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SUMMARY

Ethiopia is among the least urbanized countriesub-Saharan Africa with only 17% of its
population living in urban areas. However, currgtitle urbanization processes in Ethiopia are
among the fastest in the world with more than 5%uah growth rate. Hence, an appropriate
urban land use regulation and development polieycampulsory to develop cities and towns in
a sustainable manner. Proficient urban developrptariners and managers are also equally
important to create a sustainable urban futurghiistudy, the researcher designed two research
guestions. i.e., “Does the urban land policy ofi&la ensure tenure security and protect the
environment? Are there problems related to teneocairsty and the urban environment in Addis
Ababa?” Therefore, the urban land and environnmgoméicy of Ethiopia is primarily analyzed
to evaluate practices of policy implementation de ground in the case of Addis Ababa.
Subsequently, observation of the city environmemd development as well as focus group
discussions were made to answer the research gouesthe findings indicated that, although
urban land is a vital revenue source for the gawemt of Ethiopia, the rent collection system
from urban land is discriminatory among the citgeegarding the use and benefit rights of
urban land for private purpose. Since the coming &ffect of urban land policy proclamation
No. 80/93, for the last 18 years the urban landcpabf Ethiopia has created a comfortable
situation for corruption, illegal urban land spetidn and wealth creation by some groups in
Addis Ababa. Although the revised urban land policgclamation No.721/2011 incorporated
important regulations to control land speculatard aorrupted officials, the policy still leaves
space for corruption and land speculation. Therutbad policy offers a fair security of tenure.
However, regarding the issue of compensation gflaéied people, the value of the expropriated
land in terms of location and distance is not talketo consideration for compensation payment,
which is unfair for the people who are displacednfrhigh land value areas. Whereas the
environmental policy of Ethiopia is indispensaldecteate a sustainable living environment, it is
not valued by municipality authorities and develsp@ Addis Ababa. This may be due to lack
of professional competency and exposure to susti@gty planning. Therefore, beyond a good
urban development policy, it is also crucial to elep the professional capacity of urban
managers and planners through sustainable devetdpedhucation in order to create a
sustainable urban future.
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Urban Land Policy vis-a-vis Tenure Security and theEnvironment:
A Case Study of Addis Ababa, Ethiopia

By - Sisay Habtamu Tekle, Ethiopia

1. INTRODUCTION

Land is among the valuable earth resources andre li@ase for human beings and other living
creatures. If there is no interference and destmicby man, the ecosystem by itself can
regenerate the nature and the land resources. Howewerld experience indicates that human
beings are the extractors and destructors of thealaesources, leading to hazardous conditions
for the regeneration of the earth’s ecosystens HIso the prime cause for the phenomenon of
global warming and desertification in Africa, whighjeopardizing the life of agrarian societies
that depend on rain fed agriculture. This is whyrtdes are enforced to devise environmental
policy and land use regulations, as a fundamengghiamnism to control the harmful activities of
man which impact upon the land and the environment.

This study focuses on the situation of the urbarirenment and the security of tenure in Addis
Ababa in relation to the urban land policy of Effim Urban land policy is a key guiding

document for land administrators and developersréibre, by analyzing the policy, it is

possible to identify the level of concern of thevgmment for the security of tenure and the
urban ecosystem. This research aims to investigdtan land policy and implementation

practices in Addis Ababa in relation to securityterfiure and the living environment. Therefore,
the research focuses on two main questions i.ee$0be urban land policy of Ethiopia insure
tenure security and the environment? Are there lpnad related to tenure security and the
protection of the urban environment in the develeptprocesses of Addis Ababa?”

The urban land policy and urban environment polafy Ethiopia are analyzed in brief.
Consequently, the urban land and environmentatypaiplementation practices are assessed in
Addis Ababa via observation and focus group didoussiethod. Furthermore, the situation of
city development processes and the security of tandre system in Addis Ababa are analyzed
and discussed in relation to the urban land podiog the environmental policy of Ethiopia.
Accordingly, the research result will be an indordor the government to know the gap between
the urban development policy and the implementati@actices on the ground. The findings have
also significant value to indicate the problems ahdllenges related to land development and
environment in Addis Ababa. Finally, the researckeggests potential solutions for the
challenges of land development and environmentddi®\Ababa.
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2. POLICY FRAMEWORK
2.1 Overview of Urban Land Policy of Ethiopia sincel975

Ethiopia is the sole African country which has nmebeen colonized in the world history.
However, due to the Italian imperial interest imiBpia, the country was invaded and occupied
by the Italians from 1936 to 1941. Yet, due to siyoesistance of Ethiopians and the changed
international context after the start of the Secaidrld War, the colonial mission was
unsuccessful and ended in 1941. However, until 1&fdiopia was ruled with a monarchical
system, and both urban and rural lands were undeate ownership. The land ownership as
well as land use and benefit rights were dominamtlg by a few feudal landlords who exploited
peasants’ labor for cultivation. This was one & thajor reasons for the 1974 popular revolt in
which the slogan “land to the tiller” figured pramently. Finally, in the same year (1974) the
Military Junta (Derg) removed the monarchy and as=ili power over the state. Consequently,
the Derg adopted the political ideology of socrliswhich promoted a fair distribution of
resources among the citizens. Thus, ‘land ownersglg’ , ‘the question of the people’, was
indirectly answered in 1975, that is, land owngyshhts were transformed from private
ownership to state ownership right, whereas theansebenefit rights of land were transferred to
the people of Ethiopia.

Therefore, Proclamation No. 31/1975 declared th&omalization of all rural land and
transferred the landholding and benefit rights te tpeasants. Regarding urban land,
Proclamation No. 47/1975 declared state ownershigr arban land and extra houses of the
landlords. Therefore, the use and benefit rightthefconfiscated extra houses were transferred
to the tenants and other homeless urban dwelldts avivery low monthly rent paid for the
government. This was administered via the Kebealeall administrative units responsible for
infrastructure and service provision. However, Berg did not pay any compensation for the
confiscated urban houses and related propertietheoflandlords. In addition, the city/town
administration provided up to 500 square metergsmthnd for free, to the citizens who did not
have a private house. The socialist regime alseldped rental apartment houses for the public,
especially in Addis Ababa. However, no opportumtys provided for private sector investment
in the housing sector. Moreover, there was no daskification in terms of monetary value and
no rent regulation system for urban land.

The popular opposition against the socialist Degime was mainly formed by the Ethiopian
Peoples Revolutionary Democratic Front (EPRDF), clwhsucceeded power in May 1991.
According to the study of Belachew Y. (2010), inghformer socialist and communist countries
land was under state ownership. Therefore, manyhefm made a policy reform after the
downfall of socialism/communism which introducedvpte ownership of land. Belachew also
identified that in the processes of market orierttedelopment two approaches are mostly used.
i.e., the first one is the experience adopted bgski Poland, and...so forth, which allow private
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ownership of land. These former socialist counti@soduced a comprehensive land policy
reform which focuses on the security of land tenfoe developers and the promotion of
economic growth. The second is the experience addpy China, that is the state control and
ownership of land, but the grant of use and bemgjfiits to the people, which is more or less
similar with the current Ethiopian land policy.

Although the EPRDF government introduced new pedicegarding urban land, state ownership
of land continued as under the Derg socialist rdleerefore, it is since the transitional
government period of Ethiopia that urban land igjscted to use via leasehold system or under
rent regulation as stated by Proclamation No.8@8199

The 1995 constitution of Ethiopia similarly deckrender Article 40 that both urban and rural
lands are state property and cannot be sold oraexed like a private property. Accordingly, the
urban land leasehold Proclamation is applied favape land uses and investments for a
specified period. However, the urban land leaselpotitlamation was not applicable for the
previously occupied urban land for housing befdrie toming into effect of Proclamation
N0.80/1993. The land occupied before Proclamatian808/1993 entered into the leasehold
system, if and only if it is transferred for a thiparty except in the case of inheritance. The
urban land policy also stated that, the lease-hgldight of the urban land can be terminated by
the government interest if the privately occupiadd is needed for public service purpose. In
this case, the lease-holder has the right to gatalgnt land for relocation and compensation for
the properties developed on the land, with equitalalue of the property at the time of
demolition.

Although the EPRDF urban land leasehold Proclamapiassed through various revisions, the
core principles of landownership rights and leakkhights were never changed. Therefore, the
most recent Proclamation No0.721/2011 states thahd is the property of state and the peoples
of Ethiopia” and “urban land can be used for @ti® purpose via leasehold system for specified
period of time”. In the 1993 Proclamation and stshsequent amendments, the maximum rent
period for urban land in Addis Ababa is 99 yearshiousing; 70 years for industry and 15 years
for urban agriculture. Therefore the later laws, Proclamations No. 272/2002 and 721/2011,
are merely the enhancement of the original 199&ruthnd rent regulation system. Moreover,
the recent urban land leasehold proclamation N@ZPAL incorporated various detailed
regulations, which are indispensable to controlanrtand speculators and to prevent illegal
occupation of urban land, corruption and inappedpriuse of urban land beyond the Local
Development Plan (LDP) and the master plan.

In principle, the urban land policy of Ethiopia ®1993 has prevented the illegal invasion of
urban land as well as the marketing and exchandanof as a private property. However, the
urban land proclamations opened a space for laacuggtors to transfer the leasehold right for a
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third party with a big profit without significanteslelopment added on the land. As a result,
sometimes the city development progress has notibdae with the LDP and the master plan.

The urban land leasehold proclamation No. 721/2(tbrporated a system to control the
transferring of undeveloped leasehold land to altparty. However, the leasehold land can, as
stipulated under Article 24, sub Article 2 and @ be transferred to a third party even without
any value added on the land, but through the resplenauthority. In that case, the leaseholder is
entitled to get the cost of any developments onldémel; the amount paid for the leasehold
including interests as calculated with a bank estevell as 5% of the transferred lease value.
Therefore, although the profit for urban land sp&tcus is reduced, the revised urban land lease
proclamation 721/2011, still offers an opporturfily the so-called investors (land speculators)
to run their previous urban land speculation busgnbut with sharing of land speculation profit
with the government.

2.2. Urban Environmental Policy of Ethiopia

Nowadays, different countries have incorporatedirenmental concerns in their constitution.
Ethiopia is among the United Nations member coestthat addressed environmental concerns
within the constitution. Thus, the government dfigpia declared the concern for environmental
protection in the 1995 constitution under Artick® 44 and 92. The constitutional provisions
oblige the administrative bodies and residentsrategt the living environment and the proper
use of natural resources and cultural heritage.eUndese articles the citizens have many
opportunities to influence development policies plathning processes in their environment.

Accordingly, the Ethiopian citizens have - the tiglhimprove their living standards, the right to
meet their basic needs and to ensure sustainabelopenent; the right to participate in
development activities; the right to be consultadoolicies and development projects that affect
the community; the right to expression of views thre planning and implementation of
environmental policies that affect the communitifg; the right to live in a clean and healthy
environment. Public participation and consultailodevelopment policy and planning processes
are among the essential rights and opportunitiéseotitizens to be involved in decision making
processes related to urban developments.

The Environmental Policy of Ethiopia written in IQ9also explicitly indicates rules and
principles for the proper management of the liviagvironment in a sustainable manner.
Therefore, every human being has the right toitive healthy environment without jeopardizing
the rights of the future generations. Regardinguttiian settlement area, the inhabitants have the
right to live in a clean and safe environment; tisaa living environment which is free from
pollution, contamination and health hazards as wasllfrom natural hazards like erosion,
flooding, land sliding, and...so forth.
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Since Ethiopia has a large cultural diversity amasgpeople, the law aims to preserve the
cultural heritage of the society in harmony witle #anvironment and development. In general,
the environmental policy of Ethiopia has incorpecdhtall the necessary principles and
mechanisms of environmental protection, as wepwsdic rights and responsibilities to live in a

healthy environment. The environmental policy ohigpia has also declared the necessity of
environmental impact assessment (EIA), i.e., plashmological, economic, social, cultural and

political impact assessment before allowing anystdal development and other small to large
scale developments. For that reason, according yteamalysis, the environmental policy of

Ethiopia is keen to ensure environmental sustdliityabi

3. ANALYSIS AND DISCUSSION OF FINDINGS
3.1. The Situation of Urban Areas in Addis Ababa

Addis Ababa is the capital city of Ethiopia and wWasnded in 1886. However, at that time, no
city structure plan was proposed. The city devel@pnactivities were carried out spontaneously
by the first settlers, i.e., King Menelik Il andsigoldiers. Initially, the town development stdrte
from three centers. i.e., the administrative /pedif center; the market and exchange center-
(Piaza area); and the cultural center (St. Geoftgach area) - which is currently known as
Arada Sub-city. The first city master plan was desd by Italian planners during the short lived
Italian occupation of Ethiopia from 1936 to 1941bSequently, after independence in 1941, the
city master plan passed through various revisignBritish and French planners.

However, the city development practices in Addisabéd are characterized by congested
sprawling without densification. Especially the Bmg development practice in Addis Ababa
has been dominantly a single dwelling unit. Moreowlee majority of the inner city houses in
Addis Ababa are dilapidated with overcrowded phaismonditions. These current images of
Addis Ababa have been caused by both the legall@fmvwent and illegal squatter settlement
expansion in the suburbs. In general the majoritythe housing and settlement areas are
characterized by substandard and uncomfortablagigionditions. Moreover, it is difficult to
find open public spaces and greenery areas in #ghinorhoods, which can be used for
community facilities.

According to the revised Addis Ababa City Developtielan and the Millennium Development
Goals needs assessment, 80% of the housing uni&ddilis Ababa are below acceptable
standards and considered as slums; i.e., 25% ohdtouseholds are living in overcrowded
dwelling units (2.1 persons per room); 26% of tbegding units have no separate cooking areas;
25% of housing units are without toilet facilitiekl.5% of housing units have no access to tap
water. Among these housing units, 40% of them aneed by the government under the Kebele
administration (MWUD, 2006). These Kebele housescdd houses, which were built before the
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1974 revolution, and confiscated from landlordsimyithe Military regime, with the declaration
of the urban land and extra houses Proclamatiod™NA.975.

Since 2005, the government and private real-edateelopers are constructing multistory
condominium apartments for vast housing needs idisAdbaba. This practice might reduce the
sprawling of Addis Ababa since the city developmenbgram is incorporating inner city
clearance and redevelopment with densification. él@w the researcher doubts the
sustainability of the vast and speedy urban redgveént processes in the capital city. This is
because sustainable city development requires grteim vision and strategy in the planning
phase with consultation of various professionatsl #nen back-casting the visions step by step.
However, all these urban development planning shepsnissing in the redevelopment practices
of Addis Ababa. As a result, many buildings witlgrsficant heritage value are demolished by
the municipality rather than conserved. Moreoveyildings are constructed without
consideration of public spaces, greenery areas @ding spaces, which are among the
fundamental requirements for the creation of athgdiving environment.

Figure 3.1, shows Addis Ababa city (re)development intervaminap

Legend k N

Strategic investment areas
™ Renewal areas
Expansion areas
~ Upgradding areas
=_Strategic road linkage

Addis Ababa City (re) Development Intervention Map
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The pink color on the map indicates the old innr area in Arada sub-city, which is destined

by the municipality for renewal (redevelopment)eTlflght brown indicates the upgrading sites;

the yellow color indicates the expansion areas ddig&\ Ababa; and the green color indicates the
strategic investment areas.

Whereas land is the property of the state and #oplp, the urban land lease policy clearly
declares that an urban land shall be transferréloetasers as leasehold via auction or public bid.
Therefore, city administrations constantly providecant plots of urban land for marketing

through advertisement on public media. Thus, thedeébenchmark price/ or the land rent price
base is set by the land providers. Hence, the nimirthreshold price should be determined by
the urban land authorities via consideration ofastructural development costs, demolition

costs as well as displacement costs in case dfujuereas.

In Proclamation 721/2011, under Article 11 sub @€i5, it is stated that urban land shall be
granted to the highest bidder through market coitipetand taking into account the amount of

advance payment the latter offers. If the land mtadompetition is below the threshold price,

the municipality land authority has the right tancal the offer. The other way of urban land

transfer mentioned in the urban land policy pro@daan No. 721/2011 under Article 12 sub

Article 1 is via allotment or negotiation. i.e.|aiment of urban land may be done, upon decision
of the cabinet of the concerned region or city adstiation. This concerns land needed for
social/public service institutions, for governmeémstitutions, for public housing, and self-help

housing constructions. However, the initial raté fee the lease price in case of urban land
transfer through negotiation/or allotment is a goasof inhabitants while the market is leading

the urban land value and rent.

Despite this fact, the current urban land leasehwddket price in Addis Ababa is unaffordable
for the majority of the inhabitants, which prevetitem from building a private single dwelling.

According to information from the Ministry of Workand Urban Development (MWUD), the

city government is currently transferring urbandahrough competitive public bid. Thus, the
initial leasehold price set by the government foe high land value area is 700 Eth. Birr per
square meter. However, according to the MWUD, #melImarketing experience in Addis Ababa
has shown that the maximum prices reached 7000,89Q Eth. Birr per meter square (from the
public speech MWUD, 2011). The experiences shat ttie urban land market competition is
very high; thus, the municipality generates a lgprofit through the tendering of urban land and
the collection of revenue from rented urban land.

In fact, the demand for urban land is too high@®gared to the supply side; there is a very low
urban land supply, especially for the constructimin single dwelling units. Whereas the
population of Addis Ababa is constantly increasitig housing demand and the land price are
also equally inflating. This fact is clear for timhabitants as well as for the higher officials.
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Corruption, lack of transparency and injustice rdgey land administration and distribution
among the needy urban residents are among theepnebbf the municipality. Consequently,
lack of transparency in the municipal authority @ne land administration system has created a
group of wealth collectors, land speculators, amdkérs upon the public land resources.
Consequently, these illegal groups of rent collecttave escalated the market competition of
urban land leasehold prices and housing unit doségldis Ababa under the cover of the law.
Due to the fact of 18 years of exploitation by urtkand speculators, the Ethiopian government
incorporated rules in its latest Proclamation 7@1R2 for the accountability of land
administrators and developers (i.e., since 1993 iltbgal land scrambling and wealth creation
were pursued under the cover of the law). Theretoreome extent the revised urban land lease
proclamation No. 721/2011 has integrated legal guaces to control inappropriate land
developers, land speculators as well as corrupted A&dministrators.

3.2. Urban Development Policy and Security of Tener

These days Addis Ababa is in a speedy (re)developpr®cess and renewal. Despite the city
(re)development processes, many problems and comdjiinterests are expected. Currently, the
old inner city part of Addis Ababa is partly denstied and in the process of redevelopment.
Therefore, many households are displaced from timise and former landholdings. Since the
coming into effect of the urban land leasehold [anmation No. 80/1993, the legal land holders
in urban areas are enforced to move if the lanchesded for public service purpose.

Accordingly, the municipality of Addis Ababa regtitm of compensation to the displaced

people from their house and landholding statedb@ws:

Proclamation No 135/2006 (1999 E.C) stated in paftticles 3-12, the type of properties that

entitles the displaced individual to compensati®rihie cost of the house unit, the cost of the
pavements in the housing compound, the cost ofcseptks, the cost of security fences and the
cost of infrastructure and building costs with tieeurrent price rate. However, the urban land
location and distance factors that determined tidlaevand demand for land are not taken into
consideration by the policy, for determination ofrgpensation for the displaced, which is unfair
for the displaced households from high urban laaidevarea.

According to Proclamation No0.455/2004 (1997 E.®@, part 3, Article 7 sub Article 3, the
minimum payment for the compensation of the digdlapeople should be the price of a one
room housing unit in a shared apartment. In additm compensation for all properties, the
displaced household has the right to get a payegmivalent to the one year rental price rate of
the demolished house; or he/she has the right toageequivalent rental house from the
government for one year. If the displaced is aranrland leaseholder, he/she has the right to get
equivalent value land for the rest of the leaséogein addition to the cost of the property and
infrastructure developed on the previous landh# teaseholder refuses to take another land,
he/she has the right to be reimbursed the costfpattie rest of the lease period.
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Although land is a state property and every citiraa equal use and benefit rights of urban land,
the land lease policy is partial and seems disoatory as the previous landholders are free
from land lease/rent/, but they equally benefinfrmfrastructure and public services provided
by the municipality with the use of revenue coketfrom land lease payers. Hence, since the
urban land proclamations since 1993 have crealteasahold system to provide citizens with the
use and benefit of urban land, every urban landitahdust be treated equally and has to enter
into the leasehold system except in case of pgleligicing land. Yet, the urban land use policy,
even after the adoption of the recent proclamatim 721/ 2011, still leaves space for
corruption and discrimination between the peopliwegard to urban land benefits.

Moreover, it is crucial to provide security of teaudor developers’ confidence regarding their
investment on land. It is also mentioned in thelifigs of Belachew Y. (2010) that an efficient
functioning of the land market requires an effitiamd updated land registration system. A
standardized urban land registration system caengiatly help the administrators to identify the
legal ownership of urban land and guarantee tesecerity. However, the experience in Addis
Ababa has demonstrated many challenges relatedetdahd management and development
system as well as problems related to tenure sgcdinese challenges and problems are the
result of poor land registration/ or cadastre systpoor planning practice and prospects, and
slow provision of infrastructure and services.

Therefore all these problems together made thenuebal supply susceptible to corruption, and
provided urban land benefits for land speculatathar than for real developers. A poor urban
land registration system is among the great chgdlerior land administrators and developers, to
solve the problems created by boundary disputes t@amndentify legal and illegal occupants of
urban land. Hence, it has created a comfortablé&@mment for corruption among urban land
administrators related to the legalization procesdehe illegal urban landholdings.

It is also indicated in the study of Belachew Y01R) that security of tenure is essential for
attracting and expanding investment. Land is alsoagr cause of controversies, disputes and
conflicts among the societies, groups, individuated countries. Since land is among the
valuable resources of the government in Addis Ab#lmmisuse of land is not only a waste of
valuable resources but also negatively affects [dpweent and the environment as well as the
living conditions of the society. Hence, institutéd constraints, proper land registration system,
mortgages facilitation, and legal system gaps shalllbe given attention in order to accomplish
the desired objectives of the urban land policy.

Although Ethiopia has adopted an urban land leddedystem since 1993, no legal systems have
been adopted to control urban land speculatorpréeent inappropriate land use/functions and
benefits as well as corruption in land administnatiSo, we can say that, for the past 18 years,
the urban land policy of Ethiopia has created coiduenvironment for illegal urban land
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exploitation by land speculators. The absence gdlleontrol mechanisms has to some extent
been remedied by the recently adopted urban laaseIproclamation No.721/2011.

The land lease proclamation N0.721/2011 may bedefielopers through the stabilization of the
land market, which is now characterized by inappadely inflated land lease prices due to
urban land speculation. It will also help the atyministrators to control whether development
conditions are in accordance with the master plach the LDP. Furthermore, it enables the
government to collect huge revenue from urban lal#its and to control illegal occupation of
urban land and related corruption. Moreover, a edand tenure system is an essential
guarantee for developers and house builders astmeat costs take the assets of individuals.

Why Urban Land Price is inflated in Addis Ababa?

The reason for the inflation of the urban land ¢ris mainly the proliferation of urban land
speculators and brokers. The contemporary urbahdapply and distribution practices in Addis
Ababa might have been the reason for the creatidama speculators; i.e., urban land was
provided only for the so-called investors or restliée developers. There is shortage of land
supply for private house builders in the city. Roegly, there was an urban land supply for
house builders through housing cooperatives. Stheehousing cooperative system does no
longer exist in Addis Ababa, the only way to ggiravate house is via marketing processes of
real-estate developers. Therefore, thousands d¢diescof urban land are transferred to the real-
estate developers via the leasehold system in Adlaida. The objective of the government was
to increase the supply of the housing market ferr@sidents.

However, in 2010, the municipality of Addis Ababashrecognized the following problems of
land administration and the so called real-estaeeldpers, i.e., some of the real-estate
developers left the leased land without building tequired development; rather, some of them
sold the vacant land to a third party without addamy value on the land. Therefore, millions of
dollars of profit and wealth from the public lanesource are collected by speculators without
any effort done to develop the land and also bysilguthe LDP. Some of the so-called real-
estate developers not even paid the required lend for the government; some of them
expanded the territory of their landholding illdgadnd some of them constructed according to
their own interest with extreme density and withbuilding permit. All these abuses related to
urban land distribution and utilization have beeacficed in the capital city under a legal cover,
i.e., through the legal transfer of urban landtfo so-called investors. This demonstrated that
the huge urban land speculation and illegal a@witwvere not only done by private sector
developers but also with the cooperation of govemintdelegates in urban land administration,
investment and development.
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Although vast real-estate development opportusitgiven to the private sector developers with
the provision of sites and services, the housingaast offered by the private housing market is
too expensive. The prices for buying and rentingboth single dwelling units and shared
apartment units are unaffordable to pay for the kEwd the middle income residents, who
constitute more than 90 per cent of the populaitioAddis Ababa. Therefore we can say that
the real-estate developer’s contribution to thevigsion of housing to the large majority of the
inhabitants in Addis Ababa is insignificant.

According to the EPRDF urban land lease proclamatifal993, its subsequent amendments and
the current Proclamation No.721/ 2011, the goveninoan expropriate privately occupied
urban land at any time, if the land is needed fdslic purpose. However, the law is not clear on
the type and significance of the alleged publiviserand the economic benefits offered to the
society from the expropriated land. According te fimdings of Belachew Y. (2010) urban land
expropriation in Ethiopia is mostly carried out ating to the interest of land administration
authorities. If the land administrators believettbapropriation of privately occupied land is
important and can potentially attract developdreytare keen to bulldoze the settlements in the
area without considering the amount of people #&#fbby displacement and the benefit of the
new development for the community. However, theciica in Addis Ababa shows that after
expropriation, private landholding is transferredhe so-called investors/land speculators, who
didn’t address the problems of the majority of initents.

3.3. The Impact of Urban Land Lease Policy on the ivironment

In this study the inner city and suburban developsén Addis Ababa are assessed to measure
the condition of the city environment. It is knowat cities are among the major producers of
pollutants to the natural environment, to the syestreams and wetlands. Consequently, the
polluted living environment is a cause for transis of infectious diseases and other health
hazards for the residents. Therefore, it is th@arsibility of the city administration and the
community to protect the environment from polluteomd degradation.

Figure 3.2- Environmental Map of Addis Ababa
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Figure 3.2 shows the environmental map of Addis Ababa. Th&eatagreen color indicates the
protected mountain forest areas, the light gredardondicates urban agriculture, and the light
green lines indicate the buffer zone of the streams rivers. The yellow color indicates the
proposed park areas. Apart from the pink colordating the old inner city area, the scattered
pink colors indicate the existing parks in Addisabha.

Addis Ababa is a large city in terms of physicaarcoverage (about 560 kilometer square area
coverage, in 2005) and population size, which actofor more than three million. As Addis
Ababa is a big city, it is divided into ten (10)bscity administrations. Conversely, the public
parks that are available for recreation are in§icamit compared to the city’s population size, in
terms of areal extent and location. The existing e proposed public parks are also unevenly
distributed over the city. Moreover, some of theakpaare not really intended for public
recreation, but are environmentally protected ar€as that reason, it is advisable that every
sub-city must provide a recreational public parkhatneighborhood level.

Moreover, the advantages of integration of greeneryurban areas go far beyond the
beautification and recreational purpose. By natgreen plants are absorbents of carbon-dioxide,
which is toxic for human health and contributesatmospheric pollution and global warming.
Conversely, green plants release oxygen that begatie local climate. Hence, it is crucial to
reconsider the integration of greenery and the ipirav of public parks at the neighborhood
level.
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Since land is the property of the state and theplpeathe municipalities have the full
responsibility to provide safe settlement areasimbabitants, which are free from manmade
hazards like pollution and from natural hazards fikoding, erosion and land sliding. Moreover
children are entitled to a play ground, and to gihowa healthy environment. Urban residents also
have the right to get open spaces, green recr@atgites and other public facilities from the
municipality service for free.

Although the environmental policy of Ethiopia haslispensable value to address issues of
environmental sustainability, there is a big gapMeen the implementation practice on the one
hand and the policy requirements on the other. &beg, the degradation and pollution of the
urban environment are clearly observable and mabkuespecially in Addis Ababa. The Addis
Ababa city administration seems unable to proteeturban environment in a healthy manner.
Hence, it is easy to observe immense land, watdraanpollution in the city. Although the
household waste is collected with a door to dodlection service, the garbage sometimes stays
in the city for a couple of days before it is trpoged to waste dumping sites. This is often the
cause for infectious and viral diseases affectimg community in Addis Ababa. The poor
sewerage and septic-tanks in some residential areaslso a cause for land contamination and
air pollution in the living environment. Some resntis purposefully connect their sewerage
system to the river and drainage patterns.

Regarding air pollution in Addis Ababa, it is egsilbservable that all the old automobiles and
heavy trucks are releasing enormous amounts of dark toxic carbon-dioxide into the
environment and the atmosphere. The emission of cald in Addis Ababa contributes
significantly to air pollution and health hazardelthroat and lung infections. There is no traffic
regulation in Ethiopia that discourages old auteeats in the city through various mechanisms;
rather may be unintentionally, the transport autiros discouraging buyers of new cars through
the huge tax (up to 100% tax) based on the pricthefcar. Therefore, it is common for the
inhabitants to suffer from health problems as altef environmental pollution.

Although the environmental policy of Ethiopia isnclucive for nature protection and creation of
a healthy living environment, there is a huge gefwben the policy concerns (on the paper) and
the implementation practices (on the ground) in i8dkbaba. The practice also shows that the
urban land policy of Ethiopia is still unsuccesstal stop illegal land invasion and squatter
settlement expansion in different areas of the cigy, there are no immediate actions taken by
the municipality against illegal urban land invasleand speculators even when protected
environments are concerned. According to the Enwirental policy, the settlement showed with
figure 3.3 is a completely illegal occupation of a natureeres area (the river buffer zone).
However no measure is taken by the municipalitygarironmental protection authority to
control these kinds of illegal land and nature nesenvaders. Moreover, these illegal settlers
might make it problematic for the city administaatiin the future to remove them from the area
without provision of compensation and relocation.
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If we look at the condition of the houses, it isype of slum constructed by the use of wood,
mud, old corrugated iron sheets and plastics. If sge the employment conditions of the
community, according to my findings, most of thétlees on the river side are self employed in
informal sectors like illegal slaughtering of animat the riverside. These people are not only
degrading and polluting the river, but they are dkgilitators of infectious diseases and health
hazards through the meat they supply for the custem

Figure 3.3 lllegal settlements along the river banks, ind&aub city, Addis Ababa

Figure 3.3, shows the illegal settlements |n

infectious diseases, erosion and flooding
during the rainy seasc.

The picture infigure 3.4- shows
the river buffer zone area, whig
is located in the most inner cit
part of Addis Ababa, in Aradj
sub city. This photograph i
taken from the same arg
indicated infigure 3.3.

The red color spot shows th
bench marks put by the
municipality for the building of]
single dwelling units.
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The picture shows land divided into plots of 15A % meters square, for single dwelling units
and transferred to the displaced households facatibn. The displaced households were the
legal private landholders in a high land value aneArada sub city. Figure 3.3 shows that the
right side of the river is occupied by illegal $=t$, whereas figure 3.4 shows the same place but
at the left side of the river buffer zone, whichridicated as a green area in the master plan and
environmental map.

Although the land use and environmental map clesiiyw the area as a protected green belt
zone, the land administrators transferred thisdlpoone wet land to house builders. This seems
to indicate that the land authority in the munidiyaof Addis Ababa does not recognize or
respect the environmental regulations and the fisk¢he residents. It also illustrates that land
administration and land use planning authoritiegehi@sufficient capacity to manage the city
development progress according to the urban deredap policy. Since the authorities in the
city administration are apparently incapable toarathnd the requirements of sustainable urban
development and environmental laws, sustainabddapditions of urban (re)developments in
Addis Ababa are in to question.

The environmental policy of Ethiopia is an esséngaideline for land administrators and
investors to develop the country in a healthy manaed in harmony with the natural
environment. However, the city development practiteAddis Ababa demonstrates that the
environmental parameters mentioned in the policgudwent are disregarded by the stakeholders.
Consequently, the city (re)development in Addis Bdoas carried out without consideration of
the consequences of development for the environnk@ntinstance, degradation of hillsides,
deforestation of riverside vegetations, connectihgewerage systems to the rivers and streams,
are still continuing. It is since 1993 that theueabf urban land in monetary terms became very
high for the government of Ethiopia, i.e., since tBPDRF led government introduced the
leasehold system for the use and benefit rightsirbn land. Accordingly, the urban land
leasehold right is transferred for developers tglopublic tendering; and the winner is the one
who offers the highest price per meter square. Assalt, the city government is collecting a
huge amount of revenue by selling leaseholds oaruldnd for a maximum period of up to 99
years. Hence, the main customers of the city latdimistration authority in Addis Ababa are
land speculators and real-estate developers whstrooh apartment housing and single dwelling
units for sale.

However, the house unit cost in the housing maikainaffordable for the low and middle
income residents in Addis Ababa. The practice shihatsthe main customers of private sector
real-estate developers are rich Ethiopian Diaspaevhe can afford the market price. For
instance, in the newspaper advertisements of thusihg market, the minimum price of a 3
bedroom villa house with 10f@eters square floor space in the suburbs of Adteba is starting
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from 1,000,000 Eth. Birr. Whereas a 3 bed roomseshapartment house with a floor space of
111 meters square, is advertised for sale witlptioe of 1, 554,000 Eth. Birr.

Moreover, in all of the private real-estate housiegghborhoods, including the shared apartment
building sites, no public space and greenery sitesprovided. So, the leasehold lands built up
by private sector developers are characterized \®rcoowded conditions. This may be to
generate more profit by building housing unitshe tmaximum potential of the floor spaces of
the leased land. Regarding this problem create@lyestate developers, i.e., the construction of
overcrowded housing, the municipality points owdttthe planning and building permit office
was not aware of these real-estate developmentso@dy, it is unacceptable to hear this kind
of defense from the municipality building permificé as they are the responsible delegates of
the government and the people to inspect the dprnedats according to the LDP and the master
plan.

Controlling and monitoring the planning and devehgmt problems in the city as well as the
provision of public spaces and greenery areas iosihg neighborhoods resort to the
responsibility of the city administration. It issa mentioned clearly in the constitution and the
urban development policy of Ethiopia, that peopbasén the right to get a healthy living

environment to be happy in life and to be productiv work. Children also have the right to
access open space and play grounds for free, whittdispensable for their healthy physical
and psychological development. However, all thesgidonecessities expected from the living
environment are missing in Addis Ababa.

Moreover, the research findings show that in maases the displacement of the original urban
land holders is not for the purpose of providindplpufacilities like public space and greenery
areas, but to sell the land with high lease mapkete through public tender. Of course, the
government may need money for the development bfiphousing, and other infrastructure,
but this should not go to the extent of disregagdime essential needs of the people (i.e., livable
housing and living environment), and the threathé&ecosystem.

Hence, it is mandatory for the policy makers, aiyanagers and planners to consider the
requirements of sustainable urban development psesein the policy making and planning
stages. In principle, planners are responsibl¢hi@icreation of healthy development and they are
also expected to plan with a long-term vision aadkidcasting the vision for the well being of
the present and future generation as well as e e sustainable urban future.

CONCLUSION

In this study the researcher has aimed to anahaeecurity of tenure and the protection of the
environment in relation to the urban land policykshiopia since 1993. The findings indicate
that there is a gap between the urban land poley its implementation in Addis Ababa.

Regarding the environmental policy of Ethiopiapimciple it is keen to protect the environment
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in a sustainable manner. The urban land leaselwbiclmalso does not as such have a significant
problem regarding the security of tenure. Howevke, policy is partial among the citizens

regarding the use and benefit rights of urban I&uodthermore, the policy implementation is still

creating considerable problems for the displacemblgeand the development of a sustainable
living environment. Although the revised urban ldedsehold Proclamation No.721/2011 has
brought many improvements, it still leaves spacaeldod speculators and corruption in urban
land management.

Regarding the city environment and development mamoplems are identified in this study.
Almost all problems identified by this research doeinantly due to lack of proficiency of the
government delegates in urban land development geanent, lack of competency of planners,
who are unable to see the future of the city indla@ning phase; and lack of a long-term vision
to plan for a sustainable urban future. So, itasgible to conclude that, all these development
problems are not created by a scarcity of land ddlig Ababa, but due to lack of professional
capacity in land management and planning as wedlcksof good governance and accountability
in the municipality administration.

RECOMMENDATIONS

The dominant city development problems identifigdiis research are mainly related to policy
implementation rather than to the policy itself. eféfore the researcher would like to
recommend the following possible solutions:

- Since there is a professional and capacity gapamtunicipality, it is expected from the
government to appoint appropriate urban developmenfessionals in the appropriate
position.

- It is also crucial to develop professional capaatythe planners through training and
experience sharing with other successful munidipalifrom the external world in the
processes of developing a sustainable city.

- Itis also recommended that the LDP is providedhaycity planning office after an open
design competition among professionals with thesmeration of public spaces and
greenery areas in the neighborhoods, and makingpttex spaces free from lease/ rent
payment for developers.

- Apart from the urban land and environmental politggal invasion of urban land and
nature reserve areas still continue both in thermmity and in suburban expansion areas.
It is therefore essential to make a frequent inmgnof developments in the city in order
to control illegal land invasions and speculation.

- As identified in the policy analysis the urban lahehse policy is partial and
discriminatory among the citizens as some housshale free from paying lease or rent
for the urban land they occupied and benefited froherefore, it is recommended for
the government to be uniform in its urban land éeaslicy regarding the use and benefit
rights of privately used urban land, whether pris-occupied or not.
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- To block the created room for land speculation esrduption, it is recommended that the
urban land leasehold policy remove the statememtiged under Article 24, sub Article
3lc, i.e., the right of the leaseholder to“5 %lod transfer lease value” by transferring the
land to a third party.
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