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1.1 GENERAL 

CHAPTER I 

INTRODUCTION 

Development can be regarded as efficient utilization of resources for the welfare of present 

and future generations of human beings. It is the well-guided and well-plarll1ed use of 

physical resource base, which can fonn the stable base for progressive and sustainable socio­

economic edifice. The maxim applies equally to rural as well as urban areas. No doubt the 

fonnulation and implementation of the plans need adequately strong financial bases, which is 

more tme of urban areas. In urban areas most easily and immediately approached source of 

revenue is the tax on land/house (propeliy tax), which can be better assessed and maximized 

by knowing tIle patticulars of the occupants of land parcels. This can be achieved only when 

the owners/users/occupants registrations are properly maintained. Not only this, the 

registration system becomes a permanent record for registering any change in its status, 

ownership, zonality, valuation, amenities, etc., and hence the ever changing taxation, the 

immediate and primary source of revenue. 

Cadastre is refereed as parcel based land infol111ation system. The principal function of 

cadastre is the provision of information concerning location, ownership, value, and use. In 

other words cadastre provides the information component of latld registration. Hence, it is the 

process where by various rights in defined units of land are officially recorded (Larsson 1990 

(c)). A more detailed definition of cadastre can be obtained in the following statement of 

Mabogunje: 
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"A cadastre is an official public record usually maintained to register the ownership 
rights of land in a given jurisdiction, state or country. For each parcel of land, the 

cadastre records location, physical description, value, any improvement 011 the parcel, 
all persons with some rights to the parcel (occupancy, ownership, rights of way, etc .. .) 

as well as the exact nature of these rights. A cadastre often goes hand in hand with a 
cadastre map, wh ich shows the legal property framework of an area, including 

property boundaries, administrative boundaries, legal road corridors, parcel 
identifiers, some times the area of each parcel, etc. Because of these details, cadastre 

maps are usually produced on a large scale. "(Mabogunje, 1992,26) 

Eventhough, at the beginning cadastral system was created and used for some sOli of taxation 

of land, currently land registration has developed well beyond the singular purpose. Now 

days, cadastre and cadastral maps are the most important instruments for effective and 

efficient management of urban lands. Moreover, technological development in this area, 

especially as Geographic Infol111ation System (GIS) and Land Infol111ation System (LIS) 

which use high-tech have made possible the production of sufficiently accurate maps and data 

bases that can, in tUl11, be used for land registration, propeliy taxation and urban planning 

process (Amoff, 1989, Li M. , 1993 and Parker, 1988). 

l!1 Africa very few countries have a cadastral mapping system for 1110St of their cities due, 

. arl'ly to the financial, institutional and technological constraints. Most of the time, 

pru11 

nunents in developing countries do not readily understand problems related to the 11011-

crOve 
" 

. t nce of cadastral system, which in urban areas of many African countries is reflected in 

eJ{ls e 



the ineffective land policy, poor land managements, etc, resulting in, among others, the 

problems of revenue collection, co-ordination of different agencies, etc. 

Most of the city administrations (municipalities) in the developing world are finding it 

difficult to cope with registering process of land transactions and rapidly changing pattems of 

land uses associated with accelerated urban growths. As a result, a number of other problems, 

such as inab ility of cities to increase their revenue base, distortions in the urban land market 

and delays in the implementation of urban development projects emerge. So, creating an up­

to-date and efficient cadastre can do much to alleviate these and other related problems. 

Cadastral mapping and land registration systems, either in traditional or modem fom1s, are 

said to be almost non-existent in most of the developing countries and same is true of 

Ethiopia. Here, although map-making teclmology has a long history, cadastre as a system is 

almost non-existent even now. Eventhough, there was a sporadic effort to establish a 

cadastral system some time ago in Addis Ababa, as it is not updated since long, it is ahnost 

non-existent as a system at present. It was Emperor Minilik who issued a decree that brought 

legislation to initiate the country's first cadastral survey in Addis Ababa in 1909 (Pankhrust, 

1966). Thus, landowners were to be given a certificate referred as "yrrist woraqat" or "rist" 

paper to be written in Amharic and French, with a map showing the boundaries of the land 

(see Figure No. I) . Though, the municipality was having a cadastral section for many years, 

its task was limited to assessing and valuation of land and building for propeJty taxes in a 

sporadic way rather than maintaining the cadastre. 



At present the urban land use system in our urban centers is becoming more and more 

dynamic. Moreover, most of the urban centers with their current organizational structure and 

man power conditions, are unable to cope with the fi"equency of land transactions and the 

rapidly changing patterns of land uses associated with their accelerated growth. 

1.2 THE STUDY AREA AND THE PROBLEM 

The town of Nazreth in its present form was established in 1909 after the advent of Ethio­

Djibuti railway and remained the "Awraja" capital until 1987. From 1987 to 1993 it served as 

the capital of the then East Shewa Administrative Region. It is now the capital of East Shewa 

Zone in the Oromia National Regional State. 

Nazreth is among the fast growing urban centers in the country. The town has attractive 

potentials that contributed for its accelerated growth (to be discussed in detail on the 

forthcoming sections). According to the infornlation obtained from the Department of 

Planning and Economic Development of the Zone and the Municipality, the number of 

investors in different sectors such as, construction, hotels, small scale industries, etc, is 

growing from time to time. For instance, land allocated through lease arrangement shows the 

development of these activities in the town. Accordingly about 81 investors obtained land 

through lease to catTY out the above mentioned activities. 

Due to the general factor of the city ward movement of population in the country as a whole 

and Nazreth in particular during the recent and coming decades, land use problems and 



provisions of amenities are likely to aggravate with time. Hence, in the case of Nazreth the 

expansion of the town is becoming irregular, uncontrolled and often resulting in creation of 

slums. This might be attributed to the absence of a good cadastre system with all the required 

information. 

The major problems in Nazreth attributable to the non-existent or non-functional cadastre or 

land registration are many, but some are mentioned here as: 

~ The amount of revenue collected from property tax is very low as compared to other 

sources of revenue, for example there are only 10,500 legally recognized property 

owners who are paying taxes. Even fi·om these recognized owners there are 

considerable numbers who do not pay tax. While, the percentage distribution of local 

tax share of this resource along with property transfer tax in total revenue of most of 

the cities in developing countries are very significant (Bahl, Roy & J. Linn, 1992). 

~ The sales of the houses and fee for application for registration are not treated 

properly, thus encouraging illegal procedures of transactions. 

~ Significant proportions (estimated at >30%) of the inhabitants do not have title or 

certificate of ownership to thei r property. 

~ Land disputes do not get quick and legal solution. 

~ In the town squatter settlements or illegal constmctions are Il1creas1l1g very 

alarmingly. It is estimated that out of the total housing stock of the town about 24% 

are squatters. 



~ Planning and implementing development projects is highly affected by lack of 

sufficient information and resource especially financial. 

Thus, the most important step to be taken by the Municipality, in order to have an efficient 

and workable land management system, is to introduce cadastral system, so as to have an 

accurate property record and related information concerning land. This has CUtTently infi.tsed 

interest among different institutions like Municipality ofNazreth, Bureau of Works and Urban 

Development of Oromia Region and Urban Development Support Service (UDSS). The 

establishment of this system in Nazareth can serve as a guide or useful input for further 

development of cadastral activities in other urban centers of the country. 

1.3 OBJECTIVE 

Land is the base for evety human activity. For an economical, efficient and proper utilization 

of this resource, cadastral system, which offers up-to-date information regarding land and 

building, is vital. The anticipated problems resulting from the absence of or inefficient land 

related information in urban centers particularly in Nazreth called the attention of the author 

of this study. To achieve thi s end the first step will be to examine the status of such system in 

historical perspective. It will be fo llowed by the assessment of the evolution, use and role of 

cadastral system and review of the present techno logical achievements that have direct impact 

on the speed, accuracy and efficiency of the system which is important in itself and essential 

as a basis for better understanding of the level of the system at present and its prospects in the 

future . It will also consist the indication of the necessary measures and steps to be undertaken 

by the city administration or the Municipality to accomplish the plan. Thus, in line with the 



general background to the problem and the main objective, the following are the specific 

objectives of the research: 

~ Describe the hi storica l evolution and level of cadastre and related matters at the 

global, national and ci ty (Nazreth) level and describe how the current system operates 

in the town. 

~ To identifY and di scuss essential elements that the current system is lacking and 

illustrate problems faced as a result of non-existence or non-functioning of cadastral 

system. 

~ Review the amount of revenue the Municipality generates from property tax (land 

and building), evaluate its performance in exploiting the potentials and identify major 

factors related to land management prohibiting the maximization of revenue from this 

source. 

~ To evaluate the current assessment and valuation procedures and methods of land 

and buildings. 

~ To identify major components and suggest strategies appropriate for land 

registration/cadastral system essential for the successful implementation 111 short, 

medium and long-term periods in the future. 

~ To describe the essential elements of the system that needs further eCOnOlTIlC 

analysis. 

1 



1.4 METHODOLOGY AND LIMITATIONS OF THE PAPER 

Both primary and secondary sources are used to generate data for thi s research. The primary 

data is collected with the help of structured questionnaires administered to selected residents 

of the town. In order to obtain a representative sample of all registered legal land and house 

owners in Nazreth a list of these owners was obtained from the Municipality. Due to time 

constraint and other related problems only 108 owners (1 %) were randomly selected from this 

list and finally it was possible to interview 105 owners. A questionnaire schedule containing 

three sections of closed and open-ended questions was administered. The schedule sought to 

find out, among other things; information on the ownership of land, land related activities, 

condition of buildings, property taxation, people's opinion on matters related to land 

management, etc., (see Amlex A for the contents of the questioill1aire). 

The secondary data co llection constituted extensive survey of literature from different sources 

including books, seminar papers and academic journal s. Moreover, interviews with the 

concerned experts and authorities were conducted with the help of checklist questions 

prepared earlier (see Amlex A for the contents of the check list questions). In addition to this 

various fonnal and infonnal discussions were held with experts in the field of urban plal111ing 

and land management. 

Lack or absence of data related to land was the major obstacle to this study. Specially, the 

Municipality either does not posses the data or even if it ex ists, it is not organized or arranged 

in such a way that one can easi ly extract the data needed. Similarly, other zonal offices such 



as Planning and Economic Development Department collect and make available data only at 

Zonal and Woreda level where it was difficult to separate data pertinent to urban level. This 

might be the result of the overall development policy of the country that gives little attention 

to urban development. 

1.5 ORGANIZATION OF THE PAPER The structure of the paper is as follows: Section or chapter I deals with the introduction. 

Chapter n provides a literature review about the evolution and development of cadastre and 

the CUlTent advancement of the system along with the development of land registration and 

mapping in Ethiopia. In chapter III a back ground about the study area will be treated. 

Chapter IV will be concerned with describing the current land management system and 

identifying what is lacking in the system. After treating the major aspects in the proposal for 

an improved cadastral system in chapter V, the paper is concluded by giving concluding 

remarks and recommendations for the realization of cadastral activities in the town ofNazreth. 
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CHAPTER II 

LITERATURE REVIEW 

2.1 HISTORICAL DEVELOPMENT OF CADASTRE 

2.1.1 EARLY DEVELOPMENT 

Larson (1 990 (a)) identifi ed two basic reasons for the initiation of the cadastre (land 

registration) system: the in terest of the owners/users of a unit of land to get publicity or to 

have a document to establi sh hi s credentials in regard to his specific property and the 

interest fi'om the government side to know the units of land liable for taxation or other 

services, dues and fees. H cnce, these were the two basic foundations for the development 

of the present day cadastre whi ch must have started at a different point of times in different 

parts of the world , depending on the stage of civilization, but surely at the early stages of 

their human development. However, at the beginning this as mainly to prohibit the 

possibility of selling or tra nsferring land to two different clients. Thus, since then some 

procedures were required to be fulfi ll ed to make public the sale and purchase ofland. For 

instance, the following quotation [rom the Holly Bible shows some of the procedures and 

indicate bow earl y land transfer procedures started to be practiced. 

"J proceeded to bllY ji-OI1l Hall 'a. mel the son of my paternal uncle the field that 

was in All 'ath oth alld paid hilll the price. Th en J wrote in a deed and affixed the 

seal. After that I took the deed of purchase, the one sealed according to the 

cOl1ll17alldlll elll alld the regulations, and the One left open; and then J gave the deed 

a/purchase /0 !Jar 'lIch the SOli of Ne.riah the son of Mah.seiah' before the eyes of 

Hall 'a . lIIel and before eyes of the witnesses ... " (Jer 32:9, 10, 11 & 12). 



Different countri es were having different traditions or system of making public the facts 

related to land as arc found in Assyrian- Babylonian and Egyptian sources. In all these 

countries, however, the transfer had to take place in the presence of witnesses in order to 

have validity (Larsson, 1990 (a)). Similarly, Osterberg (1990) indicated that in ancient 

Nordic laws too there were articl es requiring transactions of land to be 31Ulounced at the 

popular court witnessed or confirmed by twenty individuals. Mabogunje (1992) also 

indicates the exi stence of the same situation in the primitive tribes, especially in Africa, 

where historica l ev idences show that land transfers were taking place in the presence of the 

tribes chiefs and e lders. 

Likewise, there is al so an early evidence sUPP0l1ed by the picture of surveyors at work on 

some of the tombs in ancient Egypt, showing that there was land recording procedure for 

the purpose of taxat ion (Larsson , 1990 (a)). The Romans also were surveying the 

territories under their control, to keep traek of land holdings and claims of land. In the 

words ofF. Dale and D. McLaughlin (1988), modem land taxation records could be traced 

back to the tax mapping of the Italian provinces between 1720 and 1723. The Austrians, 

who carried out a cadastral survey between 1785 and 1789, also followed this experience. 

As per li terature it appea rs that the activity of cadastre as a modem and systematic way 

emerged in Europe, especiall y France, where Napoleon I ordered the survey of more than 

100 million parcels, their class ification by soi l fertility level and evaluation of their 

producti vity, to establish the famous French cadastre by 1807. The dominating position of 

France during thi s period iniluenced some countries to follow the French cadastre model 

of fiscal cadastre . Though, the French cadastre was considered as the mother in Anglo-
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was valued in terms of its agricultural potential and hence, farmers were instructed to grow 

appropriate crops. 

Modern cadastre in it s current application is said to be new to many of the present day so 

called developing cou lltr ies . However, as indicated by Henssen (1990 (b)) there are three 

main points that make cadastr e a necessity to countries without any system of modern land 

registration. These are: 

> The major source of litigation in the courts of countries without cadastral system 

is land di sputes, thus land reg istration is vital to reduce these disputes; 

> Tax revenue collected hom property is often a major source of income, therefore 

to make an equitable and fa ir allocation and collection of property tax cadastral 

registration is important; and 

> Activiti es sllch as urban and regional plmming, and compilation of statistics, 

requi re land registration system. 

2.2 LAND REGISTRATION, CADASTRE, TAXATION, CADASTRAL 

SURVEYING AND MAPPING 

2.2.1 LAND REGISTRATION AND CADASTRE 

Every land admini stration system should include some SOli of land registration, which 

most of the time is a process for recording rights on land. Hence, land registration 

provides safe and cert ain foundation of the acquisition, enjoyment and disposal ofrights in 

land (EeE, 1996). It is a public register, which is used to record the existence of deeds or 

title documents. F.Da le and D. McLaughlin (1988) further elaborated this, when 

di scussi ng lega l ri ghts of lanel, identifi ed three methods of recording or registration. These 



are: private cOllveyall cillg, in which the records and transfers of land are handled by 

private arrangements; Regislralioll of deeds, in which copies of such records are 

maintained by officials or by state; and Registration of title to land, where a state 

organization main tains the records of land ownership. 

Cadastre is based either on the land parce l that is areas delineated by ownership (legal 

cadastre); or on the taxab le area of land (fiscal cadastre), which records infonnation 

necessary for levying taxes; or areas defined by land use rather by land ownership , which 

was the case in man y fo rmer sociali st countries. Therefore, cadastre may support either 

records of property ri ghts, or the taxation of land, or the recording of land use. At present 

there is a relatively new development in this fi eld, that is a cadastre is multipurpose, 

incorporating in one source, the legal and fi scal cadastre data plus infom1ation on land 

uses, infrastructure, bui ldings, so il and other relevant factors such as the level, quality and 

quantity of municipa l serviccs (ECE, 1996). On the other hand, the same source 

emphasizes on the idea that land registration can not operate effectively without cadastre, 

and that a cadastre needs to be complete to function as a system, whi le land registration is 

not necessaril y complete. Cadastre is similar to land registration in that it also contains a 

set of records about land. Si milarly, most literatures agree on the idea that both land 

registration and cadastre must operate with in a strict legal framework. 

2.2.2 PROPERTY TAXATION, ASSESSMENT AND VALUATION 

Cadastral information is necessary because land appraisal must be based on Cllll"ent, 

complete and accurate cadastral maps that show boundaries, areas, building type, 

construction materi a l, etc. As it was di scussed earli er one of the objectives of cadastre, 



especially of that of fi scal, is for taxation purpose which was practiced since the early 

times. 

According to F.Dal e and D. McLaughlin (1988), the hi story of taxation on land could be 

traced back to the early agricultural settlements along the Tigris, Euplu'ates and Ni le 

Rivers. The tax duri ng this period was to be collected from all that cu ltivated lands 

because, it was assumed that all lands belonged to the king. The Greeks and the Romans 

also were using land records for taxation purposes in the early times. Further emphasizing 

on the idea that land had been entirely owned or belonged to the crown in the early times, 

Paul N. Balchi n and et. a!. (1988) reveled that individuals and private institutions were 

paying taxes on la nd for the fac t that they owned rights to use land. 

Rural land valuation depends, among other things, on topography, nature of soil, proximity 

to source of water, etc, whi le va luation of urban lands depend on area, site location, land 

use, proximity to services, etc. The values can be expressed in several ways such as 

market value, income value and potential value. As to F.Dale and D. McLaughlin (1988), 

valuation is usuall y deri ved from the market price, expressed as either a capital sum or a 

potential income. 

However, assessed va lue, that is the value used to determine the property tax, is usually 

not the same as market va lue. Moreover, because of administrative deficiencies in 

estimating assessed va lues d iffe rent countri es give different meaning to this term, some of 

them mentioned by Shenkel ( 1992) , are just value, fair value, true and fair value, normal 

value, sound value, or econom ic value, as used by different authors. 



propeliy tax admi nistration . In cities such as Bogota, Bombay, and Nairobi property tax 

assessment is freel y admin istered at the local level , whi le in cities such as Lusaka, Manila, 

and Seoul it is regulated by higher level of govenU11ent. Regarding the detemlination of 

tax rates, in all the above-mentioned cities, it is regulated by higher level of government 

(Bahl and Linn, 1992). 

2.2.3 TYPES OF CADASTRE 

The quantity, breadth and details of the data to be included in cadastre vary depending on 

its uses. For examp le, as (Catherine F. and Patrick Mc A., 1992), stated "within Europe, 

the modern cadastre serves mostly taxation purpose, while in much of the English­

speaking world the cadastral activities have been directed at protecting property rights". 

This ind icates that the major use of a cadastre system is for taxation and proof of 

ownership. Depending 011 their use, type and quantity and quality of data, cadastres can be 

divided into three types: fiscal, lega l and multipurpose cadastre (Fagerstrom, 1990). 

a) Fiscal Cadastre 

A record of informat ion necessary for levying property taxes, including location and value 

of parce l. Often, the information is not as precise as that required for a legal cadastre. 

Frequently, the occupant of the parcel is identified for tax purpose, and no effort is made 

to determine the legal owner. Governments need income, which generally is generated 

through some sort of taxes. One major resource in a country that can be taxed is land and 

land related properti es. Land taxation cal ls for some sort of valuation of the land, because 

land and land based properties have value, since it provides amenities and satisfaction of 

living, as in the case of resi dence, services, in the production of goods, such as 
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manufacturing plants and income in the form of rents or loans (Fagerstrom, 1990). Thus, 

a fi scal cadastre must inc lude enough infonnation to calculate a value using celtain 

valuation methods. 

For the operation of fi scal cadastre, F.Dale and D. McLaughlin (1988) proposed three 

major steps to be undertaken such as discovering and identifying all parcels that are to be 

valued, classify ing and deterll1ini ng the va lue of each parcel, and identifying the person or 

persons who pay the taxes because those who pay may not necessarily own the property. 

A fiscal cadastre is therefore, very ill1portant for an urban settlement to manage its own 

affairs on self-reli ant bas is. This is to clarify that apart from providing urban managers 

with information 011 the city's assets, it provides the amount of revenue to be generated 

which is critical to raise necessa ry bonds and get loans in the financial market to develop 

and enhance the quality of infrastructure services. 

b) Legal Cadastre 

Legal cadastre is a register identi fy ing the legal owner and precise boundaries of each land 

parcel. Establishing a legal cadastre requires both fixing parcel boundaries through 

surveying and mapping, and fi xing legal ri ghts, which may invo lve negotiations among 

involved parti es and a jud icial determ ination of ownership (AdjUdication). In other words 

the legal cadstre deals with ri ghts to use land. These rights can be ownership to land, 

which usually mcans the ri ght to use land for some pUlpose in accordance with the 

legislation. They can al so be based on customary rights and divided in different assets. 

The ri ght can be SOll1e sort of leasehold. The possessor of the right can be an individual , a 

group of individuals, a COll1 ll1une, etc. 



The right to land is regi stered in the land registry, which also registers changes or 

transactions of ri gh ts concerl1Jng la nd. In order to prove who owns the right to any 

particular area of land, it is necessary to investi gate the title, which is an evidence of a 

person 's right to property (F.Dale and D. McLaughlin, 1988). This recording system has 

to be up to date, in other words mechanisms should be devised as how to capture every 

change in the rights to use the parcel or changes of the boundaries of the parcel. 

c) Multipurpose Cadastre 

A relatively new development that incorporates, at one source, the data concerning the 

legal and fi sca l cadast re along wi th information on land use, infrastructure, buildings, so il 

and other factors. Each parcel must be assigned a unique identifier, so that all the 

informati on can be related to the same plot. According to Li (1993), it was after the 

Second World War that the term ' multipurpose cadastre' appeared as a manual fOl1l11 of 

LIS, with a wider range of land related information containing records of not only land 

ownership, title and the natura l features, but also man made under ground and overhead 

construction (e.g. pipelines and cables). 

The development of soc iety cal ls for in fo rmation on land use for development planning 

and environmental protection. The basic information needed for such activities can be 

found from the legal or fisca l cadastres where they are already kept up to date by 

concerned organizations. Instead of creating special information system for planning 

purpose it has in many cases proved favorable to develop the cadastre into a multipurpose 

cadastre. The development of the computer technology has made such a development 

possible. An efficient and comprehensive cadastre and land registration system of this 

type, according to Larsson (l990 (cll can: 

12 



" 

which are concerned with the di scovery, recording, and presentation of spatially referenced 

data. 

Ground survey methods were in ex istence, where cadastral surveys started on a large scale 

in western cou ntr ies. Ground survey techniques use both graphical and a numerical 

method that is Ilumerical data can always be plotted on a map in graphical form . Ground 

survey is always necessary because setting out is a process, which can be done only by the 

use of thi s technique. These ground surveys were composed of chain or steel tape 

measurements (when blocks were regular) and graphical method, plane tables and 

tachometers (when blocks were irregular). Later on the use of aerial photos have widely 

increased the poss ibility of speeding up the operation. Alternating with ground survey, 

this method was norma ll y used in many European countries (Larsson, 1990 (c». 

Generally it is accepted that, the establishment and maintenance of the fundamental 

geodetic networks is the res ponsib ility of national surveying and mapping organizations 

(Brook, 1990). He further noted that triangulation, or a combination of triangulation, 

tilateration and traversi ng methods should be used. Traditionally, a firs t order network 

with points 50-80 kll1 s apart in some cases up to 100 kms, is estab lished. These networks 

are latter to be intensifi ed by estab li shing networks of second, third and fourth order 

points. 

The fundamental data obtai ned from cadastre can further fo rm a nucleus for establishing 

an integrated information system of a great value for pub lic activ ities of different kinds. 

Fortunately, the modcrn technologies of computer assisted land information system (LIS) 



is needed. Moreover, cadastral system and land registration without cadastral survey and 

cadastral map will be incomplete. 

The Ethiopian Mapping Agency (EMA) was created as a small drafting section under the 

Ministry of Education in 1954, for the purpose of mainly preparing geographical books, 

maps and atlases for schools. Since then the institution has passed tlu·ough several stages 

of organizatio nal and technologica l developments and finally named as Ethiopian 

Mapping Authority (EMA, 1998) 

There are different types of maps such as political, physical , geo logical, meteoro logical, 

ethnological , etc, produced by EMA. It is obvious that a topographic map is the base fo r 

all these types of maps. The first ex tensive mapping activity was started in 1956. For the 

Blue Ni le Ri ver Basi n investigation project, aerial photography on 1 :50,000 scale was 

undertaken, which covered an area of about 300,000 lan' between 1957- 196 1. In 1963 , 

the work on I :250,000 scale map was started , which was completed in 1972 (EMA, 1998). 

Large-scale aerial photographs ranging from I :8,000 to 1 :20,000 covering major towns are 

also available, which are used fo r large-scale mapping and other development studies. The 

request fo r large-sca le map ping on scale such as 1 :2,000, 1 :5,000, etc, is increasing from 

year to year by development organ izations for town planning, irrigation projects, 

agricultural developments, mineral identification and explo itation projects (EMA, 1998). 

The Mini stry of Works and Orban Development requests for large-scale maps for 

preparation of master plans for the tow ns. Accordingly maps on scale 1 :2,000, 1:2,5000, 



1 :5,000 and 1: 1 0, 1 000 are produced for the Ministry. The following table shows the 

number of urban centers covered by topographic maps on different scales. 

Table No.1 The Topograph ic Map Scales, the Number of Urban Centers and the Number 

of Sheets Used to Preparethe maps 

No Topographic map sca le Number of urban centers No. of sheets used to 

produce the maps 

1 1:1 ,000 1 2 

2 1:2,000 130 166 1 

3 1 :2,500 69 284 

4 1:5,000 24 53 

5 110,000 13 19 

Total 237 15 19 

Source: EMA, 1998 . 

The total num ber of urban centers fo r which large-scale maps were already prepared are 

196 in the country. But as some urban centers have large-scale maps on two or three even 

in four different scales at the same time, the total number of urban centers on the table is 

237. The same source indicate that la rge-scale maps were started to be produced in the 

1960s. Accordingly in the 1960s 17 towns were covered while in the 1970s the coverage 

was 85 and for 1980s and 1990s it was 31 and 43 respectively. Here, it is worth to 

mention that there are about 15 large-sca le maps for some urban centers whose production 

dates are unknown. The data shows us that about 45% of the maps were produced in the 

1970s. 



2.4 DEVELOPMENT AND LEVEL OF URBAN CADASTRE IN 

ETHIOPIA 

2.4.1 THE EXPERIENCE OF ADDIS ABABA IN CADASTRE 

According to Pankhrust (1966), trad itional land measurement had been initiated at Gonder 

in the late seventeenth century. The same author confirms that, measurements were not 

initiated elsewhere un til the time of Menilek Ii , who ordered the recording of land for the 

purpose of identifying the ownership and different land tenure types in Shewa. This 

measurement system, inspi te of its shOlicomings was introduced in other parts of the 

country during Melli lie's Era. 

During the reign of Haile Selassic J the Ministry of Land Reform and Administration was 

engaged in registering and measurement of ru ral land in collaboration with the Ethiopian 

Mapping Agency, until 1974. The purpose of the registration was to: practice cadastral 

survey, create the system of free hold tenure, register individual title to land, and institute 

land sale (Hoben, 1973). 

Eventhough, there was a sporadi c effort to register urban land, the experience of instituting 

a systematic cadastre in almost all cities of the country was very insignificant, except the 

famous Add is Ababa cadastre. As indicated by Panklmlst (1966), it was Menilek II, who 

signed the country' s first Proclamat ion related to urban lands at the end of 1907, which 

brought legislation stating a change in ownership of the city's land. This decree with 32 

articles prov ided, among others, procedures for the sale and registration of land with all 

the necessary lega l and tecllJlica l aspects to be fulfilled for the sale and registration of land 

holdings; procedures of taxation by the government; issuance of a certificate for purchase, 



fixing transfer tax ; system of land purchase by foreigners; etc. (For the detail of the 

contents of the decree refer Annex B) 

It was decreed at the same time that on providing the proof/evidence that the land was 

'rist' or private property, a contract of acquisition from the former (,rist owner) or a decree 

of gift from the Emperor or the church, the land owner was to be provided a certificate 

referred to as "yerist waraqet" Ol" "rist" paper to be written in AInharic and French, with a 

map showing the boundaries of the land. AI1 example of the sample certificate of the time 

is shown in Figure 1. At the beginning, eventhough the decree ordered every body to 

register his land anc! receive certificate, the majority did not respond positively. Therefore, 

by late October 1921, the government issued a notice calling on those who had not 

registered their lanel s to do so, otherwise without a certificate they can not sell, change, 

and mortgage their lands (Baheru, 1986). As a result by 1935 the registration have been 

more or less completed and a total of 45 ,000 certificates were issued (Baheru, 1986). 

Among the incenti ves to owners of land to register, Pankhurst (1961), cited the policy of 

the Bank of Abyssinia, which had given priority of mortgages only for a unit ofland that is 

registered or with ti tle. 
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Thus, the cadastre in Addi s Ababa was started by a French company around that year, but 

remained without maintenance. A cadastre and cadastral map unless otherwise constantly 

up dated looses valid ity. That is what happened in the case of Addis Ababa. Actually 

cadastre of Addis Aba ba is non-existent. Therefore, under the city administration of Addis 

Ababa, currently there is an on going project starting from 1994 with its main purpose of 

preparing a mUltipurpose cadastre. The main purpose of the project could be categorizes 

into three main parts, which are: 

i) Statistical Information 

In thi s section all the necessa ry statistica l data are gathered such as, number and 

demographi c characteri stics fOI· each household member, land tenure type, type and 

condition of a house, wishes of the inhabitants, infrastructural situation, house tenure, etc. 

ii) Graphic Data 

It refers to the convers ion of some of the stati stical data and others in the form of graphic 

representation especially maps. Mostly it includes the preparation of cadastral maps with 

different techniques (land use map, infrastracturalmaps, etc) . 

iii) Combination of stati stica l and graphic data using GIS technology 

It has been said that in GIS it is possible to integrate graphical data with statistical data. In 

other words this aspect is most ex pected outcome of the project, which is essential for 

cadastre map and cadastra l roster. 
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CHAPTER III 

BACKGROUND OF THE TOWN OF NAZARETH 

3.1 HISTORICAL EVOLUTION 

The town ofNazreth is located in the central part of East Shewa Zone (Figure 2). As it is 

the case with most of the southern parts of the country, the King of Shewa, Menilik II 

locates it with in the areas newly incorporated in late 19th century. This process of 

expansion was believed to necessitate the establi shment of military bases, on the outskirts 

for which Nazareth was considered as one ofthe appropriate locations. It was the presence 

ofthis base, which gave impetus to the growth of the town in later years . 

The town of Nazreth, in its present form came into being in 1909, after the appearance of 

the Ethio-Djibouti railway (NUPI, 1995). The same source indicates that the first railway 

station was established at the ou tskirts of the town's CUlTent boundary, at a place named 

"Aroge Adama", to the west of present site, which served for about nineteen years that is 

until 1927/28 . Later on, the present suitab le area was chosen probably because ofa major 

train accident associated with the location of the previous station. There are some people 

who beli eve that the railway line was forced to follow this route, which had been serving 

as one of the trade route, cOlUlccting the central part with the eastem part of the country. 

Elders from the town confirm that the first name of the town, "Adama" is believed to have 

originated from an Oromo word "Adami" meaning cactus, showing the abundance of this 

tree in the area. Emperor Haile Sellassie renamed the town as Nazreth in 1944/45 during 

his 
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official visit to the tow n. At present, Eventhough it has not yet become conunon to the 

population, officials at the regional, zonal and local levels use the name Adama instead of 

Nazreth. 

The town started to develop around the new station especially down towards the south 

direction from year to year. However, significant expansion was registered during the 

Italian occupation (1 937-40) and it reached up to the Addis Ababa-Harm· road, enabling it 

to take the advantage of using both the railway and the road cOimections. The foundation 

and development of the present town of Nazareth, therefore, in one way or another, are 

very much related to the coming up of the Franco-Ethiopian railway and the construction 

of road to Harar, Arsi, and later to Assab (NUPI, 1995) 

The Italians are be li eved to have taken advantage of the location of the town in many ways 

such as a center to collect va rio us types of food grains from the surrounding m·eas, a center 

for administrative purposes, a st rategic military base, etc. For these locational advantages 

of the town, they concentrated on infrasructural development like building roads, 

introducing the use o f te lephone, telegraph, and radio messages that connect the town with 

other centers and provincial capital s. Thus, the Italians have contributed a lot to the 

development of economic infrastructures, which are believed to be the backbones of urban 

growth. 

The town continued to pl ay an important role in the ad ministrative as we ll as economic 

aspects even after the Itali an period. Earlier, it had been serving as the headquarters of 

'Awraja: ' Woreda' and 'Mikitel Woreda ' of 'Yererna Keryu: 'Adama' and 'Chore ' 



Figure No3 Administrative O/viston of Nazareth 
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3.2.2 CLIMATE 

As it is true for most parts of the country, altitude has an indispensable influence on 

climatic conditions cspecia ll y on temperature and rainfall. Since most parts of East Shewa 

lie in the 'Kola' and ' Woinadega' climatic zones, it experiences higher temperature and 

lower rainfall. 

3.2.2.1 RAIN FALL AND HUMIDITY 

Calculated as based on the records of 39 years period that is from 1952 to 1991 , the mean 

annual precipitation at Nazareth is 822.5 mm (NUPI, 1995). The same source indicates 

that more than 70% of the mean arll1ual rainfa ll occurs in the four rainy months (June­

September), with max imu m monthly mean values reaching more than 200 mm. Some 

additional rain (20%) occu rs in the months of March, April and May. Very small amount 

occurs in the remain ing dry season months, with values of mean monthly rainfall reaching 

as low as 10 111m. Si mil ar ly, based on the average annual relative humidity of near by 

selected stations, the average an nual humidity for Nazreth is estimated to be 55% (NUPI, 

1995). 

3.2.2.2 TEMPERATURE AND WIND 

Nazreth lies in sub-h umid tropical zone with an average mean annual temperature of21° c. 

On the other hand the peri od of long rainfall mostly coincides with that of higher monthly 

mean temperature, which favors high evapotranspiration in the area. The prevailing wind 

direction is from East West. Data (1977-1 994) from the anemometer placed 22 km away 

from Nazreth (Melkasa Agricult ural Research Center), at the height of 1m recorded a wind 

speed of 81ll/s, while nt the height of 2m recorded a wind speed of 10m/s (AMTD, 1997). 



peasants. The pract ice of i Ilega I sal es of roadside lands by peasants has further fueled the 

boundary conflict. The current master plan has proposed to limit the development of the 

town along the major roads and utili ze the open space within the existing town's 

boundary. One of the obj ecti ves of the proposal is al so to control the linear expansion of 

the town, which con sequently may resolve the urban-rural conflict and insure a balanced 

growth by way o f a planned urbanization promotion. However, the master plan also 

indicates some preconditions, which help to convert this plan in to reality. These include 

among others: the constructi on and management of proper flood drainage schemes, 

solving the current shortage of potable water and constmcting new roads and improving 

the existing ones so that all urbanized areas of tile town would be connected and served. 

3.2.4 LAND USE 

3.2.4.1 PRESENT LAND USE 

The development of Nazrelh on a relatively fl at surface is believed to have encouraged the 

present rectangular gridiro n fra mework road system, which dominates the entire urban 

morphology. These gridiron street patterns made the town to be known as "a town of 

Azurit" indicati ng its con fus ing nature to new comers. Eventhough, some residents relate 

this rectangul ar gri d iron as a preference of plarming schemes by the colonizers Italians, 

NUPI (1995), traces the plan of Nazreth as having its roots in the master plan prepared by 

the Ministry ofInterior in 197 1. Indeed, as a result of this framework most of the areas in 

the town enjoy access ib ili ty, have defined blocks and easy urban mobility. 

The major land uses of the town include res idential, service, manufacturing and storage, 

administrative, commercial areas , etc . According to the land use classification and 



estimates ofNUPl (1995), res identi al, service and manufacturing and storage are the major 

land uses in the city. 

The residenti al areas could be catego ri zed into pure and mixed residence areas. The 

houses along main roads are used for residences along with commerce, etc. The area 

under residence covers 556 hecta res lying 1110stly in 'Kebeles' 10,11 and 12. The 

populati on di stribution indicates higher densi ties in Kebele 19, 06 and 07, i.e. 730, 710 

and 669 persons/hectare respecti vely. Services stand next to the residential uses in tenns of 

areal coverage (25 7.4 hectares). The main components of services as per classification of 

NUPI include areas covered by education, health social and cultural activities, etc. 

Manufacturing establi shments and sto rages are scattered through out the town, hence there 

is hardly any block which can be identified under this category. However, the statistical 

records show that there are ten public sector large and medium scale indu~Lri"s , 182 

privately owned man ufacturing industri es and more than 61 stores in Nazreth town. 

Generally the area occupied by these activities is estimated to be 152 hectares. The areal 

distribution of vari ous land use types of present and proposed activities can be observed 

from Table No.3. 

3.2.4.2 FUTURE LAND USE 

The 1995 Master Pl an of the town has tried to propose a new land use scheme for different 

purposes. This proposed land use pattern was based on the forecas ted and projected 

activities of the town. Moreover, it aims at solving the ever-increasing land-use 

incompatibility prob lem o f the town. For this purpose, the population of the town to exist 

at the end of the pl anni ng peri od (2010) was projected and estimated to be 296,225. 



Table No.3 The Land Usc Pattern of Nazareth Town in 1995 and Proposed Land Use for 

2010. 

No Description of la nd-use Area (ha) % From the Rank Area (ha) 
R 

Type (l 995) Total Area (2010) a 

n 

k 

I Residential 556 43.14 1 1119.06 

2 Administration 9 0.70 9 77.57 8 

3 Commerce and Trade 7 1.2 5.52 5 132.44 6 

4 Service 257.4 19.97 2 519.88 3 

5 Manufacturing and Storage 152 11.79 3 446.47 4 

6 Transportation 30.4* 2.36 7 439.5 8 5 

7 Recreation 19 1.47 8 62.02 9 

8 Agri culture 18 1.40 10 82.47 7 

9 Forest/Tree 32 2.48 6 619.37 2 

10 Special Function 143.8 11.16 4 32.97 1 

0 

Total 1288.8 100 3531.83 

Source: NUPI ( 1995). 

Note: * does not include :nea covered by road. 

Accordingly the size of land to accommodate this amount of people especially for 

residentia l purpose, which wil l continue to be the major land consuming activity, is 

estimated to be 111 9.06 hectares (see Table No.3). 



Moreover, thi s new proposal gave priorities or emphasis on activities such as forest/tree, 

services and manu fact uri ng and storage, which need to be provided with more land at the 

end of the planning period than other land uses. Similarly, major reduction of area is 

proposed on the la nd area currently categorized as special hmction (used by the military) 

from its size of 143.8 to 33 hectares. 

3.3 POPULA n ON 

3.3.1 PRESENT POPULATION AND SOME DEMOGRAPHIC 

CHARACTERISTICS 

The Population and Housing Census carried out in 1984 had indicated that the popUlation 

of the town was 77,23 7. At the same time based on this census, in 1989 the population of 

the town was estimated to be 94,184. On the other hand, the result of the second 

Population and HOlls ing Census of the country (1994), showed the population to be 

127,842. According to the projection of NUPI (1995), with a medium variant, the 

population of Nazreth in the Year 2000 is 179,669 people. Estimates of the total 

population ofNazreth lown in different years by CSA are presented below. 



Table No.4 Populati on ofNazreth Town 

Year (E.C) Population 

1950 37583 

1960 45589 

1970 66341 

1975 75000 

1982 108232 

1986 127842 

1991 163533 

Source: NUPI, 1995 and CSA, 1999. 

% ofIncrement 

21.3 

45.5 

13 

44.3 

18 

28 

The figures on the above tab le, on the average, cOITespond to a net increase of abont 1438 

persons per year over the 1950-1970 E.C. and 4628 persons per year over the 1970-1991 

B.C. period. The CSA 1984 census result report reveled that the net migration rate for the 

town was found to be 2.22 percent per year. Thus, Nazreth has been the major center of 

attraction for rural urban and urban-urban migrants. Accordingly, the CSA (1996), repOli 

based on the resu lts of the 1994 census had estimated that about 53 percent of the total 

population in the town were immigrants. 

The age composition of Nazreth's population shows a higher concentration (63.5%) in the 

age group 15-64, which is the range of economically active population. This implies a 

relatively lower dependency rat io 0.6 than the general feature in developing countries; i.e. 

every 100 of the labour force has to support 60 additional persons (CSA, 1996). The 

following table shows the age composition of the town in a broader age group. 



3.4 ECONOMY 

People in Adama wereda are main ly engaged in agriculture, industry, service and trade 

activities. Likewise, people with in the boundary of the town make their livelihood on 

different activiti es, such as industri al (both formal and informa l) , agricultural, trade, 

service, etc. Accordi ng to a study of investment potential of the town conducted by 

AMTD (1997) , commerce and transport, account 34.4%; manufacturing and construction, 

13.1 %; agriculture, 3.3% and, finance, administration and services respectively account for 

34.4 %, 13.1 %, 3.3 %, and 49.3% of the employment in the town. Moreover, a large 

number of economic activities are carried out by sizable number of people in Nazreth, 

which go unrecorded in the official account (info!111al sector). For instance, the CSA 

(1997) data indicates that there were about 12,109 people employed in informal sector. 

This accounts fo r onl y 30 % ofthe total employment. 

3.4.1 AGRICULTURE 

Considerable numbers of people undertake various types of agricultural practices with in 

the town' s bound,lry to sup port their livelihood. Privately owned small-scale dairy 

production activi ties and beef cattle fattening are the major undertakings in this regard. 

The town is suitable place especially for fattening activities. Among major factors that 

contributed for its suitab ility are the following: 

~ Its location, which serves as a market outlet; 

~ Availabil ity of concentrated animal feed (by- products of agroindustries); 

~ Possibili ty of securing roughage feed from the surrounding rural areas; 

~ Its nearness and accessibility to places [Tom where li ve animals to be fattened 

are bought ; and 



> It's favorable climatic conditions. 

Having these in mind and appreciating the economic contribution of this activity, the new 

master plan has proposed new alternative and additional sites out side the ex isting built-up 

areas. 

3.4.2 MAN UFACTURING 

Because of its historical and strategic location, Nazreth town has developed as one of the 

areas of hi ghest industri al concentration in the country. This is mostly attributed to the 

locational advantage of the town. Among, other major favorable conditions for 

industri ali zation in the town the fo llowing could be mentioned: 

> Avai labili ty of some raw material s; 

> Avai labilit y of hyd ro electric power; 

> Good road conncction and railway line faci litati ng transportation of goods; and 

> Availabili ty ofdi fferent services. 

Due to the above mentioncd factors and re lative ly conducive envirolID1ent for the private 

investment, the number of privately owned manufacturing enterprises are increasing. For 

example, data from P lanning and Economic Development Department of East Shewa 

shows that, before 1980 B.C. the number of such estabiislID1ents (including small scale) in 

the zone were 187 and in 1989 B.C. thi s fi gure has grown to 484. Since the concentration 

of industries in Nazreth town is obvious both pre and post 1980s, the growth rates of 

industrial establishmcnts arc assu med to be greater than the zonal average. 



~ Social and cultura l servi ces (education, health, social and cultural centers, 

recreation, ctc.); 

~ Utilities (water supply, electrici ty, telephone, postal services, transportation, 

etc.); and 

~ Other services such as garages, meta l and wood work, different repair shops, etc. 

The service secto r plays a signi ficant role in absorbing the fast growing urban labour force 

besides its contribution to the overall economy of the town. Likewise, the service sector in 

Nazreth town has a signi [icant share in the total employment. The following table shows 

the share 0 f the service secto r employment in the town. 

Table No. 7 Summarv of Establishments and Their Employment contribution 

Category or No. of No. of Persons %share 

services Es ta b li s h men ts Engaged Establishment Employment 

Formal sector 301 2 9542 24.6 44.1 

Informal sector 9245 12110 75.4 55.9 

Total 12257 21652 100 100 

Source: Compi led and calculated fro m CSA's 1996 sample survey on informal sector, distributive 

and service sector. 

In the formal service scctor, according to CSA's sample survey of 1996, the total 

employment in that year was 9542, of which wholesale, retail and service constituted 

10.4%,35.3% and 54 .3% respectively. 



3.5 INFRASTRUCTURE 

3.5.1 PHYSICAL AND ECONOMIC INFRASTRUCTURE 

a) Transportation and Co mmll nication 

Passenger and freight transport services are avai lable from Nazreth to places such as Addis 

Ababa, Debre zeit , Assela, Welenchiti, Wonji and Dire Dawa. The bus terminal is located 

adjacent to 'Ginb Gebeya' and the freight terminal along the Assela road. The town also 

enjoys the service of both passenger and freight train transportation, since the Addis 

Ababa-Dijbuti rail way line passes through the Northern part with its station in kebele 04. 

Regarding the quality 01' intet'nal road system of the town, generally the roads are 

classified in to three types, i.e. asphalt roads having the length of 30.3 km, gravel with 

16.6 km and moterab le uns urfaced with 26.0 km. Similarly, data from the municipality 

reveals that there are about five fuel stations, more than 16 garages and related workshops 

scattered along the main roads. 

Nazreth has a digi ta l te lephone servIce with 4086 lines in 1997. There is a digital 

automatic telephone project with the objective of enhancing the telephone capacity to 

10,000 lines (AMTD, 1997), The town also has a regular postal service with a post office 

having 2300 boxes , out of which only 2178 are rented. The postal service includes letter 

service, parcel del ivery, ex press mai l service (EMS), money order service, sell of post 

cards, sell of revenue sta t11Jls and distribution of newspapers. 

b) Commercial an d T r ade Services 

Hotels bars and restaurants are the dominant cot11mercial activities in Nazreth. There are , 

three open t11arkets; Gi111b Gebya' being the main open market. There were a total of 4496 

licensed traders in ! 997 (Al'vITD, 1997). 



b) Health 

There are one hospi tal, one health center, one malaria contro l center, thirteen clinics, six 

pharmacies and fo urteen ru ral drug vendors. Except the hosp ital, health center and the 

malaria control center, which are govenUllent owned all health institutions are privately 

owned. However, the zone ' s Department of Heal th revels that there are a number of 

pharmacies and cl inics operati ng in the town without any license. 

c) Social and Cultu ra l Ceu ters 

Seven Coptic Churches, three Mosques, three other Denomination Churches and one 

Catholic Monastery ,l re fo und scattered through out the town. In addition to one Moslem 

cemetery, there are five large cemeteri es in the town. Among other social and cultural 

centers the followin g are the major ones: 

> One cinema hall ; 

> One town wi de assembly hall and many kebele assembly halls; 

> One reh abi lita ti on organization; 

> One public square; 

> One stadi um ; 

> Various uni ons, associations and cooperatives centers; and 

> One publi c parle 

The locations of some o f the major services or activities in the town are shown on Figure 

4. 



d) Municipal service 

Among those servi ces class ified under the municipality, the fo llowing are the main ones in 

Nazareth town: 

~ The management and operation of an abattoir; 

~ The collecti on and disposal of both li quid and so lid wastes, as well as the 

management 0 r the disposal sites; 

~ The operation offi re brigade; 

~ The management of market places; 

:» Street lighting, ane! 

:» Plantation and protecti on of road side trees and flowers. 



Figure 4 Map Indicating The Location of Major Land Uses 
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CHAPTER IV 

DESCRIPTION AND ANALYSIS OF PRESENT LAND 

MANAGEMENT (CADASTER) SYSTEM IN NAZARETH 

4.1 LAND TENURE AND REGISTRATION 

4.1.1 LAND TENURE 

As it is the case with the towns in Ethiopia, all urban land is under public ownership in the 

town of Nazreth al so. This system was introduced by proclamation No. 47 of 1975, which 

nationali zed all urban la nd and extra houses in all urban centers of the country without any 

compensation. Eventhough, private ownersh ip of urban house was not completely 

abolished, an indi vidual could no longer own more than a single dwelling. The right to 

lease, sell or rent land is also prohibited. A person is enti tled only to user's right or right 

of occupancy of land . The situation in Nazreth is not different from this general rule 

governing all urban centers of the country. 

Currently too, in accordance with the new economIc policy of the country and the 

constitution, urban land remains under the control of the government. Proclamation No. 

80 of 1993 issued a decree stating that all urban land is to be governed by the lease policy. 

The main objective or thi s po li cy rests in the interest to correct the previous government' s 

urban land policy, which does not fit with the present policy of market economy policy at 

present. Bence, with the lease po li cy the possibility of changi ng the concept of 

considering land as val ueless and non-marketable item seemed feasible. According to the 

above mentioned Proclamation , except lands previous ly utilized for building dwelling 

houses, all urban lands sha ll be governed by lease system. Even when these previous 



dwelling houses are transferred to another person in any manner other than inheritance, 

wi ll enter into a lease hold ing system. Similarly, under articl e 15 of the proclamation 

transitory provisions are g iven as to how previous holdings used other than for dwelling 

purposes obtai n lease ho lding titl e and pay the lease price. However, in almost all urban 

centers including Addis Ababa the provisions of thi s Proclamation specially for old 

occupations seems di ffi cult to app ly. Therefore, previous holdi ngs whether they are used 

for residential or business purpose are continuing to be administered under the regulations 

of urban land ho lding existent before the enactement of this new Proclamation. In addition 

to this, even fo r new grants of land, what is being practiced currently in many of the urban 

centers in the country seems a "selective" lease ho ld policy. In other words, urban land for 

business purpose all110st in all urban centers where lease is being practiced including 

Nazreth, is granted through lease hold arrangements, while land for residential purpose (a 

determined maximum plot, in the case of Nazreth 200 m' ) is granted free from lc::ase. 

According to the info l"lllat ion obtained fro m the Municipali ty, there are a total of 10,500 

Property owners admin istered under previous urban land regulations that is free from lease 

hold, who pay land and building tax accordingly (see Table No.8 for the detail of thi s 

registration). However, only some of these propeliy owners have a celiificate as an 

evidence to the owncrship of their ho ldings. The majority have both a certificate and 

taxation receipts as ev icl ences of ownership. The result of the survey conducted showed 

that 68.57 % of the intervicwed owners have a certificate as well as taxation receipts where 

as 23.81 % has only taxation receipts. Similarly 7.62 % of the interviewed owners could 

not present any orthe tIVO, hence, are considered wi thout evidence. It should also be clear 

that there are considerable nu mbers of inhabitants that are not recognized by the 



Municipality, especi all y those earlier residents who were granted or obtained land before 

1975. 

Moreover, the si tuati oll of squatter settlement in the town of Nazreth is aggravating from 

year to year. The MUllicipality believes that the situation is out of control by now because 

most of the squatters ill the town are organized and are returnees from the fanner 

Ethiopian town of Assab. Whilst the total built up area of much settlements is still to be 

precisely computed, conservative estimates put it 20 % to 30 % of the urbanized area. At 

present the Municipal i ty has estimated that there are more than 6000 dwellings built by 

squatter settl ers acco Llllt ing about 24 % of the total housing stocks in the town. 

Strengthening it furth er, reference can be made to a study conducted by the Municipality 

only in ten of the kebeles of the town, which revealed that there are 1,750,540 m' ofland 

occupied by squatter sett lers . Furthermore, most of the informally acquired land is bought 

from the so-cal led il legal land market, illegal in a sense that selling and buying ofraw land 

is sanctioned in the country. The abundance of squatters in the town is an indication of 

problems in the form al allocation ofland to the inhabitants. On the other hand it also can 

be a reflection of the pOOl" capacity of the Municipality to protect plots before they fall in 

the hands of squatters and to take an appropriate and legal actions on these illegal 

occupants. 



Table No.8 Registered Real Property Owners and the Situation of Property Taxation in Nazreth 

Total Tax in Basic Tax for 2000 Total Expected 
Location Total No. of Registered Owners by Type of Land use in 1999 Arrears (1974- Tax 

1999) 
Residential Establishment Total 

Kcfc tgll 3 Kebele Paying With Total Payin With Total Registered Birr Cen Birr Cent Birr Cent 
T.]X Tax gTax Tax Owners ts s s 

.-\rra~·cd Arrayed 

01 49 145 194 5 5 10 204 21943 50 168 19 06 38762 56 
05 31 58 89 0 3 3 92 98 15 31 4896 19 14711 50 
06 35 123 "R 4 R 166 12491\ 92 ~.:il"'7 5(~ 476--1 -18 

01 01 30 66 9G 7 !CJ 26 122 300301 95 0SS50 02 368851 97 
08 22 68 90 3 6 9 99 6356 95 4312 49 10669 44 
16 180 505 685 13 9 22 707 91496 41 123030 91 214527 40 
17 49 116 165 2 9 II 176 11643 98 10632 43 22276 41 
09 370 835 1205 24 68 92 1297 421 935 71 218861 05 640796 76 
10 483 905 1388 46 100 146 1534 198315 93 464025 33 762341 26 

02 11 666 1279 1945 52 154 206 21 51 520761 5 I 518863 93 103925 44 
18 36 67 103 7 13 20 123 12233 95 10450 91 22684 86 
19 29 69 98 9 18 27 125 58381 83 67045 33 125427 16 
20 112 190 302 27 34 61 363 51432 57 45611 99 97044 56 
02 82 180 262 2 0 2 264 23012 38 22534 23 45546 61 
03 263 690 953 5 24 29 982 88109 55 37372 63 125482 18 
04 178 389 567 7 16 23 590 69837 40 56502 25 126339 65 

03 12 102 194 296 3 8 11 307 7947 1 47 56610 25 13608 1 72 

13 162 359 521 5 38 43 564 253393 41 1041 76 34 357569 75 
14 161 387 548 10 7 17 565 76664 65 93655 78 170300 43 
15 90 135 225 5 24 29 254 92909 82 34269 92 126 179 74 

Total 3130 6760 9890 236 559 795 10685 2499495 20 1993389 68 4492893 88 
--

Source: Municipality of Adama, 2000. 



4.1.2 LAND REGISTRATION 

Land registration is part and parcel of any land administration system. It mostly deals with 

the process of recordi ng info rmation about ownership ofland. Hence, the main purpose of 

registration is to keep records of ownership as legal evidence. It can also help the 

preparation of urban master plans, va luation and taxation purposes. In general, the 

registers are the main legal documents on land matters. 

In the town of Nazreth rcgistration is voluntary for old occupants, while it is obligatory for 

new acqu isiti ons. The management of regi stration is somehow satisfactory to serve its 

purpose, although it lacks completeness in terms of spatial coverage, up datedness, 

accessibili ty, etc . Regis trations of lands in the town are also di fferent such as registration 

of new holdi ngs, registration of old occupants, registration of mortgages, etc. Each of 

these registrations have their own characteristics and procedures. Hence, in the following 

section description of tilese registrations will be treated. 

Registration of New Allocations 

On formal request til e IV[u nicipality grants a land not exceeding 200m' free from lease for 

construction of a dwell ing un it. Simi larl y, land for residential purpose that is more than 

200m' and for businesses is also granted by the Municipality, but wi th the consent or 

permissIOn of the Oromi a Lease Office. After registration upon the completion of 

formalities and veri ri cation of the app licant by these insti tutions, it is the responsibility of 

the Municipali ty to iss ll es a title to the register and enters it into the main register. 

The registrati on of newly allotted lands tlu·ough lease or free of lease is ob ligatory. During 

the registration topograph ica l ma p sheets, large-scale maps showing major roads (at scale) 



are used. The site and lay-o ut plans are used for the registration of newly allotted plots, 

which will have its own spec ifi c reference number. However, as there is no cadastral map, 

no parcel and block identi fication system, no accuracy in surveying, etc ., both verbal 

records as wel l as site plans are contained in the regi ster. The site plans are produced 

based on chain measurcment results and sometimes adjusted with the master plan. It is in 

rare cases that a theodolite measurement is being applied. 

Most of the boundaries of the registered plots on the ground are monumented or erected 

with stone at the comers of the plot. Nevertheless, as there is no legal provision for the 

protection of these marks on the ground , they could easil y be misplaced or thrown away. 

Consequentl y, the result of the sample su rvey showed that only 23 .81 % of the plots have 

their boundari es m Ollumented with stone at present. 

Registration of Olel Occupa tions 

The Municipali ty is illl'o lved in registration of ownership, in other words legalizing tenure, 

if an applicant is in a pos itio n to fulfill all the necessary requirements. In order to legalize 

tenure or get titl e to a holding, an app li cant needs to submit an application to the 

Municipality. Most of the ti me the application is presented in the form of request to pay 

land and building tax . Because fo r all applications related to land and building, up to date 

tax payment is a prerequi site. Then, a surveyor will be sent to the site to measure the 

actual holding, prepare a sit e plan and col lect information that enab les to know as to how 

and when the holding is obta ined. If the holding is obtained before 1975, the case will be 

presented to a com mittee that decides whether the ownership of the applicant should be 

legali zed and pay t~IX or not. I f the applicant is permitted to pay tax, after completing the 



payment he would be given title and get registered. However, in the case of a holding 

where a confiscated ho use is present and it is not technically possible to divide the plot 

proportiona lly, registr ati on is imposs ible. 

In most cases legalizing o ld holdings is very difficult, because evidences are not easily 

found. Thus , the time needed to lega li ze tenure depends on how soon one could present 

these proofs. Generall y, officials and experts at the Municipa lity agree that the average 

time needed for legali zing ten ure or o ld holding ranges between three to four months. 

Registration of Su bel ivis ion 

In the recent past it "'<IS possib le to subdivide a plot and transfer it to another person 

through various ways or transfer, such as sa le, gift, inheritance, etc. But, presently one can 

not di vide and transfer a plot under one title or ce11ificate. However, when a court 

approves a di vo rce and orders a division of property between husband and wife and if the 

holding is dwelling unit subdi vision could take place. Moreover, the subdi vision of a 

residenti al building by a court order is possible if the parcel is more than 200m'. 

Registration of Tran sfers 

Real property or property re lated to land, especia lly buildings can be transferred fi-om one 

owner to another. The Municipali ty registers the transfer of building from one owner to 

another. According to the Info rmation obtained from the municipality, there are three 

major reasons or ways of tra nsferring a bui lding (obviously with the land). These are sale, 

inheritance and gift. Table No.9 shows the numbers of registered transfers by type and 

year. 



The volume of transfer seems small fo r a town li ke Nazreth where there is high land use 

change activities al'e taking place. Acco rding to Table No. 9 the average transfer 

registration per yea r is 223 .1. If it is assumed that the total registered owners are constant 

during the last four yea rs (1995/96-1999/2000), then the percentage of transactions 

registered is only 3 %. HOlVever, according to World Bank (1989) in developing countries 

10% property in urban areas change ownership each year. 

Eventhough, there is tra nsfer tax levied by the Federal Goverm11ent, this is not applied in 

the town of Nazret h. The procedure to register transfers is very lengthy and time 

consumll1g. For instance in the case of a sa le of a building the steps or requirements are as 

follows: 

>-The applicant (most of the time the purchaser) is required to advertise ill a 

newspaper in order to determine whether the house is free of any dispute or/and 

mortgage. The 111llllicipality writes a letter to the agency responsible for Ad in a 

newspaper; 

>- After scrutini zing relevant municipal land registration records, a letter will be 

issued to the court so that sales agreement be made public as per contract law; 

>- Then a techni cian/surveyo r will be sent to the site to assess the value of the 

building propertl' . In tile absence of any standardi ze guidelines for valuations in 

the to wn the assessment depends entirely on the personal judgment of the assessor. 

The only llni lonnly app lied practice in almost all valuations of buildings is that of 

deprec iating the value by 5% per yea r; 



> The estim ated va lue will be written In a format, which wi ll be sent to the 

Woreda Finance section, where the purchaser IS required to pay 4% of the 

estimated value (refereed as Asura tax or stamp duty) . 

>The buyer is req ui red to present the receipts to conform that the asura tax is 

al ready paid so that the mun icipality registers the transfer after co ll ecting 2% of the 

estimated value as municipa l tax; 

> After com pleting all these steps the registration of the transfer will be continued 

and new certi fkatc of ownership with new number of title will be issued in the 

name of the buyer. 

The procedure for ot her types/ reasons of transfers such as gift and inheritance is similar, 

except that fo r inheritancc there is no assura tax and the municipal tax is only 1 %. The 

information obta ined I'rom the municipa li ty ind icates that the who le process of transfer of 

real property generi)lIv takes more than two months or 8 weeks, with a rough break up of 

time as for legal procedures three weeks, Illunicipal procedures three weeks and surveying 

operations abou t three weeks . 

The Federal Government's lease policy states that, when land used for business purpose is 

being transferred to another person should enter in to lease. But in Nazreth this does not 

apply, i,e. it is poss ible to transfer land w ithout being entering in to lease. That is why 

people prefer to buy from ind ividuals rather than fro III the municipality. 



Registt-ation of iVIortgages 

The Municipali ty gives a service related to registration of properties that are used as 

co llatera l to borrow money frol11 financ ial institutions. The Land Adl11inistration Section 

which dea ls with lan el rcgistrat ion, l11akes sure that the property in question is free from 

any disputes and verifics a ll the ev idences, such as title (certificate), taxation receipts, etc. 

If the registration is accepted, it enters on a file assigned to this purpose and letter of 

acceptance will be sen t to the financi al institution. Table No. 10 shows the number of 

regi stered properti cs by year and kebele. This serv ice is given to real property owners who 

have certificate o f ownership and are paying property taxes. As it has been already 

indicated there are 10,500 reg istered and recogni zed owners in the town. According to the 

sample survey result o ill y 68.57 % of the owners having certificate of ownership could 

apply to mortgage ,·cgi st ration. The rest that is of registered owners who only have 

taxation receipts, as a proo f of ownership should apply to have certificate before an 

application for l110rtgage reg istration. As it is indicated on the table, Kebele 1 1,10 and 09 

lead in the nu mber of the regist rations of mortgage of properties accounting for > 62% of 

total regi stration ill thc years. Tn kebeles such as 05, 06, 07, 08 and 18 have few or no 

properties registered for l110rtgage l11 ainly because as has already been indicated, most of 

the households ill th cse kebe les have no legal certificates of ownership and the houses are 

in a very poor condition . 



Table No 10 Reg istratioJl orrvl or1l~a!Jed Properties in Nazreth Town 

Kebele 1%9 1990 1991 1992 Total 

01 ~ 2 1 20 26 

02 2 3 2 3 10 

03 7 4 1 4 16 

04 11 10 15 6 42 

05 0 0 0 0 0 

06 0 0 0 0 a 

07 1 3 0 I 5 

08 1 0 2 0 3 

09 44 27 34 23 128 

10 62 67 58 36 223 

11 88 75 69 57 289 

12 7 5 7 6 25 

\3 21 19 17 12 69 

14 2 4 3 8 17 

15 6 10 8 8 32 

16 17 18 17 11 63 

17 .\ 1 2 I 9 

18 1 1 2 0 4 

19 4 6 2 2 14 

20 14 13 13 5 45 

Total 2% 268 253 203 1,020 

Source: The MlIlllc lpaltty of Naza reth , 2000. 

Note: The Data fo r 1992 shows the Registrat ion up to March 30 of 1992 E.C. 



4.2LAND AND BUILDING RELATED TECHNICAL SERVICES 

4.2.1 BUILDING PERMISSION 

In order to erect a ncw bLl ilding or to undertake major maintenance or repairs on existing 

ones, construct ion pe rmiss ion is needed. For construction of a new building, the 

application for permi ssion has to be made based on a site map showing the parcel, the 

building plan and the bill of estimates of the construction. Moreover, the applicant is 

required to present ev idence that the holding is legal and that he is paying tax . Generally, 

the followin g proccdures are necessary for building permission: 

~ Applica tion leiter is presented; 

~ Verifi cation by the Municipality whether or not the propeliy is legally occupied 

(certificate 01 ownership , taxation receipts, etc); 

~ Verification 01 la nd-use classification from the master plan; 

~ A site plan in rc lation to the master plan will be provided to the applicant, so 

that he could prepare his plan/project and the bill of quantity of the construction; 

~ If the holding is an old occupation or obtained free of lease, the applicant is 

required to pay 3% of the estimated cost of the construction to the Municipality. 

However, if t hc holding is obtained t1u'ough lease no payment is required; 

~ After com pleting all these formalities , permission to build will be provided on a 

format prepared for th is purpose. 

The above procedLire is only [o r construction or repaIrs of residential buildings. For 

buildings meant lor estab li shments, after completing all the above procedures, the 

Municipality will send the appl ication letter, the plan, bill of quantity and the building 



permission form at w ith supporting letter to the Zone's Department of Works and Urban 

Development orfice, S imilarly, if this office accepts the proposa l, the whole document 

w ith supporting Ictt cr will be sent to the Bureau of Works and Urban Development of 

Oromia Region [or final app ro va l. 

From the above explanation one can understand that added with the bureaucratic 

procedures in these institutions, how lengthy and time taking procedures are required to 

get petllli ssion to build, espec ially for estab lishm ents, It may be for this reason that many 

buildings in the tOW11 have no plan and building permission. Many of the buildings in the 

town espec ially the olel ones ha ve been constructed without any building pennission , The 

sample survey resull shows that 34,29 % of the houses have no building permission, 

Similarly, 24,76 % or the build ings remain without any plan, Of the houses without 

building perm ission 32 ,95 % are res idential units and 30,76 % are establishments. 

Similarly, it also revealed that the majo rity of the buildings w ithout building pennission 

are located in the oldest section of the town, For instance, about 70 % the buildings 

without permi ss ion arc located in kefetgna 1 where the earliest settlements are present. 

The other point, which needs attention is that the M unicipality after the provision of a 

building permi ss ion docs not have a mechani sm and the capacity to check on the ground 

whether the construction is being carri ed accord ing to its plan or not. In fact, eventhough, 

there are about ten eillp loyees of the Municipality who are assigned to report on 

constructi ons being undertaken wi thout permission, as they are not qualified are not in a 

position to verify whether the const ruction on the gro und is similar to that on the plan, 



4.2.2 PROPERTY V ALUA TION 

As it has already been uiscussed, land tax is paid in accordance with the area and grade of 

land, while bu ildillg tax is levied by assessing the rental va lue of the building. Experts 

from the O romiil Region Works and Urban Development Bureau carry out the assessment 

of the rental valuc 01· 'I buildi ng. Therefore, there is no need to carry out property 

valuation by the Munici pality for taxation purpose. However, there are occasions where 

the Municipality needs to assess a property, especially bui ldings. The need for assessment 

of buildings arises in occas ions such as the fo llowing: 

>- During thc process of transfer of property through sale, gift and inheritance. The 

assessor is supposed to estimate the market va lue of the building, so that the buyer 

pays 2 % of thi s value to the Municipality and get transfer registration. During a 

sa le the assessmcnt is beli eved to be necessa ry, because most of the time there is 

un derreporti llg on the side of the taxpayer. 

>- During all assessment order by a comi for different reasons such as 

compensati on, divo rce, etc. 

>- During co mpensation procedures that is fo r the implementation of the master 

pl an the lVlu ni cip illi ty may evict a res ident if the holding is to be used for public 

purposes. 

A sale of a property is the most frequent presented case for the carrying out of valuation. 

But it had been beller to have both the assessment result and the reported price by the 

taxpayer and use the one that brings more revenue to the Municipali ty. Moreover, as the 

assessment by the Mu ni cipa li ty does not consider or include the value of land, it wi ll be 

certainly less th an thc cleclared price, which prevent it from getting more income. In other 



words a bu i Iding located at the center of the town and another similar bui lding located on 

the periphery may be assessed as having similar values . Similarly, as there is no any 

assessment cri teri a on reco rds fo r the se lling price of bui ldings, the detennination of the 

market pri ce depends on the personal j udgment of an assessor. Therefore, the who le 

procedure of assessment bei ng practiced in the town is open for fraud ant activities. As a 

result ofthi s, many res ide nts opt to deal with the assessor so that he may under estimate 

the value so as to reciuce the transfer tax. Among the problems identified in the process of 

assessment by the Munici pality, the fo llowing are the majo r ones: 

>- Absencc orsuf'fic ient information for valuation ofland, 

>- That there is no appcali ng procedure; 

>- There is no <lcco untabil ity or checking mechanisms on the works of the assessor; 

>- There is no specifically ass igned and trai ned personnel for thi s activity; and 

>- In genern I the whole procedure of assessment is free for back door dealings . 

4.2.3 ALLOCAT!Ot T OF LAND 

It is the responsibili ty or the Municipality to prepare land to be allotted by lease or £i-eely. 

The technica l capacity or lhe Munic ipality to prepare serviced land both for residential and 

business purpose ranges from 400-600 plots per year. For example, this year it is planned 

to prepare about 400 plots . In the mean time, effolts were made to assess the capacity to 

meet the demand of land, but as it was difficult to find the number of registered land 

seekers, thi s w"s not Jloss ib le. At present land in Nazreth is granted both by lease or free 

£i-om lease. Accordingly, land for residential purpose with areas less than 200 m' are 

granted free ly on thc cond ition that 

> The grnntcc uses the land in accordance with municipal regulations; 



> Pays land rent or any other fees charged in accordance with the law; 

> To deposit in block account 20% % of the construction cost before obtaining 

the land; and 

> The grantec is able to start the construction within not more than six months. 

Similarly, lands for rcsidential purpose exceed ing 200 m' area and for different kinds of 

business acti vities are granted on the basis of lease arrangements. The application to hold 

a plot of land through a lease system should be presented to the Municipality with a 

proposa l of the proj ect to be carried out on the land. The Municipality after assessing the 

proposal and consulting the master plan may accept or reject the applications. lfit accepts 

the proposal , it wi II send the project proposal together with a site plan to the Oromia Lease 

Office at Addi s Ababa . Then, members of a technical committee at the Lease Office make 

a site vi s it and collect all the information that help the preparation of a teclul ical report to 

be presented to the Lease Board of the Region. 

Land allocated through the lease agreement between the years 1989- 1992 E.C. accounted 

for 303,031 m'. 1\11 in all there are 81 individuals, organizations, P.L.e. and etc., that 

entered in to a lease agreement with the Municipality. Most of these allocated lands were 

to be used for business activiti es, mainly for industries, stores, hote ls, shops and the like. 

The table on Annex C shows the number, area, price and other related information on land 

allocated by lease fo r d i (Terent purposes in Nazreth. 
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4.2.4 URBAN PLANNING 

To guide the dynamic and conti nuos development of urbanization and solve many of the 

problems associated with th is growth, different urban planning approaches are being used 

in many countri es. The urban planni ng approaches at present could be categorized into 

two major groups: the Irad itiona l master planning approach with long term planning (20-

30 years) and shon lerm speci fi c prob lem focused approaches, such as strategic and action 

plans. 

In our country the tradit ional urban plalming approach is still on use. The preparation of 

master plans for urban centers in our country is the responsibility of the National Urban 

Plmming Institute (NUPI) The Institute is engaged since its establishment, in preparing 

master and development plans fo r different urban centers. However, most of the plans 

prepared by NUPI arc not properly implementable for various reasons. 

In towns such as Nazrclh, before starting implementation of master plans, there is a need 

to prepare a deta il plan . The preparation of such detail plans for its part necessitates an 

organized and effic ienl ins titutiona l capacity, the quality that the Municipality of Nazareth 

lacks. This coup led wit h other problems inhi bited the implementation of master plans in 

the town. Among the major problems for plan implementation: financial constraint, 

absence of trained man power, lack of legal enforcement of plans, etc, are com111on. 

Moreover, as there is clbsence andlor unreliability of data, especia lly on matters related to 

land and build ings, usua lly pl ans are prepared on bold assumptions. Hence, the current 

master plan prepared by NUPI fo r the town of Nazareth is highly criti cized by experts and 



will be given new and consecuti ve identification number. The number of the old 

certificate will be canceled and stated so on the main registers as a remark. However, as 

the registration fo li o is one big record and not systematically organized such as by year, 

location (kebele & kei'clgna), land use, etc, it is not possible to know the exact number of 

issued certi fi cates . 

The Municipality is also engaged in the demarcation and monumentation of boundaries. 

Especially when new plots m'e being allotted, pillar stones are erected on the corners of the 

plots to indi cate the ex act boundari es. Most of the holdings in Nazreth are fenced with 

stone, which he lped for minimizing boundary di sputes with neighbors. In this respect, the 

result of the sampl e survey showed that onl y 9 % of the interviewed real property owners 

said that they ha ve boundary di sputes with their neighbors . 

On the other hand , the results of the surveying data that is carried out by the technicians of 

the Munic ipali ty for di ['ferent purposes, such as preparation of certificates, allocation of 

granted lands, valuation, etc. are not properly stored and easi ly retrieved. Hence, they 

remain ill the hands 0 [' a surveyor who ca rried out the activity for the time being, and 

drooped anywhere. Therefo re, there is a need to improve the system of storing these data, 

with adequate indexi ng and catalogi ng mechanisms. 

The total overhead COSI to ca rry out any surveying activity is not being calculated and 

known. However, if " task of surveying is necessary for a land and building related 

application, there is onl v one fi xed payment of 15.00 Birr by the app licant itTespective of 

the vo lume of work It) be ca rried out. Surpri singly enough, concerned officials and 



meet its obligations to th is end . Th is resource can come from nowhere other than the town 

itself. As any other town, property tax, user charges, license fee, income from municipal 

assets, etc. , can be some oflhe majo r sources of finance for the municipality. 

Land is rega rded as one of the basic elements from which municipalities can derive 

wealth. All lands and constructions (building) may be considered as having values. It is 

clear that land value benefits in urban areas are associated with public actions such as 

investment in infrastructure, land registration and titling, etc. The estimation of thi s value 

is more an art than a science and depends on many extemal factors as well as physical 

nature of the land or property . Subsequently, property tax includes both land and bui lding, 

related to a certain va lue establ ished for each property. A property tax is considered as 

one way of raising the necessary funds fro m land and its improvements as well as 

promoting or controll ing the use and development of land , since they can be used as a 

stimulus or incenti ve for land owners to use their land optimally. 

In Nazreth, the property tax is the largest source of tax revenue. Land in the town of 

Nazreth is categorizeci into two grades for the purpose of land rent. According to the 

information obtained fro m the municipa lity, on ly few areas in the town are regarded as 

grade one, while most of the town' s area is categorized as grade two (see Figure No 5). 

Subsequently, areas included in grade one are composed of plots in "Kebele" 07, IS, 18 

and 19. Moreover, plots within 50 meters on either sides of the following major roads of 

the town are al so categorized as grade one; 
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}- Addis Ababa- Harar road, starting from the entrance to the town up to the 

'Amede' markel ;trea; 

}- Assela road , start ing fro m the post office to the Total fue l station; 

}- Wonj i road , st arli ng from (he junction with the Addis Ababa- Harar road up to 

the 'kebele' 09 olTice; and 

}- The road that passes in front of Saint Marry Church, stmiing from its junction 

with the Addis J\baba- Harar road (in fj'o nt of the Zonal Administration Office) up 

to the corner orthe block adjacent to the Zonal Department of Education Office. 

All other holdings in the rest of the town are categorized as grade tow. However, 

eventhough it is not yet being used, presently there is a proposal to categorize land in the 

town into three grades. by simply considering all the potential plots on the peripheral areas 

of the town as grade three. But, beyond the above mentioned arbitrary classification , both 

officials and experts in the Mun icipality do not have any explanation as to how plots were 

classified in (0 the respective grade categories. In other words there is no defined and 

clear cri teria as to holV these grades were to be classified. However, at least it was 

possible to set certain criteria that help to categorize lands in the town on the basis of their 

infrastructural develojlment. 

Taxation on building, which sometimes is refereed as "roof tax" is also jlar! of property 

taxation in the (olVn. Building (ax in Nazreth is levied on the result of an estimated rental 

value of the build ing. It is the assessor who is responsible to estimate the possible 

monthly rental va lue or the building to be converted to mUlual possible income from the 

building. Subsequentl y. (0 thi s annual rental value, a given tax rate is applied to ca lculate 



the building tax. For all the towns in Oromia Region, there is on ly one group (of tow 

persons) that travels to all the places and assesses or estimates rental value to taxable 

buildings. 

In the case 0 f the olVners of nelV property and for those who had never paid propeliy tax, 

usually it is the taxpayer that ap pli es to pay an annual tax for hi s real property (land and 

building). Most of the time an application to pay property tax is presented for two main 

reasons. Firstly, IVhen the property owner thinks that the tax burden or the back tax 

accumulated for ma ny years will be difficult to pay aftelwards and secondly when there 

ari ses a need to transfcr rea l property and get registered. When application is presented 

requiring the assessment of real property in order to pay tax, the municipality registers the 

app li cation and opens n fil e. At the same time, for the registration of the application itself, 

the applicant needs to present evidence showing his ownership of the property. The 

evidence in this case could be one or the combination of proofs such as, certificate, past 

tax receipts, letter of support fro m kebele, etc. 

4.4.2 DESCRIPTlON OF LAND RENT, BIDLDING TAX AND 

AMOUNT OF REVENUE COLLECTED 

4.4.2.1 GENERAL 

Property tax that is land rent and building tax in our urban centers is levied based on 

Proclamation No. 80 o f 1976. As per this Proclamation , land rent will be determined 

based on the grade of the land, wh ile building tax shall be based on the estimated rental 

value of the hOLlse. 0,1 the other hanel , this Proclamation under Article 14 lists holdings to 

be exempted frolll rent and tax. These are : 



a) Public roads, sq uares, recreatio n and sport centers and cemeteries, 

b) Places of worsh ip and their c0111pounds, non-profit 111aki ng private schools, hosp itals, 

charitable insti tutions, rccreation and sport centers, 

c) Government institut io ns drawing their budgets fro m the Central Treasury, and 

d) Dwelling houses whose annual renta l value is less than $300.00 are exe111pt from tax . 

Inspite of the fact tha t it lacks c0111pleteness, the record on land and building tax is up to 

date in Nazreth. S incc, the reco,'d is revised each month, one can easily identify the status 

of payment or' each property owners. There are three employees assigned to undertake thi s 

activity, one for each 'ke fetgna'. Accordingly, data from th is record reveals that there are 

a total of 10,500 kno wn and reg istered land rent and building taxpayers in Nazreth. Of 

these regi stered property owners, only 4,46 1 or 42.5 % have completed the tax required of 

them including for the year 2000 . The rest 6,039 or 57.5 % are known as owners with 

back tax or tax burden . However, from those who completed their tax up to 2000, there 

may be owners who arc not paying building tax for the fact that their building is not yet 

assessed . On the other ha nd from those that are refereed as non payers, there are holdings 

that their back tax ranges frolll few yea rs as wel l as many years such as twenty years, the 

table on Annex D will help to clea rl y grasp the performance of property tax administration 

in the town. Conscq ul'ntly, the sample survey result also shows that fro m amongst the 

total interviewed properly owners 60 %, 25.71 %, and 14.20% respectively have back logs 

of one, five and lllo ,'e tha n fi ve years of both land and buildi ng taxes. On the other hand , 

as it is stated above, because of their property not being assessed (building) some of these 

registered properly owners (23.81 %) do not pay building tax. Most of these owners 



t they were wil ling to pay buildi ng tax, but they are to ld to wait for the 

,me and estimate the rental value of the houses. 

~s who llses the land either for residential or establishment purpose are 

.y property taxati on. As it is shown on the Table No.8 out of the registered 

,rs 94.1 9 % are res identia l and 5.8 1 % establi slUllents. The percentage of 

blishlll ent owners seems very sma ll for a town of tillS size where one can 

the abunda nce of cO llul1ercialland uses or activities . From the same table it 

bserve that tax in arrears on these registered property owners between 1974-

to 2.5 million Birr. Hence, the mmllcipality expects a total property tax 

Ill illion Birr including the basic tax for the year 2000, which amounts to 2 .0 

DRENT 

agree on that, especia ll y in urban areas property taxes are essentially 

1 impro vements to the land. Therefore, in urban areas land taxes are 

. upon its va luati ons. However, eventhough land is the basic development 

,wns sllch as Nazareth, due to the insufficiency and absence of basic 



with the grade of the zone where the parcel is located and land rent for business purpose is 

given below on Tab le No. 11 and Table No . 12 respectively. 

Table No. 11 The Rate o rLanci Tax for Residential Purpose 

Tax rate (in Birr) by Grade of the Zone 

Area in square meter 1" 2nd 3'd 

Up to 500 0.06 0.04 0.02 

501-1000 0.08 0.06 0.04 

1001-1500 0.11 0.08 0.05 

1501-2000 0.13 0.10 0.07 

Above 2000 0.16 0.14 0.12 

Source: Negal'lt Gazette. 35'" Yea r, No. -25, Addis Ababa, 1976. 

Table No. 12 Rate of Rent Pavab le on Urban Land Used For Business. 

Rate of Rent on Land in Different Grades 

Area of Land 1" 2nd 3'd 

up to 0.06 up to 0.04 up to 0.02 

-Source: Negant Gazette , ] ) ", Year, No.-25, Addis Ababa, 1976. 

These were the ra tes l! sed to serve as legal bases for levying land rent in urban centers of 

Ethiopia. It is surprisi ng that accord ing to these rates the land rent payable for residential 

use is more than tha t of land rent fo r business use. The recent improvements of the rates 

by the Oromia Nati onal Regional State, which is supposed to be based on the 

decentra li zation processes going on in the country and the power of regional governments, 

do not change thi s si tuat ion . The decree only increased all the previolls rates for land rent 



and bui lding taxes three times (300 % increase). Accordingly land rent in Nazreth is paid 

as foll ows: 

I) If an indi vidua l havc an 800 sq. 111. land which serves a residential purpose in the first 

grade zone, the ann ual land tax wi ll be: 

(500 * 0.06) + (3 00 ':' 0.08) =30.00 + 24.00 = 54.00 Birr 

ii) If thi s 800 Sq.111 . o r land is used fo r business purpose and the land being in the first 

grade zone, then the an nua l la nd tax wi ll be: 800 * 0.06 = 48.00 Birr. Thi s particular 

example indicates that land rent fo r residenti al use is higher than that of business purpose. 

iii) Ifthe holding is serving both as residential and business, the land tax will be levied on 

the basis of the use on the certificate. That 111eans even if the parcel is used fo r different 

purpose other than stated on th e certificate, the client is asked to pay on the basis of the use 

on the certi ficate. 

iv) Land allocated ji)r the purpose of reli gious activitie~, hospitals, schools, and 

governmental agencies arc not paying taxes. 

v) A land tax for the purpose of temporary uses such as garage, producing building 

materials (blockers) , loading and unloading activ ities, etc. , are paying taxes on the basis of 

the followin g rates. 

up to 2000m2 = 1. 00 B irr per square meter 

from 200 1-2600m2 = 1.20 B ir1" per square meter 

From 2601-3300 m2 = 1.40 Birr per square meter 

3300 + = 1.60 Birr per square meter 

It has been already di scussed that there is no clearly set method or criteria at a national 

level for the classi ficati on of land in di ffe rent grades. However, until recently there were 

only two grades of land in Nazreth used by the Mu nicipality (see Figure 5). 



4.4.2.3 BUILDING TAX 

The building tax is lev ied on the result of the assessment made on the site, based on the 

existing conditions of the building. The information obtained from the Bureau of Works 

and Urban Devclop lll Cilt of Oralllia, an institution that is responsible to the va luation of 

bui ldings in all urban cent ers aJ" the Region for building tax, reveals that for the process of 

valuation focu s is made 011 the conditions and construction materials for the base, wall , 

floor, roof, and ceil ing of thc bui ldings. In other words the age and type of the building 

materi als will be considered far determ ining the rental value and impose the building tax. 

Even this estimation is highly dependent on the experience and the judgment faci lity of the 

assessor. Proelaillation No . 80 of 1976 provides the basis for the taxing of urban houses 

based on their annua l rcnta l value. Progressive taxation system is applied in the bui lding 

tax . These values and rates are li sted on Table No. 13. 

Table No. 13 Schedule S ho\V ill ~ the Rate of Tax Payable on Urban House 

Annual Rental Val ue of the HOllse in Birr Tax Rate in % 

Up to 600.00 up to 1 % 

Above 600 up to 1200. ()0 up to 1.5% 

Above 1200 up to 1800.00 up to 2% 

Above 1800 up to 2400.00 up to 2.5% 

Above 2400 up to 3GOO. 00 up to 3% 

Above 3600 up to 4800.00 up to 3.5% 

Above 4800 up to GOOO.OO up to 4% 

Above GOOO.OO up to 4.5% 

-Source: Neganr G"ze!te, 3)'" Yem. No .-25, Add is Ab"ba, 1976. 



Thus, after the bu ilding is assessed according to its di fferent parts to reach to its rental 

value, this w ill be mult ip li ed by the rate to obtain the amount of building tax to be paid. It 

has been tri ed to ind icate that the assessment of buildings is the responsib ility of the 

Oromia Works and Urban Development Bureau. However, there is on ly one group of two 

persons ass igned fo r this act ivity fo r all urban centers in the Region. 

Attempt was madc to fincithe percentage of bui ld ing taxpayers in the town, however, as it 

is the case with land, there is no registration of total house owners in the town. The only 

registration o f land and build ing owners is that which is found in the section of property 

tax . Thi s section has already rcg istered only 10,500 property owners (see Table No.8) and 

due to complicati ons in reg istratio n it was not easy to classify these owners into land 

orland buildi ng tax pay ing and non paying groups. However the result of the sample 

survey shows that 76.1 'J % 0 f owners are payi ng builciing tax. 

4.4.2.4 TECHNICAL SERVICES 

There are di fferent land and building related services that are provided by the Municipality 

ofNazreth, wh ich, at the samc ti me, are considered as a source of revenue also. However, 

as the rates [or many o f these services were establ ished long time ago (197 1), in some 

cases the revenuc to be co ll ected from these services even does not cover the cost of 

provlslOn. The tcchni cal services rendered by the municipality in of Nazreth include the 

following. 

~Transfer reg istration 

~ Provision of certi [icate of ownership to land 

~ A Ilocat ion 0 r land 



~ Pl an agrcemcnt for const ruction of bui ld ings 

~ Registrat ion 0 [' mortgages 

~ Assessment and valuation of build ings. 

The procedures as to holV these services are provided has already been discussed on the 

preceding pages . Here. foclIs is given to the amou nt and ways of collecting revenue from 

the provision of these services . By rendering the above services, the Municipality fetches 

some revenue. Among the typcs of revenue co ll ected from these services the following 

are the common ones. 

~ For the appli cation of transfer registration due to sale or gift of a house, the 

buyer is expectcd to pay 2% ofthe assessed value of the house to the Municipality; 

~ For thc appl ication of transfer regi stration due to inheritance, the inheritor pays 

1 % o[the assessed value of the house to the Municipality; 

~ During the construction and maintenance of a building or fence, plan agreement 

fi-om the municipality is ob ligatory. For the approval of plan and building permit 

of a build ing or fcnce, payment of 3% of the estimated consh'uction cost is 

necessa ry. HOlVever, this does not app ly to constructions on land obtained by a 

lease agreeillen t [rom the municipali ty. 

~ An applicant for a lanel for residential purpose that is less than 200 111' will pay 

100 Birr [or appl ication regi stration. 

~ For ,Ill Y ap pl ication that requires the invo lvement of a technician from the 

Mun icipality to perform duti es such as field visit, assessment and va luation, 

surveying 'Illd meas urement at the field and office, etc ., 15 Bill' is paid under the 

tit le 'engineeri ng service payment with the app lication. 



;;. For the regist rat ion of mortgage an app li cant pays 100 Birr. This payment until 

recently was based on the amou nt of loan, that is 0.5 0 B irr for each 100 Birr of 

loan. 

;;. An applican t to receive new certificate of ownership fo r the lost one is made to 

pay 41 Bi n·. 

;;. For bounda ry mon umentation with stone 2 Birr is payed per stone. 

Efforts were made to fin d the amo unt of revenue co llected as a result of rendering these 

services in different years in order (0 ana lyze the trend, but as there were no an up to date 

and classi fi ed registration o f these revenues, it was not possible to do so. 



CHAPTER V 

PROPOSAL FOR AN IMPROVED CADASTRAL SYSTEM 

5.1 GENERAL 

Prevailing high rate of urbanization, which is mostly manifested in higher growth of urban 

popUlation and its expected continuation, are to aggravate the problem of urban land use 

from time to time. In lllany of the urban areas of third world growth of cities are irregular, 

uncontrolled and often resulting in growth of slums. As a result urban platmings in these 

countries are not ve ry successful most of the time. Successful planning without having 

sufficient knowledge and information about the base, the land itself, is unthinkable. 

Moreover, it is usua lly not eno Llgh to posses a general knowledge, but what is required is 

more detail ed spec ifics regard ing land use: as to who owns it, who occupies and works on 

it, what is the pattern of lane! use, Hl general an etlicient lane! information system is very 

much needed. 

Because of the above fairly obvioLls reasons, the need for land infonnation system has 

become an urgent necessity. A land information system is a tool for legal, administrative 

and economic dec ision Illak ing and could also be used as an aid for planning and 

development acti vities . It consists on the one hand of a data base containing spatially 

referenced land related data for a defined area and on the other hand of procedures and 

techniques for the syste!11<1tic co ll ection, updating, processing and distribution of the data. 

Therefore, many citi es arc currentl y considering GIS as a vital tool in their strategy to 

improve the quality ,md contro l of urban planning and management. Land registers, tax 

registers, buildi ng regi sters, population data, physical planning and development contro l 
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need current information abo ut geographic location. A parcel based system, which is the 

basic uni t of a caclastre, seems to offer man y adva ntages for the undertaking of these 

different tasks. A cadastral parce l is a tract of land, have a particular tenure, is closed line 

of boundaries, wi II havc a uniq ue identifi cation and of course will have a legal status. 

Information conccrning owners hi p and other land rights, land use, land values, land 

development, etc can natu ra lly be attached to parce l of land. 

It is obvious that in urban areas most of the human activities are very meaningfully linked 

to land. Lancl is the starting po int for all sett lement development and it provides the 

physica l location fe r shel tcr, CO lllmerce, ind ustry, transportation and other pub lic services 

in an urban area. In recent decades with the new technologica l opportunities, co llecting, 

storing, analyzing and integrati ng volume of land based information using computer 

programs has become a poss ibi lity. Digita l mapp ing and storage of data in a database wi ll 

probably be introduccd more and more as techniques in development of cadastre. Such a 

system wi ll help to havc hot h alphanumeri c and graphical data. Thus, spatial data w ill be 

available in the form of both vecto r and raster data. 

Having this in m ind, in the fo llowing sect ion a proposa l is suggested by focusing on 

technical aspects of a cadastral system. Thus effort is made to indicate some of the 

important po ints to be cons ide l·ed before establi shing the system. However, this proposal 

could not go in detai l about cl'ery aspects of the system, but tri es to indicate major factors 

of the system that need atten ti on and general rul es for steps to be taken during applying 

new system developmen t. 

2.1 



5.2 FACTOHS TO BE CONSIDERED 

5.2.1 MAJOR PROBLEMS TO BE SOLVED 

It has been tri ed to ment ion some of the problems, which results fi-om the absence, or 

inefficient land related in /ormat ion in urban areas of many developing countries, in the 

previous chapters . Thus. thc non-ex istence or the non-functioning cadastra l system is 

believed to be the general jJl"Ob lcm, which lead to the initiation of this research. But, even 

if, lack of propcr land in/o rmation system is common to most developing countries, the 

problems associ atcd with it and the reasons to establish an information system may differ 

from country to country as we ll as from city to city. Accordingly, the main problems and 

reasons which iniciated the need for establishing a cadastral or land information system 

apart from the general prob lems were: 

a) Applicants to the Muni cipality whose cases are related to land and buildings are not 

usuall y welcom ed and treated positively. The following are some of the major problems 

encountered by resident s. 

:» When an ind i"idual wants to sell hi s house and applies for registration of 

transactions he will not be treated properly, which encourages illegal dealings in 

thi s respect. 

:» An app licant raccs problems in procedures related to building permit and 

main tenance. Even i f' he gets the permission to build and maintain his existing 

building, it is mostly with problem. 

:» When owncrs or iJnd and house apply for title to prove their ownership or when 

they appl y ror the updati ng the status of their property they do not get quick and 



fa ir so lutions. It is clear that an urban land wi thout ownership title could not be 

developed, can nOI gel loan fro m the banks and etc. 

» Land disputes could not get quick and legal so lutions or sometimes even they 

are beyond the admin istra ti ve and techn ica l capacity of the Municipa li ty. 

» As all properti es are not listed and appraised objectively, there are many 

propcrty owners not pay ing taxes. Th is is especially seen in the case of building 

tax w here owners are w illing to pay tax , but as the assessment procedure is time 

taking are discouraged fi'o m doing so. 

b) In the town, squatter selll clllcnts or illega l construction are growing alarmingly. Most 

of the time the so lution pracliced by authoriti es is on ly "bulldozing", but in case of 

Nazreth, d\l e to the organi zecl res istance of the squatters, even this was not possib le. It is 

believed that one way of cOlllba ting illegal settlement is by ensuring the efficient and 

equitab le legal procedure of allocation of urban land. 

c) Due to lack of suffi cient information, it was impossible to plan and implement 

development projects. iVloreover, separate departments and organizations are operating 

entirely withou t co-o rdination in co ll ecting information. This w ill result, among other 

things , in mis info rmation . For instance, the researcher of this paper faced a problem as a 

result of receiving two di frerent informations about the land allocated by lease in the town 

of Nazareth, one frolll the Muni cipali ty and the other from the P lanning Department. 



d) Another area, wh ich gives impet us to the initi ation of the cadastral system, is the 

inadequate coll ection of property tax. The magnitude of the problem in this respect was 

shown on the previous sections o f this paper. 

In general, the prob lems encountered by the population regarding land and building were 

manifested through deliance and poor economic development, retardati on of growth and 

standard of li ving, di scourag ing development investment and in creating inconvenience to 

individual app l icants in l11 at ters related to land and buildings. Therefore, the non-existence 

of effective cadstra l systelll in the town was mani fested among other things through these 

prob lems, faced by the in habitan ts and the M unicipality. 

5.2.2 GOALS TO fir.: ACHIVED 

For a workable and efl:c:c nt cadstral system it IS important, right from the stmi, to 

determine the purpose the "'nd or cadstral regi stration will serve. A common proverb 

supporting thi s idea reads" if you do not know where yo u want to go, you will probably 

end up somewhere else" . Therefore, it is important to define the purpose of establishing 

the system clearl y at the beginn ing. 

As it was already descri bed in the previous section, the problems, which arise as a result of 

lack of land related inforillation or nonfunctioning cadstral system, are many. Generally 

speaking, it is possible to note that the purpose or ai m fo r estab lishing thi s system could 

emerge frol11 Ihese probleill s. Hence, shortly the purpose of establishing a cadastral 

system in Nazreth will be gi,·i ng solut ions to the problems faced by the population as well 

as the iVl unic ipality . 



Generally the purpose and aim of improvements of the cadastral and registration system 

would result in the follo wing immedi ate and long-term benefits: 

> To create a more fa ir and effective land taxation system. 

> To bring about marc secured feeling of ownership of land. 

> To encourage cap ilal investment through bank loans and other credit institutions. 

> To minimize to the lowest possible means the time and cost factors in the 

operation of the sys lem. 

> To create a bellc r land record system in order to facilitate adequate data for 

carrying out land reforms and better control ofland administration 

> To guide pro perly urban development programs and land lise policies 

concerning land di vision, land ownership, land management, land transfer, and 

land information system . 

> To establish a mUltipurpose land information system. 

> To increase the rcvenue orthe municipality by levying taxes on non-payers. 

The purpose and aim of Ihe cadastral system should also serve as a deciding factor on the 

level of sophistication needed. The lega l registration of land and issuing titles is believed 

to be the more cOll1prehcll si ve system and benefit both the municipality and residents of 

the town. 



5.2.3 ECNOMIC M; ~ , Y SIS 
5.2.3.1 IDENTIFICA nON OF PROBLEMS AND ALTERNATIVES 

f the existing 

The introduction of caci<lst ral system requires justifiable preassess01ent 0 

, the existing 

conditions and timing as rc\ iewed above , Due to current financial constrall1ts 

followings 

system have to be impro\'cd gradua ll y, In the identifi cation of the problem the 

have to be considered , 

~ The need to improve la nd policy, especially those related to cadastre, 

~ Lengthy leg islative procedures and its consequences. 
~ Old ineffectivc !egislation acts and its impacts , ~ Conflicting land legis lations and its impacts, " C I' , b 

' , ' I d '1' tion and land 

, oore illation Clwccn departments and orgamzatlOns 111 an uli lza 

policy implelllenl<ltion, 
~ Assessment of l:lci< of revenue due to faulty or non existence of cadastral 

sys te m, hence to have the cost-benefit analysis, 
, 

t ) and 

> Assessment orthe requ ired resources (finance, personnel, technology, e c. 

available resources so as to know the add itional requirements, 
> Lick of necessary resources, skill and techno logy, ,. Publ ic awareness (education) to avoid res istance to change. 

.ad ual approach in im plcmentation has wi ele acceptance, At the initial stage the low­

TIW gl 

. J'ect planning is pl'cferab!e w ithin the limit of financia l potentialities. The gca
d ual 

cost P' o 

I is preferrcd because of the fo llowing specific reasons: 
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~ Limi ted resources ~n d no likelihood of getting so vast resources for immediate 

change. 

~ Ti me requ ired for trai ning and installation of hardware and software. 

~ Promote pu bli c awa reness . 

5.2.3.2 ACCOUNTI NG r UTURE BENEFITS 

In considering the future benefits of the system poss ible economic and social outcomes 

have to be anal yzed by mak ing use of the cost-benefi t analysis and the discounting factors. 

Below, future bene fi ts ~n d cost-benefit factors are outlined: 

Benefits 

~ Better secu rity 10 lando wners, as legislation will back the system 

~ More stcerj ng con trol ror government for taxation, fair valuation, plmming, etc. 

~ Better land reform poss ib il iti es and hence improvement in production. 

~ Bet ter gu ida nc~ ror urban development and land use programs in relation to 

ownership, managemenl, subdivision, etc. 

~ Better investmcnt and deve lopment due to extended bank credits, loans, etc. 

~ Easil y understood and accepted since fOlmalities in registration, subdivi sion 

would decrease ~nd as ~ resul t will become cost and time sav ing. 

~ Hi gher degree o r accuracy and actuali ty in mapping and information so as to 

reduce chance or disputes . 



5.2.3.3 DISCOUNTfNG FACTORS 

Overall costs and outcomes of the program have to be calcu lated over a longer period of 

time in comparable vari able items and then di scounted to present values as proportions of 

the real cost of capital. The cost and benefit items have to be identifi ed first thus: 

> Harc!\varc!soft\vare 

> Training and technology 

:"-Public mobil izat ion and awareness 

> Reorganization of the existing structures (admini strative costs, etc) 

:..- Bettcr taxatio n and revenue 

:..- Land rec lamation 

> Impro vc time constraints, which will mean decrease in cost 

)..- Better investment, more profitable uses and better returns 

On the basis of these itcms qu al ifi able cri teria can be developed and the cost-benefit 

ana lysi s be ca lcul ated . 



5.2.3.4 ANALYSIS OF CONSEQUENCES 

The development of the cadastral system helps: 

> The establishl1lcnt or 11l0re e fficient and equitable system fo r levying land and 

property taxes but needs amendment on land law. 

> Consolidate 01" readj ust land holdings for better land use and launch 

development programs since an inventory of the ex isting land use can be made 

avai lab Ie. 

> Create a useful tool fo r the executi on of fi nancial investment fo r development 

purposes through i ncrcased bank loans and cred its. 

> The prociuction of large-scale maps that serve as a basic land infOtmation 

system. 

> "Veil-defin ed and iden ti fi ed boundaries will reduce boundary disputes. 

The ordinary people will have an advantage since the system will help people to get more 

secured land rights thereby making it easier to get loans by which they can become more 

productive. Fi nancia l institutions like banks and insurance initiations are also at an 

advantage because they lend out more money against secured titl es. As a result they can 

make more p rofits. Different authorities and organizations including the Non 

Governmental Organizat ions can share the benefits of the system. Organizations like 

revenue departments, survcy dcpartment, etc, are in a position to benefit fro m accumulated 

data for their actual and rel at ed tasks. Above all the M unicipali ty is the mai n beneficial. 

Among the benefits of the systcm for the M unicipali ty are: 
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>- More steering contro l 

>- M inimize disputes related to land 

>- Better tax and revenue co ll ection 

>- Improved phys ical p laJUling, management leading to better land refOl1l1S which 

will in tu rn reducc time and cost for admini strative procedures. 

The introduction of modern surveYi ng instruments (EDP) will eventually entail 

computerized data proccsslng system. At this stage the manual records presently 

organi zed in tbe f0l"l11 a r books, carei s, maps and fo lios would be organized in such a way 

that: 

>- Scrutini ze data anei disregard not required 

;;- Copy clown the data to be reproduced in the system 

;;- Develop a program fo r data processing 

;;- Pl"Ocess the data fo r check- in purpose 

;;- Over anci abo ve all the procedure can be accomplished at one place. 

However, continuous appl"Oach as to how to choose an appropriate teclmology should be 

developed before hand . The most important qualities to be regarded in hardware/software 

vendor will include: choice of the system to be used, capacity, documentation, training, 

guarantee, ma intenance, 'Ind background history of the vendor. 



5.2.4 LAND REGISTRATION, CADASTRAL SURVEYING AND 
MAPPING 

Land that is registered is easier to transfer and therefore more salable. It can also be 

important source of revcnue to the Municipali ty. Once facts are recorded and individuals 

are given titl es or dOCu111 cnts, land will be bought and so ld with fewer obstacles and 

helping the phase of dcvelopment. This is poss ible with the system set up to issue 

documents quick ly and effic iently. On the other hand, more people get access to credit as 

they could produce the documents they need for collateral. Land developers also will 

benefit from an efflcient land registration, because it reduces their transaction cost. 

The most expected outp ut or outcome of the system is the cadastral map and cadastral 

roaster. In the prev ious chapters it has been discussed that loosely applied, cadastral map 

refers to any map on scale speeiall y a large-scale map, to show every fi eld or plot of land. 

This map shou ld be su lTi cien tl y accurate for exact boundaries and the ownership of real 

property (cadastre) to be shown_ The urban land use system in our towns including 

Nazareth is very dynamic in space and time. Therefore, a system that records and presents 

the urban mutati on, necd to be established in the town. The documents containing 

cadastral data could be compiled at parcel, block, Kebele, woreda and the town level. 

Thus, every inforl11 ati on can be refereed to wereda, kebele, block, parcel number and 

housing nUl11 ber at all lel·els. The morphology of the town of Nazareth is believed to be 

suitable for the appl icat ion o f this mode of capturing and retrieving data. 

The experience o f other coun tri es in urban land registration shows, that the land 

regi strati on process invol,-es \IYO major steps. These are: 



1. Identifying the locati on and boundaries of parcels. 

2. To document the legal rights associated with 

Administrati ve boundari es (wereda and kebele) including blocks parcell ation of blocks 

and plots could be ident ified and prepared during data entry phase. For this purpose an 

updated topo map is needed. Cu rrently the preparation of this base map is underway with 

the help of computer aided surveying technology. 

The graphic file name :lIld the data base fil e names should be kept the same. In other 

words DBF (Data Base Fi le) and GF (Graphic File) name will have a one to one 

correlation . The followin g approach could be used as DBF name and GF name: 

W ' Vereda Number 

K Kebele Number 

B llIock Num ber 

p Parcel Number 

H I-lousing Number 

For example, W 20 K ~O B lO P 13 l-I 234 is a single identifiable housing unit for which 

the data base fi Ie is expecled to reveal all gathered socio-economic, lands information and 

housing condi tion data. Thus, both alphanu meri c and graphical data are stored in a 

computer for an effici ent and reli abl e system estab li shment. 

The process of improving thc ex isting system in Nazareth should opt for the title 

registration as a compu lsory system, which is now used only on vo luntary basis. Besides, 

the record in the register and the cadastre map should properly compliment each other. 



The main design of the reg istcr book shoul d contain: 

~ The property sccti on 

~ The ownership section 

~ The encum brances sect ion 

The register shou ld be prcpared in such a way that it can be easily manipulated and can be 

kept in a retrievable ma n ncr. Recip rocal cOimections between records and maps should be 

checked and rechecked to avoid simple errors in entry. Responsibilities should be well 

defined and observed . Continuo us smooth data flow between the concerned organizations 

should be mainta ined. 

The introduction of autonlation in the cadastra l system implies a great amount of financial 

input to facili tate the necessa ry manpower and equipment. The desire to build up 

automated system al l at a time is undesi rable and unattainable for towns like Nazareth 

because it is simply an add itiona l burden to the expenditure. Introduction of automation 

is, of co urse necessary, bu t nced be planned on phased basis. 

The aim of cadastral surveys is to fix boundaries of land units. For thi s purpose a wide 

spectrum of su rveying methods are in use. Therefore: 

~ The coordi nmc mcthod of survey is prefelTed agai nst the old method of chaining 

and plane table survcy. 

» The coordi nate method gives more accuracy. 

~ The coo rci in ak met hod provides fi xed boundari es and in some cases natural 

boundar ies cem be uscci too. 



> ft provides c"sy com putation system by using computers, which w ill help to 

produce al so cildastral maps required for registration purpose. 

leg isl atio n conccl"ll cd with thc presentation of such maps be amended. 

However, 

> Contro l nctworks must be fi xed at reasollably high accuracy and expanded in 

densely settlcd areas. 

The cadastral system is a pa rcel-based information numbering system. The system shou ld 

consist of records and Illaps wh ich would enable to show not only property ownership but 

also all related informatio n about the parcel of land that is used for better management of 

the land. 

Large-scale cadastral maps are importa nt for the new system with the following main 

features: 

> M aps show fi xcd bo undaries representing actual ground boundary lines with 

monu ments or pegs. The coordinates shall be in the same system as in the national 

trigonometrical po ints. Photogrammetrical and orthophoto maps can be used for 

the purpose. 

> The cadastral map should show boundary parcel numbers, map reference 

Ilu mbcr and other relatcd to property and pub lic utility such as houses, telephone 

lines, wa tcr ancl sewcr-lincs, powcr lincs and roads. 

> With rcgard to actua lity, size and shape 



~ The ma p sholll be produced main ly uSIng photogrametric techniques. The 

system shoul d des ign <I continuos feedback system for map updating process, 

supplemcn ted by constant ground survey wo rks to ascertain actuali ty. 

Therefore, parce ls should be idcntifi ed by numbers including other particu lars like area, 

location, etc. I r alterati ons h<lve been made to the original parcel new registration number 

can be coded related to the parent parcel number. Nonetheless, the parcel numbering 

system should be least confusing, easil y understood and easy to maintain. Manageable 

size and shape of the map is a lways preferable, the determinant factor of which is the scale 

to be used. Calcu lations <l nd plott ing activities from the ground survey data could be done 

both manually and by employing EDP system. For more efficiency analytical plotters and 

total station devices can be added to the system as required. 

Public utility maps should be accurate enough to meet the intended objective and sati sfy 

land-use plannin g. For Ih is normal photogrametric methods of production are adequate 

enough to sho\\' utili ty pal terns on the ground surface. 



Chapter VI 

CON CLUSION AND RECOMENDATIONS 

6.1 CONCLUSION 

While preparing nati onal econom ic and social deve lopment policies govenm1ents should 

pay systematic attenti on to the positive ro le that urbani zation can play in economic and 

rural development. Sim ilarly, an explicit and well-formulated national policy which 

rel ates probl ems or uril:lI1i zation and urban settlement to goals of national development is 

needed. [n our counlry, the Federal Governm ent has not yet issued legis lation governing 

municipal and local gm'crJ1m enls, which is an indication of inadequate recognition to 

urban growth . For th e prep:l ration of an adequate development policy framework and 

other expli cit urban related policies, an up to date infonnation is a necessity. Thus, for the 

formulation of different urban development policies that recogni zes th" positive and 

negative effec ts of uril:lIl growth in line with the overall national development plans, the 

need for information is essential. 

A cadastre is an offic ial public reco rd usually maintained to register the ownership right of 

land in a given juri sdiction, state or country. The cadastre as a public regi ster of the 

quantity, valuc and owners hi p of land, has its roots in antiquity. 

Cadastral in formati on is not merely maps . Instead, records include, key facts about 

properties, such as physical characteristics of land and buildings, owner's names, assessed 

values, amounls and holders o f mortgages, and property taxes. Cadastres are of different 



fai lures are a subject or cons idcrab le debate, lack of accurate and up-to-date information 

about the land and properties related to it, are the major obstacles to effective urban 

planni ng. 

To manage cities efficien tl y, authoriti es need data on the population and development 

trends, as well as housing types and densities for various sections of the city. Therefore, 

land information should incorporate geographical land information. Nowa days the 

information obtained in cadastres are being used for urban plmming and land management. 

This calls for bri nging together the in formation that exists in cadastre and land register, in 

land information anel managcmcnt system, in land use maps and zonation maps, etc. to be 

and utili zed in a more coordinated fashion. 

Urban planners anel admi ni st rato rs must deal with an accelerating growth and rapid 

alteration of cities anel conseq uentl y there is an increasi ng demand for urban data, which 

must be produccd quickly anel at short intervals. The growing demand for increasing 

complex spati al data reCJu ires an approp ri ate management system fo r their collection, 

processing, presentati on. stori ng and di stribution. These are known as "Geo-information 

System" (G IS) or "Land Informati on System" (US). They are important tools for legal , 

administrati ve and economi c dec ision-making and aids in planning and development. 

Thus, many cities includi ng Nazareth are currently considering computerizing cadastral 

data to improve thc qualit y anel control of urban management and planning. 



The merits of hav ing <In improved comprehensive cadastral system are many. It serves 

individuals, the society and the state. In short the establishment or improvement and 

maintenance o f cadastrill or land infonllation system can prepare the ground and facilitate 

the proper and eFfici en t pl311ni ng and execution of development programs. 

In light of the above considcra tions, one of the necessary conditions for improved land 

management, urban planning and in general urban development is to have an adequate 

inf0ll11ation abo ut land . Thus, the establishment of land information system, which 

incorporates geographi ca l land information and land tenure parcel oriented information, 

demographic data and information on buildings could be considered vital for the town of 

Nazreth. 

In line wi th the obj ectives of this paper, some of the major problems related to land and 

buildings are iden tified Clnd measured. Thus, the problems that arise as a result of the non­

existent or ine ffi cient land related information or cadastre are vast and need proper 

attention. Therefo re, the estab lislun ent of the system in N azareth is an urgent necessity. 

Hence, the town is currently considering the computerization of land infol1nation system 

with the help of U DSS-GTZ. However, the establislU11ent or improvement of a cadastral 

and land registrat ion system is a comp licated matter, which needs the consideration of 

various factors, some ol' which are indicated in this paper. It will be impOliant to consider 

the major factor indicated in chapter v of this paper. For efficient implementation of the 

proposal the following major reco mmendations should be considered. 



6.2 RECOMENDr' .. TIOi'lS 

In the imp lemcntation st~ gc til ct'e are a num ber of important measures to be taken into 

account in ad vancc for thc systcm to 1V0rk. F irstl y, a central body (in form of department 

or organ izati on) should be es tablished to coordinate the formation and the implementation 

of cadastral systcm in cooperat ion with and integrated efforts of the present concerned 

depmiments/secti ons. Currently within the municipality the technical department is 

responsible to deal lVith land and building related acti vi ti es . There are two sections under 

this department, IVhi ch are tile land administration section and the technical section. 

However, the ir jurisd ictions are not clearly defined as a result there is lack of proper data 

flow between thesc sect ions. 

Similarl y, change in administ rat ive procedures is necessary for the maintenance of the 

system . Currently man y o f til e procedures are not time and cost effective. Moreover, the 

valuation of properti es should be based on scientific methods to make equitable and 

transparent, rather than arbitrary and subj ective judgments. 

In man y respects therc is lack of awareness and proper success to available data for many 

of the potential users . Thcy lack prope r exposure and the chance to exploit data that could 

be available. There is , therefore, a need to purposely publicize some of the basic land 

informat ion, so th 'lt the public and the other potential users are aware of the purpose, 

benefi ts and ob I igatory procedures of the cadastral system. 

Training is an essential and integral part of the development of the cadastral system. 

There is a necd fo r tn,i ncd manpower at d i ffe rent levels and fie lds to carry out various 
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tasks in the system. The trai ning shou ld , therefore, meet the low, mid and high level 

manpower requit'el1l cnts for the syste l11. 

For the deve lopl1lent 01' cadastral system acqui sition of modern equipment is imperative. 

There is a need for thc proeuremetH of 11l0dern technica l devises, of surveying, mapping, 

data processing, etc pu rposes . However, the purchase of these dev ices, maintenance and 

training costs can be cumberso me hence their acquisition should be plmmed in phases. 

Moreover, the cho ice of cadastre and any land information system should be based on an 

analysis of in is lit ut i on ai, econol1lic, financ ial and technica l considerations. 

Research is needed for all the issues in cadastre work from the legal , social, finm1cial and 

fiscal point of view. II requi res interdisciplinary approach continuously . Simultaneously, 

feasibility study nnd cos t-benefit analysis should be undertaken on the basis of altemative 

cost and benefit COl1lpl tl. ttion. 

All technica l matters concern ing cadastre and land registration are immaterial without a 

proper legal bas is for the systel1l. Legislation is essential not only for the installation of 

the land in forl1l at ion syslcm but also for its operation, maintenance and updating. 

Therefo re, the govern ment should act legislation to guarantee: 

:>- Land poli cy systcm or dcve lop a system of land records primarily for infol111ation uses 

allowing cOl1l pensati ng measu res for any error or fraud, 

:>- Rules and rcgulations gOl'crni ng the procedures for the lTansaction of land and need be 

simplified 
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:» Review of existing regulat ions, particularl y those concerning registration of deeds and 

title and those that cause problems when settlements are arranged. 

:» Cadastral a lld survey regulat ions that would enable gradually COpll1g up with the 

development or automation and use of modern survey equipment so as they have legal 

backing andlllore acccpta nce. 

:» Coord inatio ll anci cOllso lici<rt ion oftlle cadastral system. 

113 



GLOSSARY OF TERMS 

Adjudication: the process whereby the ownership and rights in land are officially determined. 

Appraisal : estimating the value of property. 

Assessment: detel1nining the tax level for a property based up on its relative maTket value. 

Base map: a general-purpose map up on which specific purpose maps are based. A base map is 

usually made with reference to the national geodetic survey network, and plotted in tenns of the 

national coordinate system. 

Boundary: either the physical object marking the limits of a property or an imaginary line or 

surfaces making the division between two legal estates. 

Cadastral map: a map showing the legal property framework of all land within an area, 

including boundaries, administrative boundaries, parcel identifiers, etc. 

Collateral: the use of property as a guarantee for a loan. 

Geographic information system (GIS): a system for capturing, sto ring, checking, integrating, 

and analyzing data about Earth that is spatially referenced. 

G lobal positioning system (GPS) : a system for fixing positions on the surface of the Earth by 

measuring the ranges to a specific set of satellites orbiting the Earth. 

Land: the surface of the e31ih, the materials beneath, the air above and all things fixed to the 

soil. 

Land administration: the process of determining, recording and disseminating infol1nation 

abont the ownership, va lue and use of land when implementing land management policies. 

Land information system (LIS): a system for acqu iring, processing, storing and distributing 

infonnation about land. 

Land management: the activities associated with the management of land as a resource. 



Land parcel : an area ofland under homogenous property rights and unique ownership . 

Land register: a public register used to record the existence of deeds or ti tle documents. 

Land registration : the process of recording rights in land either in the form of registration of 

deeds or else through the registration of title to land. 

Land tenure: the mode of holding rights in land. 

Land title : the evidence ofa person's right to land. 

Land transfer: the transfer of rights in land. 

Land use: the manner in which land is used. 

Land value: the worth of a property determined in variety of ways which give rise to di ffe rent 

estimates ofthe value. 

Leasehold : land held under lease, which is a contract by which the right of exclusive possession 

of land is granted by landlord (the lessor) to a tenant (the lessee) for an agreed amount of money 

fo r agreed period of time. 

Mortgage: the conveyance of a property by a debtor (called the mortgagor) to a creditor (called 

the mortgagee) as a security for a fi nancial loan wi th the provision that the property shall be 

returned when the loan is paid offby a certain date. 

Real estate: land-related property. 

Real property: land and any things attached to the land including buildings, apaliments and 

other construction and natural objects such as trees. 

Registration of title: a system whereby a register of ownershi p of land is maintained based upon 

the parcel rather than the owner or the deeds of transfer. 

Rental value: the value of a propel1y in terms of rent, which may be derived from it. 

Stamp duty: a levy charged on the transfer of property. 



Subdivision: the process of dividing land parcel into smaller parcels. 

Trilateration: a land survey techniques of detennining position by measurement of distance 

only. 

Triangulation: lands survey techniques of determining position by measurement of the angles in 

a series of triangles. 

Valuation: the detennination ofthe value of property. 

Source: Directly quoted from different sources (books) 



Annex A List OfQucslion naire <IIld checklist Questions Used for the Collection of Primary 

and secondary Data. 

L LAND SECTION 
I . Name and address o! the owner 

1.1 Name or lhe own"" ......... .. . . ...... . ............ . .......... . . •.. ...... .. ... . ..... 

1.2 Kefetagna ......... Kebe lc. House No .......... .. ... .. .......... .. ........ . 

2. Grade of land .... .. 

3. Land and/o r building tcn ure ................... . 

(Private, associ al ion, l\'lunici pa l ily,RHA,Kebele,Federal,Government,Relgious,etc) 

4. Area ofth c ho lding in M'oll a certifi cate 01' other ev idence (specify the evidence) 

5. How was the land oblained? ........................ .... ................ ........ ............ ...... .... .. . 

(From Govel'l1 ment, by contrilct, Gift, purchased, Leased, Inherited, etc) 

6. The year in which the la nd was obtained in E.C. .... .. .. .. .................. .. ................ .. 

7. What evidencc 0 I' ownership do you have? 

7.1 Certificate (ti tl e) .... 

7.2 Housc Book .. 

7.3 Withoul any c\'idencc .......... ... .. 

7.4 Taxat ion receipls .... 

7.5 Other, spec i fY 

8. Ifyo ll have no ev idence at <I II , what is the reason? 

8.1 Procedural or iJureaucratic prob lems ............................. .......... .. ...... .. .... .. 

8.2 No in terest ..... .... .... .................................. .. .. ........... ... .......... ......... .. 

8.3 Not permi tted .......... ... .. .... .... ... ............ .... ....... .. ............... .. ...... .. .. 

8.4 No Owners hip evidence .. .......... .... ..................... .. ... ..................... .. ... .... . 

8.5 Other, speci fy "'" ' ''''''''''''''''''''''' ........ .. ... .. .... ....... .. .... .. .......... .. 

9. If you have a cert ificate, what was the issuance year and its identification 

number.... ...... . ... .. .. ... ...... ... ................... ....................................... .. .... .... ... .. 

10. If you r evidence is a housc book, what was the issuance year and who gave it? 

11. If you r evidence is laxati on receipt, what is the last date you paid taxes? 

12. How much do you pay for land and/or building tax? 

12.1 Land tax ......... ..... .. 

12.2 Bu ilding tax. 

12.3 I di d not pay I:IX . .. 

13. Do you have any idea how the land and building tax is being levied? .. .. .. ......... .. 

14. Do YOll ha \'C any icrca about the pu rposes of these taxation or why do you pay taxes? 
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15. Do you thi nk the taxes on la nd and bu il d ing are fa ir enough? ........ ......... ........ . . 

. ........ ....... ... .. ... . ..... .. .. ..... .. -.. ..... ......... . ... . " .. . . . ...... .......•...... . . -, -•.........•......• •• •••.... 

... ... .. ....... ................ ................................. .. .... .. ................... . 

16. Have you applied (0 the Illu nicipal ity concerning matters related to your holding? If 

yes, w hen? ...... .... ... ... ............ .............................................. ....................... ........ ...... . 

..... ........... ...... .... . ... ..... . .... . ' . ..... ... .... ..... -,-'" ......... ..... ... ....... , .. .. ..... ... ... .......... ....... . 

......... ...... ................ .......... ...... .... ...... ....... ..... .. ... .. 

17. For what purpose did you apply? 

17.1 Transler oi"nal11e ... .. . ............ .... ............ .... ..... ..... ...••.. 

17.2 Lega lizing ownership ............. .............. .. ........... .... .. .... ...... . . 

17.3 Aelelitional land ..... 

17.4 Changi ng o ld cert ifi ca te ..... ... ... ........ ........ .. ....... .. ................. . 

17.5 Change of lan el use .................................... ........ ........ ......... . . 

17.6 Other, spec i l'y .. ...... .. ............ .... ........... ... .......... .... ..... ............ . 

18. If your answer fo r questi on no. 17 is 17.1 , what waslis the reason? 

18.1 Purchase (sa le) .... .. ..... ... ................ ......................... . 

18.2 gift ..... .. ..... ... ... ... ... .. ..... ......... .... .. ................. .. 

18 .3 Inheri tance .. 

18.4 Exchange ... ... .... .. .. . .......... .. ...... .............. ....... ... . 

18.5 Other, speeifv ... .... ...... ... .. ........................... ............ ..... . 

19. If your answer for questi on No. 17 is 17.5, what waslis the change applieel for? 

18.1 From residence to establi shment. .............. ....... ..................... .. . 

18.2 From estab li sh ment to res idence .... .. .. ..... .. .. ...... .. ................ .... . 

18.3 To combine both uses .. .. .. ............. ....... ............ ... ..... ... ......... . .. 

20. Do you ha ve any boundary d ispu te with your neighbor? .... .............. .... ... .... ....... .. .... . 

21. Is your bOt!ndilry pmperly monulllented? Do they ex ist toelay? And by what they are 

monumented ') ..... .. . 

22. Do yo u have ilny di spute on the olVnership of the lanel? ... .. .. ............ .. ......... ... .... ........ . 

23. In general do yo u gel proper ancllimely answers for your app li cation to the 

municipality on l1lattel" relatecl to land and bui ld ing? If you have any concrete experi ence 

of your own give 'Ill examp le ,about the procedure ,the bureaucracy, time required 

,etc ......... . 
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II BUILDING SECTION 
1. Genera l Informati on on the House 

1.1 To tal area ortlle plot 
1. 2 Age of th e ma in house (years) 
1. 3 Buil t-u p area of the main house (M' ) 
1. -1 No. of rooms of the ma in house 
1.5 Number of storey of the main house 
J.() Area ofoll t doo r build ing (M' ) 
1. 7 No. of rooms of the Ollt door buildi ng 
1.8 Total buil t-up area in the compound 

2. Type o f The ma in I lo use 3. Pu rpose 4. Tenure 

2. 1 Detached Bu ild ing 3. 1 Res idential 4. 1 Owner 
occupant 

2.2 Attaclled 13 ui ld ing 3.2 Comm/Service 4 .2 R ented 
2.3 Detached orc! i Ila ry o 0 Offi ce 4.2. 1 From R .H .A J .J 

HOllse 

2.4 Attached ord i Il<l ry 3.4 Workshop 4.2.2 From Kebele 
House 

2.5 O ther 3.5 O ther 4.2 .3 Frolll Private 

4.2.4 Other 

4.3 R ent Imonth 

S.BUILDING MATERIA LS OF THE MAIN HOUSE 

5.1 WALL 5.2 CEI LING 5.3 FLOOR FINISH 
5.1.1 Mud brick 5.2 .1 Fabric 5.3. 1 Earthen 
5.1.2 Mud plaster 5.2.2 Cheepwood 5.3.2 Cement screed 
5.1.3 Bri ck 5.2.3 Concrete 5.3.3 Cement tile 
5. 1.4 Stone 5.2.4 Wooden pa rquet 5.3 .4 Timber 
5.1.5 H.C8 5.2.5 Board 5.3.5 Plastic 
5.1.6 Wood 5.2.6 Other I 5.3.6 Other I 
5.1.7 Korkom (Tin) 5.4 Maso nry Foundation Yes I No 
5. 1.8 Other 5.4 HOLising Condition Good Fair I Bad I 

6. SANITATION FAC ILITl ES 

6. 1 Toilet Facility Yes No 

6.1.1 Type of Toilet Pit F lush Other 

6.l.2 Cond it ion of use Private Shared Other 

6.2 Barhi ng Yes No 

6.2. 1 Type of bathing Bath Tube Shower Other 

6.2 .2 Conditi oll of IlSC Pri vate Shared Other 
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7.KITCHEN SWATER 
7.1 Presence Ycs No S.1 Tap(s) in the house Yes No 
7.2 Usage Private Shared 8.2 In the compound Private Shared 
7.3 With in the house Yes No 8.3 Public Tap Yes No 
7.4 Out side the Yes No 8.4 Buying indi vidual Yes No 

house 

8.5 Other 

-
9.ELECTRI C PO\VER 10. ACCESS (FRONTAGE) 
9.1 Electric Pr ivate Shared Road width Surfacing condition 

meter 
9.2 Other 10. 1 Less than 4m 10.1 Asphalt in good 

condition 

10.2 4-10m 10.2 Asphalt in bad e 

10.3 10-20m 10.3 Gravel 

10.4 Greater than 20m 10.4 Motrab1e track 

11. Does the hOllse ha vc plan ·, ............................. ...... ..... ........ ......... ............... .... . . 

12. Does the hOllse hal'c a bu ilding perm it? ........... .... ...... ............. .. .......... ..... ..... . . 

13. If yes, state the dalc and nUl11 ber of the permit. ...... .. ........... ... .......... ......... ... .. . 

14.1fno, wh y" 
14.1 Proced mal or bmc3 ucratie obstac les? .......... ........................... ....... ... .... ........ . 
14.2 No inleresr'- ... .. . . .. ................................... .... .......... ........... ........... . 
14.3 Not pennill c(i? .. 
14.4 Other, specif\' 

. ........ .... ........... . ........... .......... ....... ...... .... . 

.. .. . ..... .......................... . ... , ...................... . 

. ' . • 
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III. LAND AND BUI l. DING TAX ESTIMATION SECTION 

1. Land rent and bui lding tax . 

Area of Gracl c of lan el rcnt Es timation of building Rate of Total 
the land the land rent bui Iding Tax 

Monthly Annual 
Birr Ce Birr Ce Birr Ce % Birr Ce Birr Ce 

I 

2. Sketch oflhc Holding 

Name ui" the Surveyor _____________ _ 
Date o l·the Survey _ _____________ _ 
Si gnatu l"c ____ _ _____________ _ 
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Principal Qu esti on s and Check-Lis t ]'oints 

1. What types of land ten ure ex ist in Nazareth? 

2. Are records of land ownersh ip: 

a) Compl ete in term s of spat ial coverage? 

b) Complete in tC l"lllS of owners? 

c) Complete in terms of ri gh ts? 

d) Up to date? 

e) Accessib le to the pllb lic') 

3. How is registration oi' transact ion of rea l property undertaken? 

4, How long does it ta ke to tr 'lIls fe r a property formally from one owner to another? 

5. How are la nd ri gh ts tra nsmitted through sale, gift or through inheritance? 

6. Does the mllnicipali ty guarantee title to land? 

7. What is the procedu re to legalize tenure and how is the renewal of title operating? 

8. Is the municipality invo lved in mortgage registration? 

9. How the mnn icipali lY allocates urban land for different purpose? 

10. How is the lease system operating in Nazareth? 

11. What procedures e.': 1St to get a pennission to build? 

12. What is the proced ure and the requirement for land use change? 

13. What controls exist over la nd use') How are they enforced? 

14. Is there a met hod a f' to regi ster public uti I ities such as roads, water lines, etc .? If so 

what kinds of maps are used? 

15. Is there some sort a I' cadastral system in Nazareth? Is it a functioning one? 

16. Is regi stration o f i; llld vol un tary or obligatory? is registration ofJand based on parcel 

identities or maps') 

17. What kinds of lll aps ex ist in conncction with the cadastral and land registration? 

18. What tech nical eqlliP lllen t and faci lities are available for surveying and mapping 

activities? 

19. How are boundari es 1ll011 ulll ented? Are boundaries f'llily monumented? 

20. What met hods of surveyi ng are cmrently being used to determine the location of 

boundari es? How are su rvey data stored and retrieved? 
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2 1. What scal e o f fees is currently chm'ged for cadastral surveys? On what basis are the 

fees assessed and do they relate to the true overhead cost? 

22. How are land p'l rccls numbered? [-[ow are sub-di visions numbered? 

23. How is the lax on land and bu ild ing levied? What is the legal base for property taxes? 

24. What infol"lllal ion is needed to assess taxes on land and bui lding? What evaluation 

policies exist and what methods are used for land valuation and apprai sal? 

25. What are the reaSOilS that requ ire valuation of land and buildings? 

26. How is the tax on tra nsfer of rea l property being levied and co llected? 

27. Is the ex isti ng municipal management capable to implement and monitor a land 

information or cadastr,iI system? 

28. What are the presenl leve ls and sk ill s of manpower involved in land information 

system? 

29. What policies rela tcd to urban land currently exist? Are they being implemented? 

What mechan isms exi st 10 monilo r the implementation and consequences of land policies? 

30. What criteria ex ist ,o r the class ifi cat ion of urban land ill to different grades? 



AIm ex B The Translat ion o f l"rin ilik's Law Granting Security of Tenure 

Article I 

J, Minilik n, Empcror or Ethiopia, have authori zed my country men and foreigners, for 

whom I have given a spccial law, to buy land in the town of Addis Ababa, but they must 

not transgress th is law . 

Article II 

The Govern mcnt sha ll <Is sess the amou nt of money to be paid for a certain area of 

Government land depend ing on its val ue. 

Article III 

Individual holders l11 av se ll th ~ i r holdi ngs in accordance with the provision of this law. 

Article IV 

Allmeasuremcnts o fl<llld shal l be square meters. A square meter shall mean an area of 

land one-meter long bv meter wide. 

Article V 

Any person purchasing land shal l have its size and value assessed by the Government 

representati ve (Meslene) and map peci by an engineer. 

Article VI 

A copy o f thi s map is to be gi ven to the Government to be included in the Addis Ababa 

map, and shall be called the cadastre o f Addis Ababa. 

Article VII 

The delimitati on o f borders, the determ ination of prices, and the measurement ofa piece of 

land shall be done by tll'O engi neers, one of whom, and preferab ly both, must be 

employees of the Gove rn ment. Thcy shall survey the land and have it registered . The 

remuneration 0 f such engi neers shall be met by the Govemment. 

Article VIII 

If Govern ment land is bought, the purchaser shall cover the expenses of the engineer; in 

other cases the parties l1lust agree as to who should meet these costs. 
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Article IX 

The Govern l11 cnt reprcocnta ti ve is g iven the power to deterl11ine the value of the land in 

order to facili tate its sak. Thc Govern l11 ent has also given permission to the buyers to pay 

their debts in insta lll11 clllS, but has the ri ght to fi x a c losing date for such payments. lfby 

that date paYl11ent is nOI cO l11 pleteci , the Govern l11ent l11ay confiscate the land, paying back 

the owner wit hout interest the l110ney received frol11 him . 

Article X 

The Government shall issue a certifi cate of purchase to persons who have bought land so 

that they l11ay make use of it in accordance with the provision of this law. They can not, 

however, obtain such ,I certi ficate unti l they have cOl11pleted their paYl11ent and unless they 

abide by the provi sion ,,[t his law. 

Article Xl 

A copy of the certifi ca tc issucd by the Government is to be kept in the register, with the 

followin g part icul ars: I) l1 s nUl1lber 2) The name of the seller of the land 3) The name of 

the buyer of the land 41 The size orthe land and 

informat ion ol·any kin ci of property on it 5) The boundaries of the land 6) The name or 

names of neigh bors 7) The nal1le of the locality 8) The price of the land 9) the date of 

sale. 

Article XII 

The certificate shall be"r the sea l of the Govermnent. The fee for this seal is $ 10.00 and 

1 % of the lan el is also tn be pai d 

Article XfIJ 

When indi vidua ls sell or buy land, it shall be done in the presence ofa government 

representati ve and two wit nesses who l1lust sign on the certificate. 

Article XIV 

When indi vid ua l sa le [;jnt! to each other, the sale sha ll be recorded in Government regi sters 

and shall bear the offi ci;ti seal. In accordance wi th Arti cle XII the fee shall be fixed at 

$ 10.00 plus 1 % of th e price. 
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Article XV 

If the seller and the buye r agree between themselves to state a fal se priee in order to 

deprive the Gov't of its sha re the buyer shall be li able to pay four times the amount 

initially elue to the GO': 'I. The seller and witness shall be the buyer's guaranto rs. No one 

may be penali %Ccd, ift h,· cri me is not discovered with in two years. 

Article XVI 

Foreigners an c! foreign cOll1panies ll1 ay buy land in accordance with the law, but such land 

may not exceed 10 hectares though the Gov't has the ri ght to increase this ifit so wishes. 

Any person who violates th is law will be heavily penalized. The Gov't can confiscate the 

land, ll1erely by refunding the purchase price. 

Article XVII 

lfwith in 25 years an individual sell s at a profit, land purchased from the Gov't he shall 

give the latter one third of tile profit. Anyone violating this Article sha ll be liable to the 

penalties specifieel in Ail ic le XV of this elecree 

Article XVljj 

If land purchase froll1 the Governll1ent is solei before completion of payment the buyer and 

seller shall not ify the (jell'ertlll1en t who shall complete the payment. Such agreement shall 

be recorded in the Gowrnment reg ister. 

Article XIX 

Liabilities to thc Go vcrlllllent in respect of lanel i.e. purchase money and tax have priority 

over any other paYll1ents. 

Article XX 

If the purchases oCthe hillel has paid tile full amount of money and has fulfilled the 

requirements fo r a cert itlcate, he can do whatever he wi ll s with the land. He may sell it, in 

whole or in p;lrt, transiCr it or use it as guarantee to borrow money. If he sells land in a 

city, the area oC til e land sold sha ll not be less than 400 square meter. 

Article XXI 

The size of present holdings of la nd sha ll continue as they are, but henceforth land should 

not be divided except in acco rclance with the provision of this law. 

, ' 
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Article XX]] 

Ifa person di cs beforc completing hi s monetary obl igations, his successors shall pay the 

remaining amount or makc alt ernative arrangements with the Gov't. If they fail to do so 

the Gov't shall take the la nd in accorda nce wi th article 

IX. Ifa house has been built on the land, both the house and the land shall be sold and 

after payi ng the debt, the rema ining amo un t sha ll be paid to the heirs. 

Article XXJJJ 

If the heirs fi nd it necessary to sha re the land they may do so, but they must obtain the 

Gov't's permi ss ion to red uce their shares to less than 400 sq. meters. 

Article XXIV 

Heirs sha ll pay to the (jov 't 2% orthe va lue of land they inherit 

Article XXV 

The Govemm cnt may dispossess an individual of hi s hold ings if the land is found to be 

essential for the orderl y develop ment ora city, and in such cases compensation as 

determine by Govern mCll t experts sha ll be paid. 

Article )0011 

lfthe size of land requ ire is small, less than 2 meters wide, the Gov't shall pay the original 

priee of the land. [fhollever, thc land has been wanted by the individual for more than 10 

years, the value of the land sha ll be as estimated by experts. 

Article XXVlJ 

If there are buildings on :he land, the Gov't shall pay the price of the land, or may agree to 

give the owner on equi\',:!clll ho ldi ng e lsewhere, 

Article xxvllr 

If a fo reign oll'ner di es and has neither successors not a consulate to represent him, the 

Gov't shall ta ke the land ,md rcnt it. I f and when at any time an heir comes the Gov't shall 

deduct the fo ll owing: 

I. Any deb t o r the deceased to the Gov't 

2. Any 'lillO unt spent by the Gov't on improvi ng the land 

3. A ta.\ o f2 % on the va lue of the land in accordance with Article XXIV 



Annex C Land Allotted by Lease for Different Purposes in Nazreth Town 

-- -

No. Name ofthe lesse Kebele Type of Area (01 ') Grade Lese Price/ Total p rice Date of Remark 

activity period 1112 issu ance 

I 2 3 4 5 6 7 8 9 10 I I 

I Jcmal Mohamed 09 Industry 2,500 I 35 5.00 437,500 1990 

2 Tadesse Debele 13 Commerce 2,000 I 60 9.00 1,080,000 1990 

3 Gift TrJd ing P.L.C. 15 Commerce 787 I 60 21.25 1,003,425 1990 

4 J b diJ \ fohamccl 15 COlll merce "4 () I 50 3(, .5 0 996,4:\0 1900 

-Tllbrahil11 Ahcm<;d :\u: 13 Com111erce 1.028 1 . I 60 ::; .08 498,374 1990 

6 Arsi Flour Mill 13 Store 1,176 I 70 2.10 172,872 1990 

7 Ma rtread Elh. P.L.e. 19 Real Estate 2,320 I 45 30.03 3,135, 132 199 1 

S Fays. Bedane 16 Recreation 4,000 2 20 2.07 165,600 199 1 

9 Yeshi Lema P.L.C. 16 Industry 5,000 I 30 5.00 750,000 1991 

10 Geta Ayida P.L.e. 16 Jndustry 3,475 2 40 5.00 695,000 1991 

II Hawas Agri-Business II Industry 2,000 I 60 9.25 I , III ,120 1991 

12 Fesha Damte 16 J ndllstry 5,000 I 70 5.70 2,000,000 1991 

13 Muga Anisa 20 Commerce 560 I 40 37.50 840,000 1991 

14 Alef P.L.e. 07 Real Estate 1,822 I 40 32.50 2,369,250 1991 

IS Kasahun Kedir 20 Conunerce 787 I 30 50.00 580,500 199 1 

16 Ibrahim Abdo IS Conunerce 41 0 I 30 3.50 430,500 1991 

17 Jemal Urner 12 Commerce 53 1 2 30 8.00 127,400 199 1 

18 NOHE Enterprise 16 Transport 6,000 I 65 5.00 1,950,000 199 1 Depot 

19 Mekebeb Gebeyehu 16 Industry 2,000 1 40 5.00 400,000 1991 Didn't pay 

20 Bekele Endeshaw 16 Industry 2,062 I 4 13,400 1991 Didn't pay 

2 1' A wash Temesgen 16 Industry 10,000 2 60 8.08 2,200,000 1991 Didn't pay 

22 Zewde Yimar II Conunerce 1,440 I 30 15.00 648,000 1991 Didn ' t pay 

23 Almeta Epics I 1 Industry 4,670 3 40 3.50 653,800 1991 

24 Urner Ahemed 07 Residential 810 2 60 6.06 294,5 16 1991 

Sub-Total 60,924 22,952,839 

,1 



2 3 4 5 I 6 7 8 9 10 11 

26 I Danse Gurmu 15 I Real Estate 516 I - I 237,300 I 1991 
27 I Irzcku Arkader 13 I Store 2,046 I 70 8.00 I 1,028,720 I 1991 
28 I Kcdir .lema 1 04 I Store 95 1 I 2 30 I 1000 I 285)00 I 199 1 
29 I Mulugeta Afcwerk 16 I Store G,OOO I 30 5.50 I 990,000 I 1991 
30 I !VI cko Absenu 12 I Commerce 160 I 30 10.00 I 48,000 I 199 1 
3 1 I Ycshak GI 1VInri am 04 I Storc 2,450 I 30 3.50 I 300,125 I 199 1 
32 I ·,"..;."iw1, Kdl\.., 
33 ri·)\,;;~t,.· k I\ jula 

16 Ilnd""r) I 2,000 I J I 40 5.00 I "00,000 I 1991 I 
II Coml1l~ 5~0 il 30 35.00 567.000 1991 Hotel 

34* I r:'atu ma Kelifa 13 Industry 820 I - I 106,575 I 1991 I Didn 't pay 
35 I Kinc .t ojo 05 Commcrce 537 I 30 15.00 I 24 1.537 I 1991 
36 I EFRA P.L.e. 16 Store 2,000 I 30 5.50 I 330,000 I 199 1 
37 I Getachc\\ Mersha 10 Store 2.1 75 I 2 :;0 3.50 I 228,375 I 1991 
38 I NUl" Moha med Seid Industry 5,000 I 1- 70 5.00 I 1,750,000 I 199 1 
39 I lemal Treading Industry 8, 125 I 70 2. 10 I 1,194 ,375 I 199 1 
40 I Hailu W/Amanuel 10 Industry 2,600 I 70 2. 10 I 382,200 I 1991 And store 

41 I Zela1em Mersha 04 Industry 606 I 70 1.88 I 79,7 10 I 1991 And store 

42 I Umer Ahemed 07 Store 2,762 I 70 2.10 I 406,014 I 1991 Seed cleaning 

43 I Danse GUI111U 16 Conunerce 223 I 30 I 25.00 I 167,250 I 199 1 
44 I G/hiwet Kebdom 16 Commerce 690 I 30 8.08 I 167,256 I 1991 

45 I Mohamed Seid Commerce 6,000 I 60 6.06 I 2,181 ,600 I 1991 And store 
46 I Kalid Abdela Industry 703 I 40 2.44 I 105,309 I 1991 
47 I Ashenafi Mengiste Industry 695 I 40 5.00 I 152,900 I 1991 

48 I W.A Industry 5,580 I 70 2.50 I 976,500 I 1991 
49 I Tilahun Werku Commerce 907 I 60 8.08 I 39 1,233 I 1991 Hotel 

50 I Gihon Construction I 32,900 I 30 5.50 I 5,428,500 I 1991 Engineering 

51 I TERHA P.L.e. Store 3,541 I 30 5.50 I 584,265 I 1991 Seed cleaning 

52* I Shiberu Bu1cha 13 Commerce 438 I 2 - I 328,125 I 1992 

53 I Chilalo Enterprise 16 Store 6,000 I 30 5.50 I 990,000 I 1992 And office 

54 I Bambilu Wendemu 16 Store 6,000 I 30 5.50 I 990,000 I 1992 And office 

55 I Jifar Hashim (Agem) 11 Store 2,380 I 30 5.50 I 392,700 I 1992 And office 

Sub-total 105,345 I 21 ,430,869 



Annex C Continued .... 

-

I 2 I 3 4 5 6 

56* Scid Kosa 16 Industry 6,000 I 

57 Gin1l3 Demse 16 Industry 2,275 I 

58 Shamoiu I-Iussen 10 Store 2,000 I 
59 Tadesse Debele 13 Commerce 2.2 57 2 
(,0 Abisinya Transpor! I 1(, - ---

11).000 2 Commerce 

61'" Jiji Co!arc 03 lncluSl!) 5.400 2 
62 Aclam3 Mckonen 09 Com merce 502 I 
63 Yeshi Kebede 09 Res ident ial 350 2 
64 Bageba P. L.C. 16 Store 3.000 I 
65 EFRA P.L.c. 16 Store 2,000 I 

66* NO I-I E P~L.c. 16 Commerce 250 2 
67 Africa Engineers · industry 10,000 · 

68 Hailu Abebe 16 Store 7,332 · 
69 Aklilu Zeleke 16 Store 5,289 · 
70 Sa lia Hussen II Industry 2,840 · 
71 Dereje Hardofa 16 Store 44,097 · 

72 Tadesse Hordofa 16 Store 4,791 · 

73 Kalid Mohamed 16 Store 3,000 · 
74 Nuria Hasnif - Commerce 5,000 · 
75 Gete Dechasa · Commerce 358 · 
76 Kadir Bussen · COllUllcrce 986 · 
77 Bakaka U. · Indusu'y 2,067 1 

78 Abate Birhanu · Commerce 5,000 -

79 Shalla · School 5,828 · 
80 E.E.S. · Clinic 2,000 · 

81 Iskindir Asefa · School 3,708 -

Sub-Total 136,330 

G rand Total 302,599 

Source: Planning and Economic Development Department of East Shewa Zone, 2000. 
Note: • Data Obtained from the Municipality of Adama, 2000. 
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8 9 10 1 I 
5.50 990,000 1992 
5.50 375 ,375 1992 
6,00 360,000 1992 

15.00 1.0 15.650 1992 
5.50 1,650~ 1J(,,) 1992 'J nlllSpO n 

· 6:;U~,l'lO 1992 
32.00 481,920 1992 Hotel 

4.55 94,500 1992 
5.50 49 5,000 1992 
5.50 390,000 1992 

· 8 1,250 1992 Transport 

5.00 200,000 1992 
5.50 120,978 1992 
3.50 872 ,685 1992 
3.50 298,200 1992 
5.50 676,005 1992 Seed cleaning 
5.50 790,5 15 1992 
5.50 495 ,000 1992 
5.40 162,000 · 
1.44 30,931 · 
8.08 478,0 12 · 

5 ~ 00 413 ,400 · 

9.00 270,000 · 
· . · 
· . · 
· - · 

11,371 ,821 

55,755,529 



Annex D Tables Showing Some of the Results of the Sample Survey 
TABLE NO.1 NUMBER OF OWNERS BY WAYS OF OBTAINING THE LAND 

Ways KEFETGNA I KEFETGNA2 
01 05 06 07 08 16 17 09 10 II 18 

From gov 't I I 4 I 13 II II 
Purcha sed I 2 I I 2 2 3 6 I 
Inherited I I I I 

G ifl 

. I e~~C' I 
Toted 2 2 2 2 2 7 , I:; 14 17 2 

r..l,ijL£ 1\0 . 2 1\U.\IJ3 ER OF O"';-,'ERS UY AREA OF Til E II 0LDI1\G 

A rea ill iVI2 KEFETGNA I KEFETGNA 2 

0 1 05 06 07 08 16 17 09 10 II 18 

up to 100 I I 2 
101-200 I I 

201 -300 I 2 I 5 14 

301-400 I 4 I I 

401-500 I I 3 I 6 6 I I 

501-600 I I 

601-700 

701-800 I 

801-900 I 
901-1000 I 
1001-1100 

1101-1200 I I I 

120 1- 1300 I 

1301-1400 

140 1-1500 1 

150 1-1 600 

160 1- 1700 

1701-1800 

1800-1 900 

190 1-2000 

+ 2000 

Total 2 2 2 2 2 7 3 13 14 17 2 

KEFETGNA 3 
19 20 02 03 04 12 13 14 15 

I I 5 5 2 4 5 I 
2 2 3 4 I I 2 

2 _J]_ 4 9 C .' :i 5 .' - --
KEF ETGNA 3 

19 20 02 03 0'; 12 13 14 15 

I I 
2 I 3 2 2 I 

I 3 
3 4 3 2 2 I 2 

I 

I 
I 

I 

1 

2 3 4 9 5 3 5 5 3 



TABLE NO.3 NUMBER OF OWNERS BY YEAR OF OBTAINING THE LAND 

Year KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 I I 18 19 20 02 03 04 12 13 14 15 

Before 1967 1 2 3 I I 2 2 
, 

5 I 2 2 I 2 , 
196~· 1 975 I I 2 5 I I 3 2 I 2 1 j 

1976·1980 I 2 6 G 3 I I I 
1981 -1 985 j I I --r6 2 II 2 2 I 
1986-1990 I I I I I I 2 I - - -- _.,- , --]-- -- i '--j - -1 I ------ ---1- ---1991-199) 

.- r 2--' 2 
, 

13 1-:;--
, 

-Total 2 2 2 7 3 j , 
, 

2 I 3 .j OJ 5 3 ~ 5 3 L 

' L~IlLJ:: NO, 4 NU~IIlE R OF OWNERS IlY EVIDENCE OF OWNERSlJIP 

\Vays KEFETGNA I KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

Certificate I 
Taxation receipts I 2 3 3 I I I 3 2 3 2 3 
Have both 2 I I I 3 12 I I 16 I I 3 3 5 5 I 2 3 
y.,' /0 evidence I I 3 I I I 
No response 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 

L-. 
5 3 

ABLE NO, 5 NUMBER OF OWNERS BY YEAR OF OBTAINING THE CERTIFICATE 

Year KEFETGNA I KEFETGNA 2 KEFETGNA 3 

01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 
Upto 1967 2 1 2 1 G 3 2 5 4 2 2 1 4 5 I 2 3 3 3 
1968-1970 I I 

1971-1975 I . 4 2 2 2 I 

1976-1980 I 1 5 5 I 

1981-1985 2 I 11 I 2 I 

1986-1990 I I I 2 2 

199 1-1992 I 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

7 
• 



TABLE NO.6 NUMBER OF OWNERS BY YEAR (LAST) OF PAYING TAX 

Year KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 1 1 18 19 20 02 03 04 12 13 14 15 

Upto 1967 1 1 3 1 I 
1968-1970 I 
1971· 1975 1 
1976-1980 
198 1-1985 2 2 I 

1986-1990 1 I 1 1 2 6 2 5- I 3 2 1 3 

1 1091-1 ~92 1 1 1 2 1 3 i 6 lO- Y 1 2 3 ~ 5 3 1 2 5 2 
Total 2 _\2J2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO.7 NUMB ER OF OWNERS BY RANGE OF TA)( ON LAj'lD 

Range KEFETGNA I KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Upto 15 Birr 1 1 1 1 6 3 5 5 7 1 1 1 1 6 2 1 5 2 1 
16- 30 1 3 3 1 1 1 1 1 1 
31- 45 1 1 1 2 2 1 1 1 1 

46-60 1 1 3 1 1 

61- 75 3 1 1 1 1 2 

76-90 1 

91 - 105 
+ 106 1 1 2 6 1 1 1 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO.8 NUMBER OF OWNERS BY IDEA HOW TAXIS LEVIED 

Idea KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 

01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Yes 1 1 

No 2 2 2 2 2 7 3 13 16 2 2 2 3 4 8 5 3 5 5 3 

Total 2 2 2 2 2 7 3 13 17 2 2 2 3 4 9 5 3 5 5 3 

~ 



TABLE NO.9 NUMBER OF OWNERS BY IDEA ABOUT THE PURPOSE OF TAX 

Idea KEFETGNA 1 KEFETGNA 2 KEFETGNAJ 
0 1 05 06 07 08 16 17 09 10 1 J 18 19 20 02 03 04 J2 13 14 15 

Yes 2 1 1 2 J 9 10 6 1 2 2 3 9 5 2 5 5 3 
0jo 2 1 J I ) ~ ~ II I I I I 
No response J 

Total 2 2 L? 2 2 7 J 13 I~ I / 2 ? • 
- - j 4 9 5 3 5 5 3 

.J ABI. E .V) . 10 i\l' ~IIlER OF OWNE]{S ,,'. liH:A AB O [d· H I E FA IRNE SS OF TAX 

Level KEFETGNA I KEFETGNA 2 KEFETGNA 3 
0 1 05 06 07 08 16 17 09 10 I I ] 8 19 20 02 03 04 12 13 14 15 

High 1 1 2 2 I 5 2 1 J 14 16 2 2 2 4 9 5 3 4 5 3 
Low 1 J J 
Fair 1 1 1 
Don't know I J 2 1 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO. 11 NUMBER OF OWNERS BY APPLICATION TO THE MUNICIPALITY ON MATTERS RELATED TO LAND 

Application KEFETGNA 1 KEFETGNA2 KEFETGNA 3 
0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Yes 1 1 2 2 1 3 2 7 5 10 2 2 1 2 3 4 1 2 2 1 
No 1 1 4 1 5 9 5 1 5 1 2 
No response 1 1 2 1 1 J 1 2 3 2 

Total 2 2 2 2 2 7 3 13 14 17 2 2 2 4 9 5 J 5 5 3 



TABLE NO. 12 NUMBER OF OWNERS BY TYPE OF APPLICATION 

Type of KEFETGNA I KEFETGNA 2 KEFETGNA 3 
application 0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 
Transfer or name I I I 2 2 I 2 i I 
Add iti onal land 2 I 5 4 8 1 2 2 4 I 
Legalizing I 1 1 I J 
ownersh ip 
Changing old I I 
ct.:r1iflc<.ltL' 

Change of land use I I 
No response I I I I 4 2 G 9 7 2 I 2 5 I 3 4 3 2 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

- - --- _ _ L __ _ 

TABLE NO. 13 N U~'ffiER OF OWNERS BY REASON OF TRANSFER 

Reason KEFETGNA 1 KEFETGNA2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Purchase I 1 I 1 2 2 1 
Gift 
Inheritance 1 I 1 1 

Exchange 3 1 1 
No response 1 1 1 1 6 3 13 14 15 1 2 4 6 5 3 5 4 2 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

--

TABLE NO. 14 NUI\'ffiER OF OWNERS HAVING BOUNDARY DISPUTES 

Disputes KEFETGNA 1 KEFETGNA2 KEFETGNA3 

01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Yes 1 3 2 2 1 1 

No 1 2 2 2 2 6 3 10 12 15 2 2 3 4 9 5 3 4 4 3 
No response 1 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 



TABLE NO. 15 NUMB E R OF OWNERS HAVING THEIR BOUNDARY MONUMENTED 

GVLllldJry I KEFETGNA 1 KEFETGCi!\ 2 l(EFGGCir\ 3 
0 1 J 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Yes 1 I 2 1 1 G 3 13 13 15 2 2 3 3 S 4 3 5 5 3 
No 1 I 2 1 2 1 1 1 
No response ! 1 1 1 I J 
i'Old l 2 1= , 

2 2 7 I :' I 13 I 11 i i i , ' ? .) 4 9 -' 3 -' 5 I I - - J -

TAB LE NO . 16 NUMB ER OF' OWNERS BY EXISTANCE OF THE BO UNDARY TODAY 

Boundary KEFETGNA I KEFETGNA 2 KEFETGNA 3 
exis tence 01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 IS 
Yes 1 2 I I 6 3 II 13 15 2 2 3 3 8 4 3 5 4 3 
No I I 1 I 1 
No response I 1 I 1 I 2 I 1 I 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO. 17 NUMBER OF OWNERS BY THE TYPE OF BOUNDARY 

Type KEFETGNA I KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

Stone 1 2 1 4 2 3 2 1 1 2 1 2 I 
Building I 2 1 
Fence 1 2 I 8 II 16 1 3 3 6 3 2 3 4 2 
Building & fence 
No response 1 2 1 1 1 1 1 1 1 2 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

J 



TABLE NO. 18 NUMBER OF OWNERS HAVING DISPUTES ON OWNERSHIP OF LAND 

Ownership KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
disputes 01 05 06 07 OS 16 17 09 10 11 IS 19 20 02 03 04 12 13 14 
Yes I I 
No 2 2 2 2 2 5 3 13 14 17 I 2 3 4 9 5 3 5 5 
No rc:)pollsl' I 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 L..:.. __ - - - .. ----~-

r.-1.11LE ;\ 0 . I Y Nlj;I\[lE R OF OWi\ERS BY TH EIR OPJNION \HIETER THEY A.RE GETTING PROPER AP; D TI MELY ANS\\E R TO THb:1R 
APPLICAT IOi'\ 

Opin ion KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
0 1 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 

Yes 1 I 1 1 2 I 3 1 I I 2 
No 1 I 2 5 I 12 9 10 I 2 3 3 3 4 I 4 3 
I don ' t know 1 1 1 1 5 6 1 I 3 1 
No response 1 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 

- '-

TABLE NO. 20 NUMBER OF HOUSES BY AGE 

Age in year KEFETGNA 1 KEFETGNA2 KEFETGNA 3 
0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 

up to 5 I 1 1 I 

6-10 1 7 1 15 1 3 
11- 15 1 1 3 6 1 1 
16-20 1 2 2 3 3 4 1 1 1 
21-25 1 1 3 1 1 1 
26-30 1 2 2 2 1 3 

31-35 1 1 1 1 1 1 1 

+36 1 1 1 1 1 1 1 2 2 1 1 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 

', . 

15 

3 

3 

15 

3 

3 

15 

1 
1 

1 
3 



T ABLE NO. 21 NUMBER OF M AIN HOUSES BY THEIR BUILT UP AREA 

Area in M2 KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
0 1 05 06 07 08 16 17 09 10 11 ~18 19 20 02 03 04 12 13 14 15 

up 10 25 1 2 1 1 2 1 ~ 1 
2()·50 1 1 1 8 S 11 I 1 1 - 6 2 2 4 2 
51·75 1 1 2 2 4 1 1 1 1 1 4 2 1 
76·100 1 1 1 4 1 1 I 
+ 10 1 1 I I I 1 2 1 I 

Ll~!.':!.. __ 2... 2 2 I 2-=:1 :>_J..2 :1 13 14 17 2 2 ., 4- 9 5 3 5 5 3 ---- - . 

T ABLE NO. 22 N U~l1lER OF HO USES BY THEIR Q UANTITY O F MAIN HO USE ROO~IS 

No. of KEFETG NA I KEFETGNA 2 KEFETGNA3 
rooms 01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 
1 I 1 2 I I 
2 I 1 1 1 2 1 4 5 1 1 I I 1 1 1 
3 1 2 1 2 1 3 1 9 3 8 1 2 1 5 4 3 3 3 1 
4 1 2 3 1 I 2 I 1 1 
5& + 1 2 2 I 1 1 1 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO. 23 NUMBE R O F HOUSES BY T H E AREA OF OUTDOORS BUILDING 

Area in M2 KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 

0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 
up to 25 2 2 2 I 8 9 10 1 1 1 6 4 3 1 2 1 

26·50 2 1 5 2 4 4 5 1 1 1 3 3 1 4 2 

51·75 1 1 1 
76·1 00 1 1 1 1 

+ 101 2 1 1 1 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

--

L 



TABLE NO. 24 NUMBER OF HOUSES BY THE NUMBER OF OUTDOOR ROOMS 

No. of KEFETGNA I KEFETGNA2 KEFETGNA 3 
rooms 01 05 06 07 08 16 17 09 10 I II 18 19 20 02 03 04 12 13 14 15 
I 2 2 5 J6 I I I 2 I I , 

I 2 I I 5 - 15 2 .' I -

3 I I 3 I 2 I I 2 I 2 2 I I 
4 I I I I 3 2 I 3 I 2 I I 
5& + I I 5 I I I 2 2 I I I I 2 I 

! T otal 2 ~~ __ 2 __ .~_ . .2. __ ' ___ ~' __ L.I..~ _I ~ 7 .~_~3 __ ':_ L9-.J_~ __ . , -

I 2 -' -' -' -- -----0-

TABLC ,,0.15 "U,\llICR OF HO USES BY THCIR TOTAL lIUILTUP AREA IN TilE CO~ IPO UND 

Area in M1 K EfETGNA I KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

Upto 50 I 2 I 4 4 6 3 I 
5 1·1 00 I I 2 I I I 9 6 6 I I 4 4 5 3 5 4 

10 1·1 50 I 3 I 4 4 I 2 I I 
+150 I 3 I I I I I I 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO. 26 NUMBER OF HOUSES BY TYPE 

T ype KEFETGNA I KEFETGNA 2 KEFETGNA3 

01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 IS 

D.B. I 3 3 2 3 6 I 2 2 I I I 

A.B. 1 I 

D.O.H. 2 1 1 1 2 4 10 9 11 1 1 3 7 5 2 5 5 2 

A.O.H . I 1 I 2 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

Where:A~ Attached, B~Building, H~House, O~Ordinary 

:.!! . 



TABLE NO. 27 NUMBER OF HOUSES BY PURPOSE 
Purpose KEFETGNA I KEFETGNA 2 KEFETGNA 3 

01 05 06 07 08 16 17 09 IO II 18 19 20 02 03 04 12 13 14 15 
Residential I 2 I I I G 2 13 12 15 2 1 2 4 7 5 3 4 4 2 
Estahl ishl11cllt 1 1 1 1 I 2 2 I 1 I I 
HOlh u~e I 1 

113 
1 I I 1 

TOlal 2 2 2 12 2 7 I 3 I 14 17 12 2 3 4 9 5 3 5 5 3 

T ABU: NO.1R '<UMllER OFHO~_IS_E_S_B_YTHEIR TYPE OF WALL . .:.M.:.A~T=E=R=r A.:.L=-_ ____ ~ __ 
I ' .. \ ' ,il l I I(UFn;",\ I -- --I ----- -- I(ErETGt-:A 2 _.1_.- ___ K·~l;ETG"'.\ ~ 

--
-- I (i6 0 I -fiJi; -I-I (-, -- i'7 -~;- 110 - 1-1--18 19 - - -,11 o:=; 20 02 0_' U, i ' 1 13 1-1 I' -----

iViud brick I 
j\'ll.Id & wood 2 2 I I 2 6 3 13 8 9 1 2 4 8 5 3 5 4 2 
SlO lle I -! 7 1 2 I 
H.eB. I I 
Brick I 1 I I 
Brick & stone I 

Stolle & 
J-I.e B. 

H.e B. & 
brick 
Wood 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO. 29 NUMBER OF HOUSES BY THEIR TYPE OF CEILING 

Ceiling KEFETGNA I KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

Fabrique 1 1 2 1 1 1 I 1 
Cheep W. 1 1 3 2 1 3 2 I I I I 2 
Cocrete I 

wooden 1 4 I I I I I 
parquet 
No cei ling 2 2 2 1 I II 7 2 2 7 5 I 4 3 I 

I 

Total 2 2 2 2 2 7 3 13 14 2 2 2 3 4 9 5 3 5 5 3 
1 . 

\d.-



TABLE NO. 30 NUMBER OF HOUSES BY THEIR TYPE OF FLOOR 

Floor KEFETGNA I KEFETGNA 2 KEFETGN A 3 
OJ 05 06 07 08 J6 17 09 JO J J 18 19 20 02 03 04 12 J 3 J4 IS 

Earthen 1 8 3 5 J 3 2 J 2 2 
Cement J 2 2 2 2 3 2 5 6 1 6 J ~ 6 3 2 3 .' 2 
screed 

Cement tile J 4 5 6 2 2 J J 
Timber J 

Pl astic 1 I 1 I 
--

jr;;;;;J- --Tl - 2 - 1 7 J ' 1 J 7 ! 2 1:;:- '-:-----2 ; 2 , J4 L .; 0 5 -' :) ) .' ,. 

TABLE NO. 3J NmLBER OF HOUSES BY THE PRESENCE OF FOUNDATION 

Foundation KErETGNA J KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 I I 18 19 20 02 03 04 J2 13 14 J) 

Yes 2 I 2 4 4 I 1 I 2 1 I 
No 2 2 J 2 5 3 13 10 15 2 1 2 4 9 5 2 3 4 2 
Tota l 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO. 32 NUMBER OF HOUSES BY CONDITION 

Condition KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 

01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 
Good 1 4 1 3 4 1 1 1 1 1 
Fair 1 1 1 1 3 3 3 7 6 1 1 2 2 2 1 2 1 2 1 
Bad 1 2 1 1 9 4 7 1 2 6 4 1 4 2 1 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

.. . - - ----

TABLE NO. 33 NUMBER OF HOUSES BY THE PRESENCE OF TOILET 

Toilet KEFETGNA 1 KEFETGNA 2 KEFETGNA3 

01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Yes 2 2 2 2 7 3 8 13 13 2 2 3 4 7 3 3 5 5 3 

No 2 5 1 4 2 2 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

] b 



TABLE NO. 34 NUMBER OF HOUSES BY TYPE OF TOILET 

Toilet KEFETGNA I KEFETGNA2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Pit 2 2 2 2 6 7 10 7 2 1 3 3 4 3 2 2 3 1 
Fl ush 1 3 1 " 6 I 1 1 3 I 3 2 2 
No 2 5 1 4 I 2 2 
TOIOI 2 2 2 2 2 7 3 S 13 13 I 2 2 3 4 7 3 3 5 5 3 

".\I;U: 1;0. 35:\1 ,IllER OF I I< J['S r::S H\ . d_ COSDITIOi\' OF' '"ILET USE 

Toilet KEFETGNA I KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

Privale 2 2 2 2 7 3 8 13 13 2 2 3 4 7 3 3 5 4 3 
Shared 

No 2 5 1 4 2 2 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

- -
TABLE NO. 36 NUMBER OF HOUSES BY THE PRESENCE OF BATH 

Bath KEFETGNA 1 KEFETGNA2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Yes 1 4 1 2 6 1 1 I 2 1 1 2 
No 2 1 2 2 2 3 2 13 12 II 1 1 2 2 8 5 2 5 5 I 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO. 37 NUMBER OF HOUSES BY TYPE OF BATH 

Bath KEFETGNA 1 KEFETGNA2 KEFETGNA3 

01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 
Bath rube I I 

Shower 1 3 I 2 6 I I I 2 I 1 2 
No Bath 2 1 2 2 2 3 2 13 12 11 I 1 2 2 8 5 2 5 5 1 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

c 



TABLE NO. 38 NUMBER OF HOUSES BY THE CONDITION OF BATH USE 

Bath KEFETGNA 1 KEFETGNA2 
0 1 05 06 07 08 16 1 17 09 10 11 18 

Private 1 1 1 1 1 
Shal cd 3 1 2 5 1 
No 2 1 2 2 2 3 1 2 13 12 11 1 
TOlal 2 2 2 2 2 7 1 3 13 14 17 2 

T.IBLE '10. 39 '1I':lII1,,:n 0"1I01'SES flY THE PRESE"H-E OF KITCHE'I 

... 
Kitche n KEFETGNA 1 KEFETG NA 2 

01 05 1 06 07 OS 16 17 09 10 11 18 
Yes 2 2 1 2 1 7 3 13 13 12 2 

No 1 1 1 5 
Total 2 2 2 2 2 7 3 13 14 17 12 

TABLE NO . 40 NUMBE R OF HOUSES BY THE CONDITION OF KITCHEN USE 

Kitchen KEFETGNA 1 KEFETGNA2 

01 05 06 07 08 16 17 09 10 11 18 

Private 2 2 1 2 1 7 3 13 13 12 2 

Shared 

No 1 1 1 5 

Total 2 2 2 2 2 7 3 13 14 17 2 

TABLE NO. 41 NUi\IDER OF HOUSES BY THE LOCATION OF KITCHEN 

Kitchen KEFETGNA I 

01 05 06 07 08 

With in the 
house 
Out side the 2 2 1 2 1 

house 
No 1 1 

Total 2 2 2 2 2 

16 17 09 10 

7 3 13 13 

1 
7 3 13 14 

KEFETGNA 2 
11 

1 

11 

5 
17 

~ p' 

0' ... -, 

18 

2 

2 

KEFETGNA3 
19 20 02 03 04 12 13 14 15 

1 2 
1 1 2 ! 

1 2 2 8 5 2 5 5 1 
I 

2 3 4 9 5 3 5 5 0 J 0 
--

KEFETGNA 3 
19 20 02 03 04 12 13 14 15 
2 2 4 7 5 3 5 5 3 

1 2 
2 3 4 9 5 3 5 5 3 

KEFETGNA 3 
19 20 02 03 04 12 13 14 15 
2 2 4 7 5 3 5 5 3 

1 2 
2 3 4 9 5 3 5 5 3 

KEFETGNA 3 
19 20 02 03 04 12 13 14 15 

2 2 4 7 5 3 5 5 3 

1 2 
2 3 4 9 5 3 5 5 3 



TABLE NO. 42 NUMBER OF HOUSES BY THE CONDITION WATER SERVICE 

\}o./ater KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Tap in I hI.· 
, , 

1 1 
house 
Tap in the 1 1 

I 
2 1 / 2 8 11 6 2 2 3 4 4 2 3 

_ ~ . J 4 
1 2 compound 

Puh1ic t" I' I 1 I 
, 

2 2 , 
3 ., ., 

---- -- -- , . , -
I ) 

-- -- -i----
nllyill: . Illll I 1 - , 

1 1 - I ' 
llldinduals j 1 
Tota l 2 ? ? ? ? 7 3 13 _1 4 _~ 2_ 2 3 4 1 9 5 3 5 I 5 3 =---L--:: _____ - -

TABLE :"10 . 43 :"IU j\lBER Of HOUSES I3Y THE COND ITI O i': ELECTRIC SERVICE 

Electric KEFETGNA I KEFETGNA 2 KEFETG NA3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Private meter 2 2 I 2 I 7 3 12 14 15 2 2 2 4 9 5 3 5 5 3 
Shared meter I I I I 

No electr ic I I 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO. 44 NUMBER OF HOUSES BY THE ACCESS ROAD WIDTH 

Road width KEFETGNA I KEFETGNA 2 KEFETGNA3 

in meter 01 05 06 07 08 16 17 09 10 I I 18 19 20 02 03 04 12 t3 14 15 
Less than 4 I I 

4·10 2 I 1 3 2 13 10 12 1 1 4 9 5 3 3 5 1 

10· 20 1 1 1 4 1 4 4 1 I 2 2 

+20 1 1 2 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 
-

L'i' 



TABLE NO. 45 NUMBER OF HOUSES BY THE TYPE OF ACCESS ROAD 

Road type I KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
01 05 06 07 OS 1 10 ' 1-: I 09 1 10 11 18 19 20 02 03 n~ 12 1 , 1~ 15 

A.G.C. 3 4 2 1 
A.I3 C 
Gravel 1 1 1 1 2 1 1 1 1 
\'1. Trock 1 1 2 2 2 (, .' 12 9 12 1 2 3 4 9 , 2 2 5 2 

I ~,~---n - -1 2 r 2- n: _. i-,--- 7 I .' __ I ' ~--117 ~ 1'2 , 
~ ].! -.-1 ~ - , '-. -I" .,-2 .' :" .' -\Vhere: A=Aspholt, B=Bod, C=Cond iiion, G=Good 

TABLE 1\0. 46 NUi\IBER OF HO USES BY THE PRESENCE OF PLAN 

Pbn KEFETGNA I KEFETGNA 2 KEFE1'GNA 3 
01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

Yes 2 I I 4 I 12 12 17 I 2 3 2 7 5 1 2 4 2 
No 2 1 2 1 3 2 1 2 I 2 2 2 3 1 1 
Don 't know 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE NO. 47 NUMBER OF HOUSES BY THE PRESENCE OF BUILDING PERMIT 

Building KEFETGNA 1 KEFETGNA 2 KEFETGNA3 
pem1it 01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 
Yes 2 1 1 1 1 11 10 16 1 2 2 2 5 4 2 2 4 2 
No 2 1 1 1 6 3 2 4 1 1 1 2 4 1 1 3 1 1 
Don ' t know 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

(~{, 
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