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Abstract

Particularly in the last two decades, there has laeelear recognition of the importance of urbardla
management in helping alleviate poverty in develgpmountries. Access to land and security of tenul
have been identified as two strategic prerequidibesthe provision of adequate shelter and for th
development of sustainable human settlements affebibth urban and rural areas. The contention ¢
this paper is that the deficiencies of the puldicd management system (especially the land altocati
process) have led to the evolution of informal lamarkets. This paper seeks to evaluate the institait
response options to land informalization in Ethaéwpicities. The study utilized the survey methoc
interviews with selected officials, and a reviewgdvernment and municipal documents to genera
empirical data. Sixty senior town and city offigalrawn across all regions of Ethiopia were enutadra
through the application of the Delphi method. Erngpirevidence was complemented by a study of te
cities and / towns drawn from Ethiopia. Regionapenences were analyzed using themparative
Studies frameworkContent analysis and the Statistical Package doiab Scientists (SPPS) were usec
to analyze qualitative and quantitative variablespectively. Data from independently drawn sample
was collated througmeta analysisResults suggest that a large but varying proportif Ethiopia’s
urban population is housed in unauthorized andemmksed settlements. A significant proportion ofwe
housing stock and / or land assets have been mwvidormally. Informal activities and practices as
they relate to urban land may be illegal or exégal but are not necessarily perceived as illegiteniy
the actors concerned. Major determinants of infditpnan this analysis include chronic poverty,
shortcomings associated with the social housingrarmmes, unrealistic urban land use regulations al
standards, bureaucratic tendencies as well asmiafldy itself. Institutional response options tceth
emerging informalization process from state an@ll@uithorities have taken a variety of forms. Ehes
have often ranged from laissez-faire and co-optat@ coercion. Irregardless of the response optic
adopted, the resultant scenario has often takerfdmos. On one hand it has resulted in isolatiod ar
resistance and on the other in partnerships, catparand mutual problem solving. The paper argue
that only the path that creates co-operation, pastnps and mutual problem solving is ideal in ihggpl
with land informality. Confrontation and disregardould breed antagonism and resistance. A
integrative strategy would however lead to negetlatbutcomes that will further assist land
administrators to create more options for mutuai.ga
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Introduction

Particularly in the last two decades, there has ledear recognition of the importance of urbarla
management in helping alleviate poverty in develgmountries. Access to land and security of tenure
have been identified as two strategic prerequisitethe provision of adequate shelter and for the
development of sustainable human settlements afebbth urban and rural areas (UNCHS 1996b,



Home and Lim, 2004, Adulai, 2006). It is also oreyvef breaking the vicious circle of poverty (Becke
et al., 1994, Cleaver and Schreiber, 1994; Worlikb2005; Abdulai, 2006Different governments
across the globe have shown some commitment togihognthe provision of an adequate supply of
land in the context of sustainable land-use pdigwh varying degrees of success. Approacheseto th
problem have always varied from one country tortéxt because of differences in national laws aord /
systems of tenure. The proliferation of irregulattlements in many cities of the developing world
reflects increasing disparities in the distributafrwealth and resources. Ensuring equitable adoess
land has always been a daunting task for many gaovents even though the majority of the obstacles
hampering access to land by the urban poor arestlofwious.

It is therefore not surprising how the issue hattinaed to be part of the international agenda (BISC
1996b). The NewDehli conference of 1996 dubbed &scto Land and Security of Tenure as
condition for sustainable shelter and Urban Devalept’ signaled an initial commitment by most
governments to address anomalies in land accessteamde systems. Since then government
committed themselves to the objective of “Prowvidiegal security of tenure and equal access totand
all people including women and those living in pdye(UNCHS 1996b paragraph 40).

Despite such efforts, the situation on the grouasl &lways pointed otherwise. The obtaining tremus c
the ground indicate deterioration in the tenurgéustand access to land for the poor (UNCHS, 2001
Public and private formal land delivery systemsenhtailed to cope with the needs of the urban poor.
One of the notable deficiencies of the formal laledivery system in urban areas of the developin
world has been (as argued earlier on), the emeygamd proliferation of informal elements. Inforngli
has manifested itself at various scales of the lmadagement system, including land acquisitiond lar
delivery process, land titling among others. Amangost of other symptoms of such deficiencies he
been the proliferation of illegal settlements ane tinprecedented rise of legal disputes assoomthd
land management issudsmpirical evidence drawn from Peru reveals thatjturney toward the lawful
acquisition of a plot of land is a long and confgsbne. Access to land, registration of land, aetirg
permission to develop the land, have often beere teonnsuming, unduly cumbersome and costly
Consequently the prevailing legal and administeatiiimate has often thwarted any meaningful effosts
the poor to access land assets. Peru’s legal addal@ministration environment is such that the @dation
process of state lands take about 43 months, ahé 1esult of 207 bureaucratic steps involvingl#grent
government offices (JanBaken. R and Linden, 1992).

Early reactions to urban informality were charaigtt by hostility. Upon the realization that
informality in most countries was there to stayréhhas been a shift of policies that seek to déal
urban informality. In terms of policy making, th@aj has shifted “...from hostility to acceptance,
restriction to tolerance, restraining émabling..” (Perera ). There is now a general consensus tt
capturing “...the benefits of harnessing the efficies of urban informality” (Roy and AlSayyad) can
result in a level of economic efficiency irresisilto entrepreneurial city governments. Governmards
increasingly encouraged to embrace, promote, amdnamodate informal activities in their urban
environments (Perera ). The term enablement in dhilysis requires or involves a free ride fol
governments epitomized in such self-help activeisegarbage collection, vigilantism, water provision
etc.

The paper seeks to review Ethiopia’s urban lanecpeesponses to informality. The paper is premise
on the following specific research objectives;
To determine the scale and magnitudenfdrmality in Ethiopia’s urban land delivery system
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To ascertain the challenges associated inftirmality in the land delivery process

To identify and evaluate the utility of each ingtibnal / policy response option adopted ir
dealing with the challenges wiformality in the land delivery process.

To identify an appropriatenstitutional mixof response options that will work for Ethiopia in
addressing challengesiaformality in the urban land management process.

Following this introduction | present an overview the materials and methods used in gatherin
empirical evidence. An overview of Ethiopia’s urbdand policy is then given in the next sectionsisTh
is followed by a review of the status of Ethiopitad delivery system vis avis informality. A rewief
institutional response options is given in the nexttion. The paper winds up by giving some of th
major concluding thoughts on the required policydifications as they relate to dealing with urbamda
informality in Ethiopian cities.

Materials and methods

The study utilized the survey method, interviewshvselected officials, and the review of governmer
and municipal documents to generate empirical datta from several independently drawn (bu
related) samples was utilized. The first major sengomprised of sixty senior town and city offigal
drawn across all regions of Ethiopia. Through thedpbi approach, a questionnaire was distributed b
only 51 were returned. The questionnaire survey w@wducted in January / February, 2009 and
exclusively focused on urban land and informalggues. The officials were conveniently drawn fron
government and local authority officials from varsocities and towns of Ethiopia. Thepanel of expert
enumerated came from about 18 cities and / or tdmggire 1). At least 70 % of the officials had mor
that 8 years of work in their various governmenpatéments and local authorities. Data gathered w:
complemented by individual research work conduatesi sample of 10 Ethiopian cities and or towns i
2008 / 09. The consolidation of these differentdiitys was achieved througimeta analysis.
Quantitative variables were analyzed through SPBi&wualitative variables were subjected to conter
analysis.

Figure 1: respondents profile by city / town (n=51)
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Urban land policy and the practice of land deliverysystem in Ethiopia

Land delivery systems in Ethiopia has undergon&éemiht land tenure systems. This has largely been
reflection of the prevailing land policy and landlding tenure systems of the country under differer
governance regimes. Notable examples include #eeHold land tenure system (pre-1975), public ctiett
permit system (1975-1992) and public lease holdesy51993 up to date). Besides, these there ace a
customary and informal land holding systems, wigicdcommonly known in Ethiopia and other developint
countries. The Monarchical feudal regime of Ethéopad a monopoly of political and economic power fo
centuries, including the monopoly of ownership arid, (both rural and urban) and other propertyds
after the emergency of the capitalist economy girtmeng of 20 century that, saw the middle classes o
starting to own land parcels by way of concessramfthe government or contracting from the propert
owners. At that time extensive areas of urban Emtinumerous houses were vested in the hands of

16 individual lords, aristocrats, loyal families antylin government officials. However, some intellet¢sua
and few emerging owners of capital managed to mmesplots of urban lands. All unused land wa:
presumed to be the property of the state. The nsbreamd feudal nobilities had the right to allocateeside
wherever they liked in any city. On the other hathé, urban poor or low-income groups were compdted
acquire land for their proprietors as a gift, tenygann heritance of family, and informal settlemégtgroup.
The bulk of the most productive land assets rendggime¢he hands of a few. The emergency and praliien

of early slum areas and the unprecedented risgbamypoverty can be traced back to the feudal ostmgiof
land (Abay T, 2005). It is now mostly acknowledgédt the urban poor in developing countries (Etigop
inclusive) have resorted to informal means of asiogsurban land (Marulanda L. and Stein berg, 1991)

Formal land delivery system in Ethiopia

The major formal land delivery system for residaintiousing and investment in Addis Ababa and olbigr
cities is through the lease mechanism. But in semaller towns it is on a rental bases. Land is laipu
property and an individual can enjoy only the ugétrof land under his/her possession. Thus, thansi¢o
acquire legally (formally) a plot of land for hongi development, and investment purpose is depermaent
the efficiency of lease policy application. Leas@gtamation No 272/2002, is the current active lav
regarding land provision, and indicates differeratyss how one can acquire a piece of land. Theseadacl
auction, negotiation, lottery system and througlaward system.

In 1994 new Ethiopian constitution was promulgat€de constitution retains state ownership of th
land. Article 40, sub-section 3 of the constitutsiates that land “is exclusively vested in theestand

in the peoples of Ethiopia. It further stipulatdsatt ‘land is a common property of the nations
Nationalities and Peoples of Ethiopia and shall Im@tsubject to sale or other means of exchange
While every Ethiopian citizen has the right to opmvate property (article 40, subsection 1 of the
constitution), the constitution does not providegavate ownership of land.

The land tenure system for urban areas is compsarey dealt with by the Urban Lands lease holding
Proclamation No. 172/2002. Land is allocated thiotige leasing system. While the leaseholder c
urban land is free to dispose off2 part or alllef interest by sale or other means of exchangdesisee
of public land is prohibited by law to sell the ¢hor enter into any contract that binds the lafthe
policy allows that the government can retain lapdded for public interest and individual holdings f
better development activities by paying compensatm owners for the properties located on suc
pieces of land.

The important dimensions of Ethiopia’s urban depeient policy as they relate to the land policy are;
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Allocating land in a sustainable way through tendegotiation and permit

Stabilizing the price of land and marketing of readperty.

Ensuring the equitable distribution of land to bttté rich and the poor

Facilitating mechanisms by which low income groaps allocated adequate land at reasonab
cost.

Facilitating efficient and sustainable deliveryland to investors engaged in the construction c
residential and commercial buildings for sale oitre

Creating a system for registration and marketingeafl property as well as issuance of title
deeds.

Ensuring that land is delivered for constructionresidential houses and that commercial use
have adequate provision of infrastructures.

Bringing economical uses of land for intended depeient works. (Urban development policy,
March, 2005)

The urban land policy gives priority to land alleed (in order of priority) to saving houses, socia
services, industry, micro and small business usbihs, residential houses, commercial organizatior
and recreational centers. The relationship betiaed and poverty is clearly articulated in Eth&pi
Plan for Accelerated and Sustained Developmenntb Boverty (PASDEP) policy document (2005/06
2009/10). Improved access to land, infrastructmea facilities is one of the four pillars of PASDHiat
is aimed at ending poverty. The other three piliactude,

Promoting urban - rural and urban — urban linkages

Support for Small and Micro Enterprise and job toea

Integrated housing development.
The symbiosis that exist between land, housing sumport for small and micro enterprise and jol
creation is obvious. Improved access to land bypber is therefore recognized as a key to endir
poverty, by the federal government of Ethiopia.

Urban land and informality in Ethiopian cities

The level and scale of informality associated ithiopia’s urban land policy has often been diffigu
to discern quantitatively. However a more quaNwtapproach based city / town officials perception
reveals that the most affected land use has besderdial, followed by commercial, industrial and
lastly recreation (figure 2). The major cause ofhsunformality has been the challenges or flaw
associated with the land administration processngnather factors that relate to historical landuten
systems and urbanization. Land administration i3 #malysis includes the functions involved in
regulating the development and use of the landhegatg revenue from the land (through sale, lease,
taxation, etc), and resolving conflicts concerrtimg ownership and use of the land. It is concebwd
with private and public lands and involves landleetent, land survey, land registration, land vatra
and assessment, land use control and managenfeastincture and utilities management.

Fig 2; Perceived level and scale of informalitydifferent land use categories (n=51)



@ High level informality

m Low level of informality

The nature and trends in informality tends to véngm one urban area to another. One way C
objectively measuring informality would be to loakthe proportion of land parcels that conformhte t
basic planning and building design regulations (&dh. Available statistics for many towns andesti
in Ethiopia are far from pleasing. In Masha towm &xample the number of registered plots ha
remained high (over 98 %) and has been on thebasgeen 2004 and 2007 although 2008 statistics &
encouraging (refer to table 1). In other smallewrte such as Abbiy Addi and Nekemte statistics o
unregistered parcels of land have however remalatively low.

Table 1: Compliance / noncompliance to requirethping and / or design standards in two sample
towns

Number of plots registered, parcels that have / havno site plans in Masha towh

Year 2004 2005 2006 2007
# of plots registered 1953 2001 2064 2101
Registered plots with site plan 39 27 31 15
Plots without site plan 1914 1074 2033 2086
% plots with site plan 2 1.3 1.5 0.7

% plots without site plan 98 98.7 98.5 99.3

Use of standard / accepted designs by sample homeners in Abarminch town / 2008 (n=341
home owners).

Design category No. of homeowners Proportion (%)
Standard / accepted design 160 46.1



Unaccepted / without standard design 181 53.1

Reasons for noncompliance by sample homeowners irb&minch town / 200 (n=181 home
owners)

Lack of financial resources prefer own design é@th
No. 145 16 20
% 80.1 8.8 11.1

Registered and unregistered land parcels / plots isample 3 towns / 2008

Nekemt&(n=15)
Abiy Addf®  Abiy Addf® Informal plots Mash# Mashd”

# of plots registered 1597 (77) 2136 (68) 4 (27) 1328 (74) 773(84)
# of plots unregistered 466 (23) 996 (32) 11 (73) 349 (26) 121(16)

Estimated loss in
revenue (birr) 603936 645408 ? ? ?

1 =Municipality of Masha. 2007.

2 = Abiy Addi Municipality, 2008: a = old occupatid registration; b = new allocation / obligatoggrstration.
3 = Based on informal settler survey, 2008

4 = Municipality of Masha (Finance Department), 208 = Residential land plots; b= Business landsplo

Related statistics in Arbarminch town show a re&lii high proportion of a sample 341 household
having structures without an acceptable design.isfdBaba, the capital of Ethiopia is home to aslea
30 % of illegal settlements (table 2) and the tréxad been worsening since 1988. The informalit
situation particularly in the housing sector hagrbeompounded by the failure by the formal lant
supply to meet unprecedented rise in demand farukdnd.

Table 2: Housing stock, squatter settlement exparend informality status in Addis Ababa

Housing stock in Addis Ababd

Units Percent
Formal sector housing 298000 46.5
Kebele rental housing 150000 23.4
lllegal housing (organized) 132000 20.6
Slums (Disorganized / illegal) 60000 9.4

Squatter settlement expansion in four former Wereda (1988 -1994)

Wereda 1988 — 1992 1992 — 1994 % age change
17 513 3000 485



19 700 3000 328
28/04 3637 4363 20
Total 4850 10363 114

Forms of squatter settlements in Kolfe Keranyo Subity, Addis Ababa (2004 / 05)

Forms of land acquisition Units Percent
Bought from farmers 78 52
Bought from informal sub dividers 42 28
Bought from former informal settlers 19 13
Granted by peasant association, vendors, specallator 11 7
Total 150 100
Monthly income status of informal settlers
Monthly income (birr) Number Percent
< 600 29 19
600 — 1040 65 42
> 1041 58 39
Total 150 100

1 = AAMPRO, 2000 EC
2 = ORAAMP, 2000 EC

3 = Kolfe Keranyo Subcity, 2008

Regression statistics between land supply and deénmaa sample of 5 cities show a less than perfe

correlation between land supply and demand (fi@)re
Figure 3. Relationship between residential land Bxednand Supply in a sample of figens
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NB: Data drawn from independent sample statistatbered during the period between 1994 to 2008.



The demise of the formal land supply has subsetjueetn the emergence of opportunistic an
informal of land supply tendencies. Many househdidse turned to the informal land markets ftc
compensate for the deficits of the formal land $yipparket. Rent seeking behavior has also beeh®n t
rise in the private market, with the bulk of prieafand suppliers resorting to speculative behavic
responsible hiking the value of land parcels (Té)le The deteriorating land supply situation iwng

and / or cities such as Adama, Yeka subcity of Addlbaba, Jimma, Bahir Dar, Debre Tabor, an
Nekemte have seen many getting the land from irdbreources such as buying from surroundin
farmers, occupation by force, allocation by rurabléle Administration among other means (Table 3).

Table3: Forms of land acquisition in selected siaed / or towns (2008)

Acquisition of land by sample informal settlers inAdama city / 2008 (n=75)

Kebele 03 Kebele 14 Total
Rural Kebele Adminstration 12 3 (10) 4 (5)
Buying from farmers 24 (53) 10 (33) 34 (45)
Buying from speculators 14 (31) 7 (23) 21 (28)
Gift from relatives 4(9) 6 (20) 10 (13)
Occupation by force 2 (4) 4 (13) 6 (8)

Acquisition of land by sample informal settlers inYeka subcity / 2008 (n=110)

Kebele 20,21
Kebele 19 Abada & Tafa Total
Rural Kebele Administration 1(2) 1(2) 2(2)
Buying from Peasants 19 (35) 10 (18) 29 (26)
Buying from speculators 21 (38) 29 (52) 50)(45
Inherited from parents 11 (20) 16 (28) 27)(24

Occupation by force 2(4) 2(2)

Acquisition of land by sample informal settlers inJimma city / 2008 (n=60)

No. %
Bought from speculators 17 28
Gift from / granted by relatives 14 23
Occupation through force 29 48

Acquisition of land by sample informal settlers inBahir Dar city / 2008 (n=186)

No. %
Bought from farmers 54 29
Bought from speculators 30 16
Inherited / Gift 20 11
Occupation by force 82 44

Acquisition of land by sample households in Debre dbor / 2008 (n=100)



No. %

Municipal allocation 49 49
Purchase from private individuals 31 31
Inheritance 14 14
Compensation 2 2
Gift 2 2
Other 2 2

Acquisition of land by sample households in Nekemte2008 (n=100)

No. %
Purchase of land / house 37 23
Inheritance 9 6
Gift 11 7
Municipal allocation 55 34
Other (Renting of gvt. or private house) 49 30

Urban informality and perceived ecological implicatons

The problem of informality as perceived by the parieexperts has had some ecological consequenct
Both the formal and informal housing sector occspgeme of the areas designated as ecologica
sensitive areas. The perceived extent of occupatidfood prone areas by both formal and informa
housing (figure 3a) and formal and informal businélsgure 3b) is portrayed in figure 3. The mos
affected sectors are the informal business seciditize informal housing sector. Never the less,eson
few cities and or towns formal housing and businesstors are occupying these flood prone are:
including other ecologically sensitive areas susha@t lands and hilltops. The perceived proportio
occupying structures prone to hazards in the hgusimd business sectors of various urban loc:
authorities is no pleasing either. Here the mofcséfd sector was perceived to be informal housir
(Figure 4).
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Figure 3. Perceived extent of occupation of flooahe areas by the; (N= 51).
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Figure 4. Perceived extent to which informal sebimnseholds are occupying structures prone to
disasters (N = 51).
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Major determinants of informality

The major cause of informality has been the failbyemany to get access to land assets. Speci
challenges are multifarious and their relative gigance varies from region to region and from one
local authority to the other (Table 4). One of thieibiting factors is that the poor have a low pogity

to save and hence a low propensity to borrow mdray lending institutions. This situation has alsc
been compounded by the increases in inflation $2vidle general inflation rates in the a single fiear
period for instance reached 12.1% in which peak® wegistered during 2006/07 (17.85) and 2003/0
(15%). Both food and nonfood items contributed talgathe increase in inflation (figure 5). Regarding
the general price indices at regional level du20§6 / 07, the highest inflation rate was recoroed
Oromia (19.8 %), Amhara (18.8 %), Addis Ababa (1®&) SNNP (17. 6%) and Tigray (9.9 %) which
accounted for 95.9 % of the country wide ConsuRréce Index (Ministry of Finance and Economic
Development, 2006 / 07).

The cost of borrowing money has also been on & following the interest liberalization at thedeof
1992 (Proclamation no. 29/1992; NBE, 1992b, 199494b). Empirical evidence from elsewhere
reveal that the dominant strategy for financing flee poor is own savings. This is seen as a po
strategy in a country where the marginal propertsitsave is low (Teshome Mulat, 1994). Mituki, 199¢
reports that the second most important financeafoy investment in Ethiopia after own savings i
formal financial institutions. Lack of collateragéurity by the poor and high interest rates renti@ss
option unviable. In addition to high collateral vegments, other well known problems with banks
include, long times and in some cases lack of genassessments of assets by some bank officials.
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Table 4:Summary of major determinants / cause of informaliy in a sample of 5 cities and / or towns in ethiopi

City / town

Addis Ababa
(Bole subcity)

Yeka subcity

Adama city
(n=75)

Jimma city
(n=60)

Leading cause(s)

- The poor lack the ability to pay for the landhét
minimum required deposit.

- There is no conscious effort by town and city
officials to target the poor

- increased rural urban migration resulting in
increased demand for land versus limited supply
- Inhibitive house rentals

- Restrictive leasing system

- increasing levels of poverty

- Bad governance and corruption-

- Shortage of land

- high land values

- Increasing levels of poverty, unemployment and
underemployment

- Inefficient land administration procedures

- High cost of building materials

- Local authorities have limited capacity to deyelo
and deliver adequate supplies of land to the poor.
- Unwarranted delays and inefficient land delivery
process.

- poor land administration procedures

- Increase in the number of illegal land transfers

- increased demand for land owing to increased ri
— urban migration.

- high cost of building materials

- Increased rent seeking behavior

- Weak law enforcement mechanisms

- Unaffordable rentals

- delays in the land delivery process and a gelyerz
inefficient land administration process.

- poverty, unemployment and underemployment

Second

- Lack of transparency in service delivery
- Increasing cases of land related corrupt
- Increase in speculative behavior leadin
to higher prices of land.

- Over emphasis on land for investment
rather than for housing the poor.

- local authorities lack financial capacity t
service and pay compensation for acquire
land.

- Most land allocation procedure based ol
the bidding system which favours the mos
affluent.

- existing standards requirements are still
too high for the chronically poor.

- weak law enforcement mechanisms

-High cost of building materials
-Bureaucratic tendencies resulting in slow
land delivery procedures.

- the inability of the poor to afford
minimum land assets.

- The poor have no collateral security to
borrow money from financial lending
institutions.

- Excessive regulation and standards

- illegal purchases of land

- No explicit assessment procedures in
qualifying beneficiaries

- The desirer to obtain large parcels of lar

Third

- the poor are less active / not
engaged in the land delivery
process.

- Land delivery system biased
towards the educated and
government employees.

- Unclear land boundaries
- Inconsistent policies towards
dealing with informal settlers.

-Corruption by city officials
and land speculators.

- Weak administrative control
mechanisms.

- local authorities lack
adequate capacity to develop
and deliver land.
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Bahir dar

Ambo town
(n=200)

- Limited land supply

-Required standards are still too high for the
chronically poor.

- Lengthy formal land delivery system

- High house rentals

- low household income and inability by the poor t
save

-Lack of collateral security by the poor limititigeir
ability to borrow money from financial institutions
- low savings.

- high cost of land

- limited supply of land

- inefficient land delivery process and cumbersom
procedures involved.

- high prices of land in the formal market

- absence of affordable housing

- High cost of building materials

- lack of clear legal directives on informal
land transfers.

-inappropriate land delivery policies.

- municipality providing small pieces of
land

-Local authorities have limited
financial capacity to

compensate for acquired land.

Lack of transparency and
accountability in the land
administration process.
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Fig 5: Country Consumer price Index 2005/06-200 6

Source: Ministry of finance and economic developgn{2e06/07)

Information systems as they relate to the land etadte generally inadequate. This
problem has been compounded by a slow computenzatiocess as well as the shortage
of skilled manpower. Despite their strategic positin the land market, the potential role
of local governments has not been fully realizetleil efforts have been stifled by
limited financial resources. Most local authoritds not have capacity generate revenue
and where a meaningful revenue base exists thectioth mechanism has often been
weak. Their limited financial muscle has seen nmfsthem continuously relying on
government funding. Consequently acquiring mored ldar allocation as well as
servicing has been difficult. Land supply has assult always lagged behind demand.
Bureaucratic tendencies, shortage of manpoweruptbon by some officials, alleged
nepotism and the absence of an adequate informayistem are other factors that have
rendered efforts by local governments in the lamdket inadequate.

Procedures relating to access to land, registratrah permission to develop have been
dismissed by some officials as time consuming adawed. This has largely been

attributed to bureaucratic procedures that arelweeband alleged corruption activities

by some officials. The majority of the sampled atls (68.96%) acknowledged having

witnessed anomalies in the land delivery systemly @rsmall proportion (31.04%) had

not witnessed problems with the land delivery syste their respective regions.

Limited public participation in planning and urbaervices has been one of the most
crucial constraints in the effectiveness of pobciend programmes relating to land
delivery. The poor have not been taking an acible in the land delivery process. Their
role has largely remained passive. Currently, thkeam poor are viewed as land
beneficiaries as opposed to active stakeholdetiseidand administration process. Lack
of participation by the chronically poor was idéeti as one of the major factors
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hindering the urban poor from accessing land. Nmsdl authorities do not have explicit

mechanisms for engaging the poor in the land deliygocess. Where institutional

arrangements for popular involvement exist, therpae usually unable to use these
effectively because they lack viable political argation.

The existing institutional arrangements have nanbeesponsive enough to deal with
land allocation disputes. The majority (70%) of th@mpled officials dismissed the
institutional setup for dealing with land disputes ineffective. A weak monitoring and
evaluation system in urban areas is another sagmifi institutional constraint. Federal
government agencies, public enterprises and urbeal Igovernments lack adequate
capacity to suggest timely corrective actions teuea access to land by all. In all the
sampled regions, it is reported that land is beyidfinancial reach of the urban poor,
and is thus monopolized by the relatively bettémgobups.

Institutional response options adopted

The challenges posed by informality in the landwéey system have been dealt with in
different ways by various urban local bodies acrBfisiopia. This analysis will only
focus on institutional response options. Four sgobups of response options can be
discerned (Table 6). No action in this analysierefto a situation where the concerned
bodies consciously or unconsciously ignore the lerab of informality either due to lack
of capacity to tackle the problem or failure toageize the existence of the problem in
terms of its scale, intensity and severity. Allnfgr of refusal to interfere, and practices
that allow people to do as they wish fall into tb&éegory. We shall later refer to such a
response option akissez — faire approachBulldozing is defined as all forms of
coercive actions targeted at destroying illegallyitbphysical structures. It also extends
to include all legal and or non legal measures rthatlt in the forceful eviction of illegal
land owners. The use of law and courts refers & application of law enforcement
mechanism in dealing with land disputes. This alseers lawful measures that result in
the relocation of illegal land occupies. The bullithy strategy and the use of law and the
courts imply some element of fighting and can hammarized agoercion strategiesThe
negotiation strategy refers to all collaborativioe$ that seek to bring all affected parties
to the drawing board so that they can solve theiblems in a mutual manner. Such an
accommodative approach seek to engage and / optcallostakeholders and shall later
be referred to aso-optationmeasures.

Table 6: Response options employed / all samplemagstates (n=51)

Proportion of respondents identifying the
frequently employed response optidns

Response option s 2 3 4"
No action 37.3 (19) 7.8 (4) 29.4(15) 25.5(13)
Bulldozing 21.6 (11) 27.5 (14) 33.3(17) 17.6 (9)
Law and the courts 17.6 (9) 35.3 (18) 19.6 (10) .5314)
Negotiatiori 33.3 (17) 19.6 (10) 29.4 (15) 17.6 (9)
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Standard deviation 476 5.97 2.99 2.63

Most frequently used response option in each cegil staté

Neg. No act. No act. Bull. Neg. Law.

Empirical data from table 6 shows that the majoatysampled Ethiopian cities have
relied more on laissez faire approaches followeddgrcion rather than co-optation in
dealing with issues of informality in urban landheTexpected utility approactwas
employed to evaluate the widely used response mgfiio a sample of cities in various
regional states. Results show that coercion has beelied in two regional states of
Oromia and Tigray. A laissez faire approach hagelgrbeen applied in select cities and
towns of Amhara and Harar. Addis ababa and SNNF aken a co-optation stance to
challenges of informality.

An evaluation of institutional response options talealing with land informality
The goal achievement matrix (GAM) tool was usedvaluate the perceived
performance of each identified response optionuReare portrayed in figure 7.

Fig 7: Perceived performance of response options adoptesl

GAM results indicate that bothissez faireandcoercionresponse options have not been
effective enough in dealing with challenges posgdirtiormality. Cooptation on the
other hand has been viewed as the only strategy rédsilts in mutual solutions.
Unfortunately results on the ground that indicatieat most towns and cities have
resorted to coercion bothissez faireandcoercionresponse options. For example details
in table 8 shows that all the 5 sampled urban dradsat some point resorted to coercive
strategies through eviction or demolition of illégauctures or the uses of courts. Where
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resources have been inadequate, no action hagdlesanas with the case with the city of
Bahir Dar. The ineffectiveness of the two widelybgd response options has often dealt
a blow to the poor who constitute the majoritylafge who aspire to own a piece of land.
Land registration as a strategy has not workedsigeece of informal settlers, selling off
their properties and occupying new illegal landifis in a number towns and cities. The
failure of land registration has been acknowledgganany (West, 2000; Tanner, 2002;
Abdulai, 2006).

Dealing with urban informality: A synthesis of analysis

A proactive way of dealing with challenges of infality is required and a systematic
and intelligent way of doing so would be to adopt@re collaborative approach. Such an
approach would however require that land admirtistsago through a three step process
The proposed three stage process starts of withietwgnition that urban informality
exists and that it operates in a known legal, golmd institutional environment.
Resigning to the fate of these external factors dfisn is the case with most land
management initiatives in Ethiopia) would not assik is important for land
administrators to take a constructive stance osetlddmensions. This would entail an
appreciation of the fact the legal, policy anditngbnal dimensions are not necessarily
impediments, but rather constitute a containeruppsert of any process taking shape
within their fortresses. The next stepaigareness and identificatiohcharacterize this
as a deliberatsearch and examine exercisehe ultimate objective of this conscious
exercise is to come up with an inventory of the anagnd minor determinants of
informality and the challenges likely to be encawatd in dealing with such
impediments.

The resultant audit would then lassessedbor its significance to the land management
process. Three possible impact scenarios are ‘featef‘positive effect’ and ‘negative
effect’. It is important as well to document thealsc of influence by quantifying the
magnitude of effect. This would give land admirasbrs a clear picture as to what to
expect from the legal, policy and institutional éinsions of informality. This exercise
alone would facilitate the prioritization of pos&itactions to take and would put the land
administrator in a better position to determine wheebe proactive / anticipatory, to take
remedial action or to be reactive.

Why cooptation?

Having taken stock of the various dimensions ofarland informality land management
practitioners would then need to intelligently res@ to issues that crop up during the
land management process. Experience from sampiena states in Ethiopia has

revealed three possible response options (Figure 8)

Whatever response option is adopted the resultamiasio for dealing with informality in
the land management process takes either of tlwvialy two forms;

Isolation and resistance

Partnerships, cooperation, and mutual problem sglvi
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The path that creates co-operation, partnershipsnantual problem solving is ideal
(Carlsson L., and Berkes F., 2005; Natckeal, 2005). Confrontation and disregard
would breed antagonism and resistance from affegteties. Some practical symptoms
of this include threats, destructive criticism odndl policies, manipulation and
development of regressive climates in collaboratheetings and non action. Negotiated
outcomes are often a characteristic of accommaglatirategies. Land managers should
adopt an integrative strategy that would at allenensure collaboration with the major
actors of land management. Such integration usbafigds negotiated outcomes that are
characterized by constructive criticisms, progressinegotiation climates, good
attendance in meetings, action. Such a stancepatsootes joint outcomes and will
often assist the land management practitionerdatermore options for mutual gain.

Among the three possible response options (1) a@jdcompete / confront and (3)
accommodate, experience drawn from elsewhere hasnskthat ignoring urban land
informality issues as they crop up is a more diitracoption as it is less taxing and less
controversial. This however leads to sterile larmhagement processes and the common
manifestations of this is the complete breakdowthefland management process itself.

When issues and concerns are swept under the ctrpgtwould often resurface in later
stages of the land management process. This ngrmi@ates an unwarranted demand
for attention that breeds inconveniences at varstages of the land management process
(Perera, 1994; AlSayyad, 2000). This would forcedlananagement practitioners to
engage into a damage control kind of an exercise.

Active and open fighting is the next attractivep@sse option. Such a confrontational
approach is geared towards subduing the route saidfishe problem. The usual objective
is to try by all means necessary to smoothen tinaitefor land management. Experience
has shown that this often breeds tangible restlsast in the short term. Unfortunately
the land management process is often long and dirtlycan not be facilitated by such
temporary and insufficient strategies. They arendaio resurface at any one stages of the
land management process, leading to new battles gogsible diversion of resources to
sort out these complications. The land managementeps itself should thrive on
relationship building processes at every stagét figgm the acquisition of land through
to land servicing, issuance of title deeds and toadng, evaluation and reflection.
Adopting a competitive strategy would not resultimelationship building process. The
major outcome of such a strategy is always a wse-Igituation. What is however
required is win-win situation that can only be fedghrough a negotiation process.
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Table 5: A snippet of institutional response optios adopted by a sample of 5 cities and / or towns dperceived performances

City / town

Addis ababa / bole subcity
/ Yeka subcity / Kofle
subcity

Adama city

Jimma city

Bahir Dar

Ambo town

Masha town

Response option (s)

- bulldozing / demolition of illegal structure
- use of law and the courts to ensure
compliance

- Engagement of self help and religious
organization in providing minimum
standards in illegal settlements.

- Demolition of illegal structures (carried
3751 demolitions within a single 5 year
period).

- Regularization of informal land /
formalization of security of tenure
(implemented in Kebele 3).

- Eviction

- Demolition of illegal structures

- Legalization of squatter settlements

- Threat of eviction

- Threat of eviction

- Eviction

- Demolition of illegal structures (up-scale
in 1995 in Kebeles 11 and 13).

- no action

- demolition of illegal structures
(Demolished1050 housing units)

- litigation / mediation by the municipality
- Use of law and the courts (between the
period August 1/ 1997 and May 10/2000E
412 land related cases were filed in court

Perceived performance and / or challenges

- A single campaign launched in Yeka subcity in4&€C
costed the authorities an equivalent of 78 736 birr

- 13440 illegal houses in Addis Ababa have beenatishred.
- The demolition attracted resistants and angemantioe
affected.

- The demolished structures were soon replacedesy fones.
- Regularization resulted in more informality.

- Regularization of squatter settlements attranotede
informal settlers.

- Because the demolition of illegal structuresasaone
consistently, affected families tend to re-asserabl start all
over again.

- Eviction in some cases led to social and politstdfe.

- Not evaluated and therefore not known.

- Has not brought desired results

- Use of law and courts not effective. Of the 4a8ecfiled
only 22.5% were settled.

- Delays in other parts of the judiciary proceediagig
challenge.
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Fig 8: Response options to urban land informaifit§thiopia
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Negotiation is by no means the best response aopfitee principal result of the
negotiation process is consensus or compromiseen\itie legal, policy or institutional
environment is posing a threat to the land allacatgprocess, the key is to shift the
situation to a win-win scenario even if it appedite a win-lose. Adopting the
cooptation process does not however mean those sithéegies are irrelevant. They still
remain relevant of they are considered as valualdénatives through a collaborative
process. Figure 9 shows the relative importancergihukence of each identified response
option.
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Cooptation is therefore by no means the best uttital response option that is likely to
yield sustainable solutions in dealing with the ptewm problems of informality in the
urban land management process.

Conclusion

Just like many other developing countries, Ethigpiand management process has not
been immune to the growing phenomenon of urbanrnmédity. Empirical data form the
study has shown that urban informality in the landnagement process is plural and
characterized by multiple linkages. Not only doekave to be explicitly recognized by
land management practitioners, but it has to b@omrded to as well. Its multiple
dimensions affect the content, process and outcamhebe land allocation process.
Accordingly, the land management process has frekintelligently to this framework

Fig 9: Influence and importance matrix for gaugihg value and effectiveness of
institutional response options.

right from situation analysis through to land deyshent, land allocation, land

registration or titling to monitoring and evaluatioThe best way of responding to
informality has been identified as a negotiatiorcooptation process as this would result
in forging cooperation and partnerships that arealidfor dealing with associated

challenges.
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