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PREFACE

The practice of forcibly evicting people from 
their homes and settlements is a growing 
global phenomenon and represents a crude 
violation of one of the most elementary 
principles of the right to adequate housing 
as defined in the Habitat Agenda and 
international instruments. While many 
communities, grassroots organisations and 
civil society groups stand up for their rights, 
many governments at national, district and 
local levels evict people from their homes every 
day. These evictions are, often, carried out 
in the name of the common public good; to 
make way for the economic development of 
both urban and rural areas, without following 
due process and without providing housing 
alternatives that otherwise would minimize the 
impacts and losses incurred by those directly 
affected by evictions. 

While UN-HABITAT recognizes and, indeed, 
advocates for urban development and 
planning, and acknowledges that this may 
at times necessitate resettlement, it strongly 
emphasizes that such resettlement should 
be a last resort, after consideration of all 
alternatives, and should be implemented 
both in accordance with international law 
and in a sustainable and socially inclusive 
manner. The Housing Policy Section develops 
tools and knowledge that encourages and 
enables national authorities, particularly at the 
municipal level, to create more sustainable and 
inclusive urban policies. 

The social capital and human development 
potential of resident communities is often 
under-estimated and under-utilized. Indeed, 
the practice of forced eviction entails 
significant losses to individuals, households and 
communities alike, from psycho-social impacts 
to environmental and economic impacts on 
communities and societies. This report argues 
that reliable data and a comprehensive analysis 
of these significant losses are essential for 

the formulation of sustainable alternatives to 
forced evictions, and presents the state-of-the-
art know-how in this field.   

This report is the first research of its kind and 
maps out existing eviction impact assessment 
methodologies globally. While many good 
practices exist in localized situations, and while 
some tools have been appropriated to suit the 
specific needs and contexts, this is the first 
time such practices been pulled together into 
a single report. The report is an important 
step towards understanding the tools and 
approaches that are required to create a solid 
evidence base of the actual and potential losses 
of forced evictions and thus promoting viable 
alternative policies and approaches.

Claudio Acioly, Jr.
Chief, Housing Policy Section
UN-HABITAT
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(campaigns, litigation, negotiations); 
formulating alternatives to eviction; planning 
for resettlement; reducing impoverishment 
risks of development projects; and creating 
new development opportunities. 

Existing frameworks, approaches and models 
include: (1) Economic Evaluation as part of 
broader feasibility investigations to determine 
relocation impact; (2) a comprehensive 
Housing Rights Violation Matrix which 
includes assessing losses incurred through 
forced eviction; (3) the Impoverishment Risks 
and Reconstruction (IRR) model, developed 
in the course of the 1990s and incorporated 
into the policies of the World Bank and 
regional international development banks; 
and (4) eviction impact assessment through 
Participatory Monitoring and Evaluation. 
Case-specific methods identified include 
cases from South Africa, Indonesia and 
Cambodia, conducted for purposes such as 
litigation, academic research, development 
of community-driven alternatives and more 
general human rights monitoring work.

While existing EvIA methodologies share 
certain commonalities and broad objectives, 
they have been developed on the basis of 
different frameworks, in different contexts and 
often for quite specific needs and purposes. It 
is important to note and respect the diversity of 
frameworks and approaches underlying these 
methodologies, and to encourage and support 
the relevant organisations in their endeavours 
to improve, fine-tune and implement them. 
At the same time there is great potential for 
synergies and cross-pollination between the 
different initiatives, even though many of the 
actors are currently unaware of the ongoing 
work of others. More generally, there are 
possibilities of consolidation and expansion of 
EvIA as a practice in the field of land, housing 
and development. Given the diversity of 

EXECUTIVE SUMMARY

Forced population displacements are a massive 
and growing global problem. Millions of 
people are affected annually. The majority 
of those evicted are poor and marginalised 
families and communities living under informal 
or customary tenure arrangements. The effects 
of such forced evictions can have a catastrophic 
impact on their lives 

In this context, important questions arise for 
anyone concerned with the plight of those 
affected. How do we develop a thorough 
understanding of the nature and extent of the 
impacts of this growing phenomenon on those 
who are evicted? Is it possible to determine 
the impacts of specific evictions, not only 
retrospectively but also in advance of planned 
evictions? Who has been doing this and what 
methodologies have they used? How could this 
contribute to the development of strategies to 
resist or find alternatives to eviction? In cases 
where the relocation of people is completely 
unavoidable, due to genuine, compelling 
public interest or life-threatening conditions, 
how could such an understanding be used to 
mitigate the negative consequences, or even to 
turn them into development opportunities that 
will improve the lives and future prospects of 
those affected? 

The research showed that good progress 
has been made in the past two decades on 
developing Eviction Impact Assessment (EvIA) 
methodologies and associated tools. These 
are being used by civil society organisations, 
UN agencies, academics, multilateral banks, 
consultancy firms, lawyers and community 
representatives for various purposes, 
including: publicising the consequences 
of eviction and displacement; planning for 
resettlement; preventing planned evictions 
(through campaigns, litigation, negotiations); 
providing information in debates on ‘public 
interest’; seeking restitution and reparation 
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EXECUTIVE SUMMARY different applications, and the importance of 
taking account of the specifics of each local 
situation, it is important to allow for pragmatic 
tailoring of methods, depending on specific 
context and needs of particular cases. Further 
investigation and consultation with relevant 
parties would be needed to establish whether 
or not it is feasible and advisable to combine 
different methods into a composite EvIA 
‘toolkit’. 

UN-HABITAT circulates the present report 
widely hoping that it can be used as a resource 
document for a forum bringing together key 
actors who have designed and/or implemented 
Eviction Impact Assessment methods and 
procedures. This would help to share and 
compare methodologies, techniques and 
tools; discuss gaps and possible improvements 
and refinements; assess policy and practice 
implications of Eviction Impact Asssessments 
for governments; work towards agreement 
on a set of basic, agreed methodological 
and analytical standards for Eviction Impact 
Asssessments; and promote the development 
of a ‘toolkit’ that can support training 
and capacity building, and formulate 
recommendations for further action.
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1.1 	Context: the relentless 
rise of forced evictions 

Forced evictions are a global problem. Every 
year millions of people around the world are 
evicted from their homes and land, against 
their will and without consultation or equitable 
compensation. These evictions are carried out 
despite the fact that international law explicitly 
recognises the right to security of tenure and 
adequate housing; and has repeatedly declared 
the practice of forced eviction to be a gross and 
systematic violation of human rights. The UN 
Commission on Human Rights, for example, has 
it its Resolution 1993/77 stated that “Forced 
evictions constitute a gross violation of human 
rights, in particular the right to adequate 
housing”. Furthermore, according to the 
Committee on Economic, Social and Cultural 
Rights (in General Comment 4): 

The problem of forced evictions is growing 
in spite of the best efforts and struggles 
of communities and support groups, 
organisations and institutions (and some 
governments) who have resisted evictions and 
advocated for and developed alternatives. No 
comprehensive global figures are available, 
but the estimated totals of people forcibly 
evicted are staggering. According to the 
Centre on Housing Rights and Evictions 
(COHRE), forced evictions affecting 18.59 

million people were reported between 1998 
and 2008 (COHRE Global Surveys, 8-11). 
This already high number is dwarfed by the 
calculations of researchers studying the forcible 
displacement of populations as a result of 
large-scale development programmes around 
the world. Cernea has calculated that during 
the 1980s and 1990s “the magnitude of 
forced population displacements caused by 
development programs was in the order of 
10 million people each year, or some 200 
million people globally during that period”. 
(Cernea 2004: 6) During the following 
decade this number reached an estimated 
15 million people per year (Cernea 2007b: 
36).1  This relentless process has resulted in the 
creation of huge and growing populations of 
“development refugees” (Partridge 1989: 374).

These mass displacements are almost never 
officially referred to as cases of forced eviction. 
They are, instead, elaborately justified in 
the name of the broader public good and 
given developmental process names such 
as “infrastructural development”, “nature 
conservation”, “rural development”, “urban 
renewal”, “slum upgrading”, “eradication of 
slums” and “inner city regeneration”. This is not to 
say that none of the projects are genuinely aimed 
at the public interest. However, even in such public 
interest projects, the methods of decision-making, 
design and implementation, and specifically 
the manner in which the affected people are 
treated, would in the majority of cases qualify as 
forced evictions as defined under international 
law, viz.: “the permanent or temporary removal 
against their will of individuals, families and/or 
communities from the homes and/or the land 
which they occupy, without the provision of, and 
access to, appropriate forms of legal or other 
protection” (CESCR 1997: paragraph 3). They 
would, therefore, amount to gross violations of 
human rights (Box 1). 

Instances of forced eviction are prima facie 
incompatible with the requirements of 
the Covenant [International Covenant on 

Economic, Social and Cultural Rights] and 
can only be justified in the most exceptional 

circumstances, and in accordance with the 
relevant principles of international law.”

(CESCR 1991: Paragraph 18)

1	 See also Cernea and Mathur (2008: 20): “Globally, the WB estimated in 1994 that, over a twenty-year period and counting only three economic 
sectors, up to 190-200 million people were displaced by public sector projects alone, at an average of 10 million people annually. By now, this 
estimate is outdated. Considering the pace of displacements not only in three sectors, but in all economic sectors, and not only in public but also in 
private sector projects, the conservative estimate of development displacements rises to about 280-300 million over 20 years or 15 million people 
annually.
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Box 1: Forced evictions grossly violate human rights 

The Commission on Human Rights,
1.	 	Affirms that the practice of forced eviction constitutes a gross violation of human rights, in particular the right 

to adequate housing;
2.	 	Urges Governments to undertake immediate measures, at all levels, aimed at eliminating the practice of forced 

eviction;
3.	 	Also urges Governments to confer legal security of tenure on all persons currently threatened with forced 

eviction and to adopt all necessary measures giving full protection against forced eviction, based upon effective 
participation, consultation and negotiation with affected persons or groups;

4.	 	Recommends that all Governments provide immediate restitution, compensation and/or appropriate 
and sufficient alternative accommodation or land, consistent with their wishes and needs, to persons and 
communities that have been forcibly evicted, following mutually satisfactory negotiations with the affected 
persons or groups.

Source: United Nations Commission on Human Rights, Resolution 1993/77, 67th meeting, 10 March 1993

The growing problem of forced 
evictions 

Mass forced evictions take place in rich and 
poor countries, and in urban as well as rural 
areas. There has been a dramatic increase in 
urban evictions in recent years. Writing about 
China, Macdonald has pointed out that “the 
number of involuntary resettlers has risen 
dramatically in recent years in response to 
the increasing number of projects that are 
financed in cities” (Macdonald 2006: 29). A 
similar trend has occurred in Latin America. 
According to Mejia (1999: 148-149): “In 
the 1970s and 1980s [World] Bank-financed 
projects involving resettlement in the region 
were mostly located in rural locales, but 
by the middle of the current decade the 
majority of such resettlement-related projects 
were in urban areas”. However, mass urban 
displacements are nothing new, nor are they 
limited to developing countries. Fullilove has 
described in detail how in the United States 
the federal Housing Act has since 1949 been 
used for the ‘urban renewal’ of one thousand 
six hundred African American neighbourhoods 
and the dispersal and impoverishment of their 
communities (Fullilove 2005: 223-225). 

Whether rural or urban, or in rich or poor 
countries, the overwhelming majority of victims 
of evictions are members of marginalised 
communities living under informal or 
customary tenure arrangements. It is often 
“their very poverty that subjects the poor to 
processes of displacement and resettlement” 
(Oliver-Smith 2009: 18). The fact that the poor 
often lack formal tenure security can make 
them immediately vulnerable to removal from 
land that is needed or desired by the powerful. 
The fact that they lack power or influence can 
make them “targets of least resistance” during 
development planning processes (Oliver-Smith 
2009: 19). The fact they live under terrible 
conditions can, in itself, become grounds for 
their eviction from an area so that, through 
their removal, the assets of the wealthy are 
promoted. During her research into urban 
renewal in the United States Fullilove found 
that: 
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Similar processes have taken place in many 
other cities of the world.2 

Responses

This massive, growing, and destructive 
global problem of forced evictions has 
been met with a range of responses and 
strategies by affected communities, support 
organisations, institutions, individuals and 
(some) governments, as well as concerned 
international bodies, research communities 
and donor institutions. These responses and 
strategies have included:

•	 Protest and resistance by affected 
communities against their eviction, with or 
without external support;

•	 Promotion, development and use of 
international normative instruments on 
tenure security, housing rights, forced 
evictions and other related rights;

•	 Internal and external pressure for policy 
reform in the major multi-lateral financial 
institutions;

•	 Research and advocacy aimed at 
formulation and improvement of national 
policies, laws, regulations, guidelines and 
implementation programmes;

2		 See for example the description and analysis of the Inner City Regeneration Project Johannesburg, South Africa, in COHRE 2005 and Du Plessis 
2006: 186-187.

The problem the planners tackled was 
not how to undo poverty, but how 
to hide the poor. Urban renewal was 

designed to segment the city so that 
barriers of highways and monumental 

buildings protected the rich from the sight 
of the poor, and enclosed the wealthy center 
away from the poor margin. New York is 
the American city that best exemplifies this 
transformation. Tourists on Forty-Second Street 
now find much to admire.” 

(Fullilove 2005: 197)

•	 Collaborative projects with governments 
and other institutions aimed at promoting 
alternatives and risk mitigation measures.

The impact of forced eviction on the 
affected populations

In 2003, an elderly community leader by the 
name of Tawatchai Woramahakun faced 
eviction by the Bangkok Municipal Authority 
from his home of Pom Mahakan, a historical 
riverside settlement in Bangkok. He warned 
the authorities that if they proceeded with 
their plan “the loss will be more significant 
than they think” (COHRE 2003). These 
words capture a common theme and driving 
motivation shared by a broad range of 
groups, institutions and individuals trying 
to combat the problem of forced evictions 
worldwide. Community leaders, civil society 
groups, national and international NGOs and 
academic researchers alike have repeatedly 
warned that the impacts of forced evictions 
on the people affected are severe, debilitating 
and far-reaching. As a result of evictions 
people’s property is damaged or destroyed; 
their productive assets are lost or rendered 
useless; their social networks are broken up; 
their livelihood strategies are compromised; 
their access to essential facilities and services 
is lost; and as violence often is used to force 
them to comply, they suffer severe and lasting 

If the BMA does take care of the 
community and allows the community 
to work with it, then there will be lots 

of good ideas and solutions – not just 
removing people from their community. But 

if the BMA follows its original plan to evict, the 
loss will be more significant than they think.”

Tawatchai Woramahakun Pom 
Mahakan community leader, 

Bangkok 2003
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psychological effects as a consequence thereof. 
Indeed, the prospect of being forcibly evicted 
can be so terrifying that it is not uncommon 
for people to risk their lives in an attempt to 
resist; or, even more extreme, to take their 
own lives when it becomes apparent that the 
eviction cannot be prevented (Du Plessis 2006). 

While the impacts of evictions are traumatic 
for all, they are most acutely felt by vulnerable 
segments of the community, and in particular 
the children. A study on “Urban Children and 
the Physical Environment” found that:
These impacts go beyond the individual and 
their family to the entire community. In the 
words of Mathur (1995: 2): “The labyrinth 
of broken communities, broken families 
and broken lives remains beyond numerical 
calculation.” The consequences can be 
long-term, entrenching patterns of poverty, 
exclusion, dependency and disempowerment. 
According to Cernea and Mathur (2008:5-
6): “Displacement involves expropriation 
and assets dispossession. It de-capitalises the 
affected population, imposing opportunity 
costs in the forms of lost natural capital, lost 
man-made physical capital, lost human capital, 
and lost social capital.” In most cases, those 
evicted receive totally inadequate remedies (if 
any) for these losses:

The impacts of eviction for family 
stability and for children’s emotional 
well-being can be devastating; the 

experience has been as comparable to war 
for children in terms of the developmental 

consequences. Even when evictions are followed 
by immediate relocation, the effects on children 
can be destructive and unsettling.” 

(Bartlett n.d.: 3)

The social anthropologist W.L. Partridge found 
that:

The impacts of forced evictions are felt even 
wider, in society as a whole. South African 
society is still reeling from the effects of the 
forced removals of millions of people to their 
various ethnic ‘homelands’ or ‘group areas’ 
during the Apartheid era. Fullilove further 
points out that the urban renewal process 
that destroyed so many poor communities 
in the United States amounted to the 
“dismemberment” of American cities, with 

The considerably expanded research 
in the anthropology of resettlement 
has convergently concluded that the 

dominant outcome of displacement is not 
income restoration but impoverishment. 

The accumulated evidence is overwhelming, 
and it converges in many countries in Asia, 
Latin America, and Africa.”  

(Cernea 2009: 50)

From the perspective of displaced 
people, forced displacement is always 
a disaster. Lifetimes of investment 

and generations of achievement are 
swept away. By destroying productive 

assets and dismantling production systems, 
resettlement creates a high risk of chronic 
impoverishment. Local authority structures 
disintegrate as political, religious and social 
leaders lose credibility, either because they 
could not prevent the destruction or because 
they assisted in the resettlement operation. 
Attitudes of dependency on external authorities, 
combined with the sullen resentment of victims 
of autocratic action, come to dominate the 
public culture of the people. In Mexico I have 
seen persistence of such feelings 30 years after 
resettlement operations were carried out.”  

(Partridge 1989: 375)



5

disastrous long-term negative consequences 
for African Americans in particular, but also 
for American society as a whole. “How we are 
diminished as a nation because we permitted 
the rich to remake the city by sending the 
poor and the colored away from downtown” 
(Fullilove 2005: 225).

1.2 Objectives 

Against the background described above, 
focussed research and analysis of the impact 
of forced evictions (or Eviction Impact 
Assessments – EvIAs) can serve as an important 
and valuable resource for the endeavours of 
various actors to deal with the problem of 
forced evictions. Such information can and has 
been used for various purposes including:

•	 Testing or contesting the feasibility of 
proposed resettlement projects and /or 
planned or implemented evictions, e.g. 
through providing vital information needed 
in negotiations on a proposed resettlement 
process (and, where appropriate, forming 
the basis of free, prior and informed 
consent by affected parties);

•	 Promoting the development of creative, 
viable alternatives to planned evictions and 
resettlement projects.

•	 Formulating legal, political and other 
challenges to planned evictions and 
resettlement projects; 

•	 Formulating risk mitigation and remedial 
strategies as part of the planning of 
unavoidable resettlement programmes; 

•	 Calculating losses as part of restitution 
or reparation claims by victims of 
implemented evictions;

This review focuses on existing EvIAs and their 
underlying methodologies, with the following 
three objectives:

1.	 Document progress made by existing 
initiatives in developing and applying EvIA 
methodologies; 

2.	 Assess the functionality, usefulness and 
impact of these existing methodologies; 

3.	 Develop recommendations on the 
feasibility of making an EvIA toolkit 
available to governments and other 
stakeholders.

The assignment was tackled through a desk 
review of readily available documentation on 
EvIAs, on the basis of which a set of key issues 
was identified for further investigation. At 
the same time the author located, liaised with 
and obtained inputs and information from 
organisations, networks, initiatives and actors 
involved in the development, application and 
promotion of EvIA methodologies. As part 
of this process a list of contacts, including a 
short-list of key resource persons for future 
reference was compiled (ANNEX A). A number 
of follow-up interviews and correspondence 
were then conducted. In light of the collected 
information, existing methodologies were 
reviewed, and specific advances, gaps and 
opportunities were identified. The author 
formulated a set of recommendations for 
improvement and further development of EvIA 
tools for use in eviction, displacement and 
resettlement cases and assessed the possibility 
of promoting an EvIA toolkit through the 
work of UN-HABITAT. Drafts of the report 
were circulated for comment and an advanced 
version was presented at the International 
Resettlement Conference: Economics, Social 
Justice, and Ethics, in Development-Caused 
Involuntary Migration, a sub-conference of 
the 15th International Metropolis Conference 
that took place from 4 to 8 October 2010 in 
The Hague, where valuable comments and 
suggestions were also received. This report is 
the result. 

Section 2 of the report deals with key 
issues and debates related to EvIAs and 
highlights the need for a reliable and effective 
predictive model. Section 3 documents 
progress made in development and use 
of EvIA methodologies, and describes and 
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analyses these in some detail. A distinction 
is made between generalised frameworks, 
approaches and models, and methods 
designed around particular situations and 
cases. In the conclusion (section 4) the author 
discusses convergences between these various 
approaches, as well as differences, gaps and 
opportunities for improvement. This is followed 
by recommendations on the way forward.
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2.	KEY ISSUES RELATED TO 
EVICTION IMPACT ASSESSMENTS


