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ABSTRACT

This dissertation examines urban land acquisition for housing in Bahir Dar City,
Ethiopia, focusing on its processes, challenges, and policy implications. The study
investigates urbanization trends, land expropriation, formal cooperative housing
schemes, informal land acquisition practices, and administrative and policy barriers
affecting urban land supply. A mixed methods approach was employed, incorporating
key informant interviews, focus group discussions, field observations, and Geographic
Information System (GIS) analysis to track peri-urban land conversion from 2011 to
2021. Findings reveal that rapid urban expansion, driven by a 7% annual population
growth rate, has resulted in an 8% conversion of peri-urban land, often displacing
farmers with inadequate compensation and disrupting livelihoods. While cooperative
housing schemes have allocated over 35,000 certified land plots to low- and middle-
income residents, only 7,000 members have completed construction due to high costs,
administrative inefficiencies, and prolonged land servicing. Meanwhile, informal land
transactions have flourished due to inefficiencies in formal land allocation and
inadequate compensation for expropriated farmers, with brokers and local
administrators facilitating these transactions. To address these challenges, the study
recommends policy reforms aimed at improving formal land supply mechanisms,
streamlining cooperative housing processes, strengthening land registration and
banking systems, and enhancing institutional coordination. Additionally, alternative
funding mechanisms, such as an urban land development fund, are proposed to support
affordable housing initiatives. Overall, the research underscores the urgent need for
comprehensive policy interventions to promote sustainable urban development and

equitable access to housing in Bahir Dar City.

Vii



TABLE OF CONTENTS

Contents Pages
DECLARATION L.ttt sttt ettt e e e e e ae e e annee e ii
DISSERTATION APPROVAL ..ottt iv
ACKNOWLEDGMENTS ...t v
ABST R A CT e a e res Vil
TABLE OF CONTENTS ..ottt viil
LIST OF TABLES. ... ..o Xiii
LISTS OF FIGURES ...t Xiv
LISTS OF ANNEXES/APPENDIXES.........ccoii i XV
Objective 1 Interview checklist ..o e XV
Objective 1 FGD checklist .......oo.oieiiiiii e XV

KII Checklist: Second Objective .........oevviiiiiiiiiiiiniiiiiiiieiee e XV
FGD Checklist: Second ObJective ..........cooiiiiiiiiiiiiie e s XV
KII Checklist: Third ObJectiVe .......c.vviiiiiiiiiiiiiiiiieieeiieeeen ceeererieeienns XV
KII Checklist: Fourth Objective ...........coiiiiiiiiiiiiiii i e XV
Annex 2: Observation Checklists (Guide) .....cccceiieiiiiiiiniiiiiiieiiinnnni.. XV

Annex 3: Secondary Data .......cooviiiiiiiiiiiiiiiiiiiiiiiiiiiininneen XV

Annex 3: Published articles ........cooviiiiiiniiiiiiiiiiiiiiiiiiiieiiinicinecsnns o XV
LIST OF ACRONYMS ANDABBREVIATIONS.......ccccoviiiiiienesee e XVi
CHAPTER ONE ...ttt 1
INTRODUCTION ...ttt ettt e et e e et e e ataeeaneeeanes 1
IO O g oo [ o4 1 o] o SR 1
1.2. Background Of the STUAY ... 1
1.3. Statement of the Problem............ccooo i 6
1.4. RESEAICH QUESTIONS.......eiiiieitii ettt sae e e re e sree s 9
1.5. Objectives 0f the STUAY ... 9

1.5.1. General ODJECHIVE ....c.ociiieieie e 9

1.5.2. SPECITIC ODJECLIVES ...cvviiiie it 9
1.6. SCOPE OF the STUAY .....cccviiiiicie e 10
1.7. Significance of the STUAY ..., 10
1.8. Limitations Of the STUAY ..o 11

viii



1.9. SEructure Of The DOCUMIEBNT. ... ..eeeeeeeeeeee e e e e e e e 12

CHAPTER TWO LITERATURE REVIEW. .......cccooiiiiiiieese e 14
220 R 1 01 1 /oo [0 Tox £ o] o USSR 14
2.2  Conceptual and Theoretical Literature REVIEW..........ccccceoeviiiniiiniciee, 14
2.2.1  Operational Definition of Key Terms........cccccvvveiiieiieiisiese e 14
2.2.2  Theoretical Literature REVIEW ..........ccccoviiiiiiinicieene e 16
2.2.3.1 Bid RENE TREOIY ....ciiiiiiiieieeee e 16
2.2.3.2 Indemnity and the Gainers Take Theory in Urban Land Acquisition ....17
2.2.4  Conceptual Literature REVIEW .........ccccveiiiieii e 18
2.2.4.1 Urbanization: its Global to local perspective.........cccccoveveviveveiiicieennnn, 19
2.2.4.2 Strategies for Urban Land Acquisition in Housing Development: A
HIStOrICal PEISPECTIVE .....oviiiiiiie e 21
2.2.4.3 Land Tenure Systems and their Implication for Urban Housing............ 22
2.2.4.4 Formal Versus Informal Urban Housing Scenarios............c.ccccceveiveennenn. 23
2.2.4.5 Cooperative Housing Development and Affordable Housing................. 25

2.3 Empirical Literature REVIEW .........cccoeiiiiiiiiiisieieeee e 26
2.3.1 Urban Land Acquisition for Housing by Expropriation............ccccccceevvenenne. 27
2.3.2 Land Acquisition for Cooperative HOUSING ........ccoveveiieveiiececcecee e 29
2.3.3 Drivers and Processes of Informal Land Acquisition for Housing ................ 31
2.3.4 Ethiopian Urban Land Tenure and Access Policy Regimes...........ccccocevvenen. 34
2.3.5 Legal Framework Governing Land in Ethiopia .........c.ccccooeiveiieii e 37
2.3.6 Urban Land Administration Barriers of Ethiopia...........cccccovevveiiiieinenee, 40
2.3.6.1 Municipality Bottlenecks in Identifying Land Resources ...................... 40
2.3.6.2 Inefficiency in Achieving Optimal Land Use Intensity...........ccccccevenene. 41
2.3.6.3 Barriers in Preparation of Land for Development .............cc.cccoeveiveennen, 42
2.3.6.4 Barriers in Supply and transfer of Urban Land...............ccccooeviiieiieenenn, 44
2.3.6.5 Barriers in Conservation of Land RESOUICES .........cccevvrveiveneniesienennn, 45
2.3.6.6 Barriers related to Land Legal Framework...........cccocoviiininicicnnn 46
2.3.6.7 Barriers in Land Value Capture while Transferring ............coccoevvivvvennnnn 47
2.3.7 The main problems in the housing development and management sector.....49
2.3.7.1 Mismatch between housing supply and housing demand:...................... 49
2.3.7.2 Challenges in Providing Adequate Land for Housing in Ethiopia ......... 50



2.3.7.3 Unaffordability of Housing for Most of the Population in Ethiopia....... 51

2.3.7.4 Limited Participation of Key Stakeholders in Housing Provision.......... 52
2.3.7.5 Challenges in Achieving Fast and Quality Housing Construction ......... 53
2.3.7.6 Neglect of Rental Housing as a Viable Solution ............cccocevcvneiiennenn. 54
2.3.7.7 Inadequate Habitability Standards in Existing Housing ..............c......... 55
2.3.7.8 Overemphasis on Housing Development in Major Urban areas ............ 55
2.3.7.9 Rapid Shift from Mixed-Income to Similar-Income Neighborhoods.....56
2.3.7.10Absence of a Comprehensive Legal Framework for Housing
(oY1 (o] o 1= | USSR 56

2.4 Conceptual FramewWOorK..........ccoveiiiieiicii e 58
2.5 LITErATUIE GaAP ..oceeeeieieii ittt 60
CHAPTER THREE ... oottt 62
RESEARCH METHODOLOGY ....ccoviiiieiiiiieieie e 62
3L INTFOAUCTION....cciiiiiece e et 62
3.2 Description of the StUdY AFea.........ccccoeiiiiiiiiiiieceee e 62
3.2.1 Location and Physiography of Bahir Dar City..........cccceeeeriniienininieieenns 62
3.2.2 CHIMALE .ottt sttt sttt sbesb e b e e e e nee e 63
3.2.3 Historical Background of Bahir Dar City..........ccccoccvvvieiiieiiiieceece e 64
3.2.4 Demography and Urban HOUSING.........cccoiiiiiiiiiieiecc e 65
3.2.5 Administration and GOVEIMANCE.........cccuerverireieseeir e seesie e steeee e seeeeeenes 66
3.3 Research PhiloSOPNY ..o 67
3.3.1 Ontological Foundations of the Dissertation..............c.ccccovcvvveeieereciie i 67
3.3.2 Epistemological Foundations of the Dissertation...........ccccccocevvererevverennne 68
3.4 RESEAINCN DESIGN ..ot 69
3.5 SOUKCE OF DALA ....cviiuiiiiieiiieie et 69
3.6 SAMPIING AESION ...veiiiieiciee et ens 69
3.6.1  Target POPUIALION........ccoiiiiiiiicee e 70
3.6.2  Sampling TECNNIQUE.........ciiiiiieieiee e 70
3.6.3  Sample Size Determination ..........cccccoevieiieiiieiie e 71
3.7  Data ColleCtion PrOCRAUNES........cocviiieiieieeiie sttt 71
3.7. 1.1 Data ANAIYSIS ..ottt 72

3.8  Validity and Reliability..........ccooviiiiiiiiieeee e 73
3.8.1 ValIGILY v 73
3.8.2 REHADIIITY ..o e 74



RESULTS AND DISCUSION ..o 75

4.1  Effects of Peri-Urban Land Expropriation on Peri-urban Farmers.......... 75
4.1.1  Urbanization in Bahir Dar City .......cccoceviniiiiiiiiiie e 75
4.1.1.1 Urban Land Demand Supply Dynamics for Housing in Bahir Dar City 81
4.1.1.2 Peri-urban Land Acquisitions by Expropriation in Bahir Dar City ........ 83
4.1.2 The Practice of formal land acquisition for cooperative Housing.................. 96
4.1.2.1 Land Delivery PractiCe SCENAIO .........ccoceririririeieieniesesie e 98
4.1.2.2 The barriers hampering the cooperative housing scheme..................... 104
4.1.2.3 Remedies to Improve Cooperative Housing in Bahir Dar City ............ 109
4.1.3 Informal Land Acquisition Practice for Housing in Bahir Dar City ............ 113
g I T R ] T [N o4 A o o TS 113
4.1.3.2 The Situational of Informal land acquisition for Housing..................... 113

4.1.3.3 Drivers of Informal Land Acquisition for housing in Bahir Dar City..120

4.1.3.4 Stakeholder participation and Procedures in informal land acquisition126

4.1.3.5 Government Response to Informal Settlements in Bahir Dar City....... 128
4.1.4 Barriers in Urban Land Supply and Housing Development City................. 130
4.1.4.1 Barriers Related to Urban Land Policy Frameworks..............cccccocue..... 131
4.1.4.2 Barriers in Urban Land Administration ...........cccccevevvnenenennnenienneenns 133
4.1.5 Prospective Enhancements to Improve Urban Land Supply for Housing
DEVEIOPMENT ... bbbt 137
CHAPTER FIVE ..ottt 140
CONCLUSION AND RECOMMENDATION .....cocoitiiieieiieieie e 140
T80 A 1 011 oo [ o 4 o] o USSR 140
ST o] o o 111 o o USSR 140
5.3  ReCOMMENAALIONS .......cciiiiiiiiiieieiee e 142
5.4  Further ReSearch AFEas ........ccccouiiiiieiiie e 146
REFERENCQGES ...ttt e et e e annae e enee e 147
ANNEXES ... raa e 160
Annex 1: Interview and FGD CheckIiStS ..........cocoiiiiiiiiiiieeee e 160
Objective 1 Interview ChecKliSt...........ccoiiiiiiiiii i 160
Objective 1 FGD CheCKliSt.........cooiiiiiiiiie e 161
KII Checklist: Second ODBJECHIVE. .........cvviiiiieieie e 162

xi



FGD Checklist: SEcoNd ODJECLIVE .......ccveieiieiecie e 163

KII Checklist: Third ODJECLIVE ........coveiieiciece e 164
K1l Checklist: Fourth OBJECHIVE...........coiiiiiee e 165
Annex 2: Observation Checklists (GUITE) ........cccuviieriiiniieiiee e 166
Annex 3: Secondary Data SNOtS ..........ccccoviveiiiic i 167

xii



LIST OF TABLES

Table 1: Bahir Dar City Population Growth from 2017 t0 2022 ..........ccccceevviveinnen. 75
Table 2: Accuracy Assessment of LULC of 2011....... Error! Bookmark not defined.
Table 3: Accuracy Assessment of LULC Classification 2021Error! Bookmark not

defined.
Table 4: Land Use Land Cover Change from 2011 t0 2022.........c.cccceecvvvvviveiirsnennnn, 77
Table 5: Total Housing stock of Bahir Dar City..........c.ccoevreriiiieieneneneseseseeee, 82
Table 6: The Amount of Compensation Given to Expropriates in Peri-urban Bahir Dar
O | 2SS 89
Table 7: Housing Cooperatives Certification and land provision from 2014 to
2022t nere e 103
Table 8: Informal residential houses constructions in each sub-city of Bahir Dar City
DEIWEEN 2014 2021 ...ttt 116
Table 9: Informal houses constructions in the Rural Kebele Administrations of the City
DEtWEEN 2016 2021 ......ooieieieeeieeeee e 118
Table 10: Annual residential land plot production for tender plan versus actual transfers
FrOM 2013 2022......ccueiieiieieiieeiet e r s 122

Xiii



LISTS OF FIGURES

Figure 1: Conceptual Framework of the Dissertation (Own Designed, 2024) ........... 58
Figure 2: Location Map of the Study Area .........ccccceiieieiiienine e 63
Figure 3: LULC Map of Bahir Dar City (2011)......cccccoeoiiiiiiiiiiiiiiiinic 79
Figure 4: LULC Map of Bahir Dar City (2021)......ccccccevviiiiiiiniiiniiiii 79

Figure 5: Peri-urban Land Expropriation process in Bahir Dar City per the FDRE
Proclamation 455/2005 and 1161/2019.........ccccceieieieieiinineseeeeee e, 86
Figure 6: The Irregular physical layout of Informal Housing developments in Bahir

DI CILY .t 119

Xiv



LISTS OF ANNEXES/APPENDIXES

Annex 1: Interview and FGD CheCkKliStS uuuviiiiiiiiieeeieeieiieenneeeeeeeennnes

Objective 1 Interview checklist ...,

Objective 1 FGD checklist ..o

KII Checklist: Second Objective .............cooiiiiiiiiiiiiiis

FGD Checklist: Second Objective ............cooiiiiiiiiiiiinnn..

KII Checklist: Third Objective ............ccooeviiiiiiiii

KII Checklist: Fourth Objective ..............ccooiiiiiiiii,

Annex 2: Observation Checklists (GUIE) cuieuieereereerarinrenceecnrenrannns

Annex 3: Secondary Data ..

Annex 3: Published articles

XV

180

180

181

182

183

184

185

186

187

196



LIST OF ACRONYMS ANDABBREVIATIONS

AA

ANRS

BDCSPO

BDR

CSA

EPRDF

FDRE

FGD

GIS

Ha

IHDP

KII

KM

UNHCHR

UN

UNDESA

UNECA

UN-Habitat

WB

Addis Ababa

Amhara National Regional State

Bahir Dar City Regio politan City Structure Plan
Bahir Dar

Central Statistical Authority

Ethiopian People's Revolutionary Democratic Front
Federal Democratic Republic of Ethiopia

Focus Group Discussions

Geographic Information System

Hectare

Integrated Housing Development Program

Key Informant Interview

Kilometer

United Nations High Commissioner for Human Rights

United Nations

United Nations Department of Economic and Social Affairs

United Nations Economic Commission for Africa
United Nations Human Settlements Programme

World Bank

XVi



CHAPTER ONE
INTRODUCTION

1.1. Introduction
“..... Having a home, in one way or another, is a fundamental human right and a
basic need. However, in today’s rapidly urbanizing world, meeting housing
demands in urban areas has become increasingly challenging due to limited urban
land supply, making the availability of land crucial for sustainable housing
development...” (OHCHR, 1997).

This dissertation, titled " Analyzing Urban Land Acquisition for Housing in Bahir Dar
City, Ethiopia,” is written in a monograph-based modality and examines the complex
issues surrounding urban land acquisition for housing in Bahir Dar, a rapidly urbanizing
city facing increasing demand for land due to population growth. The study explores both
formal and informal land acquisition processes, including expropriation and cooperative
housing schemes, while analyzing the administrative and policy barriers that hinder land
supply for housing. By investigating these aspects, the research aims to provide insights
into the challenges of urban land access and offer policy recommendations to improve land
availability and housing development in Bahir Dar and other urban areas having similar
context in Ethiopia, like Hawassa, Adama. This chapter introduces the background,
statement of the problem, objectives, research questions, significance, scope, and

organization of the document.

1.2. Background of the Study

Land is an ultimate resource that incorporates all natural resources on the Earth's surface
and is essential for life. Effective land management, which involves utilizing, conserving,
and protecting these resources sustainably, ensures that sustainable development is met
(Fruet, 2005). As a primary source of wealth, social status, and power, land serves as the
foundation for shelter, food, and economic activities (Ayambire et al., 2019; Mohamed &
Worku, 2020). Its effective utilization and management play a critical role in driving social

and economic development, making the land an indispensable resource for progress and



human well-being (Mohamed & Worku, 2020). Urban land, found within the
administrative boundaries of urban areas or towns, is characterized by dense populations,
mixed land uses, and extensive infrastructure, such as roads, utilities, and public
transportation (Ono & Kidokoro, 2021). Due to its high demand and limited availability,
urban land tends to be more expensive than rural land. Countries adopt different land tenure

systems to achieve sustainable development.

To sustain social life, gain control over nature, and improve living conditions by addressing
human-made challenges, one of the most effective strategies man has developed is urban
settlement. According to the United Nations Economic Commission for Africa (UNECA),
due to the Industrial Revolution and other structural changes that blew up in Europe, the
human need to use urban areas as the main centre of settlement has grown significantly
(UNECA, 2017). As an example, only 3% of the world’s population lived in urban areas
in 1800, rising to 13% in 1900 and 29% in 1950. By 2005, this figure had reached 49%.
Currently, 55% of the global population resides in urban areas, and according to World
Bank research, this proportion is projected to rise to 70% by 2050 (UN-Habitat, 2020).

Ethiopia, while still exhibiting a lower level of urbanization than many other developing
countries, is experiencing a rapid urban growth rate. Currently, 22% of Ethiopia’s
population lives in urban areas, below the averages of other developing countries (40%)
and sub-Saharan Africa (38%) (Koroso et al., 2021). However, Ethiopia is recognized as
one of the world’s fastest-growing urban regions, with an urban population growth rate of
5.4% annually (Adigeh & Abebe, 2023; Koroso et al., 2021; Ozlu et al., 2015). This
acceleration is driven by rural-to-urban migration, increased natural birth rates in urban
areas, and the establishment of new urban areas (Adam, 2019; Kabiso et al., 2022).
Consequently, Ethiopia’s urbanization rate is expected to reach levels comparable to those
of other countries within a shorter period. Projections indicate that the urban population
may double within the next 10 to 15 years (Ozlu et al., 2015).

As in many developing nations, Ethiopia’s rapid urbanization and population growth have
led to a severe housing shortage and high demand for serviced land (Larsen et al., 2019b;
Fitawok et al., 2020; Teklemariam & Cochrane, 2021). World Bank forecasts suggest that



between 2012 and 2032, Ethiopia’s urban population will grow substantially. With an
annual growth rate of 5.4%, the urbanization level is expected to rise from 17.4% in 2012
to 30% by 2030, nearly tripling the urban population from 16 million to over 42 million
people (CSA, 2013a; UNDESA, 2015; Ozlu et al., 2015; 2019).

In this rapid urbanization scenario, in history, Ethiopia's urban land supply for housing has
undergone significant changes across different regimes. The land tenure system of Ethiopia
has been changing across the change of the political regime since the second half of the
19th century. The land was privately owned by private holders and the access was restricted
to the nobilities, clergy and military men during the imperial regime, while all urban and
rural land including extra urban houses were nationalized and owned by the state during
the Derg regime of Ethiopia. With the continual of the Derg regime, rural and urban land
has become owned by the state, but the land administration become leasehold for urban
land, and perpetual to the rural land. The common feature of urbanization in the regimes is
again different; very insignificant during the imperial regime, little improved during the
Derg regime, but extremely high rate of urban growth at present, leading to the high
demand of urban land associated with so slow supply of it, which is responsible for the
acute housing shortage in urban areas of the country including the case study area, Bahir
Dar City. Generally, there are three dominant land tenure system regimes: private, public,
and communal. Ethiopia has experienced these systems under different regimes: a private
landholding system during the imperial era and a public landholding system during the
Derg and EPRDF regimes (Gebremichael 2017).

Under the current Ethiopian government, all land and natural resources are publicly owned,
as stipulated by the constitution, which strictly prohibits the sale and purchase of land.
Private citizens have a land-holding right rather than ownership. In urban areas, land is
held under a lease system, with municipalities managing land within their administrative
boundaries. The leasehold system was introduced in 1993, followed by two significant
updates, in 2002 and 2011, the latter of which governs the current lease system. Under this
system, urban land is administered solely by the government, which is the exclusive

supplier of serviced land for urban development, including housing.



Municipalities allocate land to individuals or entities via two primary modalities: tender
and allotment. In the allotment process, land is provided at a benchmark price calculated
to cover the costs of land servicing, compensation for expropriated landholders, and
eviction expenses. Through the tender process, potential leaseholders bid starting from this
benchmark price. According to the lease proclamation, land should only be supplied once
it has been serviced; however, in practice, the demand for urban land for housing has

rapidly outpaced the supply, creating a significant gap between demand and availability.

To cope with the demand for the land of the booming urban population, Ethiopia prepared
a housing program of Integrated Housing Development Program (IHDP) in 2012, intending
to integrate stakeholders in housing development programs, where the government, private
real estate developers and self-help housing cooperatives (Debele and Negussie, 2021;
Sunikka Blank et al., 2021). The government was confined to providing condominium
housing development in Addis Ababa only. Regional urban areas are more inclined in
investing on self-help cooperative housing while the government is helping by providing
land at the lease bench mark price (FDRE, 2011).

In Bahir Dar City, the capital of the Amhara region, the shortage of affordable housing is
particularly acute (Abdie, 2012; Adam, 2014c, 2014a; Admasu et al., 2019; Indris, 2022;
Yimam et al., 2022). This situation is worsened by the migration of the Amhara
communities from different parts of the country due to ethnic-based conflicts. Hence, the
urbanization rate is alarming, which is supposed to be 5.4% (BDCSPO, 2022). When new
arrivals are added to the existing backlogs who wait for serviced land for housing in the
city, the housing value even for a rental is so high that the majority of low and middle-
income groups cannot afford it, and they are forced to live in slum areas and informal

settlements at the edge of the city within a non-serviced situation.

Due to shortcomings in the formal urban land supply system, informal land markets have
emerged as a widespread response, leading to significant portions of Ethiopian urban areas
being developed informally (Beyers, 2017). Studies indicate that peri-urban landholders
are the primary source of land for the informal market, supplying land for residential

development. A major driving factor behind this informal supply is the landholders'



concern over receiving low compensation if their land is formally expropriated by the
government (Monkkonen, 2013). In urban areas like Bahir Dar City, for instance, land sold
informally can reach prices 10 12 times higher than the compensation provided by
municipal authorities, making the informal market an appealing option for landholders and

developers alike.

Bahir Dar City, which is located in the northwestern part of the country, on the southern
shore of Lake Tana, the largest lake in Ethiopia, is a rapidly growing city. Based on the
population and housing censuses conducted in Ethiopia in 1984, 1994, and 2007, the
population of Bahir Dar City has experienced a significant increase. In 1984, the population
was approximately 54,766 (CSA, 1984), which grew to 96,140 in 1994 (CSA, 1994) and
180,174 in 2007 (CSA, 1994), tripling in just two decades. Although no further census data
has been collected since 2007, population projections have been made for the years 2012
and 2037 (CSA, 2013; CSA, 2013b). These projections indicate that the population of
Bahir Dar City is expected to continue to grow fast, with an estimated population of
313,997 in 2017 and 455,901 in 2022.

To address the growing demand for housing in Bahir Dar City, the city launched several
programs aimed at meeting residential needs through various housing development
initiatives. By 2015, the goal was to match the housing supply with the number of
households, utilizing a combination of government-led projects, private investment,
individual homebuilders, and cooperative housing through the Integrated Housing
Development Program (IHDP). However, challenges in land acquisition have severely

hindered this ambition, and the housing shortage has continued to escalate.

Under the cooperative housing program, approximately 30,000 plots were allocated to
cooperative members at benchmark lease prices. However, many plots remain undeveloped
due to unaffordable building standards. Consequently, a significant number of land seekers
in Bahir Dar City have turned to informal land transactions in peri-urban areas, purchasing
land directly from peri-urban farmers. This informal option is attractive primarily because
it avoids the costly building standards mandated in formal developments, making it a more

affordable alternative for low and middle-income residents.



This dissertation aims to assess the urban land acquisition landscape, identifying both
challenges and prospects for housing development in Bahir Dar City. The study focuses on
evaluating the current modalities of urban land acquisition and housing development,
considering both formal and informal land supply channels. Additionally, it examines the
policy, administrative, and institutional factors that influence access to urban land in Bahir
Dar City.

1.3. Statement of the Problem

With Bahir Dar City experiencing rapid urbanization at an annual rate of 5.4%, the demand
for urban land for housing is escalating, while the supply remains stagnant, struggling to
keep pace with growing needs (BDCSPO, 2022). This supply-demand imbalance has led
to an increasing reliance on the expropriation of peri-urban agricultural land for urban
expansion. Under current practices, landholders are compensated based on the average 15-
year crop value, calculated at present crop market rates (FDRE, 2019). However, these
compensation amounts fall substantially short of the perceived value by landholders,
creating widespread dissatisfaction among farmers who view the payment as insufficient
for their lifelong right to their land (Gemeda et al., 2023; Kosa et al., 2017). Financial
constraints further burden municipalities, limiting their capacity to meet compensation and
land servicing costs adequately. Consequently, many farmers turn to informal transactions,
where land prices are often ten times higher than the official compensation, exacerbating
the spread of unregulated settlements (Derso & Gebremichael, 2023; Yimam et al., 2022).

Despite the urgency of these challenges, limited research explores the interconnections
between the city's land acquisition practices, compensation mechanisms, cooperative
housing schemes, and the impacts of informal land markets. Without addressing these
issues, Bahir Dar City faces continuing strain on land resources, the risk of uncontrolled

urban sprawl, and persistent barriers to equitable housing access.

Some studies examined urban land management and access issues in Sub-Saharan Africa
(Agheyisi, 2018; Ayambire et al., 2019; Coulibaly & Li, 2020; Deininger et al., 2017;
Nuhu, 2019; Onyebueke et al., 2020; Wolff et al., 2021). However, these studies provide

only partial insights and lack a comprehensive analysis of peri-urban land acquisition by
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expropriation for housing and its impact on displaced farming households. For example,
Ayambire et al. (2019), explored urban and peri-urban agriculture in Ghanaian urban areas,
focusing on strategies to sustain agriculture amidst urban expansion. Similarly, Coulibaly
& Li (2020) studied the impact of agricultural land loss on rural livelihoods in Sebougou,
Mali, examining urbanization’s effects on peri-urban communities. Nonetheless, this
research does not fully address the urban land demand for housing or the specific process

of expropriating peri-urban land for residential development.

Moreover, local studies have been conducted in Ethiopia. Koroso et al., (2021) examined
urban land use efficiency (ULUE) in sixteen Ethiopian cities, including Bahir Dar, using
remote sensing data. Their study found inefficiencies in urban land use, where land
consumption outpaced population growth, and densification remained slow. A significant
portion of converted agricultural land remained idle, contributing to urban sprawl,
fragmentation, and informal settlements. The study highlights the need for improved urban
policies to enhance ULUE and achieve sustainable development. Similarly, Dires et al.
(2021) observed the rapid reduction of peri-urban agricultural land due to horizontal urban

expansion and development projects, often occurring through expropriation.

Informal settlements and peri-urban land issues have also been a focus of research. Baye
et al., (2020, 2023) identified key economic and demographic drivers of informal
settlements in peri-urban Woldia, Ethiopia, including income disparity, rising lease prices,
inadequate compensation for expropriated land, population growth, inefficient land
provision, and lack of affordable housing. Adam also studied informal settlements in peri-

urban Bahir Dar, emphasizing similar challenges.

Expropriation and compensation remain critical concerns. Dires et al. (2021) analyzed the
impacts of expropriation and compensation on peri-urban smallholders in Debre Markos
Town, revealing a trend of expropriation without fair compensation due to overlooked legal
procedures. Many expropriated farmers lacked adequate support to invest their
compensation money, leading to food insecurity and social disintegration. Gemeda et al.
(2023) examined the factors influencing the willingness of displaced households in Sabata

Town to transition to new jobs following expropriation for industrial development.



Institutional capacity and land administration challenges further complicate urban land
delivery. Emiru et al. (2023) investigated urban land administration for housing
development in Bahir Dar, revealing issues such as poor institutional coordination, lack of
functional clarity, and ineffective monitoring systems. These institutional weaknesses

hinder the provision of residential land and efficient urban development.

Housing policy and affordability remain pressing issues. Tadashi & Jonathan (2015)
assessed Ethiopia’s national housing policy, finding that despite public land ownership,
urban land-use planning and control remain ineffective. While the condominium housing
program has helped address urban housing demand, challenges persist. Nuriye (2019)
highlighted the severity of housing affordability problems, especially for low-income

earners, attributing them to poor planning and rapid urbanization.

Property rights and investment have also been explored. Hailu & Rooks (2016) studied
whether granting formal land and building rights encourages investment among low-
income urban households. Their findings showed that beneficiaries of formal property
rights were more likely to invest in new structures and housing maintenance than those

without such rights.

Despite these studies, several research gaps remain. First, while some studies discuss
informal settlements and peri-urban land issues, there is a need for a deeper investigation
into specific informal land acquisition practices in Bahir Dar. Second, although cooperative
housing has been mentioned, research on its viability as a formal means of urban land
acquisition remains limited, particularly in Bahir Dar. Third, while challenges related to
land administration, compensation, and institutional capacity have been noted, a focused
study on the specific barriers to urban land acquisition for housing development in Bahir
Dar is lacking. Fourth, there is a gap in comparative analyses of formal versus informal
land acquisition processes, their outcomes, and their impacts. Finally, incorporating the
perspectives of various stakeholders, such as local communities, government officials,
developers, and cooperative housing societies, would provide a more holistic

understanding of the issues.



1.4. Research Questions

This study intended to answer the following four research questions:

What is the current scenario of urbanization and urban land acquisition for housing
by expropriation in Bahir Dar City?

. How effective is the practice of formal land acquisition for cooperative housing in

Bahir Dar City?
What are the drivers and processes of informal land acquisition for housing in Bahir
Dar City?

. What administrative and policy barriers limit urban land supply and housing

development in Bahir Dar City?

1.5. Objectives of the Study

1.5.1. General Objective

The general objective of the study is about to analyze the urban land acquisition for housing
in Bahir Dar City, Ethiopia.

1.5.2. Specific Objectives

Specifically, the study addressed the following objectives:

To investigate how housing land acquisition through expropriation influence the

livelihoods of peri-urban agrarian communities;

. To examine the practice of formal land acquisition for cooperative housing;
iii. To assess the practice informal land acquisition for housing;
. To identify administrative and policy drivers affecting urban land supply for housing

in Bahir Dar City.



1.6. Scope of the study

The scope of this study is delimited to analyzing urban land acquisition processes for
housing in Bahir Dar City, Ethiopia, with a focus on formal, cooperative, and informal
mechanisms. Moreover, the study thematically included the policy, administrative, and
institutional issues impacting these processes, as well as the challenges they present for
urban land access and housing development. Specifically, it examines peri-urban land
acquisition through expropriation, assessing its effects on housing access, compensation,
and the socio-economic impacts on displaced landholders. The cooperative housing
framework is evaluated to assess its effectiveness in providing affordable land for low and
middle-income groups. Informal land acquisition practices are also analyzed, including the

drivers, processes, and demand dynamics shaping informal settlements and transactions.

This study is spatially limited to Bahir Dar City, focusing exclusively on urban land
acquisition for housing and excluding other sectors. Urban land acquisition for housing is
a pressing issue in Ethiopia, and, given budgetary constraints, Bahir Dar City was selected
as the case study due to its current challenges in this area. The findings are expected to be
relevant not only for Bahir Dar City but also for other Ethiopian urban areas experiencing
similar patterns of urbanization, housing demand, and land acquisition challenges. By
identifying local administrative and policy barriers to urban land supply, this study aimed
to offer actionable recommendations for Bahir Dar City that could also inform practices in
comparable urban settings across the country.

The study's temporal scope covers 2022 to 2024, from data collection to dissertation
completion. Data collection in 2022 provided the empirical foundation for the research,
followed by data analysis, interpretation, and dissertation writing in 2023 and 2024. The
final stages, including dissertation preparation and publication, extend until the end of

2024, ensuring a thorough examination of the findings.
1.7. Significance of the Study

This study, conducted in Bahir Dar City, is intended to examine the practices of urban land

acquisition for housing development, with specific emphasis on the objectives of
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understanding peri-urban expropriation, cooperative housing frameworks, informal land

acquisition, and the administrative and policy barriers to urban land supply.

The findings will be particularly significant for municipal administrators, especially within
the Bahir Dar City administration. By uncovering the impacts of peri-urban expropriation
on housing access, compensation adequacy, and the socio-economic effects on displaced
landholders, the study provides a benchmark for identifying key gaps and developing

targeted interventions to enhance the efficiency and fairness of land acquisition processes.

For urban planners and policymakers, the study will shed light on the effectiveness of the
cooperative housing framework, informing strategies to better support affordable housing
for low and middle-income groups. Additionally, insights into the drivers and dynamics of
informal land acquisition and settlement will help policymakers understand and address
the growing informal market, while recommendations on overcoming administrative and

policy obstacles will support better land supply practices.

Finally, this study will enrich the literature on urban land acquisition, serving as a valuable
resource for researchers conducting related studies in Bahir Dar City and other Ethiopian

urban areas facing similar urbanization, housing demand, and land acquisition challenges.

1.8. Limitations of the Study

The study faced several limitations, particularly concerning data availability and reliability
in the study area. First, a significant limitation was the scarcity of well documented data
on urban land acquisition and housing development specific to Bahir Dar City. This gap in
reliable records required the researcher to extend the research timeline, engaging multiple
institutions, including municipal and regional offices for urban land management, housing
development administration, and relevant development offices, to gather as comprehensive
a dataset as possible. The researcher patiently waited and refer other bodies and get the

necessary data for the study.

Additionally, some key informants (KlIs) were reluctant to share their experiences and
perspectives openly. This lack of willingness necessitated a snowball sampling approach

to identify additional informants who could contribute relevant insights. Another challenge
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was that some informants intentionally provided unreliable information, possibly to
obscure certain facts. To mitigate this limitation, the researcher implemented a cross
checking strategy by verifying information with multiple sources, enhancing the reliability
of the data used in this study.

Despite these efforts, the limitations regarding data access and reliability may have
impacted the study’s depth. However, careful verification and extended engagement with

institutions aimed to uphold the credibility of the findings.

1.9. Structure of the Document

This dissertation, entitled "Urban Land Acquisition for Housing: Scenarios, Challenges,
and Policy Perspectives in Bahir Dar City, Ethiopia,” is organized into five chapters, each

structured to address the study's objectives.

Chapter one provides a comprehensive background and the context of urban land
acquisition issues. It includes the statement of the problem, rationale for the study, specific
research objectives and questions, scope, and significance. The chapter establishes the
study’s relevance, particularly in relation to the effects of peri-urban land acquisition on
housing access, cooperative housing efforts, informal settlement growth, and policy

barriers in Bahir Dar City.

Chapter two presents a detailed literature review, comprising conceptual, theoretical, and
empirical reviews relevant to urban land acquisition and housing. This chapter also
includes the conceptual framework, which illustrates the study's key variables and their
interactions, and identifies the research gap that this study addresses within the urban

housing and land policy context in Bahir Dar City.

Chapter three explains the research methodology, starting with a description of the study
area. It outlines the research design, including philosophical and methodological
approaches, followed by the sampling design, data types and sources, and data collection
and analysis methods. This chapter also discusses the methods of data presentation and

addresses the validity and reliability of the research process.

12



Chapter four presents the results and provides a comprehensive discussion, focusing on the
study’s core findings regarding peri-urban land expropriation, cooperative housing
frameworks, informal land acquisition, and policy challenges in urban land supply for
housing. The discussion links findings to the existing literature, critically analyzing the

results within the study’s conceptual framework.

Chapter five concludes the study by summarizing the key findings, offering
recommendations for addressing the administrative and policy challenges in urban land
acquisition for housing, and proposing areas for future research. This chapter aims to
contribute actionable insights for policymakers to improve housing access and urban land

management in Bahir Dar City.

This structure is designed to systematically address the complex dimensions of urban land
acquisition for housing in Bahir Dar City, providing a foundation for understanding the

challenges and developing targeted policy solutions.
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CHAPTER TWO
LITERATURE REVIEW

2.1 Introduction

This chapter provides a comprehensive review of related literature, structured to support
and contextualize the study. It begins with an Operational Definition of Terms, clarifying
key terminology used throughout the research. Following this, the Theoretical Literature
Review explores foundational theories relevant to urban land acquisition and housing,
laying a conceptual groundwork for the study. The Empirical Literature Review then
examines previous research findings on similar topics, highlighting patterns, insights, and
trends related to urban land acquisition and housing development. Additionally, the Policy
and Land Tenure Review discusses relevant policy frameworks and land tenure systems,
examining their influence on urban land management practices. The chapter concludes
with the Conceptual Framework, and the Research Gap, identifying areas where further

investigation is needed to address existing knowledge limitations in the field.

2.2 Conceptual and Theoretical Literature Review

2.2.1 Operational Definition of Key Terms

Some concepts and terms are used consistently throughout this dissertation, and defining
their operational context is essential for increasing readers’ understanding of the study's
findings. These definitions aim to provide clarity and ensure consistency in discussions

related to urban land acquisition and housing development. They include:

Urbanization: Refers to the increase in both population size and spatial extent of urban
areas. It is measured by growth in population and expansion of physical boundaries,

reflecting the transition from rural to urban living (UN Habitat, 2016).

Urban Land: Defined by Proclamation No. 721/2011 Ethiopia, urban land encompasses
areas within the administrative boundaries of urban areas. This study adopts this definition,
distinguishing between the administrative and planning boundaries of urban areas (FDRE,
2011).
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Peri-urban: The area lying between the administrative and planning boundaries of an
urban area, typically used for agriculture under farmers’ land holding rights. Peri-urban
land is converted to urban land, with compensation provided to the affected landholders
(Adam, 2014b; FDRE, 2011).

Urban Land Acquisition (Formal and Informal): Land acquisition refers to the process
of acquiring land for various purposes, such as public infrastructure, urban development,
and housing. In the context of housing, land acquisition involves acquiring land for
residential housing development. Land acquisition can be either formal or informal.
Formal land acquisition refers to the legal process of acquiring land through government
agencies, such as land bureaus. This process usually involves a lease agreement, which
grants the right to use the land for a specific period. Informal land acquisition, on the other
hand, refers to the process of acquiring land through informal channels, such as informal
settlements, which lack legal recognition and protection. In this study, in the Ethiopian
context, urban land acquisition refers to the government’s role, through municipal
authorities, as the primary provider of urban land for various uses. Formal acquisition
entails regulated processes by the government, while informal acquisition generally occurs
outside official channels, in the informal land market (Nguyen et al., 2017; Zhu et al.,
2018).

Housing: Housing refers to a basic human need for shelter and accommodation. It is a
fundamental aspect of human welfare and contributes significantly to individual well-
being and social stability. Housing can be defined as a physical space, structure, or unit

that provides living quarters for individuals or families (Asafo, 2022; Ganapati, 2014).

Affordable and Adequate Housing: Affordable housing implies that urban residents can
reasonably cover costs associated with accessing urban land and construction. Adequate
housing meets essential standards for safe and livable shelter in urban areas (Zhang et al.,
2019).

Expropriation: A method employed by urban authorities to acquire land for public

development purposes, given the limited availability of unoccupied land within city
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boundaries. Expropriation primarily targets peri-urban land, with compensation provided
in advance to the affected landholders (Admasu et al., 2019; Dires et al., 2021,
Mohammed, 2018; Swiss Agency for Development and Cooperation, 2017).

Compensation: The payment made by municipal authorities to farmers or landholders
who surrender agricultural land for urban development. Sometimes, they might be giving
a land-to-land compensation. This is intended to offset the economic impact of losing their

land for public purposes compensation (FDRE, 2019).
2.2.2 Theoretical Literature Review

This section of the literature review outlines key theories relevant to understanding and
interpreting the findings of this study, offering deeper insights into the context of urban
land acquisition for housing development and other purposes. The theories discussed
include those related to land expropriation and compensation, land valuation in
transactions, bid rent theory, and the indemnity and gainers take theories in urban land
acquisition. These theories are examined in relation to their applicability to the study's
focus and provide a foundation for analyzing the dynamics of land acquisition in Bahir Dar
City.

2.2.2.1  Bid Rent Theory and Its Applicability to Urban Land Acquisition for
Housing
The bid rent theory provides a valuable framework for analyzing the processes and
implications of peri-urban land acquisition by expropriation for housing development. This
theory, which posits that land value is determined by its location, accessibility, and
proximity to urban centers and amenities, helps explain why peri-urban areas are
increasingly targeted for housing as urban areas expand (Alonso, 2019; Chidi, 2019; Hou
et al., 2021; Ng & Lo, 2015). According to the theory, the rent that developers or other
interested parties are willing to pay for land is influenced by its potential to yield higher

returns based on its location.

In the context of Bahir Dar City's urban expansion, bid rent theory suggests that as urban

growth intensifies, the demand for nearby land rises, driving up the potential rent
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developers are willing to pay for peri-urban areas. This heightened demand aligns with the
study's objective to examine peri-urban land acquisition by expropriation and its effects on
housing access, compensation, and the socio-economic impacts on displaced landholders.
The theory helps clarify why peri-urban land, often held by farming communities, becomes
attractive to developers and municipal planners looking to meet housing needs close to the

city center.

Additionally, bid rent theory sheds light on the implications of such acquisitions,
particularly the displacement risks facing peri-urban communities. As developers outbid
existing landholders to access these valuable parcels, the compensation offered to
displaced landholders becomes a focal point of the socio-economic impact, another core
objective of this study. Thus, bid rent theory not only supports the study’s analysis of the
drivers behind peri-urban land acquisition but also its exploration of the resulting socio-
economic challenges, providing a conceptual basis for assessing policy and administrative

responses.
2.2.2.2 Indemnity and the Gainers Take Theory in Urban Land Acquisition

In the context of urban land acquisition for housing, the indemnity and gainers theories
provide valuable frameworks to assess how compensation practices affect displaced

communities and align with policy objectives.

The indemnity theory posits that compensation should fully restore expropriated
landholders to their original status before the expropriation (Adam, 2014d; Makupa &
Sanga Alananga, 2020). This theory emphasizes three key components: first, market value
compensation, which ensures that displaced individuals receive fair compensation based
on the current market value of their property. Second, severance and injurious affection
entail additional payments for any loss of access to remaining property or damage to
adjacent assets. Finally, solatium is a lump sum payment intended to address non-
economic losses, including the emotional impact of losing property. Applying the
indemnity theory to the dissertation's objectives allows for an examination of whether the

current compensation mechanisms in Bahir Dar City adequately meet the true economic,

17



social, and emotional costs faced by displaced landholders, particularly those from farming

communities.

Conversely, the taker's gain theory emphasizes the benefits that the acquiring entity,
usually the government, receives from expropriation. Under this theory, compensation is
limited to the market value of the property taken, without accounting for any additional
losses or emotional impacts. It also argues that paying more than market value can waste
public resources and create inefficiencies, potentially enriching those whose property is
taken rather than simply restoring their situation (Adam, 2014d; Makupa & Sanga
Alananga, 2020). This approach has important implications for urban land acquisition
policies. Communities may resist land acquisition if they feel the compensation is
inadequate, especially if non-monetary values, like cultural significance, are overlooked.
Therefore, effective land acquisition policies must strike a balance between efficiency;
keeping costs low, and equity; ensuring fair treatment for those affected. Policymakers

should consider the broader social consequences of their compensation strategies.

In Bahir Dar City, this theory is particularly relevant for analyzing the socio-economic
impacts on displaced landholders and exploring fair compensation methods. As peri-urban
land is being expropriated to meet housing demands, the gainer's take theory highlights the
economic disparity between displaced landholders, who lose valuable agricultural land,
and urban developers or future residents who benefit from increased land values. This
approach advocates for a compensation framework that includes sharing the benefits of

urban development and promoting equity in urban expansion and housing access.

2.2.3 Conceptual Literature Review

The conceptual literature review section provides a comprehensive foundation for
understanding the key concepts underlying urban land acquisition for housing
development in Bahir Dar City, Ethiopia. It begins with a discussion on urbanization,
examining its trends from a global scale down to the local context of Bahir Dar City to
understand the pressures driving urban expansion and housing demand. This is followed

by an exploration of historical strategies for urban land acquisition in housing
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development, tracing the evolution of approaches and their impact on urban planning and

housing provision.

Next, the review addresses land tenure systems, analyzing how different tenure structures
influence housing accessibility and security, particularly in urban settings. The distinction
between formal and informal housing scenarios is also explored to shed light on how both
frameworks shape urban land acquisition and housing availability, impacting social and
economic dynamics within urban areas. Finally, the role of cooperative housing
development as a strategy for affordable housing provision is discussed, emphasizing its
potential to offer sustainable solutions for low- and middle-income urban residents.
Together, these topics establish a conceptual backdrop that informs the study’s focus on

urban land acquisition and housing challenges in Bahir Dar City.
2.2.3.1 Urbanization: its Global to local perspective

In recent decades, there has been an acceleration in the pace of urbanization globally.
According to reports by the United Nations Department of Economic and Social Affairs
(UNDESA, 2015; UNEP and UN-Habitat, 2016), by the year 2050, the world's population
will reach around 9 billion. As of 2015, urban regions were home to 54%, or 4 billion, of
the world's total population. It is anticipated that the urban population will keep growing,
and by the year 2050, the global population will be roughly the reverse ratio of the global
rural-urban population distribution during the middle of the twentieth century, with one-
third of the world's population living in rural areas (34%) and two-thirds of the people
living in urban areas (66%) (Arjjumend & Seid, 2018). As the urban population increases,
the land area occupied by urban areas has increased even more. A global sample of 120
urban areas observed between 1990 and 2000 shows that while the population grew at a
rate of 17 per cent on average, the built-up areas grew by 28 per cent (UN-Habitat, 2016).
It has been projected that by 2030, the urban population of developing countries will

double while the area covered by urban areas would triple (UN-Habitat, 2016).

Most Africans are likely to eventually make their homes in various urban areas throughout

the continent. By the middle of the 2030s, 50% of Africans will live in urban areas
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(Arjjumend & Seid, 2018; Heinrigs, 2020). The number of people living in Africa's urban
areas almost doubled over the last 20 years, rising from 237 million in 1995 to 472 million
in 2015; between the years 2015 and 2035, the urban population is projected to roughly
triple (Mohamed & Worku, 2020; Tegefiu, 2010). Similarly, it is anticipated that the
overall population of sub-Saharan Africa will expand faster than any other area in the next
decades, doubling from 823 million in 2010 to 1.9 billion in 2050 (Arjjumend & Seid,
2018; Sengupta et al., 2018).

Though one of the lowest levels urbanized in the world, Ethiopia has one of the fastest-
growing urban populations even when compared to the Sub-Saharan standard (Onur et al.,
2015). The World Bank predicts that between 2012 and 2032, the population of Ethiopia’s
urban areas will rise from 17.4% to 30% urban, with a 5.4% annual growth rate, and nearly
triple, from 16 million to more than 42 million people between the stated time frame (CSA,
2013a; Onur et al., 2015; UNDESA, 2015). The territorial expansion of large and medium
towns from year to year is not negligible in Ethiopia. In Ethiopia's horizontally expanding
urbanization process, peri-urbanization, demand, and supply for urban land are important
considerations. With a fast-expanding population and rising urbanization rates, the demand
for urban land for housing is rising quickly, particularly in peri-urban regions (Adam,
2015; Bhatta, 2010). There is a significant lack of affordable housing and an increase in
informal settlements in peri-urban regions as a consequence of the extremely high demand
and poor supply of urban land for housing (Lombard, 2016; Muhabaw & Gashu, 2019).
Inadequately addressing the strong demand for urban property has also resulted in

unlawful land transactions and the growth of informal communities.

The study area, Bahir Dar City, is located in the northwestern part of the country, on the
southern shore of Lake Tana, the largest lake in Ethiopia, is a rapidly growing city. Based
on the population and housing censuses conducted in Ethiopia in 1984, 1994, and 2007,
the population of Bahir Dar City has experienced a significant increase. In 1984, the
population was approximately 54,766 (CSA, 1984), which grew to 96,140 in 1994 (CSA,
1994) and 180,174 in 2007 (CSA, 1994), tripling in just two decades. Although no further

census data has been collected since 2007, population projections have been made for the
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years 2012 and 2037 (Central Statistical Agency (CSA), 2013; CSA, 2013b). These
projections indicate that the population of Bahir Dar City is expected to continue to grow
fast, with an estimated population of 313,997 in 2017 and 455,901 in 2022.

This rapid growth of Bahir Dar City has led to increasing demand for housing, which has
resulted in the practice of peri-urban land acquisition for housing and other land use
purposes (Adam, 2014b; Bennett & Alemie, 2016; Derso, 2020; Fitawok et al., 2020).
However, this practice has raised concerns about its implications, including the
displacement of local communities and the proliferation of informal settlements
(Gebeyehu, 2016).

2.2.3.2 Strategies for Urban Land Acquisition in Housing Development: A
Historical Perspective

The urban housing crisis continues to be a significant issue, yet the historical approaches
to addressing housing challenges for low-income urban residents have evolved
considerably over time, adopting various modes of housing provision. Anna Kajumulo
(2013) identifies four distinct periods in the evolution of low-income housing strategies in

urban areas.

The first period, which spans from the 1950s to the 1960s, was marked by a modernization
and urban growth approach. During this phase, public agencies primarily focused on
shelter production, implementing strategies such as slum clearance and direct housing
construction. Despite these efforts, the housing demand in many developing countries

remained largely unmet, leading to a transitional phase.

This transition gave rise to the second period, which took place during the 1970s and 1980s
and is characterized as a growth and distribution phase. The focus shifted towards self-
help housing initiatives, emphasizing the importance of upgrading existing housing
conditions rather than demolishing them. This period prioritized the provision of serviced
land, allowing communities to take an active role in developing their housing solutions.
This shift recognized the limitations of previous approaches and the necessity of engaging

low-income residents in the housing process.
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The third period, spanning from the late 1980s to the mid-1990s, is referred to as the
enabling approach phase. This era emphasized empowering self-builders by enhancing
access to housing mortgage finance and facilitating market dynamics. A key feature of this
phase was the promotion of public private partnerships to foster housing development,
recognizing the vital role that collaboration between different sectors could play in

addressing housing needs.

The fourth and current period began in the mid-1990s and is characterized as a sustainable
development phase. In this context, housing is viewed as a critical tool for poverty
alleviation, highlighting the necessity of addressing housing challenges within the broader
framework of sustainable development. This phase underscores the importance of equity
and sustainability in housing policies, aiming to ensure that all urban residents have access

to adequate housing.

Except for the initial phase, which primarily focused on public led housing initiatives, the
subsequent three phases have increasingly emphasized self-help housing strategies. These
strategies are viewed as essential for tackling the housing challenges faced by urban
residents, empowering communities to take charge of their housing needs while also

fostering sustainable development practices.
2.2.3.3 Land Tenure Systems and their Implication for Urban Housing

Land tenure refers to the institutional arrangements of rules, principles, procedures, and
practices that govern the use and ownership of land, encompassing the perceived rights
individuals or groups have to hold land. It defines the relationships among people
regarding land, whether as individuals or collectives. In essence, land tenure consists of a
framework that dictates access to and control over land and its resources. This control
signifies the authority an individual or group has over a specific piece of land and the
benefits derived from it, shaping how land is utilized and managed within a community or
society. Land tenure indeed constitutes a complex web of intersecting interests, which

include overriding, overlapping, complementary, and competing interests.
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a)

b)

d)

Overriding Interests: These arise when a sovereign power exercises its authority
to expropriate and allocate land. For instance, in a public land tenure system, the
government might seize private landholdings for public purposes, such as

constructing highways or public buildings.

Overlapping Interests: This occurs when multiple parties are assigned different
rights to the same parcel of land. An example would be a situation where one person
owns a house and another party holds the right to lay underground utilities or
overhead electrical lines on adjacent properties. This complexity can lead to

intricate negotiations and potential conflicts.

Complementary Interests: These emerge when different groups share similar
interests in utilizing a portion of land. For example, members of a community might

jointly own grazing land, sharing common rights to use it for pastoral activities.

Competing Interests: Typically, these give rise to disputes. When different parties
contend for exclusive use of the same land, conflicts inevitably arise. For instance,
two separate entities claiming independent rights to the same agricultural plot can
lead to contentious situations. Understanding these intersections is crucial for
managing land effectively, resolving disputes, and ensuring that everyone involved

has clear and respected rights to the land they occupy or seek to use.

2.2.3.4 Formal Versus Informal Urban Housing Scenarios

Urban land is accessed for both formal and informal housing developments, highlighting
the diverse approaches to housing in urban settings. To grasp the context of this
dissertation, it is essential to understand the dynamics and complexities involved in urban

land acquisition for these two types of housing developments.

Formal housing in urban settings refers to legally constructed dwellings that adhere to
government regulations and planning guidelines. These housing units are typically
developed by government entities or private developers and are characterized by several

key features. Firstly, formal housing is built using high-quality materials such as concrete,
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metal, or hardwood, ensuring durability and safety against environmental elements like
heavy rain and fire. Residents of formal housing have legal rights to occupy the land, which
provides them with security and the ability to sell or lease their properties. Additionally,
formal housing developments are usually equipped with essential services, including
access to clean water, electricity, and sanitation facilities, significantly improving the
quality of life for residents. These developments are strategically located on desirable land,
away from pollution and heavy industries, often near amenities that enhance accessibility
and community living. Overall, formal housing plays a crucial role in providing stable and

adequate living conditions within urban environments.

Informal housing, contrary to formal one, refers to residential areas where inhabitants lack
legal claims to the land, and the construction does not comply with government regulations
or planning. These settlements, often termed informal settlements, slums, or shantytowns,
typically arise spontaneously in urban areas experiencing rapid population growth. Key
characteristics of informal housing include poor construction quality, with structures often
made from makeshift materials like corrugated iron and wood. Residents frequently have
limited access to essential services such as clean water, sanitation, electricity, and waste
management. High population density is common due to the demand for affordable
housing, leading to inadequate infrastructure and public utilities. Informal economic
activities thrive in these areas, as residents engage in small-scale trade and services to
sustain their livelihoods. Despite the challenging living conditions, informal settlements
often foster strong community ties and social networks that help residents navigate their
daily struggles. The proliferation of informal housing is largely driven by factors such as
urbanization, poverty, rural-urban migration, inadequate urban planning, and displacement

caused by natural disasters or conflicts.

Understanding informal land acquisition involves examining the drivers, dynamics, and
motivations of various stakeholders involved in the process. Informal land acquisition
often arises due to several key factors. Urbanization plays a significant role, as rapid
population growth in urban areas frequently outpaces the availability of affordable

housing, leading individuals to seek land through informal means. Poverty further
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exacerbates this issue, as many people cannot afford formal housing options and are
compelled to settle in unauthorized areas. Additionally, rural-urban migration contributes
to the formation of informal settlements, as individuals move to urban areas in search of

better economic opportunities but find themselves unable to secure formal housing.

The dynamics of informal land acquisition are influenced by inadequate urban planning
and regulatory frameworks. Often, local authorities fail to accommodate new residents,
resulting in unplanned developments. Furthermore, displacement caused by natural
disasters or conflicts can push people into establishing informal settlements. Key
stakeholders in this context include local land administrators, speculators, land brokers,
and community members who engage in informal transactions. Their interactions are
crucial for navigating the complexities of informal land markets, which often operate

outside formal regulations.

Motivations for engaging in informal land acquisition vary among stakeholders. For
residents, the primary motivation is often the need for shelter and economic opportunity.
For speculators and brokers, profit is a driving factor, as they capitalize on the demand for
land in urban areas. Understanding these motivations and the relationships among different
actors is essential for developing effective policies that address the challenges posed by

informal land acquisition while promoting equitable access to housing and land resources.
2.2.3.5 Cooperative Housing Development and Affordable Housing

Cooperative housing is a model where residents collectively own and manage their housing
through a cooperative organization, enabling them to share resources, responsibilities, and
decision-making. This model promotes a sense of community ownership and offers more
affordable and stable housing compared to traditional homeownership or rental options. In
urban settings, cooperative housing can play a critical role in addressing housing needs for
low and middle-income groups by offering accessible housing with long-term
affordability. It emphasizes shared equity and management, which can reduce housing

costs, empower residents, and support inclusive urban development.
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Theoretical frameworks surrounding cooperative housing often draw on concepts of social
capital, collective ownership, and participatory governance. These frameworks argue that
cooperative housing can mitigate the financial burden on individuals while fostering
community resilience. Studies have shown that cooperative housing is a viable solution to
provide affordable housing for lower-income populations, especially in rapidly urbanizing
areas. Case studies from various countries illustrate how cooperative models have
succeeded in stabilizing communities, reducing displacement, and promoting affordable
urban housing. Examples include housing cooperatives in Uruguay, Canada, and India,
which have demonstrated success in providing long term affordable housing solutions for

economically vulnerable groups.

In Ethiopia, cooperative housing has been promoted as a strategy to support affordable
housing, especially as urban populations grow and housing demand rises. Policies on
cooperative housing in Ethiopia focus on empowering housing cooperatives and providing
government support through land provision, financial assistance, and policy incentives. In
Bahir Dar City, cooperative housing initiatives aim to meet the needs of low and middle-
income residents by offering access to shared resources, fostering affordable housing
options, and reducing individual financial burdens. However, there are challenges,
including limited funding, regulatory barriers, and coordination among stakeholders.
Analyzing these policies and strategies in Bahir Dar City highlights opportunities to
strengthen cooperative housing as a sustainable, affordable option for urban residents.
2.3 Empirical Literature Review

This section presents a systematic review of various studies related to urban land
acquisition for housing development across different countries. By analyzing these
research findings, the review aims to enhance understanding of the current state of
knowledge and identify gaps relevant to the present study. The empirical literature is
examined in relation to the dissertation's objectives, focusing on issues such as formal
urban land acquisition in rapidly urbanizing areas, the dynamics of both formal and
informal land acquisition and their associated housing developments, and cooperative

housing practices that can provide valuable insights for this research. Additionally, this
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section will address the administrative and policy issues that govern urban land acquisition

for housing.
2.3.1 Urban Land Acquisition for Housing by Expropriation

Several studies have been conducted on urban land expropriation for various uses focusing
on its effects on housing access, compensation, and socio-economic impacts on displaced
landholders.

A study by Ambaye (2015), examines land rights in Ethiopia with a focus on ownership,
equity, and liberty in land use rights, tracing historical shifts from feudal control through
to current state ownership. Historically, Ethiopia’'s land was controlled by the elite, with
private ownership virtually nonexistent. Following the 1975 revolution, the Derg regime
nationalized all land under the slogan "Land to the Tiller" but ultimately retained state
ownership, leaving citizens without true ownership rights. Today, under Ethiopia’s
Constitution, land is controlled by the state and public, with rural peasants and pastoralists
guaranteed lifetime "holding™ rights, while urban residents can access land primarily
through 99-year leases. Ambaye highlights urban land, obtainable mainly through auction,
faces further restrictions on transfer and mortgage, effectively reducing its market value.
The paper critiques the state’s monopoly over land ownership, which has led to inadequate
compensation in expropriation cases, often falling below fair market value, thus failing to

safeguard displaced individuals economically.

Another study by Gemeda et al. (2023), investigates land acquisition, compensation, and
expropriation practices in Sabata Town, Ethiopia, focusing on the impacts of industrial
expansion on expropriated households. Using surveys, focus groups, and interviews, the
research found that displaced households face significant challenges: job loss, reduced
subsistence farming, poverty, lack of decision making power, and environmental
degradation. Inadequate property valuation was a major issue, with 82% of respondents
dissatisfied with compensation. The study recommends professional property valuation,
inclusive decision making, planned expropriation strategies, and fair compensation
reflecting local economic conditions. Additional measures include alternative housing,

shares in development projects, and community focused safety initiatives to ensure
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equitable outcomes for affected households and balance industrial growth with social

welfare.

A study entitled “Take out the Farmer: An Economic Assessment of Land Expropriation
for Urban Expansion in Bahir Dar City, Northwest Ethiopia” by (Admasu et al., 2019),
examines the economic effects of land expropriation on rural landholders in Bahir Dar
City. As urban expansion displaces around 300 rural holdings each year, Admasu evaluates
compensation policies from 2007 to 2017, finding that current compensation only covers
37% of future crop yield values, ignoring inflation and crop residuals. This shortfall fails
to meet Ethiopian laws requiring compensation to sustain or improve livelihoods. Admasu
suggests a discounted compensation model that adjusts for inflation and crop yield growth,
aligning compensation with market values and easing implementation for local
governments. The study advocates for policy revisions to support fairer and more

sustainable urbanization practices.

Tagliarino's (2017)’s study on the Status of National Legal Frameworks for Valuing
Compensation for Expropriated Land, examines whether legal frameworks in 50 countries
across Asia, Africa, and Latin America meet international land compensation standards.
Using legal indicators, the study finds most countries fall short of these standards, lacking
requirements for inclusive compensation calculations, negotiation options, timely
payment, and legal recourse. While some countries like Laos, the Philippines, and
Tanzania show stronger provisions, widespread gaps still compromise fairness and
accountability. The study recommends reforms to align national laws, focusing on
comprehensive compensation, negotiation mechanisms, and strong legal recourse,

promoting more equitable land acquisition practices.

An other study conducted in Botswana by Lekgori & Paradza (2019) entitled “Compulsory
Land Acquisition and Compensation in Botswana: The Case of the Pitsane Tlhareseleele
Road Project”, analyzes differences in how displaced persons on customary land and
government authorities perceive compensation adequacy. The study finds that while
government officials view compensation as sufficient under statutory requirements,

affected persons consider it unfair, revealing a gap between legal compliance and
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perceived fairness. This disparity is attributed to officials’ strict focus on legal standards
and limited awareness among affected communities regarding expropriation laws. The
authors recommend educating communities on legal frameworks, amending statutes for
community involvement in valuation, and researching valuation methods that align
statutory and customary frameworks in Botswana’s dual land tenure system. Further
research with multiple case studies and independent valuers is also advised to better assess

compensation fairness across contexts.

In conclusion, the literature on urban land acquisition by expropriation for housing and
other urban uses reveals significant socio-economic impacts on displaced communities,
highlighting recurring issues of inadequate compensation, lack of decision-making power,
and diminished land rights. In Ethiopia, historical state ownership of land restricts urban
land transferability and market value, leaving displaced individuals economically
vulnerable (Ambaye, 2015). Similar challenges arise in Botswana, where compensation
meets legal standards but fails to satisfy affected landholders (Lekgori & Paradza, 2019).
Cross-country studies, such as Tagliarino's (2017), show widespread gaps in legal
frameworks for fair compensation and accountability, while research in Bahir Dar City
(Admasu et al., 2019) reveals that current compensation policies inadequately support
displaced rural populations. Collectively, the studies recommend reforming expropriation
practices to ensure fair compensation, inclusive decision-making, and alignment with
international standards, supporting more equitable land acquisition and sustainable

urbanization.
2.3.2 Land Acquisition for Cooperative Housing

Literature reviews provide significant insights into the opportunities and challenges of
cooperative housing as a model for affordable housing in African contexts, with
implications that can inform approaches to cooperative housing land acquisition in Bahir
Dar City, Ethiopia. Each literature brings a unique perspective on cooperative housing, its
socio-economic impacts, and the role of policy frameworks in supporting or hindering

these models.
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A study by Oyalowo & Babawale (2017) which is entitled “Housing Affordability and
Government Intervention in Nigeria Africa”, emphasizes that government intervention in
cooperative housing can significantly impact affordability. In Lagos, Nigeria, the study
shows how a lack of policy support for cooperative housing impedes housing affordability,
whereas government backing in other countries has yielded positive results in stabilizing
prices and expanding affordable housing supply. The key lesson is that cooperative
housing in Bahir Dar City would benefit from policy frameworks that encourage and
regulate cooperative societies, ensuring they can operate with minimal barriers. Supporting
cooperatives could address supply inelasticity by enabling more affordable housing

options, especially for low and middle-income groups.

A similar study on Cooperative Core Housing Design for Low-income Earners by Felix &
Ikekpeazu (2018), highlights the economic benefits of cooperative core housing, showing
itas a practical solution for low and middle-income earners in Nigeria. His findings suggest
that cost-effective architectural designs and cooperative housing’s organizational structure
provide accessible home ownership while addressing housing shortages. For Bahir Dar
City, this indicates that the cooperative housing model could be adapted to fit the economic
context of Ethiopia, with particular attention to design and construction that reduce costs
while maintaining livable standards. The lesson here is that optimizing cooperative housing
for affordability through design considerations can help create accessible housing that

meets the needs of lower-income communities.

Another study which deals with the Evolution of Cooperative Housing in Sweden and
Norway (Sgrvoll & Bengtsson, 2020), provides a historical and comparative analysis of
cooperative housing in Sweden and Norway, emphasizing how market dynamics and
member interests shifted cooperative housing from a social welfare model to a market-
oriented model over time. This illustrates the potential risks in cooperative housing if it
leans too heavily towards market-driven practices. For Bahir Dar City, a lesson is to guard
against similar market pressures that could compromise the affordability goals of

cooperative housing. Policymakers need to consider frameworks that retain the cooperative
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model’s social and affordable housing goals, avoiding a shift toward profit-driven practices

that can marginalize the target groups meant to benefit from these schemes.

Moreover, the study on Land Expropriation for Cooperative Housing in Ethiopia
(Mohammed, 2018), revealed that the Amhara region underscores the challenges
associated with land expropriation for cooperative housing, including issues of
compensation, livelihoods of displaced peri-urban farmers, and the competing needs of
urban and peri-urban populations. This study reveals a significant tension: urban housing
demands clash with agricultural livelihoods, often leaving displaced farmers with
inadequate compensation and no means of sustaining their former livelihoods. This has led
to unauthorized land sales and tenure insecurity, which erodes sustainable urban
development. The critical lesson here for Bahir Dar City is that cooperative housing
policies need to include fair compensation mechanisms, adequate post-expropriation
support, and long-term assistance for displaced farmers. This approach can balance the
housing needs of urban residents with the socio-economic welfare of peri-urban farming

communities, creating a more equitable urban development strategy.

The literature reviews collectively emphasize that cooperative housing can serve as a
viable strategy for enhancing affordable housing options, particularly for low and middle-
income groups in urban settings like Bahir Dar City, Ethiopia. However, effective
implementation hinges on supportive policy frameworks that reduce bureaucratic hurdles,
ensure fair compensation for displaced populations and provide adequate post-relocation
support for affected farmers. Additionally, incorporating cost-effective architectural
designs tailored to local economic realities is crucial for maximizing affordability without
compromising quality. Lessons from the comparative analyses of cooperative housing in
various contexts highlight the importance of safeguarding these initiatives from market

pressures that could undermine their original social objectives.
2.3.3 Drivers and Processes of Informal Land Acquisition for Housing

Empirical reviews were also conducted on informal land acquisition nd associated housing

developments in urban areas.
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A study by lkejiofor (2018), examines the challenges of equitable urban land delivery in
Enugu, Nigeria, particularly within informal markets that supply much of the urban land
outside state regulation. Despite secure land access being essential for poor urban
households, high costs and traditional practices limit equity, especially for disadvantaged
women and migrants. The author advocates for government intervention to support low-
income land access, suggesting strategies like condominium ownership to reduce costs and
phased infrastructure development in underserved areas. Additionally, reducing
bureaucratic barriers and aligning land allocations with urban development patterns are
vital. The paper stresses the importance of government investment in land availability,
gender-inclusive policies, and connecting land delivery with poverty reduction and

housing policy, calling for urban land policies that prioritize marginalized groups’ needs.

Another study focusing on developing multi-temporal urban land use data to understand
the dynamics of urbanization in Dar es Salaam, Tanzania, with an emphasis on informal
settlements (Zhang et al., 2019), predicting informal residential land uses proved
challenging. The study highlights the importance of using open and consistent datasets to
enhance the accuracy and reliability of urban land use estimates, while also recognizing
the limitations related to data quality and technological differences in data collection
methods. It advocates for future research to refine methodologies, improve land use
classifications, and further explore land use changes over time, particularly regarding

informal development in the Global South.

In Bahir Dar City, Ethiopia, the government’s leasehold system for urban land allocation
has been largely ineffective, particularly for poorer residents, as it is unaffordable,
bureaucratic, and time-consuming, leading to high transaction costs and escalating land
prices that many cannot afford (Adam, 2014a; Derso & Gebremichael, 2023). As a result,
urban dwellers have increasingly turned to informal land markets, which offer more
accessible alternatives for securing housing. These informal transactions often benefit from
corrupt practices that enable the formalization of informally acquired land through
registration and valuation. The study suggests that unless the government reforms the land

administration system to focus on urban land use and planning rather than strict access
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control, informal markets will continue to thrive, necessitating tighter regulation and

improvements in the system's capacity and qualifications (Derso, 2020).

The same study by (Adam, 2014a), revealed that informal settlements in Bahir Dar City's
peri-urban areas have emerged as a vital response to housing needs among low-income
urban dwellers who cannot afford formal housing options. Local farmers supply land for
these informal transactions, resulting in unauthorized and substandard housing due to the
inefficiencies of the formal land and housing delivery system. This study highlights how
social norms and traditional institutions play crucial roles in mediating land conflicts and
facilitating informal transactions. To improve urban policy, the government must shift its
attitude toward informal settlements, viewing them as consequences of formal system
inadequacies, and work to create a housing system that addresses the needs and financial

capabilities of the urban poor. Without this, effective urban planning remains elusive.

The above reviewed literatures on informal land acquisition and housing development
underscores the persistent challenges of urban land access for low-income populations and
highlights informal settlements as both a response to and consequence of formal system
limitations. Studies in Enugu, Nigeria, Dar es Salaam, Tanzania, and Bahir Dar City,
Ethiopia, reveal that high costs, bureaucratic inefficiencies, and restrictive land policies
drive urban residents to seek housing through informal markets. Ikejiofor (2018) and Adam
(2014a) demonstrate that poor urban households rely on these informal channels,
particularly when formal alternatives are prohibitively expensive or inaccessible.
Additionally, Bhanjee & Zhang et al. (2019) show the need for accurate urban land use
data to predict and manage informal expansion effectively. These insights align closely
with this study’s objective, which aims to understand how informal acquisition and
settlement processes emerge as vital, albeit unauthorized, solutions for housing the urban
poor. Addressing these drivers requires a shift in policy, where governments actively
facilitate affordable land access, reduce bureaucratic hurdles, and consider informal
settlements not merely as regulatory violations but as outcomes of unmet housing demands

within urban frameworks.

33



2.3.4 Ethiopian Urban Land Tenure and Access Policy Regimes

Ethiopia has a long and complex history of land tenure systems, with many changes
occurring over different regimes. To understand the evolution of Ethiopia's urban land
tenure system and its security, it is useful to examine its history under three distinct

political regimes; the Imperial regime, the Derg regime, and the FDRE regime.

In the history of urbanization in Ethiopia, before the second half of the 19th century,
urbanization was almost nonexistent, except the seemingly political centers settled by the
military men, nobilities and families of the clergy who had been settling around palace
(Gebremichael, 2017). But, the emergence of Addis Ababa as the political center by King
Menilik Il in 1874, the societies other than the above listed ones started living. However,
other communities were not eligible to access of urban land (Gebremichael, 2017). The
first decree in Ethiopia dealing about the private land ownership land tenure system was
the 1907 decree of Menilik Il had declared those countrymen and foreigners can buy the
urban land from the private land owners of members of nobilities, clergy and military who
had given the right to own land privately (Gebremichael, 2017). That time, the right to
access urban land was given for such community members only. Therefore, during the
imperial regime under Emperor Menilik 11, the land tenure type was a private time and land
access was restricted to the nobilities, clergy and those who were serving as military men.

Those country men were either buy or rent the urban land, since they have no access right.

Since there were no state land that individuals claim for housing in urban areas, during that
time private land owners were built homes for rental purpose as the countrymen had
nothing to buy land, they got urban house by renting. In general, the land tenure type during
the imperial regime was a kind of private tenure system by which the family members from
the class of the nobility, clergy and military men were given right of access from the state,
while other members of citizens were considered as tenants on the lands of private owners
(Adam, 2014d; Wubneh, 2018). The system was more consolidated by emperor Haile
Selassie | of Ethiopia who even declare the private ownership of urban land and developed
property enshrined under the constitutions of 1931 and 1955 of Ethiopia (Gebremichael,

2017). It was the merchants next to the above classes of the ruling family who can afford
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to buy urban land and built houses for rental purpose (Gebremichael, 2017). This system
of land tenure by few classes of the society soured the urban tenant settlers and abled to
become one reason for the downfall of the imperial regime substituted by the Derg regime
in 1974.

The Derg regime in Ethiopia is boldly known by its declarations to abolish the imperial
political systems including the land tenure system. Immediately after it took power by
through the military overthrow of the imperial regime,, over the imperial regime under
Emperor Hailesselasse, the first action was converting of the land tenure system from
private owner by few community classes to the state ownership of all land, rural and urban,
and all extra urban houses (Dereg Proclamation No. 47/1975, 1975). In the rural land tenure
perspective, the tenants over the land of the lord were declared for the use/holding right of
the land, while urban house rent holders were continued as the holder of rental house by
paying the 80 to 85% diminished rental price from the previous price. Moreover, every
citizen was eligible to get urban up to 500m2 land for residential housing purpose.
Therefore, the land tenure system was framed by the ownership right by the state and
holding right by the citizens, and access was not restricted to few special societal groups
as of the imperial regime. The problem of the contemporary land tenure system was that
the citizens had no right to sell, buy, mortgage their land holding and housing, and

inheritance was restricted to people with blood relationships.

The Derg Regime ended up by the FDRE regime in 1991, which continued state ownership
of all land tenure system, rural and urban. However, the land administration system for
urban land was changed to lease holding system; different lease period for different land
uses ranging from 15 years for urban agriculture and 99 years for residential and some
special social service purposes (FDRE, 1993; FDRE, 2002; FDRE, 2011).

In the country the first urban land lease holding proclamation was introduced in 1993 as
proclamation number 81/1993 (FDRE, 1993). At the introduction of the proclamation, it
stated that the purpose of lease holding of urban land is to bring sustainable urban
development by collecting revenue through lease and participating private investors in

urban property development by easing the cost of the transfer of the land. However, the
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proclamation's assertion that when a leaseholder sells or transfers their developed property,
any value appreciation beyond their initial lease payment should be retained by the local
government, restrict the private investors to engage in real estate development, as their
intension is to make profit. Hence, the intended urban development with the integration of
private urban property investors remained in paper, and this was the main point for the

revision of the proclamation in 2002 by proclamation 272/2002.

However, the new version of urban land lease proclamation came up with a different type
of problem, mainly due to its provision of the leasees to capture all land value added to the
land when transferring their right to the third body (FDRE, 2002). Additionally, the
proclamation state different modes of urban land transfer including tender, allotment,
assignment, award and negotiation with municipalities. Most of the modes were founded
as corrupt ways by which corrupt urban land managers, speculators and land brokers
emerged as dominant actors in urban land market. The speculators engaged in informal
negotiations with corrupt officials to gain access to urban land. Brokers played a pivotal

role in facilitating these informal land acquisitions.

Subsequently, those who secured the land lease engaged in speculative activities without
developing the land, and they later transferred their rights to third parties, effectively
capturing the entire increase in public land value. As a result, planned urban land
development by private real property investors remained unrealized, and the government
suffered revenue losses due to the absence of value-added land taxation. Looking its
adverse effect, after five years, the FDRE government decided the proclamation to stay on
hold until new proclamation is studied and issued. Accordingly, after five years of holding
proclamation 272/2002, the third version which is under function to now, as proclamation

721/2011 has come to effect intending to correct the defects of the previous versions.

Hence the current proclamation, 721/2011 reads at its introduction that the purpose of the
revision is to bring sustainable urban development, and the increased land value is to be
distributed between the public and the leaseholders/developers (FDRE, 2011). The
leaseholders are eligible to share in the division of the land value increment only if they

adhere to the lease agreement, which stipulates that the land must be developed to a
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minimum of fifty percent or more. When lease land transfer without development or
development less than 50%, then the value added should totally captured by the
municipality. In addition, the modalities of land transfer declared to be tender and
allotment, while others like award, assignment and negotiation were declared as exposed

for corrupt practices.

The proclamation stated that urban land transfer for all housing modes, other than
government constructed condominium housing and government approved cooperative
housing programs, should be transferred through auction. But, urban land acquisition at
benchmark prices is designated for cooperative housing programs and government
constructed condominium housing, which are intended as affordable housing options
primarily for low- and middle-income urban communities, even though their affordability

in practice may be limited.

Generally, the land tenure system of Ethiopia has been changing across the change of the
political regime since the second half of the 19th century. The land was private owned by
private holders and the access was restricted to the nobilities, clergy and military men
during the imperial regime, while all urban and rural land including extra urban houses
were nationalized and owned by the state during the Derg regime of Ethiopia. With the
continual of the Derg regime, rural and urban land has become owned by the state, but the
land administration become leasehold for urban land, and perpetual to the rural land. The
common feature of urbanization in the regimes is again different; very insignificant during
the imperial regime, little improved during the Derg regime, but extremely high rate of
urban growth at present time, leading high demand of urban land associated with so slow
supply of it, which is responsible for acute housing shortage in urban areas of the country

including the case study area, Bahir Dar City.
2.3.5 Legal Framework Governing Land in Ethiopia

The FDRE constitution article forty sub article three declares that the state and the people
hold ownership rights to land and natural resources, both rural and urban. Individual

landholders are not permitted to sell, buy, or exchange. Article forty sub article eight of the
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FDRE constitution empowers the government to expropriate privately held land for public
use upon advance payment of compensation commensurate to the land's economic utility
(FDRE, 1995).

Two separate policies govern land use and management for rural and urban areas in
Ethiopia. The FDRE constitution under article 40/3 and rural land administration
proclamation 456/2005 article 5/1 clearly describe rural land use for agriculture and natural
resource development purposes. The proclamation states that farmers in the country who
rely on agriculture for their livelihood should be provided access to rural land free of charge
and without restrictions on how long they may use their land use rights. They have distinct
rights on their land holding, like the use of the land for the intended land use, bequeath and
inheritance to the family members and acquiring property produced on the land (FDRE,
1995, 2019; FDRE, 2002). If the government expropriates the land for a public purpose,
the farmers should be compensated proportionally to the economic interest they lose in the

form of substitute land/displacement compensation in cash.

On the other hand, the urban land administration system of the country is governed by a
lease system (FDRE, 2011). Since the 1990s, the lease system has become Ethiopia's most
widely used mode of urban landholding system. The duration of the lease extends from
fifteen years in the case of urban agriculture to ninety-nine years for different social service
uses (residential, education, health, technology, etc.). Its introduction dates to 1993 on the
ratification of the urban land lease proclamation No. 80/1993 by the federal government to
cope with the increasing demand for land in urban centers and to increase its urban revenue.
According to the latest updated urban land lease proclamation (proclamation 721/2011)
(FDRE, 2011), the urban land acquisition modalities through the lease system are tender
and allotment. Tender/auction is a lease system by which landholding right is transferred
from the government to a bid winner once the winner meets all the necessary preconditions.
The allotment modality focuses on providing urban land to government offices, charitable
organizations, community development based nongovernmental organizations (NGOSs),

religious organizations (for worshipping purposes), manufacturing, educational
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institutions, health centers, and other infrastructure developments. The government often

expropriates agricultural land from peri-urban landholders to fulfil this urban land demand.

In addition to the conventional (formal) method of land acquisition, the unofficial sale of
urban land for housing purpose at the edge sites of urban areas is now taking place in an
informal modality (Adam, 2014b; Derso, 2020). The dominant mode of transferring land
from the government to the users is tendering lease land, which is not affordable for the
mass urban population in the middle and low-income category. Due to the high and
unaffordable price of urban land in this modality, the urban residents purchase land from
peri-urban landholders (Yimam et al., 2022; Zelalem, 2014). Moreover, those high
economic sections of the society also participate in the informal market with the tendency
to speculate and capture the increasing land value without adding anything. Brokers being
in between the holders and purchasers, facilitate the transaction. Informal expansions of

residential areas are seen here and there in the peri-urban regions of Ethiopian urban areas.

In summary, regarding the legal and policy framework governing Ethiopia's land tenure
and access system, the Ethiopian legal framework governing land ownership and
administration is outlined primarily in the FDRE Constitution and additional
proclamations. According to Article 40, land and natural resources are collectively owned
by the state and the people, prohibiting private ownership but allowing individuals certain
use rights. For rural areas, Proclamation 456/2005 provides free and indefinite land use
rights to farmers, enabling them to bequeath or inherit land. In cases of expropriation for
public use, compensation based on economic utility is mandated. Urban land is primarily
managed through a leasehold system introduced in the 1990s, with lease durations varying
from 15 to 99 years depending on land use. Urban land acquisition occurs through
government tenders or allotments to public and nonprofit entities, often requiring
expropriation of peri-urban agricultural land. However, an informal land market also
exists, with middle and low-income residents purchasing peri-urban land outside the
official lease system due to the high cost of tendered land, facilitated by brokers, often

leading to informal residential expansion.
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2.3.6 Urban Land Administration Barriers of Ethiopia
2.3.6.1 Municipality Bottlenecks in Identifying Land Resources

Effective urban land management starts with comprehensive identification and assessment
of available land resources. In Ethiopia, there is a significant lack of organized and up to
date information about urban land resources, making it challenging to establish an efficient
land management system (Chekole et al., 2020). Without a clear understanding of land
assets, urban planning efforts are limited, and city administrations cannot accurately

address the demand for housing or plan for future growth.

A recent study by the Ethiopian Policy Research Institute indicates a discrepancy between
estimated and actual urban areas. The reported urban land coverage was 5,200 square
kilometers, yet sample analyses show urban areas occupy approximately 6,900 square
kilometers, suggesting potential inaccuracies in land assessment (Dessu et al., 2020;
Wubneh, 2018). This gap highlights the need for better land registration and resource

management systems.

Furthermore, while urban areas in Ethiopia are expanding, they are not using their land to
its full potential. When assessed for optimal land use intensity, Ethiopian urban areas show
underutilization, suggesting that more housing and economic activities could fit within
existing urban boundaries. This underutilization is significant given the pressure to

accommodate rapid population growth (Yang et al., 2023).

Comparatively, Ethiopia’s urban land density falls short of global standards. Globally,
urban areas use only 3% of land area to accommodate around 54.5% of the population,
according to international data. In contrast, Ethiopian urban areas occupy around 0.625%
of the country’s surface to accommodate roughly 25% of the population. This indicates not
only a lack of optimal land use but also an urgent need to address administrative
inefficiencies, such as registering and banking land resources, to support sustainable urban
growth (Onur, 2015).
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By improving land information systems, municipalities can make data driven decisions
regarding land use. This step is crucial to planning future expansions effectively,
optimizing existing spaces, and ultimately accommodating the growing demand for urban

housing in Bahir Dar City and other rapidly urbanizing Ethiopian urban areas.

2.3.6.2 Inefficiency in Achieving Optimal Land Use Intensity through
Redevelopment

In many Ethiopian urban areas, existing urban areas lack the necessary depth of land use,
with approximately 74% of urban spaces deemed unsuitable for habitation due to
inadequate infrastructure and housing standards (Lamson Hall et al., 2019). The majority
of homes in these areas are constructed from mud and wood, lacking essential services
such as water supply, accessible roads, and waste disposal. These deficiencies create unfit
living conditions, negatively impacting public health and making residents vulnerable to
social and environmental risks. Additionally, residents’ properties are often poorly
documented and registered, leaving them vulnerable to tenure insecurity and social

instability.

Data from the Addis Ababa Master Plan study underscores the scale of this issue, revealing
that over 38,000 hectares accounting for 72% of Addis Ababa are in need of substantial
redevelopment and renovation. Similarly, historical urban areas like Dessie and Jimma
have aging infrastructure, with more than 85% of their urban areas requiring urgent
redevelopment (Zhang et al., 2019). This trend indicates a pressing need to enhance land
use efficiency in existing urban cores, particularly in densely populated regions lacking

basic urban services.

Despite the need for outward expansion, studies indicate a considerable amount of
underutilized land within current city limits. Much of this is government owned land that
remains underutilized or vacant, representing an untapped resource for urban renewal.
Leveraging these inner-city spaces offers a more sustainable and cost-effective approach
to urban expansion compared to developing peri-urban agricultural land. Therefore, city

administrations should prioritize redeveloping these areas by integrating mixed use
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development, enhancing service infrastructure, and formalizing property rights for current

occupants.

In redeveloping these areas, a balanced approach is essential. Rather than complete
demolition, city administrations should consider diverse strategies, including urban
upgrading, to improve conditions without displacing residents unnecessarily. Urban
upgrading involves enhancing infrastructure, services, and housing quality within existing
communities, fostering more inclusive development. By focusing on optimizing land use
within current boundaries, urban areas can enhance urban livability, support the local
economy, and improve resilience to future growth pressures while preserving surrounding

peri-urban agricultural land.
2.3.6.3 Barriers in Preparation of Land for Development

Effective urban development hinges on the availability of land for those capable and
willing to invest in its growth. In Ethiopia, where land ownership is public and managed
by the government, land supply largely depends on the government's ability to make land
accessible to developers. However, the current supply of prepared land falls significantly
short of demand, as evidenced by Addis Ababa, where unmet housing demand has reached
over a million units (Hu & Qian, 2017). This shortfall points to fundamental challenges in
the land supply system, which is unable to meet urban demands or operate with a cost

recovery approach.

In many Ethiopian urban areas, the absence of a strong land banking and cadastral system
limits the government’s ability to effectively prepare, manage, and allocate urban land
(Wubneh, 2018). Without a comprehensive inventory of land resources, urban areas
struggle to identify suitable land for development and are often forced to respond reactively
to development needs. Ideally, unused land, including areas with outdated settlements or
third-party pockets, could be reclaimed and organized into land banks, but the lack of
systems to accurately track and manage land resources prevents this. Consequently, land
preparation and allocation often depend on ad hoc methods, such as individual campaigns,

letters, or even phone directives rather than strategic urban planning.
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Another significant barrier to land preparation is the presence of existing residents in areas
targeted for development. Accommodating these residents without disrupting their
livelihoods or violating their rights requires careful planning and sufficient financial
resources. However, inclusive development is often hampered by challenges in
compensating displaced residents adequately and on time. Furthermore, insufficient
support for the rehabilitation of displaced households exacerbates the situation, creating

delays and breeding mistrust among affected communities.

Beyond issues in compensation and displacement, the absence of a well-organized,
accessible, and reliable land data system compounds the problem. Most urban areas lack
up to date land inventories and rely on unorganized (often manual) records that are ill
suited for effective urban planning and land management (Admasu et al., 2019). A
cadastral system, complemented by a land bank, could streamline land identification,
preparation, and transfer processes, yet such systems are underdeveloped or absent in most
urban areas. This gap prevents the government from effectively managing available land,

facilitating urban renewal, or providing necessary development services.

In addition, the process of compensating affected parties, particularly in redevelopment
areas with substandard or outdated housing, is often mired in delays and inefficiencies.
Current compensation schemes do not adequately address the costs or support the basic
development needs of those displaced by urban renewal projects. Consequently,
redevelopment initiatives are frequently stalled, prolonging the cycle of insufficient land

supply and unmet demand for urban housing.

For Ethiopia’s urban areas to address these land preparation challenges, there must be an
emphasis on developing a comprehensive land administration framework. This includes
establishing a land banking and cadastral system, standardizing data collection methods,
ensuring transparent compensation practices, and facilitating timely land preparation and
transfer. Without such systems, urban development will continue to lag behind the demand,

constraining housing access and slowing economic growth.
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2.3.6.4 Barriers in Supply and transfer of Urban Land

The current land supply in Ethiopian urban areas falls far short of the demand, particularly
for housing and development purposes. Numerous housing cooperatives are organized and
awaiting land allocation across urban areas, yet many remain stalled due to limited access
to land. Several factors contribute to this imbalance, including weak institutional
frameworks, insufficient city revenue to cover compensation for expropriated land, and
inadequate enforcement of regulations to curb illegal land acquisition (Cao et al., 2020;
Jehling et al., 2018). Additionally, a lack of stringent controls has allowed nonresidents to
engage in speculative land acquisition, anticipating that land and housing prices will rise,

a practice that exacerbates demand pressures and drives up prices.

A significant portion of the unmet demand stems from a long-standing backlog, where
development needs have accumulated over time without sufficient supply to address them.
This situation has led to a system where land increasingly goes to those with substantial
financial resources, making it challenging for average city dwellers to secure land. As a
result, urban land prices and rents have soared, placing a significant strain on affordable

housing access.

In terms of land transfer mechanisms, the majority (over 85%) is conducted through land
allocation processes. However, this system is frequently criticized for inefficiencies and
inequities. Given the scarcity of land, allocation-based transfers often fail to reflect market
demands and can be subject to favoritism, corruption, or delays. For land distribution to
effectively meet urban needs, the allocation system must be reformed to enhance
transparency, efficiency, and fairness, ensuring that land is directed toward genuine

development projects rather than speculative holdings.

Addressing the land supply and transfer challenges requires a multi-faceted approach. This
includes developing a healthy institutional structure capable of managing and meeting
urban land demands, generating sufficient city revenue to cover compensation needs, and
enforcing a strong rule of law to deter illegal practices. Additionally, there is a critical need

to prioritize equitable access, ensuring that city residents not just wealthier or external

44



investors can benefit from urban land. By fostering a fairer, more regulated land transfer
system, urban areas can begin to alleviate some of the pressures driving land and housing

costs upward, contributing to a more balanced and sustainable urban growth trajectory.
2.3.6.5 Barriers in Conservation of Land Resources

Effective land resource management requires the establishment and enforcement of
comprehensive land laws, which serve as the foundation of a strong land management
system. However, the high prevalence of illegal land occupation and construction in
Ethiopian urban areas highlights significant gaps in regulatory enforcement. This trend
suggests that certain urban areas, particularly on city outskirts, risk falling under the control
of unauthorized entities rather than being properly managed by municipal authorities. This
shift in control not only undermines the integrity of land administration but also introduces

security risks and destabilizes local communities (Arabameri et al., 2019).

Urban expansion zones, typically situated at the fringes of urban areas, are often
agricultural lands used for farming and grazing by rural communities. One reason these
areas are vulnerable to illegal development is the unclear delineation between urban
boundaries and neighboring rural districts. This lack of clear boundaries complicates
oversight and enables opportunistic land acquisition by illegal actors. Furthermore, weak
collaboration between urban and rural administrations exacerbates these challenges, as
there is limited coordination to monitor and regulate these transition areas effectively
(Neimark et al., 2018).

Another factor driving illegal land occupation is the disparity between legal compensation
rates and the illicit market value for peri-urban land. Farmers and pastoralists are often
compensated at rates that do not reflect the actual market value, making them more
susceptible to engaging in unauthorized land transactions that promise higher returns.
Without adequate financial incentives or support, local landholders see limited benefit in
adhering to formal urban expansion regulations, creating fertile ground for illegal markets
to thrive (Kim et al., 2019).

45



The failure of city administrations to enforce existing land laws and the absence of
coordinated efforts between urban and rural governing bodies contribute significantly to
this issue. Addressing these challenges calls for a more stringent, collaborative approach
to land resource conservation. Clearer boundary demarcation between urban and rural
areas, equitable compensation practices, and a concerted effort to harmonize urban rural
administration are essential steps in reducing illegal land invasions and safeguarding urban
expansion areas. By fostering coordinated action and stricter law enforcement, city
administrations can mitigate the risks posed by unauthorized land use and build a more
sustainable urban growth framework that respects both rural and urban landholders' rights

and contributions.
2.3.6.6 Barriers related to Land Legal Framework

The Ethiopian Constitution establishes land as a public resource, aligning with the nation’s
market based economic framework. Under this structure, land is not privately owned but
instead provided through a leasehold system, which accommodates both public ownership
and the economic principles of a market economy. This approach attempts to balance the
constitutional directive with the need for secure property rights and market informed
pricing, both of which are essential in a market economy. From an economic perspective,
leasehold tenure offers similar benefits to land ownership, with the primary distinction
being the limited duration of rights. Consequently, Ethiopia’s land laws reflect these
considerations, with the Lease Law regularly revised to adapt to evolving urban

development needs and economic conditions (FDRE, 1995 and 2011).

Despite these efforts, several urban areas still struggle to implement the lease system,
particularly at the regional level. A significant issue with the lease system is the high lease
auction prices, which have led to negative perceptions of the system. Factors contributing
to inflated lease prices include limited land supply, inadequate announcements regarding
bid timelines, and the influence of illegal brokers and artificial demand, which drive prices
beyond what would naturally occur under fair competition (Bayuma & Abebe, 2023;
Gebeyehu Admasu, 2015). Additionally, administrative gaps, such as in monitoring lease

payments, have led to inflated valuations based solely on upfront payments, ignoring the
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long-term financial planning associated with leasing. These inconsistencies are
exacerbated by the irregular annual adjustment of lease payments, which further distorts

the market and hinders sustainable urban development.

These issues are prevalent across the urban areas where leasing is practiced, impacting the
competitiveness of urban areas and affecting the broader real estate market. The leasing
system, when implemented effectively, plays a critical role in the development of both
property sales and rental markets. However, the inconsistency and lack of standardization
in leasehold implementation reveal a limited understanding of the lease model among
stakeholders. Additionally, this model suffers from the absence of surveys or assessments
that could tailor leasing to Ethiopian urban dynamics, creating substantial market
distortions. This lack of consistent implementation creates disparities in property rights,
with some leaseholders facing elevated prices and limited legal protections compared to

others, which undermines competitive equity in the property market.

Addressing these challenges is crucial to fostering an effective and equitable leasing
system in Ethiopian urban areas. Immediate research is needed to assess how the lease
model can better fit the country’s urban realities and improve the competitive landscape.
Presently, only 827 out of 1,668 urban areas in Ethiopia have adopted the leasehold system.
Even in urban areas that have implemented it, adoption is partial; for instance, only 36
percent of the 298,012 registered land plots in 27 urban areas have entered the leasehold

system, leaving a substantial portion of urban land outside this framework.
2.3.6.7 Barriers in Land Value Capture while Transferring

The disparity between the costs of land preparation and the revenue generated from land
transfers is a major challenge for sustainable urban development in Ethiopian urban areas.
Current studies reveal that urban areas often do not recover the full costs of preparing land
from the income received through land transfers. This shortfall limits the ability of
municipalities to sustainably supply land for urban expansion and redevelopment, which
intensifies pressures on city administrations to meet demand in ways that sometimes

undermine the rights and livelihoods of current land users (Yimam et al., 2022).
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One of the primary issues is the lack of a standardized approach to record and analyze land
preparation expenses. Without a reliable system to track these costs, urban areas cannot set
lease prices that reflect true expenses, often relying instead on rough estimates.
Additionally, the financial returns from land leasing are often delayed relative to when
urban areas need the funds for initial land preparation, creating a cash flow problem that
further complicates sustainable land supply efforts. For example, initial lease payments
collected when transferring land are not systematically tracked to cover future expenses,

resulting in financial inefficiencies (Lamson Hall et al., 2019).

In Ethiopia’s land management framework, land is governed by a leasehold system as
stipulated by the constitution. This approach, designed to stimulate sustained demand for
urban land, theoretically supports economic growth by enabling structured, predictable
urban expansion. However, there are gaps in implementation that hinder efficient,
equitable, and transparent land market development. To support fair and healthy urban
property markets, it is essential to build a comprehensive land management system that
upholds the rights and obligations of both landowners and users within a transparent and

accountable framework.

Another significant issue is the inconsistent application of urban plans. Urban areas lack
consistent guidance and oversight in urban planning, which leads to deviations from
approved land use plans and arbitrary land use practices. Violations of planning norms are
common, creating inefficiencies and increasing conflicts over land use. As economic
growth accelerates, rural development centers and smaller urban areas often referred to as
the “ciries of tomorrow” need effective urban plans and governance structures to
accommodate growing demand. However, these areas have not received timely or
sustainable responses, causing gaps in service delivery and impeding planned

development.
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2.3.7 The main problems in the housing development and management sector
2.3.7.1 Mismatch between housing supply and housing demand:

In Ethiopian urban areas, housing demand has been increasing significantly, driven by
multiple factors that include the rapid pace of urbanization, rising population, and social
economic changes. As urban populations grow, especially in rapidly expanding urban areas
like Bahir Dar City and Addis Ababa, the need for adequate housing intensifies.
Urbanization in Ethiopia has been recorded at an annual growth rate of over 5% over the
past five decades, while the increase in housing stock has lagged far behind, growing at
only 0.31% annually (Zhang et al., 2019).

The disparity between housing demand and supply is due to various interlinked factors.
Population growth, the establishment of new families, aging and deteriorating housing
stock, and economic factors such as increased incomes and the expansion of employment
opportunities, including those created by new industrial parks are all contributing to this
imbalance. Moreover, the backlog in housing supply has been accumulating for years,
leaving a significant number of urban residents without access to adequate shelter (Adigeh
& Taffse, 2021; Mekuria Haile, 2022).

A 2019 report from the Ministry of Urban Development and Construction, in collaboration
with the World Bank, estimated that the country would need to construct approximately
471,000 houses annually through 2025 to meet immediate housing demands (Zhang et al.,
2019). This number is projected to increase to 486,000 housing units each year, on average,
until 2035. However, the actual capacity to meet these requirements has remained limited,
largely due to various systemic, financial, and logistical constraints. The shortage is felt
most acutely in large urban centers, where housing demand is highest. For example, by the
end of 2005, a staggering 947,000 people in Addis Ababa were registered as seeking

housing through government programs, highlighting the extent of the unmet need.

The repercussions of this housing deficit extend beyond shelter issues, impacting
economic, social, and psychological aspects of life for affected individuals. Many families

spend a disproportionate share of their income on temporary or substandard housing, which
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limits their ability to invest in other essential areas. This inadequate housing situation
contributes to increased social stress, community dissatisfaction, and reduced quality of

life, particularly among low-income and vulnerable groups.

To address this pressing issue, it is estimated that Ethiopia will need to build at least 4.4
million new housing units over the next decade to meet around 80% of the projected
demand. This goal, however, is highly ambitious, given current financial and
administrative constraints. Success will depend on the country's ability to enhance policies,
improve access to resources, and mobilize partnerships to drive an adequate response to

urban housing needs.
2.3.7.2 Challenges in Providing Adequate Land for Housing in Ethiopia

The failure to supply sufficient land for residential purposes has significantly hindered the
housing sector’s ability to meet the demand for homes in Ethiopian urban areas. This issue
is rooted in various limitations within land policy and market restrictions, leading to a

growing reliance on informal land acquisition, which presents its own set of challenges.

According to the current land policy framework, the supply of urban land has not kept pace
with the rapid increase in housing demand. Constraints within the leasing system have
exacerbated this issue. Since sub leasing is prohibited under the existing laws, private
investors and developers have limited opportunities to participate as suppliers of residential
land. Instead, investors can only build and sell housing units directly, rather than subleasing
plots, a restriction that limits market flexibility and access to land. This constraint, coupled
with limited transparency and regulation, exposes homebuyers to potential risks, such as

inflated prices and limited legal protection (FDRE, 2011).

Moreover, the leasing law mandates that land for residential use should be offered in a
“developed” state, with essential infrastructure such as roads, water, and electricity in
place. However, in practice, the land often lacks this infrastructure, leading to delays in
housing construction and increasing the cost for homebuilders who must either wait for the
infrastructure to be provided or bear the burden of arranging it themselves. This

inconsistency not only slows down the construction process but also leads to administrative
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barriers and governance issues, as residents struggle with inadequate service provision

even after construction is complete.

In response to these obstacles, the informal sector has emerged as a primary source of land
for housing. Farmers, especially those in peri-urban areas where urban areas are expanding,
frequently sell land informally, bypassing the formal allocation processes. Although this
informal market can provide quicker access to land, it is unregulated, and properties
acquired through informal means lack formal title, creating potential legal issues and

further complicating urban planning and land management.

In addition, housing policies have largely equated the provision of housing with the
provision of land, without considering alternative solutions for shelter that could
complement the limited land supply. Innovative approaches, such as high-density housing,
rental housing options, or the use of prefabricated structures, have not been prioritized.
Expanding the housing solution toolkit beyond traditional land allocation could help
address the severe shortage, yet these alternatives remain underutilized within current

policy and planning frameworks.

In summary, addressing the housing crisis in Ethiopia will require reforms in the land
supply system, policy flexibility for investors, and greater innovation in housing provision

to reduce reliance on informal land markets and support sustainable urban growth.
2.3.7.3 Unaffordability of Housing for Most of the Population in Ethiopia

The growing disparity between housing supply and demand has resulted in soaring
property prices, placing homeownership out of reach for many Ethiopian households.
Several contributing factors exacerbate this issue, including market inefficiencies, high

construction costs, and restrictive standards in urban planning.

Firstly, the housing market in Ethiopian urban areas is distorted by illegal brokers and a
lack of transparency. These brokers often drive-up prices through speculative practices,
making housing even less affordable. Furthermore, while research and innovation in

construction should ideally lead to cost effective solutions, current practices have yet to
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yield significant price reductions. Instead, the resources and materials chosen frequently
remain expensive, contributing to rising housing costs. Urban planning standards also play
a role in unaffordability, as some city regulations mandate the use of specific materials and
construction techniques that may not align with the financial capacities of the average
homebuyer. For example, standardizing construction with certain materials, despite the

potential for alternatives, places an additional financial burden on residents (Nuriye, 2019).

The rising cost of living further amplifies these challenges, as higher expenses for basic
goods and services place additional pressure on households and drive-up rental prices. This
inflation of living costs, coupled with an unregulated property market, widens the gap

between available housing and what most of the population can afford.
2.3.7.4 Limited Participation of Key Stakeholders in Housing Provision

As housing demand surges, it is essential for all sectors public, private, and community
based to engage strongly in the supply of housing. Historically, housing provision was
primarily the responsibility of individual homebuilders and housing cooperatives.
However, as urban demand grew, the government took on a more prominent role, creating
subsidized housing programs and expanding public sector involvement in housing (Ahmed
& Bin Sipan, 2020; Kavishe & Chileshe, 2019).

Despite these efforts, there remains a lack of adequate opportunities and frameworks for
the private sector to engage significantly in the housing market. Private developers, though
capable of contributing substantially, face barriers due to restrictive regulations, limited
access to land, and lack of incentives for private public partnerships. The absence of a
collaborative framework also restricts potential involvement from international partners or
non-governmental organizations that could bring in external resources and expertise to

scale up housing efforts.

To make housing accessible and affordable, it is critical to promote a more inclusive
approach to housing provision (Ahmed & Bin Sipan, 2020). This requires policy reforms
that incentivize private sector participation, foster partnerships with international actors,

and enable the use of cost-effective materials and construction techniques aligned with the
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economic realities of the broader population. By engaging all stakeholders and expanding
housing options beyond conventional models, Ethiopia could make strides toward
addressing its housing affordability crisis and reducing reliance on costly, traditional

housing models.
2.3.7.5 Challenges in Achieving Fast and Quality Housing Construction

The construction of housing in Ethiopian urban areas is frequently delayed, with quality
often compromised (Onur Ozlu, Abebaw Alemayehu, Megha Mukim, Somik Lall, 2015).
This is largely due to the inadequate infrastructure on designated construction sites, as well
as limitations within the construction sector itself. Many plots lack basic infrastructure
such as roads, water, electricity, and sewage systems causing delays and increasing costs
as developers often have to wait for or implement these essentials before building can

begin.

Additionally, the construction sector struggles with limited capacity, both in terms of labor
and technology. The industry is dominated by traditional methods and has yet to widely
adopt modern construction techniques that could accelerate building timelines and improve
quality. For instance, off site manufacturing, where prefabricated components are
assembled on site, is an approach that could streamline the construction process and reduce
costs. Although some companies and projects have implemented this assembly-based
model, it remains underutilized due to insufficient technological investment, skill
shortages, and limited awareness of alternative construction methods. Addressing these
issues through investment in up-to-date technology, training, and infrastructure
improvements could significantly enhance both the speed and quality of housing delivery

in urban areas.

53



2.3.7.6 Neglect of Rental Housing as a Viable Solution

In Ethiopian culture, homeownership is closely tied to social status and security, making it
the preferred form of housing. The government’s housing strategy, which has largely
focused on ownership, reflects this societal preference (Tadashi & Jonathan, 2015).
However, this emphasis has overlooked the potential of rental housing as a practical and

flexible solution to meet urban housing needs.

The current land supply system supports ownership by allocating land primarily to
associations and individuals who intend to build for themselves. This policy has limited
land access for small and medium scale rental developers, who could otherwise provide
affordable rental options, especially for lower- and middle-income households. Land re
zoning policies, intended to make efficient use of urban space, have also missed the mark.
Increased space for roads, for instance, has added infrastructure costs rather than freeing
up land for residential development, reducing the availability of land that could be used to
expand the rental housing market (Adigeh & Taffse, 2021; Cao et al., 2020).

Despite these barriers, the rental sector remains the primary provider of housing for a
significant portion of the urban population. However, much of the rental market operates
without formal support or regulatory guidance, often relying on informal arrangements
where existing homeowners add rental units to their properties without permits. While this

does provide housing, it leaves tenants vulnerable and lacks quality control.

To address this gap, urban planning and housing policy could promote rental housing as a
legitimate and supported option. This would involve encouraging legal rental development,
providing incentives for small and medium scale landlords, and offering clearer guidelines
for incorporating rental housing into urban plans. Expanding support for rental housing
would increase accessibility, meet diverse housing needs, and reduce reliance on informal

housing solutions.
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2.3.7.7 Inadequate Habitability Standards in Existing Housing

A significant portion of housing in Ethiopian urban areas fails to meet basic habitability
standards, often lacking essential facilities such as bathrooms, toilets, and other sanitary
infrastructure. Many of these dwellings, originally constructed as temporary shelters or for
purposes other than residential use (e.g., small restaurants or shops), have been repurposed
as homes. These structures are typically old, built with unsanitary materials, and prone to
rapid deterioration, making them vulnerable to emergencies and natural wear.
Furthermore, a substantial number of these houses were constructed without formal
planning or adherence to safety and health standards, resulting in cramped, poorly
ventilated, and structurally unsound living spaces (Onur Ozlu, Abebaw Alemayehu,
Megha Mukim, Somik Lall, 2015; Zhang et al., 2019).

Even as new housing developments emerge in urban areas and peri-urban areas, they often
replicate the same substandard construction practices of the past. These housing units
continue to lack basic facilities and amenities necessary for safe and comfortable living.
Therefore, addressing the shortage in housing supply alone is insufficient; improving the
habitability and safety standards of available housing is equally crucial to meeting the true

needs of urban residents.
2.3.7.8 Overemphasis on Housing Development in Major Urban areas

The current strategy for housing development in Ethiopia has placed disproportionate
focus on Addis Ababa and other large cities. Given the scale of housing demand and the
economic potential of major urban centers, it may seem rational for government and private
investments to prioritize these areas. However, this practice has unintentionally reinforced

imbalances in the urban system (UN Habitat, 2011).

By concentrating resources in Addis Ababa, government investments have increased the
city’s attractiveness, drawing more people to the capital and straining its infrastructure,
housing, and services. The lack of balanced investment in secondary urban areas and
smaller urban areas has left them underdeveloped and less capable of absorbing growth.

To create a more balanced urban system, housing policy and investment must expand to
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regional centers and smaller urban areas, enhancing their capacity to support economic and

population growth and reducing overreliance on Addis Ababa (Larsen et al., 2019).
2.3.7.9 Rapid Shift from Mixed-Income to Similar-Income Neighborhoods

Historically, Ethiopian urban areas maintained mixed income neighborhoods where
residents of varying socioeconomic statuses coexisted and shared resources. This inclusive
urban fabric allowed for mutual support among residents, fostering a sense of social
cohesion and creating accessible urban services. However, with new urban developments
and large-scale redevelopment projects, this mixed settlement pattern is rapidly
disappearing. Redevelopment efforts are segregating income groups, creating separate
residential zones for wealthy and low-income residents. Consequently, urban poverty and
affluence are now physically and socially distanced, reducing social integration and

straining community relations (Larsen et al., 2019).

As neighborhoods become more segregated, the demand for transportation increases as
residents live further from their workplaces and urban services. This results in greater
congestion, elevated infrastructure costs, and a decline in the social harmony that
traditionally characterized Ethiopian urban areas. Preserving the mixed income
neighborhood model, where possible, could contribute to a more inclusive, sustainable,

and harmonious urban environment (Steel et al., 2017).
2.3.7.10 Absence of a Comprehensive Legal Framework for Housing Development

A well-structured legal framework is essential for transparency, accountability, and
efficient management in housing development. Unfortunately, Ethiopia’s housing sector is
governed by a patchwork of incomplete and dispersed laws, lacking a cohesive and unified
approach. This legal fragmentation has created challenges in the effective management and

regulation of housing development, particularly in the real estate sub sector.

The absence of a comprehensive legal framework has enabled illegal practices in real estate
transactions, which harm both consumers and the sector. Some real estate developers, for

example, acquire land with the intention to build housing but subsequently sell the land at
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a higher price without construction, earning profits without fulfilling their obligations to
homebuyers. In some cases, developers advertise properties, collect advance payments,
and register potential buyers without having secured legal ownership of the land or

construction permits, exposing consumers to financial and legal risks.

Additionally, the lack of a landlord tenant law leaves tenants vulnerable to arbitrary rent
increases and limited protections. To address these issues, Ethiopia needs a strong legal
framework that clearly defines the rights and responsibilities of developers, landlords,
tenants, and homebuyers. By implementing a comprehensive legal system, the country can
protect consumers, foster a healthier housing market, and promote fair and efficient
housing development. A coordinated legal approach that closes gaps in regulation,
provides investor guidelines, and strengthens enforcement measures would enhance

transparency, stabilize the housing market, and protect the rights of citizens.
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2.4 Conceptual Framework

The conceptual framework for the dissertation titled "Urban Land Acquisition for Housing:
Scenarios, Challenges, and Policy Perspectives in Bahir Dar City, Ethiopia™ focuses on the
complex dynamics of urban land acquisition for housing in Bahir Dar City. It integrates
theoretical insights, conceptual understanding, and empirical evidence to address four key
research objectives: examining peri-urban land acquisition by expropriation, evaluating
cooperative housing frameworks, analyzing informal land acquisition processes, and

identifying administrative and policy barriers.

Urbanization and
Housing Land access via
Expropriation

Formal Land Informal Land
Acquisition For Urban Land Acquisition Acquisition for

Cooperative Housing for housing housing

Administrative and
policy Barriers for Land
Acquisition

Figure 1: Conceptual Framework of the Dissertation

The framework begins with theoretical foundations that establish key concepts relevant to
urban land acquisition. Bid Rent Theory explains how land value varies with distance from
the urban center, influencing land acquisition decisions for housing. Additionally, the
indemnity and gainers take theory relates to compensation mechanisms in urban land

expropriation, providing insights into the socio-economic effects on displaced landholders.
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Next, the conceptual literature review situates urban land acquisition within broader socio-
economic and historical contexts. It explores urbanization trends both globally and locally,
setting the stage for understanding land acquisition dynamics. The review examines
historical perspectives on land acquisition strategies, as well as various land tenure systems
and their implications for urban housing, contrasting formal and informal scenarios. The
role of cooperative housing development is also investigated as a strategy for improving

access to affordable housing for low- and middle-income groups.

The empirical literature review contextualizes theoretical and conceptual insights within
the specific realities of Bahir Dar City. It reviews case studies that highlight the effects of
land expropriation on housing access and the socio-economic impacts on displaced
communities. The evaluation of cooperative housing frameworks focuses on their
effectiveness in enhancing affordable housing options. Additionally, the analysis of
informal land acquisition examines the drivers and processes behind informal transactions
and settlements, emphasizing demand dynamics and accessibility. The review of Ethiopian
urban land tenure and access policies identifies gaps and challenges within the existing

administrative framework.

Finally, the framework culminates in identifying administrative and policy barriers that
hinder effective urban land supply and housing development in Bahir Dar City. By
synthesizing findings from the literature reviews and empirical analyses, the study
proposes targeted reforms aimed at enhancing the efficiency of formal land allocation
processes, strengthening cooperative housing initiatives, improving the regulatory
framework for informal land transactions, and addressing socio-economic disparities faced

by low- and middle-income residents in accessing urban land.

This cohesive conceptual framework serves as a guiding structure for analyzing the
scenarios, challenges, and policy perspectives of urban land acquisition for housing in
Bahir Dar City. By intertwining theoretical insights, conceptual understandings, and
empirical evidence, it aims to provide a comprehensive analysis that informs actionable
recommendations for improving urban land policies and housing development strategies

in the city.
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2.5 Literature Gap

Despite the growing interest in urban land acquisition and housing development in Bahir
Dar City, significant research gaps remain that warrant further exploration. Firstly, while
there is existing literature on the theoretical frameworks related to urban land acquisition,
such as Bid Rent Theory and indemnity principles, there is a lack of empirical studies that
specifically examine how these theories apply in the context of Bahir Dar City.
Understanding the real-world implications of these theories on housing access,
compensation, and socio-economic impacts on displaced landholders is crucial for

developing context specific policies.

Secondly, the role of cooperative housing frameworks in facilitating affordable housing
for low- and middle-income groups has not been thoroughly examined in Bahir Dar City.
While cooperative housing is recognized as a potential solution for addressing housing
shortages, there is limited empirical evidence on its effectiveness, operational mechanisms,
and challenges faced by cooperative housing initiatives in the region. This gap highlights
the need for focused research that evaluates existing cooperative models and identifies best

practices for enhancing their impact.

Furthermore, the dynamics of informal land acquisition and settlement processes in Bahir
Dar City remain underexplored. Although there are studies addressing informal
transactions broadly, the specific drivers and processes of informal land acquisition in peri-
urban areas require further investigation. Understanding the demand dynamics and the
socio-economic factors that propel individuals toward informal land markets can provide

valuable insights for policymakers seeking to improve formal land delivery systems.

Another significant gap exists in the identification and analysis of administrative and
policy barriers affecting urban land supply and housing development. While there is some
literature on Ethiopian urban land tenure policies, detailed assessments of the practical
challenges and inefficiencies within the administrative framework in Bahir Dar City are
lacking. ldentifying these barriers is essential for proposing targeted reforms that can

enhance the effectiveness of land administration and housing policies.
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Lastly, existing research tends to focus on either formal or informal land markets in
isolation, often neglecting the interactions between the two. An integrated analysis of how
informal settlements emerge as a response to the inadequacies of the formal land and
housing delivery systems can yield critical insights for addressing urban housing

challenges.

Addressing these research gaps will contribute to a more comprehensive understanding of
urban land acquisition for housing in Bahir Dar City, ultimately informing more effective

policies and strategies that meet the needs of diverse urban populations.
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CHAPTER THREE
RESEARCH METHODOLOGY

3.1 Introduction

This chapter provides a methodological detail to investigating the complexities of urban
land acquisition for housing in Bahir Dar City. The chapter begins by describing the study
area to contextualize the research setting, followed by an outline of the research design,
which encompasses the guiding philosophy and approach adopted for the study.
Subsequent sections cover the sampling design and specify the types and sources of data
required to address the research questions effectively. The chapter then details the methods
for data collection, analysis, and presentation, ensuring systematic and demanding
treatment of data. Lastly, considerations for validity and reliability are discussed to confirm

the strongness of the methodology and the credibility of the findings.

3.2 Description of the Study Area
3.2.1 Location and Physiography of Bahir Dar City

Ethiopia, located in the Horn of Africa, shares borders with Eritrea, Djibouti, Somalia,
Kenya, South Sudan, and Sudan. The country is divided into twelve regions and two
chartered cities, including its capital, Addis Ababa. The study area, Bahir Dar City, is
situated in the northwestern part of Ethiopia and covering approximately 62.5 square
kilometers. Geographically, Bahir Dar City lies between 11°27' N and 11°43' N latitude
and 37°14' E and 37°38' E longitude, placing it within the tropics in the Northern
Hemisphere (Figure 2). Administratively, the city includes the main urban area of Bahir
Dar City along with three satellite towns: Zegie to the north, Meshenti to the southwest,
and Tis Abay to the southeast. In terms of relative location, Bahir Dar City is positioned
about 563 kilometers northwest of Addis Ababa, accessible via the Addis Ababa Debre
Markos Bure Road.
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Figure 2. Location Map of the Study Area

physiographical, Bahir Dar City is situated along the shores of Lake Tana and the Abay
(Blue Nile) River, with a largely flat, highland topography. Its landscape predominantly
comprises plains, with minor undulations that include escarpments, ridges along the river,
and occasional hills and dips, all of which together make up less than 2 percent of the area.
The city’s average elevation is around 1820 meters above sea level, categorizing it as part

of the Ethiopian highlands.
3.2.2 Climate

Bahir Dar City has a climate that is classified as a borderline tropical savanna with
characteristics of a subtropical highland climate. The city is situated at an elevation of

approximately 1,820 meters above sea level, which contributes to its temperate conditions.
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The average annual temperature in Bahir Dar City is around 22.26°C. Monthly
temperatures vary, with January typically experiencing average highs of 27.71°C and lows
around 8°C. The warmest months are generally from March to May, when daily maximum
temperatures can reach up to 32°C. In contrast, the coolest months are from June to August,

where average temperatures drop to around 20°C during the day and can be cooler at night.

Bahir Dar City receives an average annual rainfall of about 1,416 mm, with the majority
occurring during the rainy season from June to August. July is particularly wet, averaging
396 mm of rain over approximately 28 rainy days. The dry season occurs from October to
May, with minimal rainfall during these months; for example, January and February

typically see less than 3 mm of precipitation each.

The relative humidity in Bahir Dar City varies throughout the year, generally increasing
during the rainy season. Average humidity levels can reach up to 84% in July and August.
The city enjoys considerable sunshine, with daily sunshine hours ranging from about six

hours in July and August to ten hours in January and December.

In summary, Bahir Dar City's climate is influenced by its elevation and geographical
location near Lake Tana and the Blue Nile River. This results in a unique weather pattern

that supports both agricultural activities and tourism in the region.
3.2.3 Historical Background of Bahir Dar City

The historical foundation of Bahir Dar City is closely linked to the establishment of the
Saint George Church, originally located at the present site of St. George Church, around
the 14th century. Initially a rural village, Bahir Dar City evolved over time to become one
of Ethiopia’s largest cities. Its accelerated transformation into a modern township was
notably influenced by the Italian occupation between 1928 and 1933, during which Bahir
Dar City served as a key military base for Italian expeditions in the region. The city’s name,
"Bahir Dar City," reflects its proximity to significant water bodies, Lake Tana and the Abay
(Blue Nile) River, translating to "periphery of a water body." This name captures the city’s
unique location near both lake and river, which, along with the establishment of Kidane

Mihiret Church, played a pivotal role in shaping its foundation and growth.
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3.2.4 Demography and Urban Housing

Bahir Dar City's demographic growth has been influenced by the city's socioeconomic,
political, and geographical advantages, which attract people from across Ethiopia,
particularly from the Amhara region. This trend is evident when examining census data
and projections. In 1984, the first National Population and Housing Census of Ethiopia
recorded Bahir Dar City’s population at 54,766. By the time of the second census in 1994,
the city’s population had surged by 72%, reaching 94,235 (CSA, 1984, 1994). During the
third census in 2007, the population had doubled to 180,174 compared to 1994 and had
tripled over the 1984 census figures (CSA, 2008). Although no recent official census data
has been collected since 2007, projections for the period from 2012 to 2037 indicate
continued rapid population growth. By 2017, Bahir Dar City’s population was projected to
reach 313,997, with estimates indicating a further increase to 455,901 by 2022 (CSA,
2013b; BDCSPO, 2022).

This rapid population growth has brought about significant socioeconomic development,
but it has also presented considerable challenges, especially within the housing sector. The
1984 census reported a total of 9,206 Housing Units (HU) and 10,921 Households (HH),
showing that approximately 89% of households were owner occupied. During the second
census in 1994, the number of housing units and households had increased to 19,808 and
20,857, respectively, with about 95% of households owning their homes (FUPI, 2006).
Before the first urban land lease system was introduced in 1993, land acquisition for urban
uses was governed by a permit-based system that made housing accessible for many,

enabling residents to achieve high rates of homeownership.

However, the introduction of the urban land lease system in 1993 shifted land acquisition
toward a merit-based approach, often favoring those with higher incomes. Despite
projections to maintain high homeownership levels (with a target of 35,556 housing units
to serve an estimated 37,344 households by 2015), a 2015 study by the World Bank and
the Government of Ethiopia revealed that only 40% of households were able to live in their

own homes. As a result, 60% of the city’s population became dependent on rental housing,
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contributing to the proliferation of informal settlements on the city’s periphery (Adam,

2014b; Liu et al., 2023b).

The strain on Bahir Dar City’s housing sector exemplifies the challenges posed by rapid
urbanization, necessitating policies that address both housing availability and affordability.
This shift underlines the importance of creating more equitable systems for urban land
allocation, ensuring that economic development is matched by sustainable housing

solutions.
3.2.5 Administration and Governance

Administratively, Bahir Dar City is divided into six sub-cities and ten peri-urban rural
kebeles. Each kebele, Ethiopia’s smallest administrative unit, comprises an average of
1,500 households and plays an integral role in the city’s broader planning area. The city
also incorporates three satellite towns: Zegie to the north, Meshenti to the southwest, and
Tis Abay to the southeast. The main urban area includes six sub-cities; Atse Tewodros,
Gishe Abaye, Belay Zelke, Dagmawi Menelik, Tana, and Fasilo, and six peri-urban rural
kebeles, namely Zenzelma in the northeast, Woreb Kol in the east, Sebatamit in the

southeast, Addis Alem in the south, Yibab in the southwest, and Woramit in the northwest.

A World Bank study estimated that approximately 25% of Bahir Dar City requires urban
renewal to address the growing demand for land (Zhang et al., 2019). The primary source
of urban land in Bahir Dar City comes from peri-urban holdings, which the municipality
acquires from farmers through a compensation process (Adigeh and Abebe, 2024). Like
other Ethiopian urban centers, land in Bahir Dar City is governed under a leasehold system
in which the municipality owns and manages the land, providing it for various uses,
including housing, through lease agreements. According to Ethiopia’s Lease Proclamation
No. 721/2011, only the government can transfer and supply serviced land, limiting private

ownership and directly impacting the availability of land for housing.

The constrained supply of land has driven up housing costs, making both home ownership
and renting increasingly unaffordable for many residents of Bahir Dar City. The high

demand for urban land, coupled with limited availability, underscores the pressing need
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for sustainable urban planning and land management strategies to meet the housing needs

of the city’s rapidly expanding population.

In conclusion, Bahir Dar City, the capital of Ethiopia’s Amhara Region, is a rapidly
growing city situated near Lake Tana and the Blue Nile River. The city’s moderate climate
supports agriculture and tourism, while its history dates back to the 14th century. Rapid
urbanization has caused significant challenges in housing and land access, with projections
suggesting a population exceeding 450,000 by 2022. Initially, high homeownership rates
were sustained through a permit-based land system, but the 1993 shift to a leasehold system
has limited land access, causing homeownership to fall to under 40% and rental
dependency to rise. Today, Bahir Dar City's six sub-cities and ten peri-urban kebeles are
governed by the municipality under Ethiopia’s Lease Proclamation No. 721/2011, which
restricts private land ownership and heightens the need for sustainable urban planning and

affordable housing solutions.

3.3 Research Philosophy

Research philosophy is a foundational aspect of the research process that influences how
researchers design their studies, collect data, and interpret findings. Understanding
research philosophy is essential for developing a clear research design and selecting

appropriate methods (Mkansi & Acheampong, 2012; Tamminen & Poucher, 2020).

Therefore, in the research philosophy section of this dissertation, the ontological and
epistemological foundations are critically examined to establish a strong framework for

understanding the complexities of urban land acquisition.
3.3.1 Ontological Foundations of the Dissertation

This study recognizes that land is not only a physical asset but also a socio-economic
resource, reflecting power dynamics and relationships among various stakeholders. In
Bahir Dar City, the land acquisition process is shaped by historical legacies, institutional
frameworks, and the interaction between formal and informal practices, alongside the
policy, administrative, and institutional factors that influence urban land acquisition for
housing development. By examining these complexities, this research seeks to uncover
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how different actors including government officials, landholders, and participants in the
informal land market, such as developers, speculators, informal land sellers, and housing
cooperatives perceive and navigate the challenges associated with acquiring land for

housing.
3.3.2 Epistemological Foundations of the Dissertation

The epistemological stance of this study emphasizes a qualitative approach to knowledge
generation, focusing on understanding the lived experiences and perspectives of
individuals affected by urban land policies. This approach aligns with interpretivist
paradigms, where knowledge is seen as context dependent and constructed through social
interactions (Creswell, 2014; Mkansi & Acheampong, 2012). Through methods such as
interviews and focus group discussions with key informants from various sectors including
government agencies, housing cooperatives, and affected communities the research seeks
to gather rich, in-depth insights into the mechanisms of land acquisition, compensation
practices, and the socio-economic impacts on displaced landholders. This epistemological
framework not only aims to highlight existing challenges but also seeks to identify

opportunities for policy reform and improved housing access in Bahir Dar City.

By integrating these ontological and epistemological foundations, the research provided a
comprehensive understanding of urban land acquisition processes in Bahir Dar City. This
framework will guide the investigation into how land policies affect housing access for
low- and middle-income groups while addressing informal settlements and administrative
barriers that hinder effective land supply. Ultimately, this philosophical grounding will
support the formulation of targeted recommendations for enhancing urban land

management practices in Ethiopia.
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3.4 Research Design

This study adopts a concurrent nested mixed-methods approach, primarily qualitative, with
embedded quantitative GIS analysis to enhance spatial understanding of urban expansion
and land acquisition patterns. This design primarily follows a qualitative research
methodology while incorporating quantitative elements, particularly through GIS analysis.
The qualitative approach provides an in-depth examination of urban land acquisition
practices, legal frameworks, and governance challenges, while GIS data enhances spatial

analysis of land use changes and urban expansion patterns.

In line with this, the research follows a descriptive case study strategy with a cross-
sectional data collection timeframe, ensuring a comprehensive investigation of urban land
acquisition dynamics. This alignment ensures the consistency and relevance of each
methodological component to the study's specific focus areas, including peri-urban
expropriation, cooperative housing frameworks, informal land acquisition, and policy and
administrative barriers to urban acquisition for housing development. A cross-sectional
data collection strategy was used to capture the current state of land acquisition processes

and their implications.

3.5 Source of Data

To achieve the research objectives, both primary and secondary data sources were utilized.
Primary data were gathered through key informant interviews and focus group discussions
with government officials, experts, community leaders, farmers, and housing cooperative
members and committees. Additionally, direct observations were conducted to assess the
existing conditions of urban land acquisition for both formal and informal housing
developments. Satellite imagery was analyzed to track Bahir Dar City's expansion over a
ten-year period (2011-2021). Secondary data were obtained from both published and

unpublished documents, providing further context and supporting analysis.

3.6 Sampling design
Selecting appropriate respondents in research is a crucial task for obtaining accurate data
and ensuring the study's reliability.
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3.6.1 Target population
The target population of this study consisted of key informants focus group discussants
who are directly involved in urban land acquisition and housing development, both in the

formal and informal system in the study area. These include:

v' Government employees at managerial and expert levels working in land
administration, housing development, urban planning, and regulatory offices.

v Farmers who have submitted their land through expropriation for housing purposes.

v Kebele leaders, elders, house owners, brokers, and urban land demanders awaiting
land acquisition.

v" Housing cooperative members, including those who have received land,

constructed homes, or remain on the waiting list.

They were carefully selected and inquired about the urban land acquisition situation for

housing development and the general dynamics in the process.

3.6.2 Sampling Technique

The study is highly qualitative in nature, relying on key informants with direct knowledge
and experience of urban land acquisition and housing development in the study area. A
purposive sampling method was used to select key informants for interviews and focus
group discussions. Additionally, snowball sampling was applied to identify relevant
government officials, local community representatives, and focus group discussants.
Respondents were carefully chosen based on their expertise and involvement in peri-
urbanization, land expropriation, and housing development. This selection ensured diverse
perspectives, contributing to a comprehensive understanding of urban land acquisition for

housing development.

For the focus group discussions (FGDs), a stratified random sampling technique was used
to select peri-urban farmers (excluding those in KlIs) who had partially or fully submitted
their agricultural land for urban use, as well as housing cooperative members, including
those who had received land and those still on the waiting list. Their contact information
was obtained from the urban land administration and housing cooperative offices.

Participants were recruited with local authorities' assistance, informed about the study's
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purpose, and provided voluntary consent. Selection was based on their knowledge and

experience in peri-urbanization, land expropriation, and acquisition.

3.6.3 Sample Size Determination

A total of 93 key informants participated in the study, providing insights into urban land
acquisition in Bahir Dar City. These included 31 officials and experts from various
municipal sectors, such as housing and land development, management offices, the
cooperative office, the planning office, and the code enforcement office. Additionally, 19
housing cooperative committee members, 8 kebele leaders, and 20 farmer representatives,
who had experienced expropriation and informal land transactions, were included. The
study also engaged 5 brokers involved in informal land transactions and 10 land buyers

from the informal market.

Additionally, five focus group discussion (FGD) sessions were conducted: two with 18
farmers who had submitted their agricultural land for urban use and three with 21 housing
cooperative members, with each FGD consisting of seven participants. The discussions
were designed to gather empirical insights on the impact of peri-urban land expropriation
on farmers' livelihoods, as well as the overall dynamics and practices of urban land

acquisition for housing cooperatives.

Participants were purposively selected for their extensive knowledge and experience in
urban land acquisition practices in Bahir Dar City. Snowball sampling, a subset of
purposive sampling, was employed to identify and recruit respondents best suited to

provide valuable insights into the study.

3.7 Data Collection Procedures

For the Klls, a semi structured interview guide was used to explore the process of housing
cooperative formation, land acquisition processes and practices, urban land demand and
supply for housing in general and for housing cooperatives scheme in particular, the
limitations of the cooperative housing policy, the challenges that hamper the effectiveness
of the cooperative housing program. In addition, the FGD discussants were informed about
the purpose of the study and confirmed their full consent for participation. Then,
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introductory and discussion questions (checklist) was provided to all of the participants,

and read for those who want to get the read.

Before conducting the interviews, full consent was obtained from each participant by
explaining the study's purpose and assuring the confidential use of their responses. The
researcher took note of the contexts of the Klls and FGDs in a notebook. The interviews
and discussions were conducted by the researcher with the help of friends living in the city,
using the local language, Amharic. Later, the transcripts were translated into English. The
participants chose their preferred venues, either their offices or homes/locality. The Klls
and FGDs each lasted 60 90 minutes and were recorded in the notebook. In addition, the
researcher conducted an extended direct field visit to observe three sites (Lideta in the
south, Diaspora and Zenzelma in the east edge of the city) where residential land plots were
provided to housing cooperatives in Bahir Dar City. The data collection took approximately
seven weeks, from mid-January to the first week of March in 2022, at different times.

3.7.1.1 Data Analysis

Thematic analysis was used to interpret the data collected through key informant interviews
(KlIs), focus group discussions (FGDs), and desk reviews. This method, commonly
applied to uncover participants' perspectives and experiences, allows for a deeper
understanding of core ideas and concepts (Creswell, 2014). The analysis process involved
several steps: first, transcribing and reviewing the Kll and FGD data for an overall grasp
of the content; second, segmenting the data into meaningful parts; third, grouping similar
data into themes; and finally, refining these themes to develop a clear understanding. This
approach enabled a portrayal of peri-urban land expropriation and its impact on community
livelihoods in peri-urban Bahir Dar City. Additionally, Geographic Information System
(ArcGIS 10.4) was employed to analyze satellite images, illustrating Bahir Dar City's

expansion over the specified period.
Image Classification

A supervised maximum likelihood algorithm was utilized to classify the satellite images,
and to evaluate the accuracy of the resulting classifications, the User’s Accuracy,
Producer’s Accuracy, Overall Accuracy, and Kappa coefficient were computed.
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The kappa coefficient is calculated as follows:

_ NI xii—Y i (xi+) (x+0)
K==\ -1y Geit) (x+) ()

where K is Kappa coefficient, N is the total number of samples, r is the number of rows
in the matrix, xii is the total number of correctly classified pixels (diagonals), xi+ are the
marginal totals of row i, x+I are the marginal totals of column I (Yesuph & Dagnew,
2019).

Change Detection

Arc GIS 10.4 software was used to analyze and present the pattern and rate of change in
land use land cover. As a result, a LULC matrix was computed for the years 2011 and
2021. To calculate the rate of change in hectares and percentage, the follow ing formula

was employed:

Change in percent = %*100 @)
Rate of Change (ha/year) = % 3)

where X is the area of LULC (ha) in the latest/final year, Y is the area of LULC (ha) in
prior/initial year, and T is the time interval between X and Y in a year (Yesuph & Dagnew,
2019).

3.8 Validity and Reliability

Ensuring validity and reliability is crucial in this study to accurately analyze urban land
acquisition, access, and policy frameworks for housing in Bahir Dar City. Each of the
study’s four objectives including urban land acquisition by expropriation, cooperative
housing access, informal land acquisition, and policy barriers uses a carefully designed

research approach to achieve this goal.
3.8.1 Validity

To enhance validity, content and construct validity measures were implemented. Content

validity was ensured by choosing data collection methods, like Key Informant Interviews
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(KIIs), Focus Group Discussions (FGDs), and Field Observations, that provide in depth
insights on urban land acquisition and housing policy. Experts in urban planning,
cooperative housing, and land management were selected as participants, while interview

guides and FGD protocols were reviewed to confirm their relevance to the study objectives.

Construct validity was strengthened through triangulation, combining multiple data
sources such as Klls, FGDs, field observations, city reports, and policy documents. This
approach cross validates findings and supports the accuracy of conclusions on land

acquisition and housing provision challenges.

While specific to Bahir Dar City, the study’s findings on cooperative housing and urban
land acquisition challenges have broader applicability for other Ethiopian urban areas,

especially in the Amhara National Regional State (ANRS), enhancing its generalizability.
3.8.2 Reliability

Reliability was ensured through consistent data collection procedures. A structured
approach using interview guides was applied across Klls and FGDs, covering the same
themes for all participants. Purposive and stratified random sampling also ensured a

representative range of perspectives on cooperative housing access.

Thematic analysis provided transparency in data interpretation by systematically coding
and categorizing data from interviews and discussions. An audit trail was maintained
through detailed notes on data collection dates, locations, and participant backgrounds,

offering a traceable record that supports reliability.

These validity and reliability measures help provide a strong analysis of urban land
acquisition and housing challenges in Bahir Dar City, ensuring findings are credible and

relevant to broader urban planning contexts.
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CHAPTER FOUR

RESULTS AND DISCUSION

4.1 Effects of Peri-Urban Land Expropriation on Peri-urban Farmers

This section of the study presents and analyzes the outcomes of the research, which
encompass urbanization, urban land acquisition through expropriation, and their effects on
the farming communities affected in the peri-urban areas of Bahir Dar City. Specifically, it

focused on two peri-urban expansion kebeles, Zenzenma and Addis Alem as the case.

4.1.1 Urbanization in Bahir Dar City

a) Demographic Perspective of Urbanization of Bahir Dar City

Bahir Dar City has experienced substantial urbanization in recent years, marked by rapid
increases in both population and spatial expansion. Over the past few decades, the city’s
urban population has grown significantly. According to the Bahir Dar City City Structure
Plan report (Adam, 2014a), the urbanization rate in Bahir Dar City increased at an annual
rate of 7% from 2017 to 2022. Table 1 below illustrates the trend of population growth in
the city. This rise in urbanization may partly be due to the forced migration of individuals

from other regions within the country, driven by ethnic based conflicts (BDCSPO, 2022).

Table 1. Bahir Dar City Population Growth from 2017 to 2022

Bahir Dar City Population

Year Both Sexes Male Female Urbanization Rate
2017 313,996 156,867 157,129

2018 335,994 169,317 166,677

2019 359,651 180,840 178,811 7% Average
2020 385,036 193,197 191,839

2021 412,189 206,412 205,777

2022 441,149 220,497 220,652

Source: Bahir Dar City Stractural Plan Document, 2022
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The city of Bahir Dar City, Ethiopia, has witnessed significant migration from northern,
western, and southern regions of Ethiopia toward the Amhara region, with substantial
impacts on its urbanization process. This influx has been fueled by forced migration, often
due to conflicts and other socio-political challenges, with migrants seeking safer
environments and economic stability in Bahir Dar City. As a result, the city has experienced
a surge in population growth, leading to rapid urban expansion, both in population density

and geographic coverage.

Studies in other African contexts reflect similar dynamics. For instance, Kleemann et al.
(2017) highlighted those urban centers in Ghana, such as Takoradi, have seen rapid
expansion due to population growth, economic development, and rural to urban migration,
which in turn intensifies competition for land use. Likewise, Abubakar’s (2021) study on
Nigeria points out that rapid urbanization, coupled with unsustainable resource
consumption, increasingly challenges land ownership and utilization patterns in urban

arcas.

Qualitative data from interviews and focus group discussions (FGDs) revealed that since
2018, Bahir Dar City’s rapid urbanization has been significantly driven by forced migration
linked to ethnic conflicts in other regions. As a result, Bahir Dar City has become an
essential hub for displaced individuals, particularly urban migrants drawn to the city's
perceived stability and opportunities. This trend not only increases demand for housing but
also places substantial pressure on the city's limited land resources, complicating the urban
land acquisition landscape and prompting a need for effective urban land management

policies.

Ethiopia is one of the most rapidly urbanizing countries in the world, with a growing
population moving to urban areas (Onur et al., 2015; Zhang et al., 2019). This trend is
likely driven by the stronger socio-economic infrastructure in urban areas, which attracts
people to migrate to urban centers. Observably, Ethiopia’s urban areas are experiencing
high growth rates in both population and land size. As the urban population rises, the land
area occupied has expanded at an even greater rate; projections indicate that by 2030, the

urban population in developing countries will double, while the land area covered by urban
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areas will triple (Panda & Amaratunga, 2019). Current urbanization in Ethiopia has led to
an increasing demand for land for residential, commercial, and other urban uses. This

growth is primarily occurring horizontally, encroaching on peri-urban agricultural land.
b) Spatial Perspective of Bahir Dar City’s Urbanization

This section examines the spatial growth of Bahir Dar City through an analysis of land use
and land cover (LULC) classifications spanning from 2011 to 2022. By assessing these
classifications, the study aimed to capture urban expansion patterns and assess the model's
capability in differentiating distinct land types such as built-up areas, farmland, open

spaces, vegetation, and water bodies.
Land Use Land Cover Change from 2011 to 2021

According to UN Habitat (2016), as urban populations grow, the land area they occupy
often expands at an even faster rate. This trend is evident in Bahir Dar City, where built up
areas have grown significantly over the past decade. As detailed in Table 4 below, the city's
built-up land increased by 8.3% (or 1,778.2 hectares) from 2011 to 2022, marking the
largest shift among all land use categories. Farmland, on the other hand, saw a decline of
7.7% (1,644.2 hectares) as urban expansion encroached on previously cultivated areas and
vegetation covered zones. Other land use and land cover conversions were comparatively
minor, each accounting for less than 3% of the total area. Specifically, built up areas
increased from 10.5% of the total land area (2,238.6 hectares) in 2011 to nearly 19%
(4,016.7 hectares) in 2022. This substantial growth in built up space highlights the impact
of urban sprawl on agricultural and natural landscapes, underscoring the need for careful

urban planning to balance development with the preservation of essential land resources.

Table 2. Land Use Land Cover Change from 2011 to 2022

LULC Change between 2011 & 2021

LULC 2011 2021
Type Area % Area % Area (ha) per %
(ha) (ha)
Built up 2238.6 10.5 4016.7 189 1778.2 8.3
Farm Land 130775 61.4 114332 53.7 1644.2 7.7
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Open 1269.2 6.0 6454 3.0 623.8 2.9
Space

vegetation  4027.6 18.9 4235.8 19.9 208.2 1.0
Water 693.4 3.3 975.0 4.6 281.6 1.3
Body
Total 21306.2 100. 21306.2 100.

0 0

Source: researcher’s analysis, 2022

During this period, farmland in Bahir Dar City declined from 61.4% (13,077.5 hectares) to
53.7% (11,433.2 hectares), a reduction that underscores the pressure on agricultural land
as the city expands. Changes in other land use and land cover classes were minimal, each
accounting for less than a 3% shift. Key Informant Interviews (KlIs) and Focus Group
Discussions (FGDs) echoed these findings, with participants expressing concern over
Bahir Dar City's rapid expansion and the conversion of vast peri-urban agricultural lands

for urban development.

Supporting these observations, similar studies (Fitawok et al., 2020; Mpofu et al., 2018;
Seto et al., 2011; UN Habitat, 2011) have shown that the spatial expansion of urban areas
often outpaces population growth, as demand for land intensifies. This accelerated areal
growth highlights the need for sustainable urban planning approaches to mitigate the
impact on agricultural and peri-urban land holdings and to manage the competing demands

of urbanization.

Additionally, the LULC maps (Figures 3 and 4) illustrate the spatial distribution of
different land use and land cover types, revealing a noticeable shrinkage in farmland
alongside the expansion of built-up areas. This conversion of agricultural land has
predominantly occurred in the Zenzelma area to the east and the Addis Alem area to the
west, aligning with the exit corridors of the Addis Ababa Gondar main road. These zones,
situated along major transportation routes, have become focal points for urban expansion,
as the city grows outward and reclaims peri-urban agricultural lands to accommodate
increased demand for housing and infrastructure. This spatial pattern underscores the
influence of transport corridors on urban development and highlights the strategic role of

these areas in Bahir Dar City’s expansion dynamics.
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Figure 4. LULC Map of Bahir Dar City (2021)

The rapid population growth in Bahir Dar City has also contributed to substantial physical

expansion, driven largely by the conversion of peri-urban agricultural land to urban use.
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Focus group discussions confirmed this trend, with participants noting a rise in migrants
approaching peri-urban farmers to acquire land through informal channels, often leading
to the establishment of informal settlements in these areas. This phenomenon aligns with
findings from studies in sub—Saharan Africa (Adam, 2014d; Larsen et al., 2019; Muhabaw
& Gashu, 2019; Teklemariam & Cochrane, 2021), which report a widespread conversion

of peri-urban areas to informal settlements as urban areas expand.

Similarly, a study in Mali (Neimark et al., 2018) highlighted that peri-urbanization involves
rural populations moving away from farming and toward peri-urban areas, where land is
relatively affordable. However, as local migration increases, even peri-urban land prices
begin to rise, creating a complex dynamic of urban encroachment and rising land values.
This trend underscores the pressure on peri-urban zones in Bahir Dar City, where increasing
demand for land not only alters traditional land use patterns but also accelerates informal

urbanization, challenging sustainable development and land management efforts.

According to the bid rent theory, land values tend to decrease with greater distance from
central business districts (CBD) and major infrastructure corridors. In Bahir Dar City, rapid
population growth has driven up the demand for urban land, particularly for residential
purposes (Alonso, 2019; Chidi, 2019; Hou et al., 2021; Ng & Lo, 2015). However, limited
availability of vacant land within the inner city has led to high land prices, making vertical
development options accessible mainly to high income groups. Consequently, most low-
income residents are pushed toward peri-urban areas, where land is more affordable due to

lower infrastructure development and greater distance from the city center.

To accommodate this growing demand for residential land, the local government has
increasingly relied on peri-urban land acquisition through expropriation. Focus group
discussions and interviews revealed that local residents frequently lose agricultural land to
government expropriation, often receiving minimal compensation. This practice has
intensified urban sprawl in peri-urban zones, highlighting a critical challenge in balancing
the needs of urban expansion with fair compensation and sustainable land management in

these areas.
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The findings revealed high classification accuracy in identifying built up areas and water
bodies, underscoring the model's strongest in detecting established urban zones and natural
features. In contrast, lower accuracy in mapping open spaces and vegetation highlights the
complexities associated with tracking transitional zones, which are often impacted by
urban sprawl and land use changes. These insights into Bahir Dar City’s spatial
transformation contribute valuable information for urban planning, guiding more
sustainable development strategies to accommodate the city's rapid growth while

preserving essential green and open areas.

In conclusion, Bahir Dar City has experienced significant urbanization in recent years, with
both population growth and area coverage expanding rapidly. The rise in urbanization has
been attributed to the forced migration of individuals from other regions of the country due
to ethnic based conflicts. The city has become a crucial destination for urban migrants
seeking better opportunities. This rapid increase in population has also led to a significant
expansion in the city's physical size, particularly in the peri-urban areas surrounding the
city, where agricultural land has been converted to urban use. This conversion has been
driven by the expansion of built areas towards farmland and vegetation covered areas. The
decline in farmland has been accompanied by a corresponding increase in built up areas,
which has changed the spatial distribution of land use land cover types in the city. As Bahir
Dar City continues to urbanize, it will be important to manage this growth sustainably to

ensure that the city remains livable and economically viable for its residents.
4.1.1.1 Urban Land Demand Supply Dynamics for Housing in Bahir Dar City

In Bahir Dar City, where the population is growing at an annual rate of 7%, the demand for
housing has intensified sharply. This rapid population increase exerts substantial pressure
on available land, constraining the city’s ability to deliver adequate and affordable housing.
Although private housing developments constitute the majority of housing stock, high
demand combined with limited access to land has created a significant shortage of
affordable housing options. This shortage underscores the urgent need for effective urban
planning and land management strategies to ensure sustainable growth and improve

housing accessibility for all residents. Implementing these strategies is essential to address
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the demand supply gap, optimize land use, and foster equitable housing opportunities in

the face of Bahir Dar City’s accelerating urbanization.

Table 5 shows a comprehensive overview of housing ownership and acquisition in Bahir
Dar City, highlighting the distribution between government-owned and privately owned
residential properties. Government-owned housing primarily consists of properties that
were confiscated during the Derg regime, accounting for 3,250 units. In addition, there are
177 units allocated for low-income residents and 465 units managed by the Government

Housing Authority.

On the other hand, private ownership dominates the housing sector in Bahir Dar City, with
35,556 individually built houses, including cooperative housing, representing the most
common housing form. The private sector's involvement is also reflected in the
development of 485 houses by real estate companies, as well as 3,567 condominium units,
illustrating the increasing role of private developers in addressing the city's housing
demand. This distribution underscores the growing reliance on private initiatives for
housing provision, particularly as urbanization accelerates and the need for affordable

housing intensifies.

Table 3: Total Housing stock of Bahir Dar City

Homes’ ownership  Mode of Acquisition Quantity
Houses confiscated by the Derg 3250
Government owned Pro poor people Houses 177
houses Houses managed by the 465

Government Housing Authority
Individually built houses (Including

. 35,556
_ Cooperative houses)

Number of private Houyses built by real estate 485
houses developers

Condominium residences 3567
Total number of
residential houses in
the city 43,500
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Source: Housing Development and Administration Office (BDR Municipality), 2022

In conclusion, Ethiopia is experiencing a rapid urbanization process with a high growth
rate in terms of population and land size. Urban areas are attracting people due to better
socio-economic infrastructures and forced migration, particularly in the Amhara region.
However, the current urbanization is resulting in increased and mounting demand for land
for residential, commercial, and other urban land use purposes. As a result, peri-urban
agricultural land holdings are being acquired formally and informally, mainly through
government expropriation. The country's land tenure system allows the government to
acquire land for public use and private investment, and while there are clear policies
governing land use and management for rural and urban areas, informal land acquisitions
are also occurring. Thus, the challenges of balancing the needs of urbanization with the

protection of farmers' rights and sustainable land use practices are of utmost importance.
4.1.1.2 Peri-urban Land Acquisitions by Expropriation in Bahir Dar City

In Ethiopia, land for urban expansion is typically sourced from peri-urban agricultural
landholders, both through formal and informal channels. According to studies by Abdo
(2015), Muhabaw & Gashu (2019), and Temesgen Chanie (2020), formal land acquisition
primarily occurs through government expropriation of land from farming communities
with established landholding rights. The country's land tenure system permits the
government to acquire land in peri-urban areas for public use and private investment, which

is essential for meeting the growing demand for urban land as urban areas expand.

As Bahir Dar City experiences rapid urbanization, the demand for urban land has
accelerated, driving up land prices and increasing the need for peri-urban land to be
converted for housing development (Adam, 2015; Admasu et al., 2019; Ayele & Tarekegn,
2020). Peri-urban areas, located on the outskirts of urban centers, are typically home to
smallholder farmers who rely on these lands for their livelihoods. In Ethiopia, the official
method for acquiring land for urban growth is through expropriation, with compensation
provided in advance to affected landowners (FDRE, 1995, 2019). While this process
facilitates urban expansion, it often disrupts the livelihoods of rural farmers, creating social

and economic challenges for peri-urban communities.
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a) Policy Rationality of Land Acquisitions by Expropriation

The practice of expropriating peri-urban land for urban expansion has profound social and
economic consequences for farmers in these areas, as well as for the broader community.
Studies conducted in Ethiopia and Botswana (Agegnehu & Mansberger, 2020; Lekgori &
Paradza, 2019; Wubneh, 2018) have highlighted the negative impact of such urban land
acquisition on the livelihoods of peri-urban farmers. These farmers, who typically rely on
their land for subsistence farming and income generation, face significant challenges when

their land is expropriated for urban development.

In response to the increasing demand for urban land, the Ethiopian government has
employed various methods of land acquisition, with expropriation being the most
commonly used. According to the land tenure system outlined in Article 40 of the 1995
FDRE Constitution, the government holds ownership of all land, and it is empowered to
provide land to investors at an appropriate cost (Art 40(6)). Additionally, the government
has the authority to seize private property, including developed land, for public purposes,
as long as the owner receives compensation proportional to the value of the property (Art
40(8)). While this legal framework facilitates urban expansion, it also creates tensions, as
it disrupts the livelihoods of rural populations and raises concerns about the adequacy of

compensation. Likewise, Art 40 (7) says:

"Every Ethiopian shall have the full right to the immovable property he builds and
the permanent improvements he brings about on the land through his labor or
capital. This right shall include the right to alienate, to bequeath and where the
right of use expires, to remove his property, transfer his title, or claim compensation

forit"

In 2005, the Ethiopian Federal Government enacted a separate proclamation (Proc. No.
455/2005) followed by a regulation (Regu. No. 135/2007) to guide the processes of
expropriation and compensation for landowners, which was intended for implementation
by the respective regional governments (FDRE, 2005). These legal frameworks provided

a standardized approach to land acquisition across the country.
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Building on the authority granted by these proclamations and regulations, the Amhara
National Regional State (ANRS) introduced its own regulations to manage expropriation
and compensation in the region. Specifically, Regulation No. 51/2007 (ANRS, 2007)
established the general procedures for expropriation and compensation, covering key
aspects such as eligibility for compensation and the calculation of land value. Later, the
regional government further refined these guidelines with Regulation No. 5/2011 (ANRS,
2011), which provided more detailed directives for the expropriation process in both peri-
urban and rural areas. These regulations aimed to ensure fairness in compensating
landowners while enabling the government to facilitate urban expansion and development.
However, despite the regulatory framework, challenges related to compensation adequacy

and the social impacts on affected communities remain significant concerns.
b) Process and Procedures of Peri-urban Land Acquisitions by Expropriation

Despite the formal five step expropriation process outlined in Figure 5, the local
municipality of Bahir Dar City often bypasses or undermines certain steps, which limits
the involvement of landowners in decision making. Focus group discussions (FGDs) and
key informant interviews (KlIs) revealed that farmers are often pressured by local leaders
to relinquish their land without receiving a proper explanation of the expropriation process.
Those who question or resist the decision are frequently labeled as opponents of
development, which stifles their ability to advocate for fair treatment. Consequently,
farmers who reluctantly accept the expropriation are often compensated less than those

who challenge the process.

This practice of inequitable compensation has been highlighted in studies by Agegnehu &
Mansberger (2020), Alemu (2013), and Dires et al. (2021), which argue that the
compensation provided to affected farmers is not equivalent, even among those from
similar backgrounds. Furthermore, farmers have minimal involvement in the decision-
making process regarding their land expropriation, which contributes to their sense of
disenfranchisement. Although the formal process is meant to ensure fairness and
transparency, the reality for many peri-urban farmers in Bahir Dar City is that they are left

with limited options, often forced to comply to avoid greater hardship.
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- The appropnate federal’regional authority decide whether expropniated .
land diwrectly or mdirectly benefits the public per land use plan, master
plan, or structural plan.

<
- Calling landholders to general meeting and ware them about the type,
benefits and general process of the project.

- Developments afterthe expropriation notification are not compensated.

- Collect data on landholding rights and conduct inventory of all
compensable properties from displaced people.
- Calculate and determine on rights and amount/type of compensation.

- Pay the determmed monetary compensation and/or provide substitute
land i advance of expropriation.

- The landholders shall present their dissatisfaction on the compensation
tvoe and amount.

- Notify the landholder in writing to handover the land expropriated;
- Input the expropriated land to landbank, and transfer to the developer in
lease modality.

- The development should be based on the plan specified earlier; l
- The expropnated land shall be developed per the term specified under
the lease contract.

Figure 5: Peri-urban Land Expropriation process in Bahir Dar City per the FDRE
Proclamation 455/2005 and 1161/2019

Step 5 | Step 4 Step 3 Step 2 | Step 1l

Step 6

In Bahir Dar City, the expropriation process for urban land acquisition includes specific
considerations for compensating peri-urban farmers who relinquish their landholdings.
According to current expropriation and compensation proclamations, these farmers are
entitled to compensation that reflects the full, fair value of their property. Directives
stipulate that compensation calculations should be based on the market value of each
property, taking into account all permanent developments or improvements made on the

land.

To ensure a comprehensive valuation, a range of formulas and criteria are applied, which
cover diverse property types and assets. These include residential structures, warehouses,

agricultural fields with cereal crops, and tree crops such as mangoes, khat, and coftee.
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Additionally, compensation assessments account for plantations (eucalyptus, Cordia
Africana), essential infrastructure like irrigation systems, and soil and water conservation
efforts that enhance land value. Each of these improvements contributes to the property’s
overall worth, ensuring that landholders receive equitable compensation in line with the

extent and type of investment they have made in their land.
c) Parameters of Compensation for Land Expropriated

The is standardized directive provided for the compensation formulae for peri-urban and

rural landholdings as a cost recovery-based compensation. These are:

i. When DC is for less than one year period: DC = (cC+ppC+gC)
ii. When the DC is from one to five years period: DC = (cC + ppC + gC) K
iii. When the DC is for six years and above or permanently: DC = (cC + ppC + gC)15

Where DC displacement compensation, ¢cC (crop compensation), ppC (perennial or
permanent plant (tree crop including eucalyptus) Compensation), gC (protected grass and
crop residue (fodder crop) Compensation), and K is the number of displacement years. It
is worth noting that, in the case of formula three (ii1), for each specific compensation, the
average annual income the landholder secured in the past five years before the
expropriation year is taken (that means, the average crop yield of the land over the past five
years is considered as the land's productivity for compensation purposes). In addition, if
the reap perennial plant is a eucalyptus tree, it (ppC) will be multiplied by three (the concept
is rooted in the idea that eucalyptus trees can be harvested every five years for utilization).
On the other hand, displacement compensation is not allowed for landholders who received

surrogate land.

Since 2011, various calculation methods and considerations have been applied to determine
the compensation provided to peri-urban landholders affected by expropriation in Bahir
Dar City. According to Bahir Dar City Land Development and Management Bureau and
Rural Land Development Bureau (2019), the standard formula used includes several
specific parameters: it involves multiplying the land area in hectares (ha) by the current

market price (in quintals) of the crops grown on the land, alongside the average income
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generated from these crops over a five-year period. This result is then multiplied by 15,

reflecting the number of years considered in the compensation framework.

This formula has led to different compensation amounts over time, influenced by shifts in
crop market prices and variations in productivity. By anchoring these calculations in real
time market conditions and average yields, the compensation method aims to offer fair
value to landholders, reflecting both the economic productivity of the land and the
anticipated income losses due to expropriation. Consequently, cash payments have been
made to expropriated landholders at different rates across various periods, adapting to

fluctuations in crop values and land productivity.

As detailed in Table 6, compensation rates for expropriated land in Bahir Dar City have
evolved significantly over time. Prior to 2011, expropriates received a compensation rate
of 8 Ethiopian Birr (ETB) per square meter (m?). This rate rose to 12 ETB/m? between
2011 and 2013, with compensation calculations initially based on the valuation of two main
crops, maize and finger millet. Field observations and responses from focus group
discussions (FGDs) and key informant interviews (KIs) with local farmers during this
period revealed that land prices in the informal market were roughly similar across much

of the study area.

From 2014 to 2015, the valuation method was expanded to include a third crop, teff, with
the compensation rate increasing to 25 ETB/m?. During this period, the FGDs also noted
that for certain public projects, such as the expansion of Bahir Dar City Airport in Weramit
Kebele, the government offered compensation at the 25 ETB/m? rate. However, local
stakeholders remarked that this rate was considerably lower than the prevailing informal

market price.

Starting in 2016, the responsibility for estimating compensation shifted to the city’s
agricultural office, which further refined the valuation criteria by increasing the number of
crops considered to five, adding barley and wheat. This shift reflects an ongoing adjustment
to compensation formulas in an attempt to more accurately represent agricultural diversity
and market trends, though the formal compensation rate has often trailed behind the

informal market rate, as perceived by affected landholders.
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Table 4: The Amount of Compensation Given to Expropriates in Peri-urban Bahir Dar City

Year Crop Type Price/ha  Price/m?
(ETB) (ETB)
Before 2011 Maize and finger millet (Eleusinian coracan) 80,000 8

2011 13 Maize and Finger millet 122,100 12
2014/15 Maize, finger millet, Teff (Eragrostis Teff) 250,122 25
2016 Maize, finger millet, Teff, barley, wheat 475,460 47.5
2017 Maize, finger millet, Teff, barley, wheat 540,260 54
2018 21 Maize, finger millet and Teff 530,700 54
2022 Maize, finger millet and Teff 995,062 99.5

Source: Bahir Dar City Land Development and Management Office, 2022

Notes: ETB refers to Ethiopian Birr (local currency) and has the average value
with respect to USD at different times becomes: IETB = 0.0592 USD or 1 USD =
16.9 ETB (in 2011); 1 ETB = 0.0365 USD or 1 USD = 27.4 ETB (in 2018); and 1
ETB =0.0365 USD or 1 USD =43.5 ETB (in 2021) or 1 USD = 51.5 ETB (in 2022)

According to the 2022 report by the Bahir Dar City Land Development and Management
Office (as presented in Table 6), if landholders or their households have existing residential
structures on expropriated land, they are eligible to receive a specific allocation of
surrogate land as part of their compensation. Adult landholders are granted 250 m? of
replacement land, while children receive 100 m?, in addition to compensation reflecting the
estimated land value. In 2016, compensation was valued at 47.5 ETB/m?, which rose to 54
ETB/m?in 2017. In 2018, despite a reduction in the number of considered crops from five

back to three, the compensation rate remained steady at 54 ETB/m?.

Research by Ambaye (2012) highlights a significant disparity between public and private
land valuations for expropriation purposes, with private and informal land transaction
values often exceeding public valuation rates by five to twenty-seven times. Findings from
focus group discussions (FGDs) and key informant interviews (Kls) also reflect this
discrepancy. In the informal market, land prices in peri-urban Bahir Dar City range widely,
from approximately 60 ETB/m? in remote areas to as high as 12,000 ETB/m? along main

roads within established, infrastructure rich areas. This price gap underscores the
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substantial difference between government issued compensation and private market

valuations, leading to dissatisfaction among expropriated landholders.

In discussions on expropriation and compensation, focus group discussions (FGDs) and
key informant interviews (KIIs) highlighted several critical issues: unfair property
valuation, insufficient compensation, and a lengthy, burdensome process. Informants
voiced concerns that the compensation system lacks equity, particularly noting that farmers
engaged in non-crop related activities—such as poultry, ranching, and dairy farming—are

excluded from compensation consideration.

Supporting this view, scholars such as Dires et al. (2021) and Gemeda et al. (2023) argue
that compensation for peri-urban land expropriation in Ethiopia does not aim to fully
compensate landholders for their entire economic loss. Instead, it functions symbolically,
simply acknowledging the expropriation rather than providing full economic restitution.
Moreover, as Kosa et al. (2017) emphasize, when land is converted for urban purposes, its
value can increase by as much as 30 times, with this added value ultimately benefiting the

government rather than the displaced landholders.

This study concludes that the acquisition of peri-urban land for housing in Bahir Dar City
is happening at the expense of local farmers, who receive insufficient compensation that
fails to reflect the true economic impact on their livelihoods. In contrast, informants
observed that land sales in the informal market tend to be fairer and conducted with greater
mutual understanding, further underscoring the disparity between official compensation

practices and informal market valuations.

Similarly, the researcher’s observations and data from FGDs and KlIs in areas close to
established urban zones and main roads indicate that, due to the high demand for land and
relatively low formal compensation, landholders are increasingly selling portions of their
land in the informal market. This trend aligns with broader findings in Ethiopian urban
studies, which link the rise of informal settlements to inadequate compensation practices.
Research by Adam (2014a) and Oduro & Adamtey (2018) reveals that insufficient
compensation often compels farmers to sell their land informally, where they can receive

five to twelve times the formal compensation rate offered by authorities.
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This dynamic has driven the proliferation of informal settlements, as informal buyers are
often willing and able to pay significantly more than the formal compensation rates.
Consequently, the mismatch between formal compensation and market driven demand for
land is a primary factor behind the expansion of informal settlements in Ethiopia's urban

areas.

In earlier years, land prices were generally low, especially in areas located further from
the city center, existing built-up zones, and main roads. These areas were originally rural
in character but have since transformed into peri-urban zones due to urban expansion.
Participants in the FGDs noted a dramatic escalation in land prices over time, with land
values "rocketing up and up" compared to previous years. This rapid increase means that

parcels of land, once sold, are often resold multiple times at progressively higher prices.

Some participants expressed concern about the particularly high land rates now seen in
peri-urban kebeles like Addis Alem (Sebatamit), where demand and development pressures
are driving prices to unprecedented levels. This rising trend in land prices threatens to
consume available farmland, posing a risk to local agricultural production and food
security. For many, this shift not only signals the diminishing availability of land for
farming but also highlights the challenges of balancing urban growth with the preservation

of agricultural spaces.

In conclusion, the rapid urbanization of Bahir Dar City has intensified the demand for urban
land, leading to widespread expropriation of peri-urban landowners, many of whom rely
on their land as a primary source of livelihood. In Ethiopia, the government primarily
acquires land through expropriation, the most frequently used method to facilitate urban
expansion. Under the 1995 FDRE Constitution, citizens are assured the right to property
and fair compensation when land is expropriated, with supplementary proclamations and

regulations providing guidelines on the processes of expropriation and compensation.

Compensation calculations involve multiple factors, including the nature of permanent
developments or improvements on the land and the landholder’s average income over the
five years preceding expropriation. Over time, compensation rates for expropriated land in

Bahir Dar City have seen incremental adjustments, increasing from 8 ETB/m? to 25
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ETB/m?, as both land values and urban land demand have risen. Despite this, compensation
has often lagged behind informal market values, prompting dissatisfaction among

expropriated landholders.

While expropriation plays a critical role in supporting urban development, this study
underscores the importance of addressing the socio-economic needs of peri-urban farmers
and the broader community. Ensuring a fair and transparent compensation process is
essential to balancing the city’s growth objectives with the preservation of livelihoods,

fostering a just and equitable approach to urban expansion.
d) Social economic effects of Peri-urban land expropriation on the farmers

Urban expansion can bring both positive and negative impacts, influencing the socio-
economic landscape in various ways. While such growth has the potential to spur economic
progress, it can also result in significant challenges, particularly in peri-urban areas where
development often proceeds without formal planning or is marred by informal land

invasions.

On the positive side, urban expansion can boost economic output, create job opportunities
for the underemployed and unemployed, and improve overall quality of life by increasing
access to improved amenities, services, and diverse livelihood options. This growth enables
broader access to both essential services, such as transportation, sanitation, and water
supply, and more specialized services, including educational institutions and healthcare

facilities, ultimately enhancing the wellbeing of a larger population (Bhatta, 2010).

However, when urban expansion is poorly managed, it tends to bring adverse effects.
Unplanned development can disrupt the socio-economic stability of peri-urban
communities, leading to issues like displacement, reduced agricultural land, and strained
infrastructure. These negative impacts highlight the need for thoughtful planning to balance
growth with sustainable resource management and to ensure that peri-urban development

contributes positively to both the city and the communities it affects.

Before expropriation, peri-urban farmers in Bahir Dar City rely on a diversified agricultural

lifestyle, with their livelihoods rooted in crop cultivation, animal husbandry, and the
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cultivation of fruits and perennial plants. According to insights from FGDs, KlIs, and the
researcher’s extensive observations, these farmers sustain themselves through the
production of staple crops such as maize, finger millet, teff, sorghum, and barley. They also
engage in dairy farming, poultry production, and livestock fattening, including oxen and

sheep.

Proximity to the city further allows these farmers to cultivate vegetables and fruits, as well
as cash crops and trees that are in demand locally. Notably, khat, gesho, and eucalyptus
trees are commonly grown in the area. This variety of agricultural activities highlights the
multi-faceted nature of their livelihoods, where crop production is complemented by other
income generating activities. However, it is notable that many of these non-crop
agricultural activities, which contribute significantly to their economic stability, are often
overlooked in compensation assessments during expropriation. This omission underscores
a gap in the expropriation process, where the full scope of agricultural livelihoods is not
adequately valued, leaving farmers without fair recompense for all aspects of their

productive activities.

The compensation provided for the expropriation of peri-urban agricultural land in Bahir
Dar City primarily covers the costs related to crop production and perennial plants.
However, significant aspects of farmers' livelihoods, such as dairy farming, ox fattening,
and poultry farming, which also contribute to their economic wellbeing, are not considered
in the compensation process. This omission has led to considerable dissatisfaction among
the farmers, who feel that the compensation does not adequately reflect the full range of
their economic activities. The limited scope of compensation not only undermines the
livelihoods of the affected farmers but also fails to account for the broader economic
contributions they make through diverse agricultural practices. As a result, farmers
perceive the compensation process as unfair, deepening their sense of discontent and
highlighting a critical gap in the expropriation framework. This can be seen in the reflection

in the following interview.

...... My 1.5-hectare land was expropriated in 2016 for industrial use. The
municipality compensated me with 540,000 ETB, which I felt was inadequate.
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Despite not opposing the expropriation, I was accused of being against
development. I received compensation equal to two years of income from milk sales
and oxen fattening, but I estimate the loss to be closer to two million ETB. As a
result, I had to sell my cows, live in a rented house, and feel isolated from my
community. This loss of land, which had been passed down through generations, is
a source of great sadness for me. ..." (An expropriated farmer Interviewee,

February 05, 2022)

After expropriation, many farmers in Bahir Dar City who lost their land were forced to sell
their cattle, rent homes in the city, and transition from a rural to an urban lifestyle. This
shift marked a significant change in their socio-economic lives, as they strived to establish
new livelihoods in the urban environment. For many, this meant the loss of traditional
social networks and support systems, such as equib and edir, which they had previously
relied on for sharing resources during both good and bad times. In the process, these
displaced farmers felt disconnected from their communities and struggled to maintain the

social structures that were once integral to their lives.

The farmers shared that, despite their efforts, they faced significant challenges in adapting
to the new urban social framework. They found it difficult to integrate into urban social
life and were unable to flourish in the new environment, where social interactions and
support systems are vastly different from those in rural areas. This disconnection further
exacerbated their sense of loss, as they struggled to navigate their survival in an unfamiliar

setting.

Previous studies by Agegnehu & Mansberger (2020) and Dires et al. (2021) have affirmed
that the compensation provided for peri-urban land expropriation is often perceived as
unfair and inadequate. Moreover, the expropriation procedures are frequently not followed
as required by law. As a result, displaced farmers are left with little choice but to begin a
new life in the city with insufficient compensation, without any government assistance to
help them sustain their livelihoods. This lack of support compounds the difficulties these

individuals face as they try to feed their families, pay rent, and establish themselves in an
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urban context, struggling to adapt to a way of life that is completely different from what

they had known in their rural communities.

As a result of displacement, the livelihoods of farmers become increasingly uncertain.
Some resourceful farmers are able to adapt to the urban socio-economic environment and
find ways to revive their livelihoods, while others, overwhelmed and unprepared for the
drastic change, quickly exhaust their compensation and end up leading uncomfortable
lives. According to the interviewees, many of the displaced farmers who spent their
compensation funds quickly are now living in far worse conditions than before, struggling

to meet basic needs and adjust to their new circumstances.

The study reveals that the expropriation of peri-urban land for housing, both formally and
informally, has profound and often negative effects on the socio-economic lifestyles of the
affected farmers. While a small number of displaced individuals may manage to adjust to
urban life, the vast majority experience significant hardship. The primary issue is the loss
of agricultural land, which is compensated based on a calculated crop value over a fifteen-
year period, even though the Ethiopian Constitution grants citizens an indefinite right to
hold land for agricultural purposes. This compensation scheme fails to account for the long-

term value of their land and the full scope of their livelihoods.

In addition to the loss of land, these farmers are forced to sever ties with their familiar rural
lifestyles. They must adapt to urban living, which is often vastly different from the rural
life they once knew. Competing with urban residents for jobs and resources can be difficult,
especially when they are unaccustomed to the city’s economic demands. As a result, many
find themselves relegated to lower income occupations, further cementing their status in a
lower socio-economic class. The consequences of land expropriation, therefore, not only
disrupt the economic stability of peri-urban farmers but also force them into a challenging

and often degrading transition into urban life.
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4.1.2 The Practice of formal land acquisition for cooperative Housing in Bahir Dar
City

Ethiopia's land tenure system is based on state ownership, where the government holds all
land, both urban and rural, while granting citizens use or holding rights (FDRE, 1995). The
government has the authority to expropriate land but compensates only for improvements
made on the land, not its intrinsic value (FDRE, 1995, 2019). As a result, landholders lose
land without receiving compensation for its market value, with compensation limited to

physical developments, such as buildings or crops.

In urban areas, land is managed through a lease system, with lease terms varying by land
use. For example, urban agricultural leases are typically granted for 15 years, while
residential leases can extend up to 99 years (FDRE, 1993, 2002, 2011). This system allows
the government to maintain control over land while granting landholders temporary rights
to use the land. However, short lease durations for agricultural purposes pose challenges

to landholders seeking long term stability and compensation.

Municipalities in Ethiopia hold ownership over all urban land, which is divided into
administrative and planning boundaries. The administrative boundary defines the
municipality's jurisdiction, while the planning boundary includes peri-urban areas
designated for future development. Peri-urban areas, though within the planning boundary,
are still governed by rural land administration and primarily used for agriculture. Unlike
urban land, which is governed by lease agreements, rural land is not subject to time limits,
offering farmers long term, sometimes indefinite, rights. This distinction creates

challenges when peri-urban land is expropriated for urban development.

Scholars have criticized the Ethiopian land tenure system, particularly its treatment of
urban and rural land and the compensation offered during expropriation. Mohammed
(2018) argues that compensating peri-urban landholders based on 15 years of crop value,
when their land is reclassified as urban, is unjust. The compensation does not reflect the
land’s market value after urbanization, disadvantaging farmers. Other scholars, such as

Adam (2014b) and Wubneh (2018), criticize the urban lease policy, which primarily
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benefits high income groups through an auction-based system, limiting access to land for

low- and middle-income households and exacerbating social inequality.

In light of these issues, there is a call for reforms in land tenure to ensure more equitable
land expropriation and urban development policies. The most recent lease proclamation
outlines two methods of land transfer: allotment and tender (Urban Land Lease Holding
Proclamation No. 721/2011, 2011). Allotment allows land to be transferred at a benchmark
lease price, while tender involves auctioning land to the highest bidder. Government
approved self-help cooperative housing programs are eligible for land transfer through
allotment, and the Amhara National Regional State issued Regulation No. 9/2013 to

facilitate affordable housing through cooperative housing schemes.

Regulation 9/2013 aims to promote affordable housing for low- and middle-income urban
residents by facilitating the provision of serviced land to housing cooperatives. The
regulation defines procedures, criteria, land plot sizes, and housing standards for
cooperative housing. For instance, prospective members must have lived in the town for
at least two years, must not own land or a house, and must demonstrate financial capability
to cover land compensation and construction costs. A cooperative must consist of 14 to 24

members for metropolitan areas like Bahir Dar City.

The regulation also specifies that the municipality is responsible for providing serviced
land. However, the process of land allocation has faced delays. In interviews, cooperative
organizers and members revealed that land allocation was often delayed by more than four
years, with cooperatives certified in 2018 receiving land only in 2022. The regulation sets
land plot sizes based on population, with land allocated between 100 m2 and 150 m? for
urban areas with populations over 100,000, like Bahir Dar City. Housing standards vary

from mud and wood houses in smaller urban areas to G+1 villas in larger urban areas.

However, concerns have been raised regarding the small size of land plots and the
affordability of construction standards. The land plots, which are much smaller than the
average residential plot size in Sub Saharan Africa (591 m?2), are seen as insufficient for
green space and impractical for low-income residents. Additionally, the G+1 building
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requirement is considered unaffordable. As a result, many cooperative members are forced

to sell their land before completing their homes.

Overall, while the formal land acquisition process for cooperative housing in Bahir Dar
City is based on the lease proclamation and Regulation No. 9/2013, the policy faces
criticism. The stringent eligibility criteria, small land plots, and costly construction
requirements have undermined the program's goal of providing affordable housing for low-
and middle-income residents. Consequently, only a fraction of eligible individuals can
access land under this scheme, leaving many without affordable housing options.

4.1.2.1 Land Delivery Practice Scenario

In Bahir Dar City, the initial approach to providing land for housing involved the permit
modality, where private house developers were granted land to construct homes. However,
this process faced significant challenges, including malpractices and shortcomings within
the lease holding framework of Proclamation 272/2002. According to Gebremichael
(2017), these issues led to a suspension of all land transfer modes from 2006 to 2013. This
pause was essential to address the problems and to establish a more transparent and

efficient system for land distribution.

While this hiatus aimed to improve the process, it resulted in a significant backlog in the
demand for urban land, as the population continued to grow at a rate of 5.4% annually
(CSA, 2013b; Onur et al., 2015). This demographic growth compounded the challenges
faced by Bahir Dar City, as the available land supply could not meet the increasing demand

for housing.

In response to these issues, Proclamation 272/2002 was revised by Proclamation 721/2011
in 2011 to improve land delivery mechanisms. Subsequently, the Amhara National
Regional State (ANRS) introduced a new regulation in 2013 to allocate land for
cooperative housing programs, further addressing the city's land supply and housing
challenges (ANRS, 2013). This shift towards cooperative housing aimed to ensure a more
equitable and organized distribution of land, particularly for low- and middle-income
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households, in an effort to alleviate the housing shortage exacerbated by rapid population

growth and the previous delays in land distribution.

Since the enactment of the regulation in 2013, which introduced a structured approach to
cooperative housing allocation, residents of Bahir Dar City and its surrounding satellite
towns namely Meshenti, Zegie, and ChisAbay have actively participated in forming
housing cooperatives. This regulation has enabled residents to organize themselves,
register as cooperative groups, and acquire formal certification to apply for residential
land. The cooperative housing program has become an essential mechanism for addressing

the increasing demand for housing driven by rapid urbanization in Bahir Dar City.

The cooperative housing scheme has shown significant growth over the years. Between
2014 and 2022, the municipality certified 1,618 housing cooperatives, involving a total of
35,512 members. During this same period, the municipality allocated 31,596 residential
land plots to these cooperatives across Bahir Dar City and its satellite towns. This figure
demonstrates the substantial impact of the cooperative housing model on land distribution
in the area, as it allowed thousands of residents to acquire secure, legally recognized plots
for residential development.

A closer examination of the certified cooperatives and the land allocation data, as detailed
in Table 7, reveals further insights into the program's scope. Out of the total certified
cooperatives, 297 cooperatives, consisting of 6,320 members, were based in the satellite
towns, while the remaining 1,321 cooperatives, with a membership of 25,276 individuals,
were certified within Bahir Dar City itself. This breakdown highlights the participation of
residents both in the city and in surrounding peri-urban areas, showcasing a widespread

commitment to cooperative housing as a means to access affordable urban land.

The data underscores the high level of community engagement and the benefits extended
to numerous residents through the cooperative housing scheme. By facilitating access to
residential plots, the municipality has allowed many individuals to secure land, thereby
contributing to urban growth in a structured and participatory manner. This cooperative

system also reflects a proactive approach to urban planning by involving residents in land
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acquisition processes, which may help mitigate informal settlements by providing

legitimate housing opportunities.

This initiative is particularly relevant in the context of Bahir Dar City, where housing
demand has surged due to population growth, projected at an annual rate of 5.4%. The
cooperative model represents a potential solution to the challenges of urban land supply
by enabling organized, community driven land acquisition. Furthermore, the certification
and transfer of land to these cooperatives exemplify the municipality's efforts to manage

urban expansion sustainably.

Insights from key informant interviews (KlIs) with officials and experts from Bahir Dar
City’s urban land management and cooperative offices reveal that the organization and
certification of housing cooperatives faced a significant four-year hiatus, starting in 2014.
This interruption was primarily driven by the discovery of corruption within both the
cooperative formation and land allocation processes. During this period, the cooperative
system, originally intended to facilitate organized and fair land distribution, was
compromised by malpractice, which affected the integrity and transparency of the land
allocation process. Recognizing the gravity of the issue, the Amhara National Regional
State issued a circular letter to municipalities, including Bahir Dar City, advising them of

the widespread corruption issues and stressing the urgent need for corrective actions.

This pause in land delivery allowed the authorities to closely scrutinize and rectify the
flawed procedures in both cooperative organization and land distribution. The objective
was to address gaps in oversight, ensure accountability, and restore public trust in the
cooperative system. The data presented in Table 7 highlights this trend, showing that in
2014, prior to the hiatus, a total of 207 cooperatives, encompassing 4,412 members, were
certified. Among these, 204 cooperatives (with 3,155 male and 1,190 female members)
successfully received housing plots within that year, while three cooperatives, comprising

67 members, were placed on a waiting list for land allocation in the following year.

During the pause in 2015, 2016, and most of 2017, no new cooperatives were formed or
certified, reflecting the municipality’s commitment to reevaluating and reforming the

process. However, in a special instance in 2017, eleven cooperatives were certified, adding
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to the waiting list and bringing the total of pending housing cooperatives to fourteen. This
waiting list emphasized the impact of the interruption, as cooperative members had to

delay their housing projects.

A turning point came in 2018, when reforms and strengthened oversight mechanisms
resulted in a surge in cooperative activity. This year saw a marked increase in the formation
and certification of self-help housing cooperatives, with a total of 1,296 cooperatives
certified. This resurgence reflects a concerted effort by the municipality and regional
government to revive the cooperative housing initiative with renewed transparency and
improved governance, addressing the accumulated demand and reestablishing the

cooperative model as a legitimate and organized pathway for land access in Bahir Dar City.

Though, land acquisition experienced a temporary halt from 2014 to 2019, 54 housing
cooperatives were certified under special circumstances. In that period, 290 cooperatives
(consisting of 4,151 male members and 1,996 female members) received land plots for
housing. The size of the land allotted to each member reduced from 150 square meters in
2014 to 100m?. Moving forward, in 2020, 47 housing cooperatives (comprising 713 male
members and 337 female members) were certified, and 528 self-help housing cooperatives
(with 7,370 male members and 3,821 female members) received 100 square meter plots of

land. However, no cooperatives were formed, and no land was provided in 2021.

According to key informants, in light of the 2014 allocation of 150m? land plots, the
Ambhara National Regional government issued a circular letter to all municipalities in the
region, including Bahir Dar City. The objective was to reduce the size of land allocated to
cooperatives from 150m? to 100m?. This decision stemmed from the substantial increase
in demand for cooperatives, surpassing the government's capacity to provide serviced land.
The adjustment was deemed necessary to manage the overwhelming demand and ensure
efficient utilization of available land resources. In 2022, no new cooperatives were formed,
but 469 backlogged certified cooperatives (with a total of 6,495 male members and 3,418
female members) were provided land plots, with the land size restored to 150m?.

Overall, the organization and certification of self-help housing cooperatives in Bahir Dar

City primarily occurred in 2014 and 2018, with some certification taking place in 2017,
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2019, and 2020. Land plot provision took place in 2014, 2019, 2020, and 2022, with the
land size varying between 100 and 150m?. It is noteworthy that almost all of the certified
cooperatives were able to acquire land plots ranging from 100 to 150m?2. The first 204
cooperatives, consisting of 5,345 members; as well as the cooperatives certified in 2014
(469 cooperatives with 9,913 members), received 150m? plots of land, while the remaining
17,338 members of housing cooperatives in Bahir Dar City were allotted 100 square meter
plots for housing. According to Alemieneh (2022), The land plot size allocated for housing
cooperatives in Bahir Dar City is nearly one fifth of the average residential urban land plot
size of the Sub Saharan Africa, which is 591m?. This size does not provide sustainable

access to green exposure and open space within residential home compounds.
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Table 5: Housing Cooperatives Certification and land provision from 2014 to 2022

Certified housing cooperatives b/n 2014 2022 Land provision between 2014 and 2022

Certification ~ Number of Certified Number of members Year of land Number of Number of members

Year Housing. Male Female Total provision Housing. Male  Female Total
cooperatives cooperatives

2014 207 3196 1216 4412 2014 204 3155 1190 4345

2015 2015

2016 2016

2017 14 153 96 249 2017

2018 1296 18851 9676 28527 2018

2019 54 823 454 1277 2019 290 4151 1996 6147

2020 47 713 337 1050 2020 528 7370 3821 11191

2021 2013

2022 2014 469 6495 3418 9913

Total 1618 23732 11779 35512 Total 1491 21,171 10,425 31,596

Source: Bahir Dar City Land Development and Management Office, 2022
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In conclusion, the cooperative housing scheme's land delivery system in Bahir Dar City
has successfully provided land to over 31,000 cooperative members. However, it is worth
noting that the potential demand far exceeds this number, with over 80,000 low- and
middle-income households in the city, as reported by the city's cooperative office.
Additionally, the small land plot size is another challenge that limits beneficiaries' access
to additional service areas such as greenery and open space. Moreover, the cost intensive
nature of the land price and the overall process has been reported as unaffordable for the

majority of the intended beneficiaries, the cooperative members.
4.1.2.2 The barriers hampering the cooperative housing scheme in Bahir Dar City
a) Backlog Housing Demand

The cooperative housing scheme introduced in Bahir Dar City in 2014, intended to provide
affordable housing for low and middle income groups, encountered multiple challenges
that limited its effectiveness. Foremost among these was the excessive demand for
housing, which outstripped the municipality’s ability to deliver serviced land. This issue
was compounded by a backlog of demand from 2006 to 2013, a period during which land
delivery had been suspended due to the shortcomings of lease proclamation 272/2002. This
proclamation, perceived as inefficient and inadequate, delayed land allocations until a
stronger legal framework was introduced through proclamation 721/2011, followed by a
cooperative housing regulation. Despite these changes, high urbanization rates driven by
both rural to urban migration and natural population growth continued to exert immense

pressure on the housing system.

Insights from key informant interviews (K1Is) highlight that when the cooperative housing
scheme was finally launched, the program faced immediate barriers. The sheer number of
applicants in urgent need of housing created substantial screening challenges, complicating
efforts to accurately verify eligibility. In some instances, individuals were able to exploit
gaps in the system and secure land allocations fraudulently, effectively sidelining
genuinely eligible residents. This loophole not only undermined trust in the cooperative

model but also limited its capacity to serve its intended demographic.
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Supporting this observation, scholars like Adam (2014a), Liu et al. (2023), and Sen (2017)
argue that high urban housing demand especially when formal mechanisms are inadequate
tends to push residents toward informal solutions. In many cases, this includes engaging
in unauthorized or irregular land acquisition practices. In Bahir Dar City, this phenomenon
has manifested in the form of informal land acquisition within and around the city’s
boundaries, sometimes involving fraudulent practices to bypass regulatory constraints.
These informal means highlight the system’s inability to effectively address the full extent
of urban housing demand, which remains a significant issue in Bahir Dar City's urban

planning landscape.

In summary, while the cooperative housing scheme was a critical policy step for affordable
housing, its implementation has been hindered by overwhelming demand, an inefficient
screening process, and ongoing pressures of urbanization. This experience underscores the
need for strong oversight, better resource allocation, and enhanced regulatory frameworks

to ensure equitable access to housing for low- and middle-income residents in the city.
b) Lack of Planning for Demand Responsive Housing Land

A significant barrier to the cooperative housing scheme in Bahir Dar City has been the
absence of a structured annual plan from the land management office for allocating
residential plots to certified cooperatives. This gap has led to challenges in aligning land
availability with cooperative certification, creating a prolonged lag between certification
and land provision. From the program’s inception in 2014, the cooperative office has
regularly certified new housing cooperatives, yet the land management office has often
been unable to supply the required serviced plots, leaving many certified cooperatives

waiting indefinitely for land.

One major challenge to land provision lies in the peri-urban areas around Bahir Dar City,
where potential development land is often occupied by informal settlers. The high
prevalence of informal settlements complicates land acquisition efforts, as clearing and
preparing these areas for formal infrastructure development requires substantial time and
resources. The issue of informal settlements grew more severe during the 2006-2013

hiatus in housing land delivery, when housing demand continued to rise, but formal land
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allocation processes were frozen. This situation allowed informal settlements to expand
into peri-urban land, further restricting available land resources. Supporting this view, a
World Bank study (Zhang et al., 2019) found that urban centers in Ethiopia generally lack
a system for allocating residential plots in line with urbanization rates and housing demand,

a shortfall that has impacted housing accessibility nationwide.

In Bahir Dar City, this mismatch has been particularly detrimental for housing
cooperatives, as certification for cooperatives requires land to be provided within one
year—a timeline rarely met. Delays often extend up to five years, far exceeding the
regulation’s intended timeframe. According to key informant interviews, the urban land
management office’s approach to land allocation further complicates matters. Rather than
drawing from a dedicated annual land stock for cooperative housing, their process
primarily relies on expropriating land from third party holders after receiving land requests
from the cooperative organizing office. This expropriation-based approach, intended for
use in public and private real estate development, involves a lengthy search, acquisition,
preparation, and provision process, which further delays land access for housing

cooperatives.

In essence, the lack of an annual land allocation plan and reliance on third party land
expropriation have led to severe delays in providing serviced land for housing cooperatives
in Bahir Dar City. Addressing these barriers may require a dedicated land reserve for
cooperatives within the annual budget stock, aligned with urbanization trends, to ensure
that land supply meets demand and the cooperative housing program can function

effectively.
c) Housing Cooperative Membership Eligibility Criteria

The eligibility requirements outlined in the cooperative housing regulation in Bahir Dar
City have presented substantial obstacles that have compromised the scheme’s efficacy
and accessibility. While the program was designed to promote affordable housing for low-
and middle-income residents, the financial requirements have proven prohibitive for many
urban households. According to the regulation, housing cooperatives are only eligible to

obtain serviced plots if members can collectively save at least 50% of the projected
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construction costs independently a benchmark that many low-income individuals find
challenging to meet. This requirement is at odds with the stated objective of making
housing affordable for low- and middle-income groups, as it places the financial burden

disproportionately on members with limited income.

Scholars like Hu and Qian (2017) and Khan et al. (2022) argue that successful residential
development is reliant on a combination of factors, including the availability of serviced
land, housing finance, and accessible construction materials. In the case of Bahir Dar City,
however, the absence of a formalized housing finance system for cooperatives exacerbates
the affordability issue. Cooperative members reported in focus group discussions that they
struggled to save the mandated 50% of construction costs and cover land compensation
fees due to limited financial resources. They have largely had to rely on personal savings,
high interest loans from local lenders like the Amhara Credit and Saving Association, and
informal borrowing from friends and family. Without access to structured housing finance
options such as bank loans tailored to housing cooperatives, the aspiration for affordable
housing remains largely theoretical and inaccessible for many cooperative members,
particularly those from lower income backgrounds.

The problem is further compounded by widespread corruption within the eligibility
screening process. Reports from cooperative members and municipal officials indicate that
some individuals have circumvented eligibility criteria by using fraudulent methods, such
as obtaining false identification or providing fake divorce documents to gain access to
multiple land plots. This practice not only skews the allocation process but also delays land
provision for legitimate members as the municipality is compelled to conduct extensive
screening to verify cooperative members’ eligibility before land can be allotted. This
additional administrative burden has contributed to prolonged wait times and hindered the

cooperative housing program’s ability to deliver land efficiently to those who genuinely
qualify.

In summary, the cooperative housing scheme in Bahir Dar City faces multiple critical
challenges: restrictive financial eligibility criteria, a lack of supportive housing finance

mechanisms, and corruption within the eligibility verification process. These issues have
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collectively constrained the program’s goal of affordability, rendering it out of reach for
the majority of intended beneficiaries and undermining its potential as a viable solution to

the city’s housing demand.

d) Unaffordable Building Standards Set in the Cooperative Housing Policy

The cooperative housing scheme launched in Bahir Dar City in 2014 has encountered
numerous structural and financial barriers, limiting its effectiveness in delivering
affordable housing to low- and middle-income residents. One of the most prominent issues
has been the imposition of high and often impractical building standards, specifically the
mandate for G+1 typology (ground plus one floor). While the program's goal was to
provide accessible housing, the building standards have instead become a significant
hurdle. The majority of cooperative members largely comprising low-income households
and civil servants with modest salaries, struggled with the financial demands of meeting

these standards, which included both construction costs and land compensation payments.

Participants in focus group discussions highlighted that many cooperative members had
not commenced construction due to a lack of affordable financing options and the
substantial upfront costs required to initiate building. Until members reach an advanced
construction stage, they do not qualify for bank loans, leaving them without recourse to
formal housing finance options. As a result, members have had to rely on personal savings,
high interest informal loans from family and friends, or delay construction entirely. This
requirement disproportionately affects low-income civil servants who, despite receiving
land plots, cannot generate the financial capital needed to start or complete their homes.
This is evident from municipal records and key informant interviews, which reveal that of
the approximately 31,000 cooperative members granted land plots, fewer than 7,000 have
managed to partially or fully construct their homes.

This issue is exacerbated by findings from studies by Onur et al. (2015) and Zhang et al.
(2019), which point out that high construction standards and costs across Ethiopian urban
areas are often incompatible with the financial means of most urban residents.

Consequently, many cooperative members in Bahir Dar City, after receiving their land

108



allocation, opt to sell the plots or postpone construction for years until they can amass

sufficient resources.

In addition to these financial constraints, Bahir Dar City's cooperative housing initiative
has been hindered by other operational and administrative barriers. The overwhelming
demand for housing has exceeded the municipality’s capacity to provide serviced land,
particularly given that the city’s urbanization has been rapid, driven in part by migration.
Legislative gaps and inefficiencies in the lease proclamation delayed land allocations from
2006 to 2013, resulting in a backlog that compounded the program’s challenges.
Furthermore, the lack of an annual land allocation plan, the presence of informal
settlements in peri-urban areas, and systemic corruption have further constrained land

access for cooperatives.

Strict eligibility criteria, requiring cooperative members to save 50% of construction costs,
and the limited availability of serviced land have placed an unmanageable burden on
potential beneficiaries. Without access to adequate housing finance mechanisms, members
struggle to meet these requirements, effectively rendering the cooperative housing scheme
inaccessible to the very demographic it was designed to support. As a result, the scheme’s
goals of providing affordable housing remain largely unmet, with the cooperative housing
initiative falling short in fulfilling its promise of offering a viable path to homeownership

for low- and middle-income residents in Bahir Dar City.
4.1.2.3 Remedies to Improve Cooperative Housing in Bahir Dar City

Improving the current cooperative housing legal background is crucial to providing
affordable housing for low- and middle-income residents. The cooperative housing scheme
has been implemented to address the pressing issue of affordable housing for low- and
middle-income residents of urban areas of Amhara region including the study area, Bahir
Dar City. However, there are several areas where the current policy can be improved to
enhance its effectiveness. Some key elements that can contribute to the improvement of
the cooperative housing scheme to bring affordable housing development shall focus on

housing finance and mortgaging, digitalization of data, ensuring transparency and
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accountability, avoiding unrealistic building standards, promoting high rise buildings for

cooperatives, and facilitating bulk purchase of building materials.

One of the primary challenges faced by individuals participating in cooperative housing in
Bahir Dar City is the financial burden associated with construction costs and land
compensation, which totally solder on the cooperative members. To make housing more
affordable, the government should establish accessible and affordable housing finance
modalities specifically tailored to the needs of cooperative members. The insignificant
financial option in Bahir Dar City is the Amhara saving and credit association which is
known to provide little loan with high interest rate that frustrate the members. The FGD
discussants and cooperative housing committee key interview respondents, underline their
argument that the government should arrange housing finance to attain the intended
affordable housing by include low interest loans, subsidized mortgages, and flexible

repayment options.

It is possible to take lesson from other African countries including Angola, Kenya and
Nigeria those have banks to give long time with low interest loans for housing purpose.
For instance, according to the study of (Cain, 2017), Angolan civil servants and military
men can get interest free loan to be covered back from long term payment from salary of
the employ. On the other hand, the study of (Feather & Meme, 2019; Stiftung, 2012) the
Kenyan government takes a different approach to support affordable housing by offering
loans to saving cooperatives in proportion to their savings. When these cooperatives have
saved up to 30% of the required amount, the development and housing mortgage banks

step in to cover the remaining 70% through long term loans with minimal interest rates.

The Nigerian case by (Adegun & Olusoga, 2019; Ayedun et al., 2017; Obodoechi, n.d.) is
also found noteworthy, as it allows cooperatives, particularly those comprising
government employees, to access direct long term loans with minimal interest rates. This
approach aligns with the objective of facilitating affordable housing solutions for
cooperative members. Indeed, during the socialist regime under the Derg government,
Ethiopia enthusiastically promoted cooperative housing, resulting in an upsurge in housing
supply by cooperatives (Abdie, 2012). This was made possible through controlled
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construction material prices, free land allocation, and low mortgage interest rates (4.5%)

provided by the housing mortgage bank (which is absent now a days).

Consequently, housing cooperatives were able to produce a total of 40,539 housing units
between 1975 and 1992. Hence, collaborations with financial institutions and the creation
of housing funds can further facilitate affordable housing financing. Furthermore, to reduce
construction costs, the cooperative housing policy should facilitate bulk purchase of
building materials. By negotiating with suppliers and leveraging the collective purchasing
power of housing cooperatives, members can benefit from cost savings. This approach
ensures that affordable housing remains a priority, as the overall construction expenses are

reduced, making it more accessible for low- and middle-income residents.

In Bahir Dar City, residents possess non digital identification cards (ID) issued by local
governing bodies. When individuals visit the organizing office, they are required to present
an 1D that confirms their residency in the city for a minimum of two years. However, some
members, who may not be actual residents of Bahir Dar City, unlawfully obtain IDs
through corrupt officials responsible for issuing them. These fraudulent practices not only
prevent genuine residents from acquiring land but also lead to delays in land delivery due

to the need for extensive member screening.

To address these challenges and prevent dual registry and other forms of cheating, it is
crucial to prioritize the digitalization of data, including residents’ identification cards.
Respondents in focus group discussions (FGD) and key informant interviews (KII)
emphasized the importance of implementing a centralized database that connects various
urban areas. This digital infrastructure would facilitate the tracking of individuals

attempting to obtain multiple plots of land or manipulate their eligibility.

To enhance the effectiveness of the cooperative housing scheme in Amhara National
Regional State's urban areas, particularly in Bahir Dar City, ensuring transparency and
accountability is paramount. This involves oversight and accountability measures
involving the cooperative office, local administrators responsible for issuing ID cards, the
land management office, and cooperative members. To achieve this, regular audits should

be conducted to maintain integrity and uphold transparency within the system.
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Furthermore, it is crucial to avoid unrealistic building standards and promote the
construction of high-rise buildings as another significant element in improving the current
cooperative housing policy for affordable housing. The requirement for single residential
homes to meet impractical building standards should be reconsidered. These standards
often lead to inflated construction costs, making housing less affordable for cooperative
members who are mainly in low- and middle-income community sections as stipulated by
the objective of the regulation 9/2013. By allowing for more flexibility in building designs,
and the tendency to use local construction materials. It is possible to update the cooperative

housing scheme and promotes affordable housing.

In addition, to address the limited land resources in the city, the affordable housing
program within the cooperative housing scheme should actively encourage the
construction of high-rise buildings for cooperative housing. According to (Adam, 2019),
high rise buildings optimize land utilization efficiency by accommodating a larger number
of residents within a smaller footprint. This helps the cooperative members can allocate
their land compensation funds to contribute to the construction cost of shared buildings.
This is because the land cost for shared buildings is distributed among all the cooperatives.
While, in private townhouse designs like the existing cooperative houses of Bahir Dar City,
cooperative housing members bear the expensive land costs individually for their private

units.

This approach allows cooperative members to share the construction costs rather than
constructing individual G+1 villa. This approach further enhances urban land use
efficiency by allowing a single plot to accommodate multiple households, contributing to
more efficient land utilization of the city’s scarce land and increasing the land supply for
cooperative housing. The government can provide incentives and support for the
development of high-rise housing projects, including tax breaks and access to

infrastructure and amenities.

In conclusion, Ethiopia’s land tenure system is based on state ownership, with urban land
managed via leases and rural land under farmers' perpetual usage rights. The government

can expropriate land for development, compensating only for improvements, not land
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value. In Bahir Dar City, cooperative housing programs aim to improve affordable housing
access, regulated by criteria and housing standards. However, from 2006 to 2013, land
provision stalled due to issues with Proclamation 272/2002, leading to revisions and a 2013
regulation that reactivated the cooperative scheme. Since then, 1,618 cooperatives with
35,512 members have been certified, and 31,596 land plots allocated. Despite this progress,
challenges persist, including high housing demand, limited annual land allocation, peri-
urban informal settlements, and corruption. Strict eligibility and high building standards
further limit affordability, making it difficult for many low- and middle-income members
to finance construction, resulting in delays and few completed homes. Addressing these

issues is essential for the cooperative housing program’s success.
4.1.3 Informal Land Acquisition Practice for Housing in Bahir Dar City
4.1.3.1 Introduction

This section analyzes informal land acquisition for housing and the perspectives on
informal settlement expansion in Bahir Dar City, encompassing the six sub-cities and five
rural kebeles under the city's administration. It covers the current state of informal land
transactions, the factors driving informal settlements, the procedures and participants
involved in these transactions, and the local government's interventions to control informal
settlement growth. The discussion of the results is integrated coherently with the
presentation. Additionally, the section explores the socio-economic and political dynamics

influencing informal land transactions and settlements in the study area.

4.1.3.2 The Situational of Informal land acquisition for Housing in Bahir Dar City

Bahir Dar City is one of the large urban areas of Ethiopia passing through rapid
urbanization rate and suffering much from the insufficient urban land production and
housing supply (Emiru et al., 2023; Dadi, 2018). This urbanization is largely driven by
involuntary migration due to push factors in the countryside, predominantly affecting the
young population. Consequently, there is a noticeable shortage of land for the younger
generation. According to Appelhans (2017), 67% of all migrants in Bahir Dar City are first

time migrants, coming directly from their areas of origin. These migrants originate from a
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variety of locations, including surrounding rural areas and other urban areas across the

country.

One of the dominant problems arising from rapid urbanization is the housing shortage.
Newcomers depend on the existing housing stock of the city, with less than 30% of urban
settlers living in their own homes and the remaining 70% in rental homes (Derso &
Gebremichael, 2023). The influx of people increases rental home prices, making
affordability a significant issue, especially for renters with families. The government's
formal urban land and housing supply falls far short of demand, and land values and
building standards are unaffordable except for a few high-income groups who can
participate in the lease land acquisition tender process. The study by (Yimam et al., 2022)
pointed out the main barriers hindering sufficient urban land supply in the formal channel
include challenges in land rights expropriation and compensation processes, financial
shortages for compensating landholders, the absence of a well-organized cadastral
information system, and a shortage of qualified human resources. As a result, many home
seekers turn to informal land acquisition and settlements in the city. This shift has led to a
significant expansion of informal settlements, which accommodate the housing needs of a

large portion of the city's residents.
a) Informal Land Access Scenario in the Sub-cities

According to Bahir Dar City code enforcement office, 5,380 informal housing
constructions occurred in Bahir Dar City between the 2014 and 2021 fiscal years (Table
8). Informal land acquisition arises from various sources, including purchases, the invasion
of pocket lands within the city, and the unauthorized construction of homes on self-held
lands. These constructions are carried out without formal permissions and do not adhere
to the city's building standards. In this support, interviews with code enforcement experts
clarified that land purchases for housing typically occur in the city's expansion areas.
Invasion of pocket lands usually happens in open spaces reserved for greenery, buffer
zones along the shore of Lake Tana, and swampy lands within the city. Additionally, the
interviewees highlighted that the inner-city households often build homes on parts of their

residential land plots to rent out or sell due to the sharply increasing rental and sale prices
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of residential housing. Some homeowners also participate in this informal construction to

provide housing for their extended families, mainly their children.

The data indicates that Tana sub-city had the highest number of informal constructions,
with 3230 units built between 2014 and 2021, primarily on land held by the settlers
themselves without formal building permits, suggesting that many residents chose to build
without official approval due to bureaucratic hurdles or inadequate formal land supply.
This trend started early in Tana and spread to other sub-cities over time. In contrast, Atse
Tewodros sub-city recorded the fewest informal constructions, with only 178 units, mostly
acquired through informal land purchases, highlighting a different pattern of land
acquisition and a gradual increase in informal constructions, particularly after 2018. Gishe
Abay saw 602 informal constructions, with a substantial portion acquired through buying
(381 units) and invasion (91 units), experiencing a notable spike in informal constructions
starting in 2018, driven by the availability of land for purchase and opportunities for land

invasion.

Belay Zeleke recorded 429 informal constructions, with the majority acquired through
invasion (218 units) and self-holding (146 units). The increase in informal constructions
in this sub-city began in 2017 and peaked in 2019, reflecting a delayed response to the
urbanization pressures experienced earlier in Tana. Dagmawi Menilik saw a significant
rise in informal constructions in 2019, with 862 units built, predominantly through self-
holding (745 units), indicating that landholders began utilizing their land for residential
purposes in response to increasing housing demand and urbanization pressures. In contrast,
Fasilo had the fewest informal constructions, totaling 73 units, all achieved through self-
holding, suggesting either limited land availability for informal acquisition or stricter
enforcement of land use regulations compared to other sub-cities.
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Table 6: Informal residential houses constructions in each sub-city of Bahir Dar City between 2014 2021

Year of Construction Land Acquisition Scenario
i Total Not
Sub-city - _ _ Self- _
2014 2015 2016 2017 2018 2019 2020 2021 Buying Invasion ) Confirmed
No. % Holding

Tana 207 198 240 360 760 837 628 9 3239 60.2 406 55 2780
Atse Tewodros 1 8 8 18 129 14 178 3.3 112 8 43 15
Gishe Abay 1 1 152 323 113 12 602 112 381 91 116 14
Belay Zeleke 1 23 29 306 65 5 429 8 218 65 146
Dagmawi

. 641 215 6 862 16 107 10 745
Menilik
Fasilo 61 12 73 14 73
Agrigate Total 207 198 243 392 949 2125 1211 58 5380 100 1220 229 3903 29

Source: Bahir Dar City Code Enforcement office, 2022
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Generally, the data revealed that informal land acquisition and residential construction in
Bahir Dar City have been on the rise since 2014, with notable variations across different
sub-cities. The primary modes of land acquisition include buying from peri-urban farmers
or city residents with large plots, invading free state lands, and using one's own farm
landholdings. The trends indicate a pressing need for the city administration to address the
challenges associated with informal settlements by improving urban land supply
mechanisms, enhancing housing policies, and ensuring fair compensation for expropriated

land to mitigate the issues faced by informal settlers.
b) Informal Land Access Scenario in Rural Kebeles in the City Administration

The rural kebeles included in the city's structural plan are designated for future

expropriation and serve as sources for city expansion.

The table 9 below revealed that Adis Alem had a total of 111 informal constructions, all of
which occurred in 2019, although this kebele had prior permissions for constructions
before 2016, these developments did not comply with the current land use plans or building
standards. Zenzelma reported the highest number of informal constructions, totaling 978
units, with significant construction activity occurring in 2017 and 2018 and a notable peak
of 540 units in 2019. Since 2022, Zenzelma has been incorporated into the Atse Tewodros

Sub-city, which may affect future data and planning.

Woreb Kol saw a total of 746 informal constructions, with the majority occurring in 2017
(378 units) and a noticeable drop in subsequent years. This kebele experienced irregular
construction patterns with fluctuating activity over the years. Sebatamit recorded the
highest number of informal constructions, with a total of 1,562 units, peaking in 2016 with
609 units, followed by substantial numbers in subsequent years, including 775 units in
2021, indicating ongoing significant informal development despite legal constraints.
Woramit had 211 informal constructions, with most activity occurring from 2019 onward
and peaking in 2021 with 1,269 units, reflecting a significant rise in informal construction
efforts.
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Table 7: Informal houses constructions in the Rural Kebele Administrations of the City

between 2016 2021
Year of Construction

Rural

o ] Total
Administrative

2016 2017 2018 2019 20120 20121

Kebeles
Adis Alem 111 111
Zenzelma 137 201 540 100 978
Woreb Kol 378 131 23 206 14 746
Sebatamit 609 336 225 302 90 1562
Woramit 11 42 100 58 32 211
Total 606 862 398 1076 454 46 3608

Source: Bahir Dar City Code Enforcement office, 2022

Overall, the data on table 9 illustrates a marked increase in informal construction across
these rural kebeles, especially in Sebatamit and Zenzelma. This rise in construction
activities is manifest although the legal prohibition on regularizing informal settlements
set by Lease Proclamation 721/2011 stated to end up by 2015 (FDRE, 2011). The varying
levels of informal construction across the kebeles highlight challenges in enforcing land
use regulations and suggest a need for more effective management strategies to address

informal settlements.

Regarding to the characteristics, there is no standard land plot size or housing type in the
area; plot sizes vary based on the income levels of buyers. Higher income purchasers
typically acquire larger plots, while lower income buyers access smaller ones. A study by
(Alemieneh, 2022) revealed that as plot sizes increase, the price per square meter
decreases, and vice versa in the study area. The study revealed that the speculators often
buy large plots, anticipating future increases in land value due to high urbanization and
rising urban land demand. It is proven that land prices in the informal market have been
rising over time. Those who purchased informal land and constructed their homes earlier
secured larger plots at lower prices. Consequently, they often subdivide their land and
allow other developers to build within their compounds.

118



11°36'20"N

Figure 6: The Irregular physical layout of Informal Housing developments in Bahir Dar
City

Most houses are constructed from local materials, featuring wooden walls coated with
mud, tin roofs, and occasionally cemented floors, though the majority are not. Studies
showed that these houses are built this way to minimize costs due to the risk of demolition
(Adam, 2014a). Most buyers are low-income settlers, often employed by government and
private institutions or engaged in small scale informal trade (Derso & Gebremichael,
2023). They usually finance land purchases through contributions from family and friends,
as there are no formal credit options available. No banks in the country provide credit for
land acquisition, which is particularly unsurprising for informal land purchases. As a result,
informal settlements in the expansion areas of Bahir Dar City's sub-cities expansion areas,
and the city’s rural administrative kebeles are highly congested, as depicted by the figure
6 Above.

In such areas, there is a shortage of basic services like water, electricity, and roads.
Residents often extend electricity from formally recognized houses, and wells are the
primary water source. Informal houses built through sub plotting in central areas have
better access to these services and can be more easily formalized, leading to higher
property values. Many informal constructions before 2015 were integrated into the
informal system with the help of kebele administrators, who falsely claimed that these
houses existed earlier and requested the municipality to provide basic services. Buyers

often hope to formalize their properties by bribing kebele administration committee
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members for false approvals, with brokers facilitating communication between informal

land buyers and sellers.

4.1.3.3 Drivers of Informal Land Acquisition for housing in Bahir Dar City

Bahir Dar City, like many rapidly urbanizing areas in Ethiopia, faces significant challenges
in accessing urban land for affordable housing through formal channels. This has led to a
default reliance on informal land acquisition for housing. Several interrelated factors drive
this trend, including the city's rapid urbanization, which increases housing demand and
raises rental prices beyond the reach of most residents. The inefficiencies and high costs
of the formal land acquisition system, which relies on expropriating peri-urban farmers'
land with insufficient compensation, further push farmers to supply land informally. The
informal land market is also more efficient and affordable compared to the formal system.
Additionally, weak governance and the involvement of local administrators in informal

transactions exacerbate the issue. These factors are discussed under in detail.
a) Fast Urbanization Led Acute Demand for Affordable Urban Land and Housing

Bahir Dar City, one of the largest urban areas in Ethiopia and the center of the Amhara
Regional State, is preferred by immigrants for its socioeconomic advantages and is
urbanizing at an alarming rate, with growth rates ranging from 5.4% to 7% (BDCSPO,
2022). The majority of these immigrants are first time youth migrants from rural areas.
According to (Appelhans, 2017), 67% of these migrants are displaced from the countryside
due to a shortage of farmland and are motivated by the city's better services and higher
standard of living. These newcomers increase the demand for housing, relying on the

existing housing stock while new formal constructions lag significantly behind demand.

This overcrowding leads to high rental prices and restricted access to essential services like
water and electricity for tenants, further deteriorating their living conditions.
Consequently, rapid urbanization is a key factor driving the prevalence of informal land
acquisition in the city. This increased demand affects the supply side negatively, as the
formal system is unable to meet the housing demand, leading to unaffordable housing
prices and rental values. As a result, many low-income residents are pushed to seek more

affordable alternatives in the informal market.
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b) Barriers in the Formal System of Land Acquisition

One of the dominant functions of the urban governments working on the provision of urban
services and infrastructures so as to bring efficient urban life in urban areas. Among the
services expected is addressing the affordable housing supply, which is among of the basic
needs. This basic need which affects the socioeconomic development of the residents is
contingent on the supply of land in the formalized system, which needs efficient land
administration and governance system. In Ethiopian urban areas including the case city,
Bahir Dar City, urban land tenure system is based on public ownership and its
administration function is given for the government and it is administered based on lease
system. Accordingly, municipalities are responsible to administer the urban land lease
system and bring efficiency in urban land supply for various urban development uses,
among land for affordable housing is the prominent one.

However, inefficiency of urban land governance to respond urban land supply for various
purposes as residential result in the informal land access to fill the gap. Urban land supply
inefficiencies might be arisen from including land production, eligibility and transferring
related procedures, and affordability from cost and land use regulation and construction

standard perspectives.

In Bahir Dar City, residents face a severe shortage of affordable housing primarily due to
limitations in the formal urban land supply system. The city's land supply for housing
cannot meet the escalating demand, with only a small number of plots prepared as revealed
by table 10 below. These plots are often unaffordable due to high prices and building
standards, and the process to obtain permits and land registrations is lengthy. In Ethiopia,
urban land is generally sourced through the expropriation of peri-urban farmland, from
farmers having perpetual use rights over the land and requiring compensation from the
government. However, some interviewees from the municipal land administration office
revealed that limited municipal revenue hinders the payment of advance compensation
needed to free up land for urban use, crippling urban land production. Additionally, the
transfer of lease land requires the provision of basic utility services and infrastructure, as

mandated by the lease proclamation, which also demands significant financial resources.
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Consequently, despite the rapidly increasing demand for housing, the constraints on formal

land supply push many residents to seek alternatives in the informal market.

Table 8: Annual residential land plot production for tender plan versus actual transfers

from 2013 2022

Residential Actual No of
) Lease Land Total Land Size
S.No. Fiscal Year : A, Plots
Plot Production inM
Transferred
Plan
1 2022 77 11937 54
2 2021 162 24330 103
3 2020 124 - 44
4 2019 237 - 201
5 2018 288 - 221
6 2017 - - -
7 2016 - - -

Source: Bahir Dar City Revenue office, 2023

Urban lease land production for housing purposes in Bahir Dar City, as revealed by table
3, from 2016 to 2022 has been highly insufficient compared to the demand. Notably, no
plots were planned or transferred for transfer in the 2016 and 2017 fiscal years. Although
the municipality planned to prepare 288 housing plots in 2018, only 221 were actually
transferred. Similarly, in 2019, despite planning for 237 plots, only 201 were transferred.
The situation worsened in 2020, with a plan for 124 plots but only 44 being transferred. In
2021, out of the 162 planned plots, only 103 were transferred, and in 2022, only 54 out of
the 77 planned plots were delivered. Although the plot sizes varied, the minimum lot size
was consistently above the city's residential standard, increasing from 100 m2 up to 2019
to 150 m2 since 2020.

The inefficient land production for housing, result the booming in of the price of the land
| the tender transferring modality. While the lease benchmark price starts at 350 ETB/m?
for grade 1 land (near the CBD) and 150 ETB/m? for grade 5 (expansion areas), actual
tender prices have risen from year to year. For instance, according to a study by (Yimam
et al., 2022) in 2014, the average price was 3,928.5 ETB/m?, rising to 7,765.5 ETB/m?2 by
2015. Although the minimum price dropped to 1,466 ETB/m? in 2016, the average price
surged to 11,788 ETB/m2. In 2017 and 2018, average prices were 17,050.5 ETB/m? and
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26,277.5 ETB/m?, respectively. This trend continued in 2019 and 2020, with average prices
reaching 27,052.5 ETB/m? and 43,100 ETB/mz2. While the price of the plots is 150 ETB/m?
350 ETB/m? if transferred through allotment, the average tender price reached up to 43,100
ETB/m?2in 2022. This shows that the mass of the city residents is not affordable to compete
and bit the residential plot in the tender modality, which leads them to search alternatives

in accessing land in the informal market.

The study also exposed that the cost to acquire a minimum land plot of 150m? via tender
in 2022, based on the average plot tender price of 43,100 ETB/m?, amounts to 6,465,000
ETB. A minimum down payment of 10% is required, summing up to 646,500 ETB. This
cost does not include construction permits and other procedural fees. The interviews
indicated that the minimum construction cost, based on the city's building standards ground
plus one (G+1), is at least 3.5 million ETB. Therefore, to build a home on a 150m? plot
acquired via tender, one would need a total of 9,965,000 ETB. The sum of the down
payment and the construction cost are the immediate costs, while the remaining balance is
to be paid monthly or annually over the lease contract period based on the agreement. This
total expense is unaffordable for the majority of urban land and housing demanders.

This limited land production and supply have not met the urban land and housing demand,
resulting in high prices and fierce competition. Study by Zhang et al., (2019) indicate that
the number of bidders is 12 to 24 times higher than the available residential plots. This
disparity highlights the substantial need for residential land, as these figures do not account
for lower income individuals who often do not participate in such auctions. Moreover, the
system's shortcomings in terms of affordability further exacerbate the issue. While there is
no exact study or record of the annualized number of urban land demanders for housing in
Bahir Dar City, an estimate based on population and housing data provides insight. In
2022, Bahir Dar City had a population of 455,900 and 50,500 total residential houses. With
an average family size of 3.2, the total number of households is approximately 142,470.
Of these, around 79,757 households (56%) are in demand for housing, living in rental

housing or sharing existing homes in crowded conditions.

In the city, the eligibility criteria and the building standard is again the other headache

which can’t be affordable again. The minimum building standard of the city this day is
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G+1, which demands up to two million birr in 2021, but due to inflation especially on
construction material, the construction cost demands up to 3 4 million birr in 2022. The
low-income and middle-income inhabitants again not affordable to in the tender, but even
in the cooperative housing modality too.

c) Low compensation for land expropriation as a driver of informal land transaction

The source of land for urban expansion in Ethiopia is the expropriation of peri-urban land
which is under the holding of the subsistence farmers. The FDRE constitution clearly
stated that all land is owned by the public and holding/use right is given for individuals,
and their right might be expropriated upon the advance payment of compensation.
Therefore, urban land production for lease involves expropriation after paying
compensation, the process which suffers opposition from the existing land holders as the

compensation is so low and insufficient.

In Bahir Dar City, the municipality is responsible for preparing urban land from
expropriating peri-urban landholders’ possession within the planning boundary of the city
by providing compensation. When land is designated for urban use, its value ranges
between 150 ETB/m? and 350 ETB/m?, with an average of 250 ETB/m? for housing land,
considering the land development cost. However, the compensation paid to peri-urban
landholders has been relatively low, at 54 ETB/m2 in 2017, 2018 and 2021, increasing to
99.5 ETB/m? (rounded to 100 ETB/m?) from 2022 onwards (Adigeh & Abebe, 2024).
Despite this, a study by (Yimam et al., 2022) revealed that farmers often sell their
landholdings at prices significantly higher than the compensation they receive. The study
indicates that urban land prices ranged from 7,000 ETB/m2 to 12,000 ETB/m2, with an
average of 9,500 ETB/m2, which is 95 times the highest compensation paid in 2020. The
interview with a 57 years old man who lost his farm land for urban expansion below
revealed that the compensation is insignificant in addressing the economic loss of the

farmers.

“.... I'wish I could forget and not talk about that situation, as that is about, I lost
everything. ... I had had one hectare of land, on which I relied for my and the family
everything. We live on, we rare cattle, produce milk and crops, ranching oxen,

grow vegetables. | used to earn 350 ETB per day from milk production, and | would
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have cattle. | only ploughed half of my land to get the annual crop earnings for my
family, while the half was reserved for grass. | was rich. But, in 2017, the
government took all my land for ‘industry park development,’ a development that
complicated my life. Now, I am too poor to feed my children. | immediately sold my
cattle after | was ordered to vacate the land with that compensation. No milk, no
money, no land. | always wonder what 'development’ means and for whom it is. |
spend my days thinking about what | lost and how I lost my livelihood. | aged
rapidly after that. I now live in a rental home in a crowded urban area, surrounded
by people but feeling alone. We farmers are sparse, but we live close to each other.
Now, | am alone in a dense mass of people. | would prefer to have died than live

such a life ...”

Considering the compensation of 54 ETB/m?, the farmer received around 540,000 ETB,
calculated based on a 10-year average crop market value. However, this calculation does
not account for the farmer's other sources of income, such as dairy farming, ranching,
vegetables, and poultry, which are not considered in the compensation proclamation. The
compensation received was equivalent to the value of a minimum housing land plot
standard of the city if sold on the informal market. The data from the interview of the
brokers about the average price of land in the informal market in 2017 was 3500 ETB/m2.
According to the interview, if the farmer's milk income over 10 years is considered without
inflation, he would have earned a total of 1,260,000 ETB, which is 2.3 times more than the
compensation he received. This calculation excludes the income from ranching,

vegetables, and crops on the other half of his land.

The farmer's perpetual possession/use rights to the land make the 10-year compensation
somewhat vague. In reality, the value of the same land when converted to urban use was
250 ETB/m? on average at the benchmark price, and it rose to 17,050 ETB/m? at the

average tender price in the same year of the farmer's expropriation.

When peri-urban farmers find their land included within the city's planning boundary, they
understand that the municipality will take their land with minimal compensation. As a
result, they view urban expansion as a threat and choose to sell their land on the informal

market at significantly higher prices, sometimes 65 times more in 2017 and 95 times more
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in 2020 than the compensation offered. Therefore, it can be concluded that insufficient
compensation for peri-urban landholdings, where farmers have perpetual possession
rights, is a major driving factor for informal land acquisition. Consequently, they prefer to
subdivide and sell their plots informally to secure more cash themselves. This is why the
peri-urban expansion areas of Bahir Dar City are increasingly occupied by informal

housing developments.

4.1.3.4 Stakeholder participation and Procedures in informal land acquisition

Urban land transaction in the informal channel has its own procedures in which different
stakeholders take part at various levels in the process. It has its own structures, institutions,
codes and processes. The stakeholders include the land suppliers, buyers, brokers and local
elders, local administrators. Researches by (Adam, 2014b; Derso & Gebremichael, 2023)
described the participants and their level of participation in the informal land transaction
in Bahir Dar City.

Peri-urban farmland holders are the primary suppliers to the informal land market, often
selling their land to avoid expropriation by the city administration with inadequate
compensation. Sometimes, they sell due to financial difficulties. Interviewees with the
sellers revealed that most farmers involved in informal transactions are from expansion

areas, seeking to escape inadequate compensation.

The buyers in informal land transactions are typically city center inhabitants who face
rising rental prices, making housing unaffordable, especially for large families needing
more space (Derso, 2020). These tenants also seek to escape restrictions imposed by
homeowners on utilities and social interactions. Additionally, some middle- and high-
income urban residents participate to speculate on land, buying larger plots to replot and
sell later. In the informal market, land prices decrease as plot sizes increase. In support of
this, (Anierobi et al., 2023) reviled that factors such as inadequate housing supply, high
costs of rent and land in formal areas, and insufficient governmental intervention in

housing markets.

Brokers play a crucial role in informal land transactions, acting as intermediaries between

sellers, buyers, and local administrators. They provide vital information on land
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availability and price averages to both buyers and sellers. Sellers rely on brokers to find
buyers, providing details about the location, size, and price of the land. Buyers seek brokers
to find housing land in the informal market. After facilitating negotiations on price and
other parameters, brokers then liaise with local administration and code enforcement
agents to obtain the necessary permits, thus helping to formalize the otherwise informal
transactions. In support of this, the study by (Bayuma & Abebe, 2023) shown land brokers
are the most influential, holding pivotal positions in the network due to their high

centrality, closeness, betweenness, and eigenvector scores.

Local administrators are key stakeholders in the informal land transaction process. After a
deal is concluded between a buyer and a seller, they contact often brokers contact local
administrators informally and pay bribes to obtain a letter recognizing the land as having
an old house that needs redevelopment. This letter allows them to secure a redevelopment
permit, pretending the existing home was constructed before 2015, making it eligible for
regularization if it conforms to the land use plan. Buyers also verify that the land use
category is residential according to the structural plan through urban land management
staff informally. Subsequently, either the buyer or seller constructs the house using non
new materials, such as old tin sheets, reused nails, and old wood, to give the appearance

of renovation rather than new construction.

Once construction is completed, the agreement between the seller and the buyer focuses
on the house rather than the land, as land sales are illegal under the constitution. This
agreement is usually supported by a false loan contract, simulating that the seller took a
loan they are unable to repay. Consequently, they agree to hand over the house as
repayment. The loan contract is concluded between the buyer and his family, avoiding
potential claims by the seller’s family, and is witnessed by local elders. The loan amount
is set significantly higher than the actual price paid in the informal market to prevent the

seller from reclaiming the land in the future due to price increases.

Following this, the seller approaches the local administration to obtain a recommendation
letter for the municipality, allowing them to access basic services like electricity and water.
Through this process, the informal development gradually becomes formalized. If

successful, the property is officially recognized; otherwise, it risks being demolished.
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The informal urban land transaction in Bahir Dar City involves peri-urban farmland
holders pressured by inadequate compensation, city center inhabitants seeking affordable
housing due to rising rental prices, brokers facilitating transactions, and local
administrators enabling the process through bribes and permits. Strategic maneuvers, such
as simulated loan agreements and the use of old construction materials, help avoid legal
repercussions. Despite these challenges, the informal market persists due to significant
housing demand and the shortcomings of the formal urban land supply system,
highlighting the need for more responsive urban land management policies.

4.1.3.5 Government Response to Informal Settlements in Bahir Dar City

Governments adopt a range of approaches in responding to the expansion of informal land
access and settlements, which often occur through unofficial transactions and adhere to
customary practices that reflect local structures and social norms. Interventions to manage
informal settlements can vary widely, from passive approaches such as inaction or
“negligence,” where authorities allow informal developments to persist to maintain social
peace, to more active approaches such as upgrading, resettlement, formalization

(regularization), or, in some cases, eviction and demolition.

Historically, informal settlements were regarded as an impediment to urban modernization
and development, leading to aggressive eviction policies, especially from the 1950s
onward. Governments worldwide sought to promote “modernized” urban development by
replacing informal areas with formal housing and infrastructure, often through forced
eviction. However, these approaches often had adverse social impacts, displacing
vulnerable populations without offering viable alternatives. Over time, policies began to
shift toward more inclusive strategies, such as regularization and upgrading, which aim to

incorporate informal areas into the formal urban fabric.

In Bahir Dar City, the government’s response to informal land development reflects a
mixture of these intervention strategies, encompassing both eviction and regularization in
line with the Amhara Region's lease proclamation and enforcement directives. Despite an
increasing recognition of the need for inclusive approaches, eviction and demolition
remain the primary methods of government intervention in Bahir Dar City. Interviews with

urban land management officials highlight that eviction is often seen as a necessary means
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to reclaim land for planned developments, particularly as the city faces escalating demand
for urban land and housing. For example, in Atse Tewodros Sub-city, approximately 2,000
informal structures were demolished to make land available for housing cooperatives that
had been waiting for serviced land at the benchmark lease price since 2017.

Eviction and regularization policies in Bahir Dar City have faced criticism, especially
regarding their perceived inequity and potential for discrimination. The earlier
compensation proclamation, in effect since 2007, was criticized for providing minimal
compensation to individuals whose land was expropriated for public purposes. This issue
became more pronounced with the strengthening of new government policies and
increased enforcement measures, which led to a significant reduction in informal land
transactions. Following updates to the compensation framework and intensified
enforcement, there has been a marked decline in informal land transactions. However,
while such policies have reduced informal development, they have also raised concerns
about their impact on low-income residents who rely on informal land access due to limited

affordability and availability of formally allocated land plots.

The government’s approach to informal settlements in Bahir Dar City reflects broader
tensions between urban planning objectives and the realities of urban poverty. While
eviction and demolition offer a quick solution to reclaim land for formal use, these
measures can exacerbate housing insecurity for the city’s low-income residents.
Regularization, while less common, presents an alternative pathway to formally integrate
these communities, aligning with global shifts toward inclusive urban policies. However,
in Bahir Dar City, effective regularization efforts are limited by the city’s lack of affordable
housing options, leading many affected residents to resort to informal means as a last

resort.

In summary, the government’s response to informal settlements in Bahir Dar City
demonstrates a combination of eviction, regularization, and, to a lesser extent, inaction or
tolerance of informal development. While updated compensation policies and stricter
enforcement have curbed informal land transactions, the heavy reliance on eviction
without adequate resettlement or affordable alternatives may hinder the city’s long-term

goals of equitable urban growth. Moving forward, a more balanced approach that
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incorporates both regulatory enforcement and pathways to affordable formal land access
could help address the persistent challenges associated with informal settlements in Bahir
Dar City.

Generally, informal land acquisition and settlement growth in urban areas cannot be solved
by mere condemnation; rather, positive interventions addressing root causes are essential.
In Bahir Dar City, informal land access significantly meets housing demands unmet by
formal systems due to limited urban land supply and low compensation for peri-urban
landholders. Informal settlements, though under serviced and more vulnerable to crime,
often represent the only viable option for many. Thus, municipalities should focus on
integrating these settlements into the formal housing system, with regularization offering

an effective approach to support and manage informal communities.

4.1.4 Barriers in Urban Land Supply and Housing Development in Bahir Dar City

Urban land is a crucial socioeconomic and environmental resource for achieving the
sustainable growth of urban areas. To realize urban development goals, an efficient land
administration system must be prioritized. Proper management of land and related
resources links to the identification and assessment of urban land potential within each
municipality (Chekole et al., 2020; Muhabaw and Gashu, 2019). However, Ethiopian
urban areas face significant challenges in urban land administration and management,
which require the development of effective policies, strategies, and institutional
frameworks (Admasu et al., 2019; Baye et al., 2023). These issues stem from various
factors, including problems with urban land registration, difficulties in identifying
redevelop able urban areas for optimal development, challenges in land servicing, urban
land supply and transfer processes, conservation of urban land reserves, gaps in the legal
and policy framework, inefficiencies in land value capture methods, and limitations in

financing urban land servicing, among others.
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4.1.4.1 Barriers Related to Urban Land Policy Frameworks

The proper formulation and implementation of land laws are regarded as the cornerstone
of land administration systems, playing a critical role in guiding planned land management
(Cobbinah et al., 2020). Article 40(3) of the FDRE Constitution clearly states, "The
ownership of rural and urban land, as well as all natural resources, is exclusively vested in
the state and the people, giving the government the role of administering and managing it
(FDRE, 1995; Zhang et al., 2019). Under the public ownership tenure type, Ethiopia's
urban land is governed by the lease holding system (FDRE, 2011). Accordingly, the
municipalities are the owners of the land under their administrative boundary, and
Proclamation No. 721/2011 explicitly states that the sole supplier of urban land is the
municipality. According to this framework, municipalities are expected to be the exclusive
suppliers of leased land. Therefore, any land plot for various uses including housing, is
subject to the municipality solely to identify, service and transfer. The land for urban
development is usually pooled from the expansion areas by expropriating farming land

from the peri-urban farmers who are in the planning boundary of the urban areas.

While the rationale of the formal way of urban land administration is guided by the lease
holding system as stated above, the empirical situation shows that there are inefficiencies
in the lease system to supply urban land per the demand for various uses like housing in
urban areas of Ethiopia, including the case city Bahir Dar City. The key informant
interviews data in this regard revealed that there is over accumulated urban land demand
for housing in Bahir Dar City as a result of a mainly insignificant supply of urban land by
the municipality resulting in high competition in the bid price which excludes the majority
of the urban residents with low and middle income, and even the high-income categories
to some extent, from getting land access for housing. The insights from the following

interviewee illustrate this point;

“... The lease proclamation strictly stated that urban land shall be transferred for
development only after proper servicing with basic infrastructures, which is cost
intensive to the municipalities. This happens even after the production of land by

expropriating land from third person holders, mainly farmers with payment of

131



advance compensation. The proclamation again states that when transferring land
for housing and other purposes, the advance payment of the lease price does not
consider the land servicing cost, which is possible to a minimum of 10% of the price
and the remaining to be paid in the agreed lease period. Therefore, we observe and
recognize the existing alarmed demand for land, but as an institution, we are
restricted to supplying land due to a shortage of revenue for compensation of

expropriating land and land servicing...).

Studies in this regard exposed that the urban land lease system is inefficient pressing down
the housing development, especially in the private unaffordable (Debele and Negussie,
2021; Derso, 2020; Keller and Mukudi Omwami, 2017). A World Bank study in 2019
revealed that the land transfer is not based on the land value capturing to finance the
servicing of the land with basic infrastructures, nor the private developers are participants
in the sub leasing and land servicing by themselves for housing development (Zhang et al.,
2019). With similar notions studies by (Derso and Gebremichael, 2022; Yimam et al.,
2022) disclosed that the urban land lease system is inefficient in supplying urban land for
housing development, resulting in the informal modality overseen as a system for housing

development in urban areas of Ethiopia.

The inefficiency of the lease system can also be evaluated in terms of its coverage and
acceptability. It was indicated that all urban land and associated real properties should have
transitioned to the lease system by 2015 (FDRE, 2011). However, according to the
secondary data from the FDRE Ministry of Urban and Infrastructure, Urban Planning and
Land Management sub office, as of 2023, in Ethiopia, only 827 out of 1,668 urban areas
have made the shift to the lease system. Even among these, not all have fully converted
their properties. For example, in the 27 urban areas that have adopted the lease system,
only 107,384 hectares of a total of 298,012 hectares of land have been converted to
leasehold, which represents approximately 36%. In this context, Bahir Dar City appears to
have implemented the lease system, with 17% of its land resources transferred to leasehold
as of 2022, according to secondary data from the municipality’s Urban Land

Administration Office.
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Hence, the literature reviews (Dadi, 2018) and interviews uncover that the land supply, in
major urban areas of Ethiopia like Bahir Dar City, is failing to meet the demand for
housing. This shortage has had a major impact on the housing supply sector, as the lack of
secure leasing options creates uncertainty and disrupts construction. Due to limited lease
availability and the absence of supportive legal frameworks, potential homeowners often
face barriers, which limit their direct access to residential land for housing development.
Instead, they are left with options such as speculative buying rather than straightforward
acquisition for building. As a result, housing projects experience delays, and completed
houses often take longer to become fully operational, adding administrative problems.
Informal land suppliers, particularly expanding farmlands, are becoming increasingly

prominent in residential land supply.

In conclusion, urban land supply for housing and other development needs in Ethiopia
remains insufficient to meet the rising demand due to policy, administrative, and
coordination challenges in the sector. The lease policy restricts the government to be the
sole provider of serviced land for housing and urban uses, and the current land value
capture provisions are inadequate to fully support urban land servicing. Although
municipalities possess ample land resources for multiple uses, they are constrained in their
ability to produce, prepare, and supply land effectively to meet community needs.
Consequently, urban areas, including Bahir Dar City, face a significant housing shortage,

leaving residents to contend with high rental costs and congested living conditions.
4.1.4.2 Barriers in Urban Land Administration

Effective urban land management depends on accurately identifying, registering, and
documenting land parcels to secure ownership rights and prevent disputes (Chekole et al.,
2020). An efficient land administration system should prioritize a strong land registration
framework that ensures land tenure security, facilitates land use planning, and enables real
property assessment for taxation and infrastructure development (Ameyaw and de Vries,
2021). According to the Ethiopian Policy Institute, urban areas are estimated to cover about
6,900 square kilometers (km?). It is estimated that there are over 6 million land parcels and

high value properties in Ethiopian urban areas. Registering these assets, securing
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ownership, and integrating them into the capital market are critical for overall urban
development. Unfortunately, national cadastral coverage remains below 6%, to date of
2023.

However, Ethiopian urban areas in general and Bahir Dar City in particular are passing
through land administration related barriers related to, identifying urban land capacity and
developing an urban land banking system, urban land renewal and use of underutilized
sections of urban areas to support the land supply system, urban land value capturing to
service urban land for supply, peri-urban land acquisition with inclusive development of

the farmers.

There is no well-organized urban land banking system in urban areas of Ethiopia (Wubneh,
2018). In this regard, there is no system which identifies and catalogues the land resources
because land identification and production are subject to the revenue of the municipalities.
According to the interview data from the urban land administration managerial staff, the
urban land source is mostly driven from the peri-urban agricultural land holdings. There
are 10 rural administrative kebeles (the smallest administrative unit in Ethiopia) under the
urban administration, yet their land use is for agricultural purposes. Due to the municipality
revenue problem, the land is not compensated and expropriated, it is still under the holding

right of the farmers. This is reflected by the views of the following interviewee:

“... Bahir Dar City due to its flat topography in its transitional zones, is lucky in
the land resource. However, all land resources are not fully identified and banked.
This is because all land in the structural plan region of the city is under the farmers'
freehold possession. We have to pay advance compensation for them to expropriate
and include to the urban land bank. However, the municipality is unable to cover
the cost, resulting in the land remaining in the hands of the farmers and exposed

for informal transaction before formal expropriation...”

Municipalities in Ethiopia often expand outward while leaving central zones underutilized
(Adigeh and Abebe, 2023; Ayenachew and Abebe, 2024a; Keller and Mukudi Omwami,
2017). A significant portion of the country’s urban land is inefficiently used, with 74%
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classified as unsuitable for habitation and requiring redevelopment (Ozlu et al., 2015).
Many buildings are poorly constructed with mud and wood, lacking essential services like
water, roads, and waste disposal, which makes these areas unfit for residence and heightens
health risks (Zhang et al., 2019). For instance, the Addis Ababa Master Plan identifies over
38,000 hectares (72% of the city) that require substantial redevelopment, and over 85% of
older urban areas like Desena and Jimma also need renewal. Municipal audits have yet to
capture underused lands in urban pockets or formally register them in the land bank,
missing a key opportunity to enhance the urban land supply. According to Zhang et al.
(2019), 25% of Bahir Dar City’s urban area is underutilized and could be redeveloped to

meet housing and other urban land needs.

The other critical administrative problem is the land value capturing to finance the land
preparation and servicing. To ensure that increases in land value resulting from public
investments, such as infrastructure development, benefit the community, mechanisms must
be implemented to capture this value through taxes or other methods that finance further
urban development. Studies indicate that the revenue generated from land transfers often
fails to cover the costs associated with land preparation. The prevailing lease proclamation
declares that land developers should pay the lease price at a minimum calculated to refund
its servicing. However, the payment is usually due after servicing, and the amount is not
the whole stated, but starting from 10%. In this perspective, the principle is the
municipality funds 100% to provide basic services of the land, but the developer’s request
advance payment starting from 10%, the remaining to be paid in the lease period. This
handicaps the urban land supply capability of municipalities of the country, which affects

greatly the housing development.

Moreover, urban land administration in Ethiopia, particularly in Bahir Dar City, faces
challenges due to an institutional integration barrier. Coordination issues persist from
federal to regional and municipal levels, impacting the preparation, servicing, and transfer
of urban land to developers. While federal and regional governments are primarily tasked
with enacting laws regarding land use and conservation, municipalities bear the

responsibility for land administration. At the federal level, actions are limited to collecting
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reports from regional authorities, while regional governments play a minor role in the

operational aspects of urban land administration.

Consequently, municipalities are solely responsible for planning and supplying urban land
to meet local demand, often resulting in accountability challenges for urban land
institutions due to inefficiencies. This sentiment was reflected by a managerial level

interviewee from the ministry, who noted:

“... land administration for both urban and rural is exclusively left to the regional
states. Regions, particularly municipalities are the owners of the land under their
jurisdiction. The federal level is responsible for checking the land use laws and
policies to be functional, and we are here to give support upon their request, and
we are limited on collecting reports on the plan and implementation levels of urban

’

land administration...’

Additionally, the lack of coordinated administration among various relevant offices and
institutions worsens these issues, leading to further inefficiencies. For example, there is
minimal integration between the land administration office and the housing development
office, as highlighted by an interviewee from the Bahir Dar City municipality's housing
development office. No mechanism exists to hold the land management office accountable

for ensuring a sufficient land supply for housing development.

In general, in Ethiopian urban areas, there is currently a lack of organized information,
making comprehensive land management nearly inefficient. This slow progress is
attributed to various factors, including insufficient commitment from management, delays
in defining clear property rights, poor execution of cadastral projects, limited public and
expert awareness, and inadequate coordination among stakeholders. Moreover, the
cadastral system currently in use does not account for Ethiopia's unique implementation
capacity and lacks integration of lessons learned from rural land management practices.

Addressing these challenges is vital to unlocking the potential of urban land resources.
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4.1.5 Prospective Enhancements to Improve Urban Land Supply for Housing

Development

To ensure adequate land provision for residential needs, the existing urban land and
housing development legal framework and administrative practice shall be improved,
intending to facilitate expanding land supply to address the increasing demand for housing
(Adam, 2014). There must be a strategy to provide urban land used for housing
development both vertically and horizontally, by breaking the current urban land supply

system, which is inefficient and unprecedented (Emiru et al., 2023).

The first issue which shall be fixed is the registration and information system for land and
real estate is fundamental for urban development. In urban areas, significant wealth is
derived from land and real estate (Berrisford et al., 2018; Ng and Lo, 2015; Yimam et al.,
2022). This wealth is crucial for urbanization and can facilitate capital development,
reduce the risks associated with land ownership, and support users in urban areas by
providing the necessary resources for housing development. The municipalities should
have a proper land banking system with all the land resource potential fully identified and
recorded, which helps to supply land based on the existing land capacity and demand for

housing development and other uses (Sasu et al., 2024).

One of the problems that gear back the land supply system sort of the urban land demand
for housing development is the shortage of funds to expend the land compensation while
expropriation expansion areas land for urban development like housing (Ayenachew and
Abebe, 2024b; Belete and Gezie, 2017; Cao et al., 2020). From their experience and long
exposure to the urban land administration of Bahir Dar City, the interviewees stressed that
the first thing to be solved must be the fund to expand the supply of urban land and services

with basic infrastructures. This could be seen from the views of the following interviewee:

“... We see the acute urban land demand; we wish to provide but the municipality
is unable to finance the land acquisition and preparation. That is why while the
demanders usually reach hundreds of thousands, we supply land in hundreds for

housing. Only a few at the top income level households can afford the competitive
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price. While the mass of the urban residents (75%) wants the municipality supply
land for housing at the benchmark price, which is far short to cover land

servicing...”.

This indicates that the first thing to be done to improve urban land supply is to establish an
urban land development fund. Studies prove that urban land supply sustainability is usually
subject to the urban land development fund (Berto et al., 2020; Owoeye and Adedeji,
2015). This initiative seeks to provide land in a more comprehensive and accessible
manner, effectively addressing housing shortages. By embracing transparent and effective
management, the new land allocation system will respond to the community's needs,

encouraging greater social engagement and participation.

Urban redevelopment strategy to attain optimal land use as an option of urban land supply
for housing. Urban redevelopment is an integral part of the natural process of urban growth
(Ng and Lo, 2015). The infrastructure and technology that were used in the past require
continuous upgrades to match the advancements in capacity and technological progress.
This tends to develop the internal part of the urban areas before looking for expansion.
When land is sought for development, attention must be given to revitalizing areas that can
be easily improved rather than expanding outward unnecessarily. Expanding the city's
periphery while the centre remains underdeveloped leads to the separation of residential
areas from workplaces, contributing to inefficiencies. Instead, development should
prioritize the integration and improvement of existing land users, making them active
participants in the process rather than displacing them. This approach fosters more

sustainable urban development.

Moreover, when constructing or updating commercial buildings without requiring new
land for housing, increasing land use density can foster additional housing opportunities
within existing areas. Supported by legal frameworks and urban planning, this approach
encourages the redevelopment of informal settlements and enhances land use efficiency
(Koetter et al., 2021). For housing, land set aside for residential or mixed use can be better

utilized by encouraging upward expansion where feasible, allowing for additional units
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over time. This strategy promotes shared living, avoids the need for extensive new

infrastructure, and supports the creation of compact, efficient urban areas.

Another key issue in urban land management that needs addressing is the involvement of
the private sector in land servicing and supply. Updating the lease law is essential, as it
currently grants the government sole rights and responsibilities for land servicing and
supply across various urban developments (Danso Wiredu, 2018). However, allowing
private developers to sub lease, service and supply land could create an opportunity to
support housing supply indirectly. The use of short term leasing arrangements will allow
the land's resources to be utilized efficiently and collaboratively. Through partnerships,
especially around industrial parks, this strategy will strengthen land access for housing and
business, supporting urbanization while preserving the community’s livelihood. To
implement this effectively, updating leasing and construction laws to accommodate
vertical growth and intensified land use is necessary. This will make the regulatory
framework conducive to efficient land use, compact city models, and sustainable urban

development.

In general, to meet the rising housing demand, it is essential to enhance urban land and
housing frameworks through efficient land use, both vertically and horizontally. This
involves creating strong land registration systems and comprehensive land banking to
better align land resources with housing needs. Addressing funding shortages for land
compensation in urban expansion can be achieved by establishing a dedicated urban land
development fund, supporting a steady land supply. Prioritizing urban redevelopment over
outward expansion will help combat sprawl while increasing land density in existing areas
can provide additional housing without costly new infrastructure. Allowing private sector
participation in land servicing, with updated lease laws, will further support sustainable,

efficient urban growth.
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CHAPTER FIVE
CONCLUSION AND RECOMMENDATION

5.1 Introduction

This chapter provides a concise summary, concluding insights, and future research
suggestions on urban land acquisition for housing in Bahir Dar City, Ethiopia. It
consolidates the study’s rationale, objectives, methodologies, and findings, along with
research limitations. The conclusion section highlights key insights aligned with each
research objective, examining urbanization and land acquisition processes, challenges in
formal and informal land acquisition, and the policy barriers affecting housing land supply
in Bahir Dar City. The recommendations section suggests targeted policy and practical
measures to address these challenges, promoting efficient and equitable land distribution.
Finally, the future research section outlines gaps and potential avenues for further study,
contributing to a deeper understanding of urban land dynamics and sustainable housing

strategies.

5.2 Conclusion

Bahir Dar City is experiencing rapid urbanization, with a 7% annual growth rate driven
largely by migration. Since 2018, ethnic-based conflicts in other regions have intensified
migration to the city, transforming it into a sanctuary for displaced populations. This influx
has significantly increased housing demand, straining limited land resources and
complicating urban land acquisition. Both formal and informal methods, including
government-led expropriation of peri-urban farmland, are employed to meet housing
needs. This conversion has reduced agricultural land, expanding built-up areas and altering

land use patterns.

Ethiopia’s broader urbanization trend mirrors this dynamic, particularly in Bahir Dar City
and the Amhara region, where improved socio-economic conditions and forced migration
drive high urban land demand. Government expropriation remains the primary land

acquisition mechanism, guided by policies that balance development needs with peri-urban
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farmers’ rights. However, expropriation disrupts livelihoods, as compensation—based on
a fifteen-year crop value—fails to reflect long-term land worth. Displaced farmers, often
lacking urban-specific skills, face economic challenges and lower socio-economic

mobility.

This study underscores the profound impact of urban land acquisition, particularly
expropriation for housing, on Bahir Dar City’s growth and displaced landholders’
economic stability. Sustainable land management policies ensuring equitable land
distribution, fair compensation, and support for rural-urban transitions are crucial to

mitigating socio-economic inequalities and fostering sustainable urbanization.

The cooperative housing model in Bahir Dar City, guided by Ethiopia’s Regulation No.
9/2013, aims to provide affordable housing for low- and middle-income residents. While
31,596 residential plots have been allocated since 2014, challenges such as prolonged land
allocation delays, high construction costs, and restrictive eligibility criteria hinder its
effectiveness. Despite efforts to refine policies, financial barriers—exacerbated by high
building standards like the G+1 villa requirement—have made the program inaccessible to
many intended beneficiaries. To enhance inclusivity, policy reforms should focus on
dedicated land reserves, accessible housing finance, streamlined eligibility criteria, and

affordable building standards.

Informal land acquisition remains prevalent due to gaps in the formal land supply system,
administrative inefficiencies, and socio-economic pressures. Transactions involve
landholders, brokers, buyers, and local administrators in structured yet unofficial dealings.
While the government’s response includes eviction, partial regularization, and passive
tolerance, informal settlements persist as a response to unmet housing needs. Addressing
these challenges requires a more adaptive and inclusive formal land acquisition
framework, improved compensation for expropriated landholders, and better access to

affordable land, ensuring sustainable urban growth in Bahir Dar City.

Addressing these challenges requires policy revisions and operational improvements.

Strengthening land registration systems, implementing strong urban land banking, and
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introducing an urban land development fund could significantly improve the land supply
process. Furthermore, urban redevelopment strategies, which focus on optimizing
underutilized urban areas, can help reduce the need for expansion into peri-urban zones.
Allowing private sector participation in land servicing through lease law adjustments
would facilitate more inclusive and sustainable land management. To meet housing
demand effectively, Bahir Dar City and other Ethiopian urban areas must prioritize an
integrated approach to urban land supply, balancing land administration reforms with

community focused development strategies.

5.3 Recommendations

This section presents recommendations based on the findings and conclusions to improve
urban land acquisition for housing in Bahir Dar City, supporting equitable access,

sustainable urban growth, and efficient land management practices.

a) Strengthening Formal Land Acquisition Policies and Practices

e Implement Comprehensive Land Use Policies: Given the rapid urbanization in Bahir
Dar City and the demand for housing, city administrators and urban planners must
establish clear, comprehensive land use policies that prioritize efficient land allocation
for housing. Policies should balance urban development with the preservation of peri-
urban agricultural land, supporting a sustainable approach to urban growth.

e Reform Expropriation and Compensation Policies: The current expropriation policy,
which compensates peri-urban landholders based on a fifteen-year crop value, is
inadequate and contributes to socio-economic dislocation. Revising compensation to
reflect the land’s full value and the economic transition of affected individuals would
mitigate livelihood disruptions and incentivize peri-urban residents to engage in formal
land transactions rather than informal sales.

e Develop a Transparent Expropriation Process: A transparent process that includes fair
compensation, timely communication, and assistance programs for displaced
individuals will improve relations between peri-urban residents and municipal
authorities, fostering cooperation in urban land acquisition.
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b)

Enhance Urban Rural Land Conversion Mechanisms: To address the shortage of urban
land, a more streamlined urban rural land conversion process, aligned with current
urban expansion needs and environmental considerations, will facilitate a balanced

supply of land for housing and urban development.

Improving the Cooperative Housing Model

Create Affordable Financing Options: The high financial burden of meeting prescribed
building standards in cooperative housing has limited access for low- and middle-
income households. Establishing accessible financing programs tailored to cooperative
members can help them meet initial and ongoing construction costs. Options such as
low interest loans, subsidies, and instalment payment plans could make housing costs
more manageable.

Adopt Flexible Building Standards: Reassessing and potentially lowering building
standards for cooperative housing to align with members’ financial capacity of urban
areas can reduce costs and improve accessibility. Alternative construction models, such
as single-story homes or incremental housing, should be explored to accommodate
low-income households.

Improve Timeliness of Land Allocation: Delays in land allocation undermine the
effectiveness of the cooperative housing program. City planners should introduce a
demand responsive annual planning system to allocate land to cooperatives on a set
schedule, reducing wait times and ensuring that land is available when demand arises.
Increase Cooperative Plot Sizes and Green Spaces: Given that current cooperative plot
sizes are often seen as insufficient, expanding these sizes where possible will help
improve residents’ quality of life by allowing space for greenery and social areas,
creating more livable environments and fostering sustainable urban practices.
Strengthen Administrative Capacity and Reduce Bureaucracy: Reducing procedural
inefficiencies and enhancing transparency within the cooperative housing model can

expedite the certification and allocation processes. Clearer guidelines, regular audits,
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d)

and training for officials involved in land allocation and cooperative management can

help reduce barriers, increase transparency, and discourage fraudulent practices.

Integrating Informal Settlements into Formal Urban Development

Adopt an Inclusive Regularization Strategy for Informal Settlements: Rather than
pursuing widespread evictions, city authorities should implement a policy that
facilitates the integration of informal settlements where possible. This approach could
include formalizing land titles, offering infrastructure improvements, and granting
access to essential services, thereby improving living conditions and fostering
community stability.

Strengthen Affordable Land Supply Systems: To curb the growth of informal
settlements, Bahir Dar City’s land administration must develop affordable, accessible
options within the formal land acquisition system. Introducing subsidized land plots
for low-income households and reducing bureaucratic barriers for obtaining land
legally will help redirect demand from the informal market to formal channels.
Establish Clear Regulations for Brokers and Local Administrators: Informal brokers
play a significant role in the informal land market. Establishing a regulated framework
for brokers and informal agents could streamline and monitor land transactions,
promoting legal standards and reducing the exploitation of low-income residents.
Collaborative training and certification programs for brokers would encourage

compliance with formal land acquisition policies.

Enhancing Administrative and Institutional Capacity for Urban Land

Management

Develop a Centralized Urban Land Management System: A centralized digital land
management system can improve administrative efficiency and transparency in land
allocation, transaction monitoring, and housing development. Implementing a

Geographic Information System (GIS) based land registry would provide accurate data
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on land use, enabling informed policy decisions and easing land access for developers
and residents.

e Improve Collaboration Among Key Stakeholders: Effective land acquisition for
housing requires cooperation between municipal authorities, peri-urban residents,
developers, and community members. Establishing a formal consultation mechanism
where stakeholders can address concerns and collaborate on solutions will foster trust,
reduce conflicts, and create a more inclusive planning environment.

e Invest in Urban Planning and Housing Development Capacity: Training programs and
capacity building initiatives for city officials, urban planners, and other relevant
personnel are essential to modernize land administration in Bahir Dar City. These
programs should cover urban planning best practices, equitable land management, and
community engagement strategies, equipping staff to handle rapid urbanization and
increased housing demand more effectively.

e Allocate Resources for Sustainable Urban Planning: Ensuring that Bahir Dar City’s
rapid urbanization is sustainable requires ongoing financial support and human
resources for urban planning. Designated funding for land acquisition, housing
programs, infrastructure, and green spaces can support the city’s long-term growth and

create a balanced urban environment.

By implementing these recommendations, Bahir Dar City can move toward a more
sustainable and equitable approach to urban land acquisition and housing development,

addressing current challenges and anticipating future needs as urbanization continues.
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5.4 Further Research Areas

Based on the findings and conclusions of this dissertation on urban land acquisition for

housing in Bahir Dar City, Ethiopia, several future research areas emerge to further address

the gaps and challenges identified in this study. These areas can deepen understanding and

provide additional insights to guide effective urban land management and sustainable

housing development:

a)

h)

Impact of Expropriation on Livelihoods and Socio-economic Integration of Displaced
Farmers

Sustainable Land Management Strategies in the Face of Rapid Urbanization
Financing Mechanisms for Cooperative Housing and Affordable Housing Schemes
Urban Informal Settlements and Pathways to Formalization

Assessment of Policy and Administrative Barriers in Urban Land Supply Systems
Socio Spatial Impacts of Gentrification and Urban Expansion in Bahir Dar City

Role of Customary Practices in Informal Land Transactions and Potential for Formal
Integration

Public Participation and Social Accountability Mechanisms in Urban Land

Management

Finally, future research could explore the role of public participation in urban land

management and how social accountability mechanisms can be strengthened to ensure

transparency and inclusiveness. By assessing participatory land planning models and

feedback mechanisms, research could provide recommendations on fostering greater

community engagement and trust in urban land allocation and housing development

processes.
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ANNEXES

Annex 1: Interview and FGD Checklists

Objective 1 Interview checklist

Participants: Senior land development officers, kebele leaders, peri-urban farmer

households

1) What criteria or processes does your office use to determine land for expropriation
in peri-urban areas of Bahir Dar?

2) Can you describe the regulatory frameworks or policies that govern land
expropriation in Bahir Dar?

3) How does your office collaborate with local authorities and communities when
implementing land expropriation?

4) What specific challenges do you face while implementing land expropriation laws
in Bahir Dar's peri-urban areas?

5) Inyour view, how adequate are the compensation mechanisms for farmers affected
by land expropriation?

6) What are the key challenges faced by farmers when adapting to the urban land
acquisition process?

7) How do communities generally respond to land expropriation and urban expansion,
and what coping strategies do they use?

8) What support programs exist to assist farmers in adjusting to post-expropriation

changes, and how effective are they?
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Objective 1 FGD checklist

Participants: Peri-urban farmers who have partially or fully submitted land for urban

use

1) How has peri-urbanization affected your life and livelihood, particularly in relation
to land expropriation?

2) Were you informed about the land expropriation process, and were you given a
choice in the matter?

3) What challenges or concerns did you face when asked to give up your agricultural
land for urban expansion?

4) Were you fairly compensated for the land you lost, and how timely was the
compensation process?

5) How have you adapted your livelihood since losing access to agricultural land due
to urban expansion?

6) What social and economic impacts have you experienced as a result of land

expropriation and urbanization?
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K11 Checklist: Second Objective

Participants: Urban planners, senior officers from urban land management and cooperative

expansion offices, cooperative housing committee members

1)

2)

3)

4)

5)

6)

7)

8)

9)

What are the primary goals of the cooperative housing scheme in Bahir Dar, and
how do they align with the city’s housing needs?

What policies and procedures govern land acquisition specifically under the
cooperative housing scheme?

Can you describe the land acquisition process for cooperative housing, including
the key steps involved?

What challenges does the cooperative housing sector face in meeting the demand
for housing land?

What would you say are the main strengths and limitations of the cooperative
housing policy?

How well do current cooperative housing policies address the affordable housing
needs of low- and middle-income residents?

What specific challenges have you faced in implementing the cooperative housing
program, especially in terms of land allocation or infrastructure?

How do delays in land allocation or inadequate infrastructure affect the success of
cooperative housing projects?

How effective is the coordination between city departments in facilitating land

access for cooperative housing?
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FGD Checklist: Second Objective

Participants: Cooperative housing members (those who have received land, those who

haven’t built yet, and those on the waiting list)

1)

2)

3)

4)

5)

6)

7)

8)

9)

What was your experience with the process of acquiring land for cooperative
housing, and what were the key challenges you faced?

For those who received land, can you describe your journey from receiving land to
starting construction, and what were the main obstacles?

How has the waiting period for land allocation impacted your housing plans,
especially for those on the waiting list?

What specific challenges did you face when accessing land or starting construction
under the cooperative housing scheme?

How has the cooperative housing scheme met or fallen short of your expectations,
and in what ways could it be improved?

Are there particular aspects of the cooperative housing program that you think
should be changed to make it more effective?

How has being part of a cooperative housing scheme affected your economic
situation or financial stability?

Has your involvement in cooperative housing led to any significant changes in your
community relationships or social support?

How has the cooperative housing scheme helped or hindered your family's access

to affordable housing in Bahir Dar?

10) How do you view the current cooperative housing policies, Proclamation 9/2013,

and do you think it meet the needs of cooperative housing members?
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K11 Checklist: Third Objective

1)

2)

3)

4)

5)

6)

7)

8)

9)

10)

Can you describe the current state of informal land acquisition for housing in Bahir
Dar City, and how prevalent is it?

What factors influence people's decision to choose informal land acquisition over
formal methods in Bahir Dar?

How has the growing demand for housing contributed to the rise of informal
settlements in the city's expansion areas?

What are the main reasons people preferring to buy or sell land through informal
channels instead of formal ones?

Can you walk me through the typical process of an informal land transaction, from
initiation to completion?

What role do brokers, local officials, and elders play in facilitating informal land
transactions in Bahir Dar?

How do socioeconomic factors like income levels or employment opportunities
influence people's involvement in informal land acquisition?

What governance-related challenges or gaps contribute to the prevalence of
informal land transactions in Bahir Dar?

What are the risks or challenges faced by buyers and sellers in informal land
transactions, and how do they address them?

How has the growth of informal settlements affected the community, both socially
and economically, and are there specific neighborhoods where informal land

acquisition is more common?
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K11 Checklist: Fourth Objective

Participants: Land sellers, buyers, brokers, kebele administrators, code enforcement

experts, and local elders

1)

2)

3)

4)

5)

6)

7)

8)

9)

Can you describe the current state of urban land acquisition for housing
development in Bahir Dar City, including both challenges and opportunities?
How would you characterize the gap between the demand for urban land for
housing and the available supply in Bahir Dar City?

What are the main sources of urban land for housing in Bahir Dar, and how are they
managed to meet housing needs?

Could you outline the key legal and policy frameworks governing urban land
acquisition and housing development in Bahir Dar City?

How effective do you believe the current legal and policy frameworks are in
supporting urban land acquisition for housing development?

Are there specific aspects of these legal and policy frameworks that create
challenges or obstacles to securing land for housing?

What are the primary administrative challenges that hinder efficient urban land
acquisition for housing development in Bahir Dar?

Can you discuss any policy barriers that particularly hinder urban land access and
housing development in the city?

How do coordination challenges between federal, regional, and municipal

government levels impact the urban land acquisition process?

10) What is the current status of urban land registration in Bahir Dar City, and what

challenges or opportunities does it present for housing development?

11) Can you describe the city's progress in banking its land resources, and how does

this impact the availability of land for housing?

12) How effective is the urban land leasing system in meeting the demand for housing

development, and are there any limitations in this system?

13) Are there any successful practices or solutions from other Ethiopian cities that

Bahir Dar could adopt to improve land acquisition for housing?
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Annex 2: Observation Checklists (Guide)

1)
2)

3)

4)
5)

6)

7)

8)
9)

Observe physical changes in peri-urban areas due to urban expansion.

Assess the socio-economic conditions of communities affected by land
expropriation.

Evaluate the proximity between urban expansion areas and agricultural
communities.

Observe physical development and infrastructure at cooperative housing sites.
Note the status of housing construction (completed vs. ongoing) in cooperative
housing areas.

Assess the availability and condition of basic infrastructure (roads, water,
electricity) near housing plots.

Observe the types and conditions of housing (temporary vs. permanent, materials
used) in informal settlements.

Assess the availability of basic infrastructure (roads, electricity, water, sanitation).

Identify areas of expansion, especially towards peri-urban and rural zones.

10) Look for signs of recent land development or construction, indicating new informal

land acquisitions.

11) Note any visible land boundaries or markers in the absence of formal demarcation.

12) Observe community interactions (e.g., local gatherings, informal markets).
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Annex 3: Secondary Data Shots
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Sample Contract Agreement Format for Informal Land Transaction

NA% /NEC/ %N e+L47 PRHA N ChhN @A NFPT1%
(17N ) [V~ T T (e PSSP 1 ..v, 3 | A S SRS,

e A S e D D558 R T A S S

OEATROARY v osmEssasn i TR s S AN ITA o A

S NFPS AZEATY DAL PAMENIT Ord ASPTS @A +9NL NEFANALC UT 21C 1831, 1832, 1675,
1679, 1680, 1719, 1731/1/F 2266, 2273, 2274 AS 2875 CNL.CH @EIT L3 LY NHU $MA PIL1TOD PRHA N+
NAS ChhN @4 NTRTRF NATIETF Lt L ROPFAx

AT @A ASPT/ANCHN/ NAST T9AF AU NHYU NN/8C Ph+@d @AY @nd Ned Ne

.................................... PEHF N AR NRIST PhAd NBF BCEC PUY . DA B Nk
.............................. Né TFC PAAPTE APAT NATRT oooneeccrrcenrivrenneeed DR i NIPNGP
................................. AG NTOOLA oo, PALLPATEY PRHF LAFTY $2T° NA NOPE ADIETT
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PEMeNDT LLHHA NATYT NASO TN kY ANZNNT BUTY A NE-EF NATIETF &F LR
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N SNA s, @AM PALTTO PRHA AT 2290 A ATSF@- PTUUY PNECAFRTANC ...
o e LI ) KIRTRANAT NHLIJ9Y NMESFD® 80T GR@AN NAAFA NATITIA

+24-2¢T NAL PAMPNDY PRHZF NAFFET NGB 9N AL 2UTY @A NATIFET &F L&TEhAU
PO A NPT POrA 985
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18 ARLCTT AGNCAND BUTY PO 182 TN+GA: NHMIILT® NFITFODGS APALP NV NT° DL +LhNe- NTLHC
10 AT D AT ATHCAT DRI LY BUTY POrA 184 T1HTA:
PmA ++NL /+4hN/ POrA LS
RS NIRG ALLAR hAR PAMeNE @A +PNL /ALNN/ s hed NPT hat
................................... AG NDB/C oo AR PRLNNUFTY PRHAF L PATR TNLT TIHDLL DD
NH@RANF NN NN AREY 2UY PO 184 TNFAL:
PmA NePFG POrA +4NL PIL POA VL8 F
BUYY NAL PHHZHZEY 04 PLLA BRIP Orf ATI8RLRT® PFAAT PA++ 01T NTC NEF Nl AT RDC
1869 NCLLSP L@ A°ALT A+PAA B73 NC I e e e RO ) N&A @A NAT &3 PRT
LUGA:

PUTY A NIPPA PING /PPPA/ ATIET
AT NHU NAF N99FY PAmenie hO9EF 04 AaPTG O +$NL hAL PHHLHLONY @A APPAS
ALLLT™ heHIT ATOHT KEGP NRIYTIH LLIPTA:
POA NePT NPT LLT
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Annex 4: Published articles
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