post-acquisition. 

While income and employment are important factors affecting livelihood after land 
acquisition, social and cultural factors should also be considered. The qualitative data collected 
from households in Vinh city show that people remember agricultural life with gratitude. Their 
former lives kept their spirit happy and free of competition, and social evils were minor. Vinh 
city residents hope for a more peaceful life rather than a mentally exhausting, material-focused 
life. 

From the above analyses, I can conclude that the different urban types impact local 
livelihoods after land acquisition. Although the ability to recover after land acquisition 
ultimately depends on the affected households, the recovery process also depends on the 
development policies of that location. Smaller urban areas are more reliant on agricultural 
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income and have less access to employment in other sectors, making the transition challenging. 
Our results highlight the important factors and considerations for land acquisition projects, 
especially in urban type I (province) areas such as Vinh city. Our findings can facilitate the 
development of new policies to better accommodate the transition from agricultural to urban 
areas and improve livelihood in Vietnam.  

Fig. 8.4. Life choices of surveyed households in the time before, during or after land 
acquisition 

 
Source: Household survey, 2019 and 2020 

8.2. Discussion 

To put our findings into perspective, I will discuss the changes observed after land 
acquisition at each of the three study sites in the context of the DFID sustainable livelihood 
model (Appendix. 10, page 151). The framework identifies five types of capital that contribute 
to livelihood: natural capital, human capital, physical capital, social capital, and financial 
capital. 

After 35 years of economic reform and the implementation of appropriate policies, 
Vietnam is considered a country with excellent development potential (THOBURN, 2009). 
However, ineffective use of resources has hindered development. One of the primary reasons 
is the “ask–give” mechanism, in which decisions regarding land allocation are made by 
developers and local governments, creating opportunities for corruption (NGUYEN ET AL., 

2018). In other words, the allocation of resources in Vietnam has not followed the market 
mechanism (NGUYEN, 2009). The market plays a crucial role in mobilizing and distributing 
resources, which must involve bidding, open competition, and transparency (ARIFF – CHEEN, 
2001). This issue requires the state to supplement and improve laws and policies to enhance 
planning quality and resource allocation. 

Proper allocation of natural resources, especially land, must be considered to facilitate 
quality development. Vietnam has a low average land area per capita because of the high 
population per agriculture area ratio, and the demand for the industry, urban areas, and 
infrastructure has rapidly increased (NGUYEN, 2021). The area of agricultural land per capita in 
Vietnam is 0.25 ha. This figure in the world is 0.52 ha, while that in Southeast Asia is 0.36 ha 
(Huong 2019). Additionally, land may be occupied but not used in both rural and urban areas. 
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The current land acquisition and compensation mechanisms contribute to these shortcomings. 
The more localities that have a greater demand for land conversion, the more common land 
fallow occurs. This leads to significant disagreements and a lack of support from the people in 
land acquisition and compensation, as reflected in the dissatisfaction reported by many 
households in our interviews and surveys. 

Human resources are a decisive factor in realizing socio-economic goals (JIANG ET AL., 

2012; CHITESCU – LIXANDRU, 2016) and accelerating industrialisation and modernisation to 
quickly integrate the Vietnamese economy with the global economy. Vietnam’s human capital 
index increased from 0.66 to 0.69 from 2010 to 2020 (WORLD BANK, 2020). In general, the 
labour market in Vietnam has greater supply than demand (GIESECKE ET AL., 2011). However, 
human resources training has not been given adequate attention, and appropriate steps are not 
taken (MCGUINNESS ET AL., 2015). Due to a lack of vocational training, and formal training, in 
particular, the skilled labour rate is low (approximately 23%), leading to low labour quality. In 
rural areas, trained labour only accounts for 10% of the labour force (GSO, 2020). Despite 
decades of economic restructuring and labour reorganisation, 35 million workers in rural areas 
are unemployed, a number that increases by 1.6% annually (GSO, 2020). This increase 
corresponds to over one million workers that are of age but not yet employed as well as the idle 
agricultural labour force. The labour imbalance and lack of trained labour lead to a downward 
economy. Workers who lose agricultural land often struggle to find jobs due to a lack of 
education, especially in small cities (WORLD BANK, 2018). Research has shown that the 
unemployment rate is inversely related to educational attainment (TUAN, 2021). In this study, 
the areas where most households relied on agriculture before the land acquisition fared worse 
(Danang and Vinh). Alternatively, the skilled labourers in Hanoi were able to adapt more easily 
post-acquisition. Thus, ensuring equal access to education in rural and urban areas can improve 
livelihoods and urbanisation outcomes in smaller cities. 

The success of a country is often measured in terms of the quality of its facilities. 
Prosperity requires connected infrastructure (physical capital) and fair access to electricity and 
water (ARIMAH, 2017). High-income countries are among the best in terms of infrastructure. It 
is estimated that a 1% increase in physical infrastructure investment will increase GDP by 1–
2% (if other variables remain constant; WORLD BANK, 2020). Despite many impressive 
achievements since the early 1990s, Vietnam has less physical capital than more developed East 
Asian economies (WORLD BANK, 2020). Vietnamese socio-economic structure and 
infrastructure lack synchronization and do not meet national industrialisation and modernisation 
requirements. Infrastructure investments rely heavily on the state budget, and infrastructure has 
markedly improved in industrial and urban regions (WORLD BANK – THE GOVERNMENT OF 

VIETNAM, 2017) but is still lacking in surrounding areas. Household assets are also considered 
physical capital (IRONMONGER, 2001). Our results show that this capital source has a strong 
growth for households who lose property due to land acquisition. Physical capital increased as 
households invested in home and transportation assets with their compensation money, while 
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fewer invested the money for future profit. This changing trend was observed in all three urban 
types. 

Social capital relates to relationships, shared values, social norms, and civic engagement 
(BHANDARI – YASUNOBU, 2009). Community networks and social interactions among people 
who live and work in society enable it to function effectively. The industrialisation has a 
substantial impact on transforming social and occupational structures (KURT, 2019). Job 
transitions after land acquisition were common in Hanoi and Danang and occurred to a lesser 
extent in Vinh. Before the land acquisition, families were almost in equilibrium with households 
in the acquired area. However, land acquisition affects social capital as different households 
and groups may not receive equal compensation. For households whose land was acquired, 
compensation payments that do not meet needs can create conflicts. Households in the affected 
area who were not offered compensation from local authorities can also cause disagreements. 
With the rapid development of industrial parks and high-tech zones, social evils are more 
frequent, especially in big cities. In addition, the spread of information among communities and 
households plays a vital role in enhancing social capital. However, due to the transformation of 
the employment structure and changes in material capital, the interactions, exchanges, and 
intimate relationships between households have decreased compared to before the land 
acquisition. Some households expressed nostalgia for the past, especially those in smaller cities 
where community cohesion was valued. 

Financial capital is the final resource identified in the DFID sustainable livelihood 
framework. Financial resources are an intermediary for exchange and essential for the 
successful use of other capital types. These are also the resources that people use to achieve 
their life goals (CURTISS, 2012). After the land acquisition, financial capital substantially 
increased in Hanoi and Vinh but decreased in Danang. Spending and investment of 
compensation money also differed among households in the three regions, affecting income. 
Moreover, with little education and no experience other than agriculture, households have not 
contributed much financial capital to increase production. Investments are mainly temporary, 
and the scale is not equal to that required for sustainable livelihood. For example, many 
households deposited their compensation money at the bank, a traditional and safe financial 
security.  

8.3. Land acquisition and compensation policy in terms of managers and professionals 

Land acquisition for the “common good of society” is the reason it is used mainly in many 
countries when it is necessary to change land use rights. Socio-economic development purposes 
for the benefit of the nation and the public have broad connotations. In Vietnam, the state is 
only allowed to recover people’s land for socio-economic development and ensure its common 
interests and the public. These are the factors that form the necessary conditions to ensure that 
the national economy is developing more and more, the material and spiritual life of the people 
is increasingly improved. Therefore, land acquisition is a method of exercising the right to 
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represent the entire people on the state’s land and a solution to the country’s industrialisation 
process’s land use needs. Land acquisition is challenging, complex, and prone to corruption, 
disputes, and lawsuits because this activity directly affects many different actors’ interests, 
including the state, society, people whose land is recovered, and those who benefit from the 
State’s land recovery. These difficulties arise from inadequacies in the process of identifying 
benefits and regulating benefits related to land acquisition.  

There are many cases where after the state opened new roads or upgraded traffic, a part 
of people had real estate increased much higher than before the project. In some cases, the real 
estate value has increased many times compared to before land acquisition. This number is 
much larger than the land damaged by the state. Meanwhile, it is considered the means of 
production for agricultural land, but money cannot be the means of production. Therefore, 
although vocational support norms are pretty high, the nature of the monetary support 
sometimes does not achieve the goal of training and changing jobs for households directly 
engaged in agricultural production. Currently, the agencies in the labour, invalids and social 
sectors do not have a separate mechanism to create jobs for those who lose their jobs due to 
land acquisition. Most localities can detail how many workers are trained, but very few localities 
can know how many trained workers now have stable jobs. 

In addition, the compensation and support are done in the form of a one-time payment, 
after which the investor and the people whose land is acquired are no longer related to each 
other. This approach creates the feeling of those whose land is acquired that they are out of 
development after having to “sell land” cheaply to investors. They do not enjoy any benefits 
from the investment project and suffer losses from land acquisition. This feeling can easily lead 
to resentment when they see that the value they are compensated for is lower than the value of 
land in the market. Meanwhile, investors make super-profits from land. This is the cause of 
many complaints and lawsuits against the land. On the other hand, letting poor farmers receive 
a large amount of money at the same time, in many cases, is not the optimal solution. This is a 
problem of balancing the immediate benefits and long-term benefits of farmers whose land is 
acquired for competent state agencies. 

The benefits of landless households are negatively impacted by land compensation rates, 
primarily agricultural land types. To exercise the right to represent landowners, the state shall 
issue the land price bracket, land price list and decide on specific land prices. Thus, the state 
does not regulate or adjust the market land price and does not use the market land price to 
calculate compensation when land is acquired. The compensation amount is calculated 
according to the specific land price regulated by the PPC. That is why compensation for site 
clearance is low because it is not based on the market land price but the State’s price. “The 

compensation for land (especially agricultural land) is often low compared to the market price, 

although the market price has never been a specific number. However, due to the regime of the 

entire people’s land ownership, the state is the owner’s representative, and the state has 

allocated agricultural land for 50 years. At the end of 50 years, if people need, they will continue 
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to be assigned. With the land tenure regime and regulations on the use of agricultural land in 

Vietnam, people do not have the right to decide on the price of agricultural land as some 

countries consider land as private property.” (Respondent, Lecturer in Vinh University, male, 
33).  

For non-agricultural land, especially those with high value such as residential land, land 
for production and business, or land for commercial services, the land price is considered to be 
reasonable compared to the actual market price by determining the land price according to the 
specific land price for each location of each project. This also more or less ensures fairness for 
households. However, the price of agricultural land still has many problems in determining the 
compensation price. “The types of land for residential, production, business, commercial 

services… are determined according to the specific land price for each location, each project, 

so this price is close to the actual market. It ensures fairness for households whose land is 

acquired. Nevertheless, there are problems in land acquisition in the area bordering between 

urban and rural areas for agricultural land. Two adjacent land plots, but one parcel within the 

ward administrative boundary (in the urban area) will be much higher than the land parcel 

within the commune boundary (in the rural area).” (Respondent, government official, male, 
32). From the above analysis, it can be seen that the determination of compensation land price 
related to agricultural land is still a problem that needs to be solved in order to create justice for 
households losing agricultural land. 

Another audience affected by the loss of benefits is agricultural households in the project-
affected area. As research has shown, just like families whose land is acquired, they are also 
negatively affected by environmental, social changes, and project construction. Adverse 
economic effects are also seen in these households when they face difficulties in production. 
These issues do not seem to receive the local authorities’ attention because they think these 
households are almost not affected. If there is an influence, they will consider it the 
responsibility of the investor. “Households with agricultural land next to the project are almost 

not affected. If so, they are only affected during project construction. The investor will negotiate 

with the landowner on compensation or pay the cost of renting the premises for levelling.” 
(Respondent, government official, male, 32). Meanwhile, from a researcher and teaching 
perspective in land acquisition, if the project construction directly impacts the adjacent land 
plots, the land user has the right to initiate lawsuits to claim compensation from the investor. 
However, this damage measurement can only be calculated from an economic point of view 
without a mental measure. “If the land acquisition and project construction directly affect the 

adjacent land plots, the people with adjacent land can initiate a civil lawsuit on the local court. 

Based on fact, the court will make the final judgment on the level of influence and compensation 

assistance level. Therefore, the project investor will be responsible for fulfilling this obligation 

to the people whose land is affected.” (Respondent, Lecture in Vinh University, male, 33). From 
there, it can be seen that, from a management perspective, the local government has not had a 
proper assessment of the harms caused by land acquisition to households indirectly affected by 
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the project. This poses a pressing issue that needs to be resolved and supplemented in the 
upcoming land law reform process in Vietnam to bring equity to the affected groups. 

In addition to interest issues related to the subjects, land acquisition and compensation 
procedures have also received much attention. Geographically, Vietnam is divided into six 
economic regions. In terms of regions, Vietnam is divided into three regions: North, Central, 
and South. In terms of urban classification, municipalities in Vietnam are divided into six 
categories. However, the order of land acquisition and compensation is the same. The only 
difference is the compensation price among localities. “The process of land acquisition and 

compensation among provinces or regions complies with the State’s Circulars and Decrees, so 

there are certain similarities. Only the level of compensation and support is that each locality, 

based on the actual situation of their locality, gives the level of compensation and support 

suitable for that locality. This is also specified in the legal documents of the State.” (Respondent, 
Lecturer, male, 33). 

The order of land acquisition and compensation in Vietnam is evaluated to be relatively 
reasonable and coherent. The current land law also shows more progress than previous land 
laws. It facilitates functional operators to conduct site clearance efficiently and minimizes 
complaints from citizens. However, the time for land acquisition is still prolonged and affects 
the project investment process. An example of this omission is the discrepancy about the land 
area in paper and reality. “When carrying out land acquisition and land clearance for an inter-

district road, first, it is necessary to extract the plots of land that this road passes. The basis for 

this is the cadastral map of the communes. However, most of these maps have been measured 

for quite a long time, so the accuracy is not high, and there is a great error in the field. Thus, 

in the inventory process, it can lead to omissions or errors.” (Respondent, Local authorities, 
male, 30). This is also why land disputes occur, and there is no consensus on land compensation. 
Before the land acquisition, people rely on the area of land on the land use rights certificate to 
pay land use tax. However, when the land was acquired for project construction, the state re-
measured land, leading to a discrepancy in figures. This issue causes losses to previous land 
users. 

From the above analysis, it can be seen that land acquisition and compensation bring both 
positive and negative impacts from the perspective of geographers and developers. The 
acquisition of land for economic development for national and public interests is one of the 
major solutions to create impetus for socio-economic development through projects to build 
industrial parks,  economic zones, and new urban areas. From the perspective of economic 
efficiency, in Vietnam, land acquisition is an indispensable category in all the rights of 
landowners represented by the State. In fact, to increase land value, the State needs to regulate 
the management and use of land through many forms, including land acquisition. Besides, land 
acquisition to carry out construction projects of industrial parks and urban areas will increase 
land value. This increase in land prices occurs not only in areas where land is acquired but also 
in satellite areas of the project. Therefore, developers regulate the added value from land by 
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shifting land location in socio-economic development projects, converting other types of land 
(mostly agricultural land) to land for implementation projects. In this view, the recovery and 
compensation of land in economic development projects will benefit the State, investors, and 
people whose land is acquired. 

For the State, the regulation of land acquisition for socio-economic development brings 
many benefits to state management. Specifically, land recovery helps the State implement land-
use planning to maximize the effective use of each type of land. The land acquisition also creates 
conditions for investors to implement projects using land, thereby stimulating economic 
development. Moreover, the Vietnamese State does not have to spend a considerable amount 
of money on building infrastructure to serve the economy because the investor will do this on 
behalf of the State. This also generates revenue for the State from land allocation, land lease, 
and land tax. Meanwhile, the land is a unique means of production in economic terms for 
investors, so whoever holds much land will have many advantages in production and business 
activities. For people whose land is acquired, to compensate them for the damage they have 
suffered, the State has regulations on compensation, support, and resettlement for people whose 
land is recovered. In reality, these policies are becoming more and more perfect and ensure that 
people whose land is acquired stabilize their lives and production. They are compensated for 
land use rights based on an agreement according to the prescribed price bracket and the market. 

However, the land acquisition also brings many adverse effects from the perspective of 
geographers. The legal regulations promulgated by the State stand from managers’ perspective. 
This causes a significant problem that the land acquisition and compensation policy often 
ignores some actors who are also affected by land acquisition and the unfair compensation 
among households. The legislators still do not correctly assess the harmful effects of land 
acquisition on households indirectly affected by the project. This poses an urgent issue that 
needs to be resolved and supplemented in Vietnam’s upcoming land law reform process to bring 
fairness to the affected groups. The compensation method for households losing land is also not 
sustainable because of the one-time cash compensation. This problem puts pressure on 
households when they suddenly have much money but do not know how to use it for what 
purpose. In addition, the legislators have not considered the change in employment of family 
members by gender and age. They have almost equal compensation among family members 
even though the impact of land acquisition on these members is different. 

8.4. Conclusions 

Today, land and natural resources are in great demand in Asia’s major cities, where 
mechanical population growth and urban development lead to peri-urbanisation and suburban 
expansion. This is a major issue in Vietnam as the country undergoes rapid urbanisation, often 
resulting in land acquisition by the state. In this chapter, I compared the post-acquisition 
livelihood recovery of households in three cities with different urban classifications. 
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First, I investigated how the implementation of land acquisition and compensation 
policies differ among three localities. I found that the larger the city, the weaker the 
implementation process. Few compensation arrangements were applied in Hanoi, whereas in 
the smaller city of Vinh, agreements were applied and fulfilled in most cases. Our findings show 
that these policies are established from managers’ perspectives, ignoring the household 
perspective. As a result, households in the area affected by industrial and hi-tech projects in all 
three regions lack funding support and interest from local authorities. Development projects 
lead to injustice for these households. 

Second, I quantified the effects of land acquisition on livelihood, employment, and 
income. In the large urban area (Hanoi) that was less reliant on agriculture before the 
acquisition, households recovered rapidly and even reported better quality of life post-
acquisition. However, income after the land acquisition was dependent on many factors. 
Employment choice after land acquisition and compensation money use were essential factors. 
After losing land in Hanoi and Danang, the majority of households changed jobs, whereas most 
households in Vinh remain loyal to agriculture even after losing more than half of their 
agricultural land. 

Third, I determined how households used their compensation money and asked whether 
respondents were more satisfied with their quality of life before, during, or after the land 
acquisition. Inappropriate use of compensation money may contribute to changes in income 
after losing land. Most households spent money on assets such as building houses, paying debt, 
and buying transportation, but many also invested for future generations. Although quality of 
life parameters such as having savings and perceived comfort increased in Hanoi and Vinh, 
Hanoi was the only location that reported greater post-acquisition life satisfaction. This 
difference shows that five factors in the sustainable livelihood framework impact the quality of 
life of households after land acquisition.
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9. Some recommendations 

9.1. Policy recommendations 

The price policy is one of the top priorities that need to be improved. This price policy is 
a compensation policy for land damage and includes other factors about the damage that 
landless households have to suffer. It includes property damage on the acquired land and mental 
damage of affected households. Compensation and ground clearance for agricultural land 
should be considered and explicitly classified at the time of acquisition. The state should not 
rely on the land grade when allocated because, in using the land, the household head has 
invested, increasing the value of land compared to before the land allocation. If the land 
classification is not done regularly, the state needs to apply other policies such as land upgrading 
support policies to overcome the difficulties for households whose land is acquired partially. In 
addition, the compensation price for land must be determined according to the specific land 
price for each land plot. It is necessary to adjust land prices per standard land prices of land 
with the same use purpose, which has been successfully transferred or auctioned land use rights 
in the area. The price determination in this form will certainly ensure land users’ interests when 
the state acquires land. 

In addition to land compensation in cash, the state also needs to diversify other forms of 
compensation, saving costs and creating living conditions for households in the future. The state 
needs to deploy more compensation forms with agricultural land (cultivated land), land in 
concentrated livestock areas, land for non-agricultural business and services. Simultaneously, 
in each land acquisition project, it is necessary to apply many different forms to choose the plan 
suitable to their family’s conditions. Meanwhile, for compensation for property damage on land, 
this compensation policy is now accepted by the majority of people. However, these assets need 
to be based on actual damage and considered by the new construction value. Therefore, every 
year, the PPC must evaluate the fluctuating local assets’ value to determine each type of asset's 
price to calculate compensation closer to the market price. 

The second policy solution mentioned here is life stabilization assistance, job training, 
and job change. A policy of support to ensure long-term employment for labour whose land is 
acquired is necessary to replace the one-time subsidy policy. Securing employment for people 
whose agricultural land is acquired is a job lasting many years after land acquisition. Therefore, 
one-time direct subsidies are not enough to ensure long-term policy effectiveness. In my 
opinion, the local government in the area whose land is acquired should study to establish a 
support fund to create jobs, stabilize lives for people whose land is acquired. This fund should 
be set up from a portion of the land use levies, land taxes paid to the enterprises’ state budget 
(in the area of the acquired land) when using the land. This form can also be considered a form 
of sharing the profits that enterprises get from previous users’ land use.  

A particular support policy should also be formulated and issued. When land acquisition, 
people face many difficulties in finding jobs. Giving land to the state is an excellent effort for 
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the people and also a loss for them. Therefore, the state needs to have a plan on vocational 
training for people whose land is acquired. Although this policy is still being implemented, it is 
not practical because the vocational training classes have not met the farmers’ advantages. 
Therefore, to ensure this policy is effective, the state needs to supplement regulations on state 
agencies’ responsibilities at all levels related to a job change and training for land-expropriated 
citizens. The government also needs to create favourable conditions for people to register for 
vocational training as needed to avoid duplication of training or redundancy. An example has 
been shown in this study that in Hanoi, Thach That district’s local government has developed 
traditional craft villages to help landless households find jobs. It also contributes to reducing 
economic losses for these households. Besides, labour export is an essential solution to create 
jobs for rural workers. Labourers exporting after the expiration of working abroad have 
accumulated capital and can work in an industrial environment. When returning to the locality, 
they can use that capital to change a new profession or develop a business. On the other hand, 
the majority of migrant workers often have to undergo short-term vocational training courses. 
When returning to their localities, they can learn to advance vocational training and develop 
jobs according to their trained occupations or work in enterprises and business establishments. 
Those are the benefits from the export of labour. 

Furthermore, supportive policies for the elderly and people outside the working age also 
need to be considered. This is a shortcoming of the government in compensating and supporting 
households who lose land. This study has shown that households’ post-acquisition 
unemployment rate is high but only focuses on men over 40 and women over 35. Therefore, 
when determining the level of support for living stabilization and job change, the state should 
divide the group of beneficiaries of this policy into two groups, and each group will have a 
different level of support. (Currently, the state supports each household’s number and regulates 
the same support level for members). In my opinion, an effective solution for the state to support 
households in this object is that the state needs to reserve a service land fund for land-recovered 
people. They can be hired to organize business and translation activities for older workers. In 
other words, the local government needs to promote economic restructuring to create many new 
jobs. In particular, localities need to promote the development of “handicraft industries” and 
consider it a breakthrough to shift economic structure and create jobs. In Vietnam, the peri-
urban and rural areas have many traditional craft villages, so the government needs to scale up 
handicrafts to create jobs for rural workers, especially those whose agricultural land has been 
acquired. 

Local authorities also need to have the policy to ensure fairness with households in the 
project-affected area. Although they are not directly affected by the project, they also suffer 
losses in life from land acquisition. Therefore, these households also need to know the project’s 
land acquisition information to prepare the necessary work to respond with a shock. Besides, 
the state also needs to specify that the responsibility to support these households belongs to the 
state or investors, avoiding the current ambiguity. This new policy should also include a level 
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of monetary support to indirect-affected people according to the state’s extent. For example, the 
local government can be divided into three support levels according to a certain radius focusing 
on land acquisition projects. This method will bring more equity to households that are 
adversely affected by land acquisition. 

9.2. Recommendations for organising implementation and improving organisational 
efficiency 

In recent years, land acquisition and ground clearance are prerequisites for implementing 
projects, but this is a multi-congested stage. The main reason for the state management of land 
is still weak in localities. In other words, it has many problems in land management and use 
relationships. The status of land dispute claims in the people due to no legal documents 
(certification of land use rights) or prolonged phenomena of the ground clearance progress of 
projects comes from state management of land. So it is necessary to establish a research and 
real estate market management agency to perform the state management function and regulate 
the market itself according to the state’s strategic orientations. In land management related to 
compensation, the real estate market’s management has a tremendous effect. It helps determine 
the exact value of assets, especially land, when the state implements its rights and obligations 
according to the Land Law and the provisions of the Civil Code, such as collecting land use 
levies, calculating taxes from land, compensation for land damages. 

Moreover, the state needs to strengthen the propaganda of the state’s legal policies for 
people, especially where the people are related to the site clearance. Local authorities also need 
to actively propagate and mobilize so that people have land to have acquired knowledge of land 
policies in general and policies in compensation and support for people in particular. Since then, 
it will raise awareness of ideology and create unity and consensus, contributing to construction 
site progress. This is a critical shortcoming point that has been shown in the study when many 
households in Hanoi and Danang are not aware of the costs they receive when giving up land-
use rights to investors. Besides, the state needs to limit and avoid coercive land with land 
acquisitions, prolonged complaints destabilizing. Localities also need to review the approved 
land use planning to investigate and plan the industry’s training and transformation for labourers 
in the areas to be acquired land. It is necessary to bring vocational training a step ahead of land 
recovery progress. This plan needs to be implemented before making a land acquisition decision 
to ensure that people can quickly find new jobs and stabilize life. Each locality needs to develop 
human resources, labour export, and long-term job creation to create jobs for people with land 
acquisitions. In particular, the local government needs to plan the traditional village area in 
areas that do not affect agricultural land cultivation. 

The Land Law and the Government Decrees also need to add the state’s responsibilities, 
investors’ responsibilities to a career transformation and training for people with land 
withdrawn. It is necessary to set training issues, career transformation, creating new jobs for 
people with recovered land are the leading economic and political issues that the authorities 
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must coordinate with investors to resolve. Career transformation training plans for residential 
areas must be conducted simultaneously with the socio-economic development planning, land 
use planning to build an industrial park. Furthermore, professional training and transformation 
for residential areas must be resolved before land acquisition of residents. In addition, when 
developing a project plan for each project, local authorities need to clearly state vocational 
training expenses for people with land in a specific, clear, and public way. Meanwhile, when 
implementing projects, investors need to implement the promised commitments to the people 
strictly. It is necessary to regulate the time to use labour with local recovered land working in 
enterprises to overcome labour discharge status after a short time (this case is visible in Hanoi 
households). Investors also need to be active with local authorities and training institutions to 
enroll and organise vocational training courses for enterprises. 

Another important job is that local authorities and investors actively guide people to use 
compensation to invest in making profits effectively. Localities should often organise 
propaganda sessions on policies and regulations on land laws. The focus of these propaganda 
sessions is the provincial guidelines to create conditions for people to understand and comply 
with to ensure the site clearance work is done on schedule. Local authorities and investors 
should mobilise young labour resources, offering reasonable solutions to use a part of 
compensation funding for mandatory vocational training. Simultaneously, there are 
mechanisms for taking businesses responsible for recruiting the youth labour force trained to 
work. The authorities at all levels need to be fully aware of the profound social meaning of 
agricultural land acquisition and job creation for farmers. Since then, localities plan to lead and 
direct specific measures to suit the area’s actual situation. They should also be associated with 
other government organisations to stabilise farmers’ lives when they acquire agricultural land. 

9.3. Recommendations to ensure life for people with land withdrawn 

Through research on the impact of land recovery and compensation on people’s 
livelihoods in Hanoi, Danang, and Vinh and the solutions mentioned above, I give some specific 
solutions to ensure a stable life for people with land acquisitions. The first is the solution to the 
use of natural capital to stabilise production. People should boldly apply new production forms 
to high efficiency for the remaining agricultural land area of households. People should focus 
on land improvement to plant crops effectively. As forest land for production still stabilises 
planting trees while protecting forest land, just producing income generation (in Danang). In 
addition, the state needs to have support policies for people to access technical, new varieties, 
investment capital, and be interested in the output market for people. For the land areas to 
recover but have not invested in building works, it is necessary to create conditions for 
agricultural workers to use products to ensure life in the intervallic period and search for jobs. 
Simultaneously, the relevant units must clearly announce the time of construction investment 
and hand over the premises for investors to actively and rest assured investment in production. 
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The second is the solution for job training support for labour resources. To ensure the job 
and stabilise life for households with land acquisition, local authorities need to convert 
appropriate jobs in flexible forms. This transformation must be close to the labour market 
requirements and divided into training with different solutions. For young workers of 
households with agricultural land withdrawn, they need to be considered the priority subjects 
to be trained. It is necessary to use compensation for compulsory training and have a policy to 
prioritise the export of technical workers for young labourers who have trained professionals. 
For young employees who do not have jobs and have not been trained, this number of 
employees accounts for a high proportion. They are primarily agricultural people, so the 
competitiveness and labour market integration are weak. Therefore, it is necessary to support 
appropriate vocational training, supporting them to access local credit systems to develop 
family economy, individual business, small businesses, or labour export. 

For workers over 35 years of age and labour with low education levels, this subject has 
only experienced traditional agricultural production. When acquiring land, it is difficult for 
them to adapt to the new environment and the labour market. They also do not qualify for 
education to participate in vocational training courses. Along with that, it is a psychology of 
family far away and the cost of training. Therefore, local authorities should develop traditional 
crafts industries, expanding infrastructure construction investment to create jobs. The state 
should also have preferential loans, exemption, and tax reductions with older workers and low-
educational workers to create jobs in livestock and service businesses. Local authorities should 
also have policies to actively encourage them to participate in extension classes and new 
technology applications. To do this, localities need to be combined with several government 
organisations such as Farmer Association, Women’s Union, Veterans Association to open 
short-term training classes for free. The most essential is still improving the quality of labour 
resources from people with land withdrawn following the economy’s new development 
requirements in the integration context. 

Next is the solution for financial capital. It is unreasonable with a form of compensation 
once for households and arbitrarily using compensation for any purpose they desire. So, the 
form of compensation and support in the form of savings books should be applied to elderly 
workers, making it challenging to convert jobs. In addition, in the process of compensation, the 
capital of career transformation support should also be managed through the imposition of 
young workers participating in free vocational classes. Although these measures are not easy to 
implement, the state also needs to propagate and mobilise people to use compensation and 
support capital when they acquire land effectively. This helps limit the use of this capital to 
spend wasting on activities without serving profitable business purposes. The state also needs 
to invest and upgrade dams and irrigation systems for irrigation for people to boost intensive 
cultivation. Since then, it enhances crop productivity, ensuring local food security and job 
creation for employees on the remaining agricultural land area. This is seen as a physical capital 
solution. For social capital, it is necessary to develop a system of vocational training institutions 
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such as a career centre, vocational training centre and strengthen vocational training links with 
schools in the area. These links facilitate workers to improve their skills after their studies, and 
they can work immediately. 
9.4. Some other recommendations 

Through the experience of 3 localities is done in this PhD study, along with the best 
implementation of employment with unchanged jobs in Hanoi, to create jobs and create long-
term income for farmland-recovered employees, I give several following recommendations: 

People with land withdrawn need to step by step restore and develop new traditional and 
traditional industries in rural areas. Rural people should promote the strengths of trades and 
traditional craft villages in rural areas using many workers, less capital to address agricultural 
labour residues due to urbanisation. In order to achieve this goal, it is necessary to have a policy 
to facilitate production facilities such as preferential loans, tax exemption, and reductions, 
supporting product consumption markets. The state should create premises rental conditions to 
form concentrated production villages, organize traditional jobs based on collecting households 
as autonomous economic units. Simultaneously, local and affected households should 
vigorously develop associations and links between families and establish small and medium 
enterprises. Local governments should encourage farmers to fill out land plots or transfer land 
from households with little agricultural land to some households with agricultural production, 
gradually shifting in ecological agriculture. Small and medium farm economic development is 
also an effective solution to resolve residual labourers unable to apply for jobs in companies 
and industrial parks. It is necessary to have policies to encourage farmers to transfer and lease 
agricultural land. Along with that, the state must also limit the scale to avoid land storage 
phenomena. Affected households should cooperate in developing products to create higher 
quality products.  

Regarding land, local authorities need to encourage and create conditions for enterprises 
to invest in agriculture. In particular, the state should encourage enterprises to invest in areas 
with challenging conditions. In addition to being entitled to the state’s infrastructure, these 
enterprises are also created conditions for preferential land lease to attach production with the 
processing of agricultural products in place. Meanwhile, in credit, now, the state’s credit policy 
is too strict, many businesses have not been able to continue their production and business 
activities due to insufficient capital, leading to hundreds of unemployed workers.  Besides, the 
state should have a more open policy in completing administrative procedures for businesses. 
Infrastructure systems for industrial parks also need to be completed and upgraded to attract 
more and more businesses to rent locality locations, creating more labour opportunities. Local 
authorities should organise technical training on livestock, cultivation for households and 
businesses to access new production processes and new varieties. In addition, the state needs to 
create preferential capital sources such as agricultural extension funds and employment funds 
for businesses, households borrowing capital when they need it. Production enterprises should 
also strengthen production relations and business cooperation with agricultural cooperatives. 
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Thanks to that, it encourages economic sectors to join links and joint ventures to create all 
resources to develop agricultural production. 

The State should also provide information and a career consultancy organisation for 
people with land acquisitions capable of learning transformation in appropriate forms. It is 
necessary to stipulate state parties’ responsibilities, project owners, training organisations, and 
assessment management apparatus to implement training and ensure training resources. The 
state actively instructs people to use compensation effectively by providing information and 
guidelines to contribute capital with enterprises to buy shares or send into banks, buying 
insurance. In this way, people after land acquisition still are divided into profits from industrial 
production results, including jobs right on their land or receiving deposit interest rates for stable 
income. Vietnamese agricultural workers in general, farmers with land withdrawn in particular, 
often have low-level scientific and technical and management capacity, and the consciousness 
of discipline, the industrial feud is minimal. Therefore, when attracted to work in businesses 
that do not meet the requirements, resulting in conditions or cannot be acquired, abandoned, or 
discharged after a working time. In addition, in the World Economic Integration trend, labour 
export is becoming an essential demand for exporting countries and labour importers. For 
Vietnam, labour export is a national critical strategic issue that provides dual performance, 
“beneficial for country and family”. Thus, labour export is an essential measure for Vietnam 
workforce in general, with labour in areas with recovered land. However, the Vietnamese 
workforce’s quality in general and regions with recalled land, in particular, is still shallow. 
Therefore, to meet enterprises’ requirements and export labour, it is necessary to choose 
professional training, labour discipline training, and industrial feuding. As a result, 
departmental agencies should survey the demand for labour resources of markets. The quality 
of education and training systems must be improved from general education to vocational 
training. Training institutions are encouraged to implement content and training programs to 
meet enterprises’ needs and labour export needs.
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SUMMARY 
This PhD dissertation focuses on two main problems. The first is related to applying laws 

and policies on land acquisition and compensation for affected households in research areas in 
Vietnam. This first objective is to point out the current policy’s strengths and shortcomings as 
assessed by the households who lost their land to build the projects and those indirectly affected 
by the construction of projects. Secondly, the changes in livelihoods, as well as the adaptation 
to the new life of the landless households after land acquisition, are also evaluated in this 
doctoral thesis. This PhD dissertation is conducted in three metropolitan regions (and in the 
periurban parts of these metropolitan regions) in Vietnam through the Vietnamese urban 
division (according to the city classification method in Vietnam). The two main problems were 
also compared in the three research areas in geographical terms. This PhD dissertation’s study 
and findings can be viewed as a piece of scientific evidence to help the Vietnamese government 
have a more in-depth insight into land acquisition and compensation. Until now, there is no 
similar research on this topic that has been conducted in Vietnam. From the aims of my research, 
this PhD dissertation will concentrate to answer two main questions, that are, “what are the 
impacts of compulsory land acquisition on the livelihoods of people along the city hierarchy in 
Vietnam?” and “how do affected households cope with impacts of land acquisition?”. My 
specific questions connected are indicated, as follows: 

- What are the general features of land recovery in the world and in Vietnam? 
- What are the impacts of land loss on the livelihood outcome of households in the 

analysed peri-urban parts of metropolitan regions? 
- For what purposes did households use compensation money after land-loss in the 

analysed peri-urban parts of metropolitan regions? 
- What are the positive and negative points of the process of land acquisition and 

compensation from the perspective of urban geography and development in the analysed peri-
urban parts of metropolitan regions? 

In chapter 2, I mentioned the research aims and methodology of this dissertation. Because 
of the research objectives indicated above, the I collected research data, including qualitative 
and quantitative data. Three surveys were conducted involving 370 valid questionnaires, along 
with 30 interviews in all three metropolitan regions. Interviewing is a form of a conversation 
between a researcher and a research participant. In this dissertation, four subjects were 
interviewed, including (1) six experts in land acquisition, they can be lecturers or government 
staff; (2) three natioanl investors, those whose factories and companies are part of the research 
project; (3) six local government where the land is acquired; (4) 15 households in the project 
affected area but not in the land acquisition list. The number of interviewees was detailed in 
Table 2.1. These interviews used a semi-structured and in-depth approach. The qualitative data 
collected from these interviews was converted into text form for data processing in the next 
steps. Regarding the survey process, the studied projects are located in many local communes. 
Therefore, based on the stratification method, I selected the study site through the geographical 
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location. The snowball method was also applied because the number of households recovered 
is extensive, and I do not know the exact address of each household. The study implementation 
period was divided into 2 phases in August 2019, and January and February 2020 before the 
Covid-19 pandemic took place. Therefore, this dissertation’s results do not mention the effects 
of the epidemic on affected households’ lives. Based on SPSS software, I had statistics and 
tabulated valid quantitative data to analyse the research questions raised, while the data 
collected from the interviews were analysed through the NVivo 12 software. 

Chapter 3 reviewed theories and practices about urbanisation, land management 
systems, and land-use conversion in Vietnam. It has shown that urbanisation in Vietnam is 
taking place in an “artificial” form. It is expanding by territorial expansion, not by the depth of 
urbanisation. Meanwhile, in terms of the state management apparatus mechanism of land in 
Vietnam, it is strictly divided in top-down management direction according to the management 
hierarchy. The land conversion in Vietnam tends to shift to the east, adjacent to the sea, with 
the majority being converted from agricultural land to built-up land. However, the area of 
agricultural land still accounts for most of the territory of Vietnam. In addition, land acquisition 
and compensation are closely related to land ownership, so I have also reviewed land ownership 
differences in several countries worldwide and Vietnam. It shows that Vietnam is one of the 
few countries that still exist in state ownership of land and does not recognize private ownership. 
Although the legal system of land has many improvements, it has not yet met fairness for 
landowners, especially land acquisition and compensation issues. 

Moreover, I reviewed issues related to sustainable livelihoods, in which DFID’s 
sustainable livelihood model was applied and analysed for comparing field studies. In 
particular, I focused on analysing the changes in 5 types of post-acquisition capital sources. 
Finally, the impacts of land acquisition on affected households’ livelihoods are considered in 
both the world and Vietnam. The results showed that these effects are diverse and both positive 
and negative. Through these research results, I realise that Vietnam lacks comparisons of land 
acquisition effects on households’ livelihoods in different metropolitan regions. Although the 
land management system in Vietnam is applied uniformly across the country, the post-
acquisition recoveries show differences between regions and provinces. Especially, 
urbanisation in the form of “fake” in small cities will cause many consequences for the farmers’ 
lives. Therefore, in this dissertation, I studied, analysed and compared the impacts of land 
acquisition and compensation on people’s livelihoods by types of urban area divided in Table 
3.1. 

In chapter 4, I made an overview analysis of the socio-economic situation, land-use 
change and geographical location of 3 case studies. After that, from chapters 5 to 8, the research 
results indicate that regarding the implementation of the land acquisition and compensation 
policy, the larger the city, the weaker the process is underestimated. Compensation 
arrangements are most appreciated in Vinh, followed by Danang and Hanoi. In addition, these 
policies are established from managers’ perspectives and ignore the lens of the victim. As a 
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result, households in the area affected by industrial and Hi-tech projects in all three regions lack 
funding support and interest from local authorities. This work leads to injustice for these 
households. Regarding changes in income and employment, the bigger the urban area, the less 
affected the career of land-recovered households is. These peasants have easy access to new 
jobs in the informal labour market in the larger cities. However, income after the land 
acquisition is not in any order because it depends on many factors. In particular, employment 
choice after land acquisition and how to use the compensation money are essential factors. After 
losing land in Hanoi and Danang, the job change is profound, while most households in Vinh 
remain loyal to agriculture even though their agricultural land has been taken away by more 
than 50%. In terms of how to use compensation money and living choices: inappropriate use of 
compensation money is also why the change in income of households is losing land. Families 
mainly spend this money for non-profit purposes such as building houses, paying debts, and 
buying transportation. Danang is the city that most strongly sees households spending for these 
purposes. Meanwhile, putting money in the bank for interest is almost the only method of 
making money for three cities. As a result, quality of life is deficient in Danang and vice versa 
for the other two cities. However, only Hanoi has experienced greater post-acquisition life 
satisfaction than the other two localities. This difference shows that five factors in the model of 
sustainable livelihoods impact the households' decisions on living choices. 

Finally, I outlined a view on land acquisition and compensation from the perspective of 
managers. From there, it shows gaps in their perception of the victims and the losses suffered 
by those who lost their land. Subsequently, I proposed several solutions to address the 
shortcomings identified in this dissertation. These solutions include policy solutions, 
implementation organisation solutions, and solutions to ensure the lives of people who lost their 
land. The findings of the thesis and the solutions mentioned can be considered scientific 
evidence to support local governments and legislators in Vietnam to consider solving 
outstanding problems in land acquisition and compensation. 
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Appendix 1.  Relationship Land Administration among government bodies 

Source: Nang, 2015.
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Appendix 2. Agencies involved in compulsory land acquisition 

State agency Role in land acquisition 
Central 

Government 
The agency that makes decisions of project implementation and general 
plan of land acquisition. 

The Prime Minister The representative of the government who issues decisions of investment, 
implementation of the project and general plan of land acquisition. 

Ministry of Natural 
Resources and 

Environment and 
its local 

- Develop principles and methods of land valuation. 
- To guide, inspect and organize the implementation of legal provisions 
on compensation, support and resettlement upon land expropriation by the 
state. 

Other relevant 
ministries/ agencies 

Agencies that contribute to and/or participate in the decision-making 
process to approve project implementation and land acquisition plans. 

Provincial (City) 
People’s 

Committee 

Having the authority to recover land in 2 following cases: 
- Land expropriation from organisations, religious establishments, 
overseas Vietnamese, foreign organisations with diplomatic functions, 
and foreign-invested enterprises. 
- Recovery of agricultural land belonging to the public land fund of 
communes, wards or townships.  
(Clause 1, Article 66, Land Law 2013) 

District People’s 
Committee 

Having the authority to recover land in 2 following cases: 
- Land recovery from households and communities. 
- Land expropriation from overseas Vietnamese. 
(Clause 2, Article 66, Land Law 2013) 

Communal (Ward) 
People’s 

Committee 

- Coordinate with organisations in charge of compensation and ground 
clearance to implement plans of land acquisition, investigation, survey, 
measurement and counting. (Point b, Clause 1, Article 69, Land Law 
2013). 
- To mobilize and persuade people whose land is recovered when there is 
a decision to recover that land. (Point a, Clause 2, Article 71, Land Law 
2013). 
- Coordinate with relevant agencies and units to organize the publicisation 
of decisions on enforcement of land recovery. (Point d, Clause 5, Article 
71, Land Law 2013). 

Land development 
agency 

The specialised organisation is assigned by the chairman of the provincial 
people’s committee to conduct all specific activities in land acquisition. 

Council for 
compensation 

The organisation including representatives from relevant agencies and 
land-acquired communities, which was assigned to conduct all specific 
activities in land acquisition if there was no local land development 
agency. 

Father and front in 
communes 

A political organisation that was in charge of convincing households to 
hand over the land. 

Police and militia Forces that conduct coercions under the authority of PPC 
Source: Extended by the author according to Vu, 2017.
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Appendix 3. Natural-economic regions according to geography in Vietnam 

  
Notes: (1) From 1954 to 1975; (2) Before land law of 2013; (3) Current. 

Source: author’s compilation. 

Appendix 4. Changes in the area of land groups in the period 1995–2018 

Unit: Million ha 

 
Source: GSO Vietnam. 
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Appendix 5. The ratio of non-agricultural land to agricultural land in Vietnam 

 
Source: GSO Vietnam. 

 
Appendix 6. Land cover change in Vietnam by main categories, 2007–2017 

No Categories 2007 (km2) 2017 (km2) Change (km2) Change (%) 
1 Unclassified 14,827.6 13,926.6 -901 -6.1% 
2 Water 12,014.4 16,831.3 4,816.9 40.1% 
3 Urban 17,310.2 13,596.9 -3,713.3 -21.5% 
4 Rice 35,133.7 32,561.1 -2,572.6 -7.3% 
5 Crops 32,376.7 36,492.6 4,115.9 12.7% 
6 Grassland 28,599.2 34,487.5 5,888.3 20.6% 
7 Orchards 25,940.6 25,236.0 -704.6 -2.7% 
8 Bareland 25,013.6 17,398.6 -7,615 -30.4% 
9 Forest 127,820.7 135,925.3 8,104.6 6.3% 
10 Mangrove 8,570.3 4,727.1 -3,843.2 -44.8% 
11 No data 5.7 61.8 56.1 984% 

Source: Author calculates from the pixel change of the land cover map. 
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Appendix 7. Rights and obligations related to land in Vietnam (following Land law of 2013) 

Source: author’s compilation. 
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Appendix 8. The procedure of compulsory land acquisition and compensation in Vietnam 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
Source: author’s compilation according to the Land Law 2013.

Develop and implement a plan for land acquisition, investigation, and measurement 
Land acquisition notices will be sent to each household whose land is acquired. Information on land 

acquisition is disseminated to people in the affected area through mass media. They are also reported 
at the CPC headquarters or at the residential area’s daily life. CPC must coordinate with the 

compensation and site clearance organisation to implement land acquisition, investigation, 

measurement, and counting. 

Compilation and evaluation compensation, resettlement plans 
Compensation and ground clearance organisations are responsible for preparing compensation and 

resettlement plans and combining them with the CPC where the land is acquired to collect points of 
view on compensation and resettlement plans in direct meetings with the people. 

The collection of comments must be recorded with the certification of the CPC and the other 
representative.  

Competent agencies to appraise compensation and resettlement plans before presenting them to 

competent PC for land acquisition decisions. 

Decide on land recovery and implement compensation and resettlement plan. 
Competent People's Committees at all levels will decide on land acquisition and approve a one-day 

compensation and resettlement plan. The Compensation Council is responsible for coordinating with 
the Commune People's Committee to disseminate and publicly announce the compensation and 

resettlement plan's approval. 

Payment for compensation and arrangement for resettlement 
In 30 days from the effective date of the land recovery decision, the organisation responsible for 

compensation must compensate and support the households having recovered land. 

Handing over the recovered land/ Forcing 
Land-recovered households receive compensation and handover land to Compensation Council. 

The compensation committee persuades households to delay the handover of land. 
DPC makes enforcement decisions; The Compensation Council assigns them to households whose 

land is still being delayed after persuading. 
Policies authorized by the DPC will carry out coercion when households still postpone after 

persuasion. 
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Appendix 9. The procedure of determining the land price 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: author’s compilation according to the Land Law 2013. 

 

 

STEP 1: Hiring the consulting unit to determine specific land price 
Department of Natural Resources and Environment hires an advisory unit to prepare a land 

valuation certificate or notify additional documents if the application does not meet 
requirements as prescribed. 

 

STEP 2: Consulting unit determines price 

The land price consultancy unit shall make a land valuation certificate and send it to the 
Department of Natural Resources and Environment. 

 

STEP 3: Constructing a plan for land price 
The Department of Natural Resources and Environment presides over an interdisciplinary meeting to 
consider the plan for land price to submit to the specific land valuation council. 
 

STEP 4: Appraisement of the specific land price 
The Land Valuation Council appraises the land price plan and sends the result to the 

Department of Natural Resources and Environment. 
 

STEP 5: Submit to People's Committee for approving land price 
After receiving the land price appraisal results, the Department of Natural Resources and 
Environment shall complete the land price plan and submit it to the People's Committee for 

approval. 
 

STEP 6: The People's Committee signs the land price approval decision 
Implementation time in 5 working days. 
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Appendix 10. Sustainable livelihood framework (DFID Model) 

  

Source: DFID, 1999.
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Appendix 11. Land statistics in Hanoi from 2011 to 2018 

 

Source: MoNRE Vietnam. 

 

Appendix 12. Land cover in Hanoi through the years 

 
Source: author’s compilation by using raw data from ADPC. 

2011 2013 2014 2015 2016 2017 2018
Total 332362 332452 335901 335892 335860 335859 335860
Agriculture 186356 187152 197648 197795 197221 196009 195873
Non-Agriculture 137002 137693 131975 131832 132575 133838 134186
Unused 9004 7808 6278 6265 6064 6012 5801
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Appendix 13. Land statistics in Danang from 2011 to 2018 

 

Source: MoNRE Vietnam. 

 

Appendix 14. Land cover in Danang through the years 

 
Source: author’s compilation by using raw data from ADPC. 

2011 2013 2014 2015 2016 2017 2018
Total 128543 128543 128494 128488 128488 128488 128488
Agriculture 74524 73627 70105 69970 69868 68747 69566
Non-agriclture 52076 53045 54376 54508 54672 55026 55209
Unused 1943 1572 4013 4009 3947 3715 3713
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Appendix 15. Land cover in Nghe An through the years 

 
Source: author’s compilation by using raw data from ADPC. 

Appendix 16. The land statistic in Nghe An from 2011 to 2018 

 
Source: MoNRE Vietnam. 

2011 2013 2014 2015 2016 2017 2018
Total 1649085 1648997 1648065 1648160 1648157 1648156 1648141
Agriculture 1245262 1249176 1464698 1463636 1461634 1459095 1457078
Non-Agriculture 126453 129172 129499 129860 132833 135244 137732
Unused 277371 270649 53869 54664 53689 53813 53331
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Appendix 17. Construction area changes in Hoa Lac Hi-tech Park (2013–2020) 

 

 
Source: author’s compilation by using raw data from Google Earth. 
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Appendix 18. Construction area changes in Danang Hi-tech Park (2015–2020) 

 

 
 Source: author’s compilation by using raw data from Google Earth. 
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Appendix 19. Construction area changes in VSIP Nghe An Industrial Park (2017–2020) 

 

 
 

 Source: author’s compilation by using raw data from Google Earth. 
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Appendix 20. Roads during the construction of the Danang Hi-tech Park project 

 

 
Source: Taken by the author (March, 2020)
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Appendix 21. Questionnaire for the household survey 

 

Household number: ……………………………………............................................................................................................... 

Household head (name): ………………………………………………………….... Gender: ……… (Male = 1; Female = 0) 

Number of people in the household: …………………………………………………………………………………………….. 

Address: (Parcel of land number: ……, Map number: ......) .......................................................................................................... 

Loss of land: …………………………………………………………………………………………………………………...... 

Date of questionnaire: ………………………………………………………...................................................................................... 

Survey supervisor Interviewer 

 

 

 

 

 

 

Note: Survey supervisor only signs after checking all the sections of the questionnaire and visiting households in order to confirm that they were 

interviewed on the day indicated. 

Confidential 
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GENERAL INFORMATION ON HOUSEHOLD MEMBERS 

MEMBER 
CODE 

1. Name 
 

2. Sex 
Male: 1 

Female: 0 

3. Relationship to 
the household head 

 

4. Age 
 

5. Residence 
status 

 

6. Educational  
level 

7. Occupation 

Before LL Now 

1         

2         

3         

4         

5         

6         

7         

8         

9         

10         

 

Relationship to the household head Residency status Educational Level Occupation 
1. Head 

2. Wife/husband 

3. Child 

4. Child in law 

5. Parents 

6. Sister/brother 

7. Grandparents 

8. Grandchild 

9. Other relationship 

1. Permanent 

2. Semi-permanent 

3. Others 

1. No grade 

2. Primary 

3. Secondary  

4. High school  

5. Technical worker 

6. Vocational 

7. College 

8. Bachelor 

9. Master 

10. Doctor 

1. Farming 

2. Handicraft 

3. Business/trade 

4. Government official 

5. Waged-worker 

6. Casual labourer 

7. Student 

8. Job seeking 

9. Old/ Retired/ Illness 

10. Others 
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Part 1: General information about land acquisition and compensation 

1. How much is your household’s total land area and Agricultural land area? (According to 

Land Use Certification) 

…………………………………………………………………………………………………. 

2. How many times and when was your land being acquired for the project? What type of land 

was acquired? 

- 1st time: (Month/ year) ………………… Total acquired […………….] area: ………………./ 

Decision No……………QD/UBND dated………………………..Percent of land lost: ……… 

- 2nd time:  (Month/ year) ………………. Total acquired […………….] area: ………………./ 

Decision No……………QD/UBND dated………………………..Percent of land lost: ……… 

- 3rd time:  (Month/ year) ………………... Total acquired […………….] area: ………………./ 

Decision No……………QD/UBND dated………………………. Percent of land lost: ……… 

3. What is the total percentage of your household's land loss? 

a. � <30% b. � 30 – 70% c. � >70% 

4. By the time of acquisition, the income of your household per year: …………………………. 

How much is your family's income from agriculture each year? ………………………………. 

5. After deduction of all expenses, could the income of your household (if any) afford your 

household’s livelihoods? 

a. � No. Such a hard life. 

b. � Sufficient but no saving. 

c. � Yes, enough for living and a bit saving for children’s schooling. 

d. � Yes, we also set aside rice (and other crops) for business. 

e. � Others.................................................................................................................................... 

If you select d, how much do you save per year? ……………………………………………… 

What do you use the money for? ……………………………………………………………….. 

………………………………………………………………………………………………….. 

6. How did you come to know about the land acquisition? 

a. � Receiving an official notice from the People’s Committee. 

b. � Your neighbours/ cousins/ friends. 

c. � Public announcement posted at local the People’s Committee. 

d. � Community meetings and public announcement from local authorities. 

e. � You know nothing until the land acquisition was implemented. 



 

 162 

f. � Others..................................................................................................................................... 

7. What were your first thoughts about the news of land acquisition? 

a. � Worried, please state your reasons. 

………………………………………………………………………………………………….. 

b. � Happy, please state your reasons. 

………………………………………………………………………………………………….. 

c. � Nothing, just accept it. 

d. � Others 

…………………………………………………………………………………………………..

8. How did you and local authorities agree on the compensation? Any negotiation for a 

consensus of compensation? 

a. � Yes, negotiation. Please explain in details. 

………………………………………………………………………………………………….. 

b. � No. The local authorities announced and you just followed. 

c. � Others. 

Please specify your compensation package, including the land price for one square meter. 

………………………………………………………………………………………………….. 

9. In addition to compensation for land, were there any kind of support services such as 

vocational training, job conversion, or cash? 

a. � Yes. They are: ……………………………………………………………………………... 

Additional questions: What are your comments on these services? What should the local 

authorities do to improve? 

…………………………………………………………………………………………………

…………………………………………………………………………………………………

………………………………………………………………………………………………… 

b. � Nothing. 

In this case, what suggestions would you make to the local government so that the local people 

can settle their livelihoods after the land acquisition? 

…………………………………………………………………………………………………

………………………………………………………………………………………………… 

c. � Local authorities/ land investors promised to provide some supports but no practice since 

then. Please explain in details. 

………………………………………………………………………………………………….. 
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10. In general, what do you think about the practice of land acquisition and compensation for 

your household? 

a. � Oppose against (even perform some resistance).  

b. � Disagree.  

c. � Accept but dissatisfy.  

d. � Satisfy but still a concern of discrepancy between compensation and market price.  

e. � Support and satisfy. 

Please specify your reasons………………………………………………………….………… 

………………………………………………………………………………………………….. 

………………………………………………………………………………………………….. 

11. How is your assessment of the environment after land acquisition? 

a. � Better.  

b. � Unchanged. 

c. � Worse. 

Please explain your choice: …………………………………………………………………….. 

………………………………………………………………………………………………….. 

Part 2: Special information of households after land acquisition 

12. What has your household done for livelihoods after land acquisition? (You might choose 

more than one answer). 

a. � Retire because of out of working age. In this case, how did you manage your life? 

…………………………………………………………………………………………………. 

b. � Continue agricultural production on the remaining land.Do you have any difficulty? 

…………………………………………………………………………………………………. 

c. � Continue agricultural production and also work in another sector. 

…………………………………………………………………………………………………. 

d. � Changing job. Please specify this change. 

………………………………………………………………………………………………….. 

Additional question: Which is the most important? Can you give me the reasons why you 

choose these solutions? 

…………………………………………………………………………………………………. 

…………………………………………………………………………………………………. 

...................................................................................................................................................... 
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13. How is your family condition after land acquisition? (You might choose more than one 

answer). 

a. � Hunger most of the time. 

b. � Sometimes in hunger. 

c. � Enough for daily’s life but life gets more difficult. 

d. � Unemployment.  

e. � More family members must join income-generating activities for living. 

f. � Unhappy family (Gambling, prostitution, domestic violence...). 

g. � Others. 

If you choose d, how many do family members become unemployed? ………………………. 

Could you tell me the reasons? ………………………………………………………………… 

………………………………………………………………………………………………….. 

If you choose e, who must join income-generating activities for living? And what kind of job? 

NO MEMBER 
CODE 

NAME KINDS OF JOB INCOME 
1,000 VND 

1     

2     

3     

4     

5     

6     

7     

TOTAL INCOME OF HOUSEHOLD AFTER LAND ACQUISITION  

 

If you choose f, please specify your reasons……………………………………………………. 

………………………………………………………………………………………………….. 

If you choose g, please specify this choice …………………………………………………….. 

………………………………………………………………………………………………….. 

14. Could you tell me your assessment about the relationship on social issues after land 

acquisition? (infrastructure, spiritual life, security, society's vices, etc). 

………………………………………………………………………………………………….. 

………………………………………………………………………………………………….. 

………………………………………………………………………………………………….. 
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15. How did you use your compensation money? (You might choose more than one answer). 
a. � Repairing house. How much did you spend? ……………………………………………… 
b. � Buying motorbike(s). How much did you spend? ………………………………………… 
c. � Investing in agricultural machines. How much did you spend? …………………………… 
d. � Doing small business. How much did you spend? ………………………………………… 
e. � Building apartment for rent. How much did you spend? ………………………………….. 
f. � Depositing all money in the bank for interest. 
g. � After spending on some activities as specified, the remaining money being deposited in 
the bank for interest. How much did you spend? ……………………………………………… 
h. � Paying debts. How much did you spend? .....………………………………………………. 
i. � Investment for children. How much did you spend? ………………………………………. 
k. � Others. Please specify.…………………………………………………………………….. 
16. What are the changes in the means of production? 

Name Unit Before land loss After land loss Did it change because 
of land loss? 

Number Value 
(VND) 

Number Value 
(VND) 

Yes No 

1. Tractor Item       
2. Thresher Item       
3. Cattle Item       
4. Sprayer Item       
5. Hoes and shovels Item       
6. Others Item       
Total Item       

17. What are the changes in the family assets? 

Name Unit Before land loss After land loss Did it change 
because of land loss 

Number Value 
(VND) 

Number Value 
(VND) 

Yes No 

1. Telephone Item       
2. Mobile phone Item       
3. Motorbike Item       
4. (Electric) Bike Item       
5. Television Item       
6. Computer/laptop Item       
7. Karaoke Item       
8. Washing machine Item       
9. Fridge Item       
10. Gas stove Item       
11. Hot shower Item       
12. Air-condition Item       
13. Others Item       
Total Item       
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18. Could you tell me your opinions on urbanisation in the peri-urban areas? 

a. � Positive. Please specify your reasons………………………………………………………. 

………………………………………………………………………………………………….. 

b. � Negative, unfair, lack of transparency. Your suggestions…………………………………. 

………………………………………………………………………………………………….. 

………………………………………………………………………………………………….. 

c. � Both positive and negative. Please specify your reasons....................................................... 

...................................................................................................................................................... 

...................................................................................................................................................... 

19. Before the land acquisition, could working in agricultural production help you earn much 

money? 

a. � Yes.                                                                                                         b. � No. 

Currently, what do you think when you received an amount of money for compensation? 

………………………………………………………………………………………………….. 

………………………………………………………………………………………………….. 

………………………………………………………………………………………………….. 

20. If you can choose, which life do you prefer more, before or after land acquisition? 

a. � Before land acquisition.      b. � During the land acquisition        c. � After land acquisition. 

Could you tell me the reasons? 

………………………………………………………………………………………………….. 

………………………………………………………………………………………………….. 

………………………………………………………………………………………………….. 

………………………………………………………………………………………………….. 

Thank you for your cooperation./. 
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Appendix 22. In-depth interview questions (For experts) 

In order to serve the doctoral dissertation with the title: "LAND ACQUISITION AND 

HOUSEHOLDS’ LIVELIHOODS: A COMPARISON AMONG THREE URBAN-

TYPES IN VIETNAM", I conduct interviews on the views of the experts on the policies, 

implementation process, and people's livelihood after land acquisition. The purpose of these 

interviews is to understand clearly the problems I am studying locally. Since then, I am able to 

expose effective measures to help and improve people's livelihoods as well as outstanding 

issues in the locality after land acquisition. 

I certify that all provided information, I use purely for research purposes and they will 

be kept confidential. I look forward to cooperating and appreciate your participation in this 

survey. 

Thank you for your participation! 

I. GENERAL INFORMATION  

Interviewer: ……………………………………………………………………………………. 

Interviewee: ……………………………………………. Age: …………… Gender: ………… 

Place of work/ Position: ………………………………………………………………………... 

Address of interview: …………………………………………………………………………... 

The date of interview: ………………………………………………………………………….. 

II. SPECIFIC INFORMATION 

1. How is your overall assessment of Vietnam's industrialisation and urbanisation process? 

2. What is your general opinion about the situation of land acquisition in Vietnam recently? 

3. How do you assess the order and procedures for land acquisition and compensation in 

Vietnam? Is this procedure inadequate? If yes, what is it? 

4. Is compensation cost of land (especially agricultural land) fair for households whose land is 

recovered? If not then how unfair? 

5. Does the government have any policy to support households whose agricultural land is next 

to the project but is not revoked? If yes, what is it? If not, why not? 

6. If there is no support for those in question 4, do you think it is fair to these households? 

7. In your opinion, what kind of practical support should the state provide to help landless 

households stabilize their lives after land acquisition? 

8. In your opinion, what skills do people need when receiving notice of land acquisition from 

the state? 

Thank you for sharing your value time! 
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Appendix 23. In-depth interview questions (For local authorities) 

In order to serve the doctoral dissertation with the title: "LAND ACQUISITION AND 
HOUSEHOLDS’ LIVELIHOODS: A COMPARISON AMONG THREE URBAN-
TYPES IN VIETNAM", I conduct interviews on the views of the authorities on the policies, 
implementation process, and people's livelihood after land acquisition. The purpose of these 
interviews is to understand clearly the problems I am studying locally. Since then, I am able to 
expose effective measures to help and improve people's livelihoods as well as outstanding 
issues in the locality after land acquisition.  

I certify that all provided information, I use purely for research purposes and they will 
be kept confidential. I look forward to cooperating and appreciate your participation in this 
interview.  

Thank you for your participation!  
I. GENERAL INFORMATION  
Interviewer: ……………………………………………………………………………………. 
Interviewee: ……………………………………………. Age: …………… Gender: ………… 
Place of work/ Position: ………………………………………………………………………... 
Address of interview: …………………………………………………………………………... 
The date of interview: ………………………………………………………………………….. 
II. SPECIFIC INFORMATION 
1. What are your general comments on industrialisation and urbanisation in Vietnam in recent 
years? How about in your city/province of present residence? 
2. What is the importance of the project “…” for the locality? 
3. How is compensation for land-loss households from this project calculated? 
4. When the State has a policy of land acquisition for this project, do people agree with this 
policy? Why? 
5. According to your opinion, how does the procedure of land acquisition and compensation 
implement of this project? Is there any problem with the implementation process? 
6. What policies have the local authorities had to support directly and indirectly affected 
households? 
7. How has the local socio-economic situation changed after the State acquired the land? 
8. The environment is an issue that is currently of concern. Can you tell me what policies the 
locality has to avoid polluted environment after land acquisition? 
9. In your opinion, what should the government and people do to stabilize the livelihoods of 
affected households after land acquisition?  

Thank you for sharing your valuable time with me! 
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Appendix 24. In-depth interview questions (for households whose agricultural land is 
adjacent to the project but not acquired) 

In order to serve the doctoral dissertation with the title: "LAND ACQUISITION AND 
HOUSEHOLDS’ LIVELIHOODS: A COMPARISON AMONG THREE URBAN-
TYPES IN VIETNAM", I conduct interviews on the views of the households on the people's 
livelihood after land acquisition. The purpose of these interviews is to understand clearly the 
problems I am studying locally. Since then, I am able to expose effective measures to help and 
improve people's livelihoods as well as outstanding issues in the locality after land acquisition. 

I certify that all provided information, I use purely for research purposes and they will 
be kept confidential. I look forward to cooperating and appreciate your participation in this 
survey. 

Thank you for your participation! 
I. GENERAL INFORMATION  
Interviewer: ……………………………………………………………………………………. 
Interviewee: ……………………………………………. Age: …………… Gender: ………… 
Level of education: ……………………………………………………………………………. 
Address of interview: ………………………………………………………………………….. 
The date of interview: ………………………………………………………………………….. 
II. SPECIFIC INFORMATION 
1. What do you have any comments on the process of industrialisation and urbanisation in 
Vietnam in recent years? 
2. Can you tell me, what do you know about the "....." project? 
3. Can you tell me, how does this project affect your locality? 
4. Did your family receive any compensation or support costs when this project was built? If 
yes, what is it? If not, why not? 
5. Do you think that there is equity between households directly affected (on land acquisition 
list) and indirect (not being acquired but having land adjacent to the project)? Why? 
6. How would you assess the local environmental pollution before and after the project was 
built? Why? 
7. Did your family face any difficulties in agricultural production when the project was built? 
If yes, what is it? 
8. What is your family life after the project was built? Why? 
9. In your opinion, what are the forms of the State in the process of land acquisition to stabilize 
the lives of indirectly affected households like yours? 

Thank you for sharing your time! 
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Appendix 25. In-depth interview questions (For investors) 

In order to serve the doctoral dissertation with the title: "LAND ACQUISITION AND 

HOUSEHOLDS’ LIVELIHOODS: A COMPARISON AMONG THREE URBAN-

TYPES IN VIETNAM", I conduct interviews on the views of the investors on the policies, 

time of implementation process, and people's livelihood after land acquisition. The purpose of 

these interviews is to understand clearly the problems I am studying locally. Since then, I am 

able to expose effective measures to help and improve people's livelihoods as well as 

outstanding issues in the locality after land acquisition. 

I certify that all provided information, I use purely for research purposes and they will 

be kept confidential. I look forward to cooperating and appreciate your participation in this 

survey. 

Thank you for your participation! 

I. GENERAL INFORMATION  

Interviewer: ……………………………………………………………………………………. 

Interviewee: ……………………………………………. Age: …………… Gender: ………… 

Place of work/ Position: ………………………………………………………………………... 

Address of interview: …………………………………………………………………………... 

The date of interview: ………………………………………………………………………….. 

II. SPECIFIC INFORMATION 

1. How is your overall assessment of Vietnam's industrialisation and urbanisation process? 

2. What is your general opinion about the situation of land acquisition in Vietnam recently? 

3. How would you evaluate the process of land acquisition and site clearance compensation in 

Vietnam? 

4. How does this process affect your investment decision in a project? If yes, what is it like? 

5. In Vietnam, there are two forms of land acquisition which are compulsory and voluntary. As 

an investor, which form of withdrawal would you prefer? why? 

6. Does your company make any commitment to local authorities to meet people's employment 

after their land is acquired? If yes, what is it? 

7. What are the minimum requirements to recruit workers for your company? 

8. Do you have any advice for people losing their land when changing jobs from agriculture to 

non-agriculture? 

Thank you for sharing your valuable time with me! 
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Az urbanizáció egy összetett átalakulási folyamat világszerte, amely jelentős változásokat 
eredményez a társadalmi-gazdasági struktúrában, a termelési módszerekben és az életmódban. 
A földhiány az urbanizáció által kiváltott súlyos probléma. Vietnamban a gazdasági 
szerkezetátalakítás a mezőgazdaságból a nem mezőgazdaságra való áttérést eredményezi a 
földkisajátítások és ezek következményeként a földhasználat átalakításai révén. A PhD 
kutatásom három nagyvárosi régió (Hanoi, Danang és Vinh város) városkönyéki zónáira 
összpontosít. A kizárólag állami kézben lévő, a felhasználók által csupán bérelt vietnami 
földtulajdon különbözik a legtöbb más országétól. A Vietnami állam végrehajtotta 
földkisajátításokat (amelyek az állami bérleti jogok újraelosztásai útján történnek), illetve a 
földdel kapcsolatos állami kompenzációra vonatkozó jogszabályok és politikák ipari fejlesztési 
célú földhasználat-változási projektekre történő alkalmazását vizsgálom, abból a célból, hogy 
a földkisajátítások által érintett lakosok véleményei alapján elemezzem a politikák erősségeit 
és gyengeségeit. A megélhetésükben bekövetkező változásokat és az államtól bérelt földjeik 
elveszítéséhez való alkalmazkodásukat is elemzem. A PhD kutatásomban gyűjtött adatok 
kvantitatív és kvalitatív jellegűek, amelyeket főként kérdőívezés és interjúzás révén nyertem. 
Kutatási eredményeim alapján az állami földkisajátításokat illetően Vietnamban a globális 
jellemzőkhöz képest hasonlóságok és különbségek egyaránt léteznek. A vietnami 
földkisajátítások hatásai hasonlóságokat mutatnak a globálisan jellemző jövőbeli 
élelmezésbiztonság és megélhetési változások kérdéseivel, illetve a termőföldből élő 
különböző jövedelmi csoportok közötti egyenlőtlenségeket illető aggodalmakkal. 
Számszerűsítettem a földkisajátítások megélhetésre, a foglalkoztatásra és a jövedelemre 
gyakorolt hatásait. A földkisajátítás utáni érintett lakossági jövedelemváltozás számos 
tényezőtől függ. A földkisajátítás és a kapcsolódó kárpótlási pénzösszegek lakossági 
felhasználását követő foglalkoztatás alapvető jelentőségű az érintettek szempontjából 
Vietnamban. Javaslataim közül a politikai ajánlásaim a földkisajátítással kapcsolatos 
jogrendszer javítására összpontosítanak, különös tekintettel a megfelelő állami földárazási 
politikára. A kisajátítás végrehajtásának megszervezésére és a szervezeti hatékonyság 
javítására vonatkozó ajánlásaim célja a végrehajtással és a földjüket elveszítő háztartások 
kártalanításával kapcsolatos problémák mérséklése. A földkisajátítás érintette lakosság 
életének biztosítására vonatkozó ajánlásaim célja, hogy segítsék őket abban, hogy jobban 
alkalmazkodjanak új életükhöz a földkisajátítás után. Néhány további ajánlásomban konkrét 
támogatásokat javaslok a földtulajdon átalakítása által veszélyeztett csoportoknak, például az 
idős mezőgazdasági termelőknek. 
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