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Abstract 

In an urban area, land is a critical resource where all social, economic and 
environmental activities takeplace. Studies indicate that, currently, many urban 
centers are facing different challenges such as limited institutional capacity, poor 
urban land market, weak urban governance, and poor land information system, 
which retard desired outcomes of land as a basic resource. The objectives of this 
study are fowfold: i) identifYing instituitional capacity of the MuniCipality in 
Bichena town, ii) evaluating the land market system of the study area, iii) assessing 
the problems of good governance, and ivY evaluating the land information system of 
the Municipality. A sample size of 140 respondents was taken from the local 
residents. Moreover, professionals and the Manager of the Municipality were 
interviewed. Both primOly and secondary data were collected through 
questionnaire, interview, and observation. Once the data collected, edited and 
managed, both quantitative and qualitative analyses were conducted. Findings of 
the study show that the demand for land for residential purposes is increasing from 
time to time. But because the demand and supply of land is not balanced leading to 
informal selliements. Important governance factors contributing to such problems 
include weak institutional capacity of the MuniCipality in the field of skilled 
manpower and financial terms, poor land information system, lack of good 
governance with reagard to transparency and accountability. Findings of the stuay 
also indicate that land speculation and the establishment of unstandardized housing 
are prevalent problems allributed to poor governance of urban land. Therefore, the 
town administration and the Municipality along with other relevant stakeholders 
should work together so as to allievate the aforementioned challenges as per the 
rules and the regulatios set. The ANRS should also support the town administration 
interms of long term and short term training to enhance the human capital of the 
Municipality thereby help bring about an all rounded development in the town. 

Key words: land management, good governance, land speculation, informal 

settlements, sub-standardized housing 
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Chapter One: Introduction 

1.1 Background of the study 

Land is a scarce natural resource that needs to be managed properly. The case is more so 

when it comes to urban areas where land serves as the platform for the provision of all 

social and economic services. This can be j ustified by the following arguments. First, 

land plays an important role for the manufacturing of goods and scenery. Second, it is a 

resource that provides in the form of rent, sale or harnessing its fruit from gains. Third, 

land as a resource provides public amenities and infrastructure and a range of functions. 

These act ivities may directly or indirectly impact on the wealth of any nation, and its 

economic development relies on it (UN, 1996). 

The World Bank (1999) asscrts that urban land has become the base for socio-economic 

development serv ing as the main revenue source for Municipalities. However, the 

security and fixed nature of land in suppl y is a big challenge to fu l-fi ll the existing 

demands of different and competing land uses. Moreover, as the demand for land ri ses 

and the supply is limited, low income groups may be forced to occupy land illegally, but 

without serviced sub-divisions of land at the periphery of towns tend to be most 

vu lnerable to both natural and man made hazards. 

In most African countries, land lies at the heart of soc ial, political and economical life; it 

also has a major hi storical and spiritual significance. At one time, land was deemed as an 

almost inexhaustible resource in A frica, but the rapid population growth and market 

development are creating mounting compli cation and pressures on it, especially on land 

close to towns and cities and land of high productive va lue (World Bank, 1999). 
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During the feudal era of Ethiopia, the land ownership system was free hold. Land was 

concentrated in the hands of the federal land lords, the nobility, the royal families and the 

church . When the feudal government gave way and replaced by the soc ialist system 

( 1974), excess land was di stributed to the land less tenants, whereas the new government 

took over the ownersh ip of all urban land and extra hous ing in terms of proclamation No 

4711975. But during the soc ialist era, land tenure was highly insecure as the arbitrary 

evictions by the government posed a serious threat and many plots of land were severely 

underutil ized (De ininger e/ aI., 2003). The system did not encourage private investors 

and land lords to develop their land parcels due to the threat of eviction and insecurity of 

land tenure. The complex nature of the system was also noted as having played a major 

role in hindering any progress towards a meaningful land reform . After the dawn fall of 

the Dergue, many stakeholders expected significant changes with respect to land 

development and supp ly; and it was under the transitional government that the command 

economy had changed. 

According to the constitution of Ethiopia (1995), the right to own rural and urban land as 

well as natura l resources belongs on ly to the state and the peoples of Ethiopia. Land is an 

inali enable common property of the nations, nationalities and peoples of Ethiopia. Infact 

the right of Ethiopian peasants to free all otment of land and not to be evicted is 

guaranteed.Therefore, inorder to overcome the aforementioned problems, th e new system 

requires a modern land information system, ski lled manpower that implements the 

system, adeq uate land market, and good governance for proper land management ino rder 

to promote sustainable development through preventing land speculation, squatter 

settlements and unplanned urban expansion. 
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1.2 Statement of the problem 

Land management includes the formulation of land policy, the preparation of land 

development and use of plans, and the administration of a variety of land related 

programs. Land adm inistration on the other hand, includes the functions in vo lved in 

regul ating the devel opment and li se of land by resolving conflicts concerning ownership 

and use of the land (Dale and McLaughlin , 1988). 

Urban land is a scarce natural resource, which is required for all economic, social and 

cultural activities of any city. This scarce natural resource needs to be properly managed 

in order to optimize the benefits from these activities through minimizing environmental 

and other social problems caused due to the improper management of urban land. While 

thi s is the case, most developing countri es encounter many constrains in using land 

resources effectively and efficiently.That means their management system is poor or 

ineffi cient (Dale and McLaughlin , 1988). 

As indicated by Holger (2002), cities of many developing countries face many challenges 

in land management which ham pers their sustainable development. There is rarely a clear 

urban land policy that takes into account activities of all agencies involved in land 

management. Land admin istration is al so often centralized. This situation is worsened by 

the limited enabling capacity of central governments and the absence of a clear 

dist inction of responsibilities between sectoral pol icies (m inistries), between national and 

local levels of the governments as well as between the state and civi l society giving rise 

to the duplication of some efforts, while ignoring others. Besides the weak institutional 

and professional capacity to manage land, ' there is lack of adequate fi nancial resources, 

3 
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especially at the local level. In addition, complex land regulations and lengthy procedures 

are hindering fast and cost effective solutions. To overcome these problems, norms of 

good governance such as effectivness, transparency and accountability have to be 

incorporated in urban land management (Njenga, 1999). 

In most African countries, the nature of urban land use indicates a strong adherence to the 

traditional land use planning approach. Many cities in Africa have been developing with 

the traditional land use approach. This has generated diverse urban, manifesting in the 

form of deterioration of cities into slums, pollution, congestion, unsanitary condition and 

epidemics (Jiboye, 2003). 

In Afri ca, though land lies at the heart of social, politi cal and econom ic life of the people, 

customary land management is under pressure and the coverage of formal land 

institutions is genera ll y very limited. As a resu lt, land tenure and shelter are insecure for 

many ordinary Africans in both the rural and the urban areas. Property ri ghts are weak or 

unclear, which provides a major obstacle for promoting investment. Despi te being centra l 

to peaceful deve lopment, economic growth and sustainable resource use, land issues have 

been ignored (J iboye, 2003). 

Ethiopia is one of the most rapid ly urbanizing countries in Africa. A study by Abraham 

(1995) indicates that the practice of urban land management in the country is sti ll at its 

lower stage. It is also fragmented and inefficient due to constraints in current planning 

approaches. The prevai li ng urban planning approaches in our country were traditional 

master plan and development plan. These plans are vague, poor in financia l resource for 

implementation, little or no attention is paid to project implementation, programming and 
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financing. The plans are too stat ic to cope up with the rap id urban development and 

investment adjustment. Regulatory and procedural systems for mod ifying and updating 

and revising the plans are absent due to the overall poor management system. 

The Federa l government of Ethiopia is intended to bring an overall development in the 

country and the local government is a focal po int for that development. But the current 

and past experiences have shown that land management system of the local government 

of the country is not development respons ive. The improper implementations of urban 

planning, underdeve loped land , and vacant land for speculation purpose are features of 

many towns. As it is indicated in the literature review part, land speculation occurs when 

the demand for land at the present time or in the near future outstrips the supply of land. 

This can be caused by several factors both on the demand and supply side. On the 

demand side, land speculation can be trigerred by excess rapid economic growth or by 

slowly growing economies (UNESCAP, 1994, cited in the Real Estate Management 

Hand Book (2008). The challenges associated with the provision of land for housing and 

infrastructure and other services are among the major ones that the government and 

Municipalities are facing from time to time (NUPI, 1995). 

Slums and other informal settelements are the other challenges of Ethiopian towns. They 

are often described by their low standard housing, acute shortage of basic physical and 

social sevices, high environment and health threats, non-compliance to planning 

regulations, insecurity of tenure, faulty alignment of streets, soc ial composition 

(especially in relation to rural to urban migration) and unfavourable socio-economic and 

living condition (Remy, 2005). Slums are urban residential areas which are 
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environmentally unfit for residential purposes owing to the poor quality and/or the 

absence of basic physical, economIC and soc ial amenities (MOUD, 2006). Informal 

settlements are the other prob lems in Ethiopian towns. The basic reason for the 

occurrence of informal settlement is lack of financ ial, material and other resources for 

investment and the consequent lack of access to conventional housing (UN-HABITAT, 

1997). Studies indicated that institutional capacity intenns of sk ill ed man power and 

finance, urban land market, good governance, land iformation system, etc are the main 

challenges of urban areas in the country. But the problems are not still minimized. 

Regarding the study area, the deve lopment of the town is not as expected. For many 

years, the development of th e town had been hindered . Its investment activities find at its 

infantile stage. From the different factors that affect the deve lopment of the town, the 

most important issue is the inefficient uti lization of land resources and its contribution to 

urban development. The Municipality, which is a responsible body for admini stration of 

urban land, has shortage of skilled manpower which resulted in limited capacity to 

implement the development plan. Thi s leads to the inefficient uti lization of the scarce 

land resources which highly affects soc ial, economic and environmental development of 

the town.The need of effective land management for planning, development control and 

urban management is very important. So, urban land management is the core issue in city 

development and the key task of urban Managers. 

Though Bichena is an emerging town and is more attractive to investors and encourages 

the Mun icipa li ty admini stration to manage their land resources effectively, the town is 

still facing man y chall enges such as weak institutional capacity, poor recording system 
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(poor information system), limited land suppl y and weak governance practices that hinder 

the town from managing the land resources effectively and effic iently. Howevr, there is 

no research done on the issue yet in the study area. Having these constraints in mind, this 

study sought to show the major challenges of urban land management in the study area 

and tried to address the extent to which the Municipality is able to achieve its goals. 

1.3 Objectives of the study 

The general objective of the study IS to assess the major challenges of urban land 

management in the study area. 

Specifically, the study seeks to: 

.:. evaluate the institutional capacity of the Municipality to manage land and land 

development in the study area, 

.:. assess the effectiveness of the Municipality in managing land and land related taxes, 

.:. Evaluate the nature of demand and supply of land by the Mun icipality, 

.:. identify the problems of good governance (accountabi lity and transparency) and its 

influence on land management in the study area, 

.:. assess the land information system of the Municipality in land development. 

1.4 Research questions 

In order to achieve the above-mentioned objectives, the following research questions are 

set for investigation: 

• What is the capacity of the Municipality to achieve its goal in the study area? 

• What is the effectiveness of the Municipa lity to manage land and land related 

taxes? 
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• How is the supply and demand of land for development in the town and how is it 

managed? 

• How does good governance (transparency and accountability) affect land 

management system in the town? 

• What major consequences do the challenges of land information system have on 

urban land management of the Municipality? 

1.5 Significance of the study 

The study wi ll make contributions to urban land management po li cy formulat ion and 

implementation in urban land management. The study seeks to identify the main 

cha ll enges hindering the efficient and effective land management of the town and, its 

prospects for the development of the town. Bichena town Municipal officia ls can think on 

the respective local polices to address the problems. Economically, this can attract 

investment activities to the town; promote effective use of land resources and enhances 

Municipality' s services to residents of the town. 

In the town there is no research done on the title yet. Hence, the academic significance of 

the study can be described as an input to professionals and other individuals who shall 

under take further studies to examine issues related to the development of the town. 

1.6 Scope and limitation of the study 

The scope of the study is spatiall y limited to Bichena town administration and the study 

addresses the main cha llenges of urban land management in the town. The town has four 

urban kebeles. Even though, the obstacles of land management are many, only the major 

chal lenges of land management related to the limited urban land market, land informat ion 
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system, institutional capacity and good governance of the town were cons idered as the 

main study variables. 

As far as limitation of the study is concerned, respondents were reluctant to provide 

relevant information and in thi s case the researcher was encountered with difficulties to 

collect the distributed questionnaire as well as to find secondary documents from the 

Municipality. More than a month had passed in order to find the documents and the 

di stributed questionnaires, but it was difficult to get the needed data. Finally the analysis 

and interpretation time was affected and hence thi s work has full of ruches and 

limitations had encountered. 

1. 7. Organization of the thesis 

This paper is organ ized as follows. The first part is the introduction part which deals with 

the general aspect of the study followed by the statement of the problem and objectivies 

of the study. The second part is the li terature review which deals with the secondary data 

that provides detailed information about the topic.The third part deals with the 

methodology part of the paper and it encompasses the study design, sampling technique 

and size determination, data co llection techniques and method of data analysis. The 

fourth part deals with data ana lysis and presentation and the final part of the thesis 

provides conclusion and recommendations which are summarized and suggested by the 

researcher (auther). 
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Chapter Two: Literature Review 

This chapter is divided into two sections. The first section discusses the theoretical 

literature, where as the second section presents empirica l literature. 

2. 1 Theoretical Literature 
2.1.1 Urban land as a resource 

According to UN (1999), land management relates to the activities associated with the 

management of land as a resource from both environmental and economic perspectives 

towards sustainable development. Land is the most crucial resource which sustains life. 

People consider land both as a physical commodity and an abstract concept. In the case of 

the latter, the right to own or use it is as much a part of the land as the objects rooted in 

its so il. 

2.1.2 Urban Land Management 

Land management is the process by which resources of land are put in to good effect. 

Land management encompasses all activities associated with the management of land and 

natural resources that are required to achieve susta inable development. Land 

admin istration systems are institutional frame works complicated by the tasks they must 

perform by the nationa l cultural, political and judicial settings and by technology 

(Enemark, 2005, in UN-EeE, 1996). 

Simi larly GL TN, 2008, argued that land management is the issue of putting land 

resources into efficient use; mining, producing food , shelter and other products or 

preserving valuable resources for environmental or cultural reasons . Land administration 
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is the governmental responsibility which provides security of tenure and information 

about tenure Issues for property markets and governmental and pri vate busi ness 

activities. For this, information is necessary, wh ich is to be provided by land information 

systems, sometimes call ed cadastre. I n other words, the government at local and central 

levels needs to provide an institutional set up including policy and legislation, 

organization for implementation of the policy and enforcement of the legislation and 

dissemination systems to make the information ava il able in soc iety to benefit tenure 

security, property, land use planning and taxation and business in general. 

Sevatdal (2002) described land management as the activities associated with the 

management; land as a resource from environmenta l, economica l and soc ial perspective 

towards sustainable developmen t. From a professiona l point of view " land 

conso lidation", or " land readjustment" as it is often called when appli ed in urban areas, 

traditionall y are important components of land management. 

The operational function s of land management are for making and implementing land 

polices; protecting, acquiring, using, transferring, and distributing rights and interests in 

land; and carries out the distributive fu nctions by planning, organizing, coordinating, 

directing, and controlling the use of land . Such operational functions are defined , 

monitored and enforced by the traditional authority systems, political , economic, 

environmental , and cul tural factors of the communi ty including their world views, values, 

aspi ration, interests, be li ef, systems and goals within an institutional framework 

(Sevatdal, 2002). 
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2.1.3 Urban land management features 

Urban land management actually faces many problems in most developing countries as 

well as in countries in transition which hamper susta inable urban development. There is 

rarely a clear urban land policy that takes in to account activities of all agencies involved 

in land management (Holger, 2002). 

The organizational structures for land management differ widely between countries and 

regions throughout the world, and reflect local, cultural, and judicial settings. The 

institutional arrangements may change over time to better support the implementation of 

land policies and good governance within this context, the land management activities 

may be described by the three components: land policies, land in formation infrastructures 

and land administrat ive infrastructures in support of sustainable development (Enemark 

et aI. , 2005). 

As per the previous studies, the urban land management practice in Ethiopia is still at its 

lower stage. It is fragmented and inefficient due to constraints in the current planning 

approaches. The prevailing urban planning approaches in our country are traditional 

urban plan and development plan, action plan and detail plan. These plans are vague, 

poor in financial resource for implementation, li ttle or no attention is given to project 

implementation, programming and financing. The plans are too static to cope up with 

rapid urban development investment adjustment. Regulatory and procedural systems for 

modifying and updating and revising the plans are absent. 
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2.1.3.1 Institutional capacity 

There are different meanings and interpretations of capacity depending on the users and 

context in which the term is used. Some authors described capacity as the ab ility of 

organizations or organizational units to perform functions effect ively. Efficient and 

sustainable capacity relates to the abilities, ski ll s, att itudes, values, rel ationships, 

behaviors, motivations, resources and condit ions that enable individuals, organizations, 

sectors and broader social stems to carry out functions and achieve their development 

objective over time (Balger, 2000). 

Institutional capacity determ ines the failure or success of a government policy, rules, 

regulations and programs. Plans are meaningful on ly when they can be implemented 

successfull y. In this regard institutional capacity is a critical component in the 

implementation of a development program (NUPI, 2003). Sound institutional capacity 

can be determined by the elements of good governance such as insuring sustainability of 

urban development, ensuring equ ity, with regard to resource utilization, efficiency and 

effectiveness in service delivery, transparency and accountability, participation and 

consensus building with the society, ensuring rule of law and security (MWUD, 2006). 

Efficient implementation and effective outcome of certain activity is dependent more on 

inst itutional capacity than on legal frame work. The presence or absence of this capacity 

highly influences the urban land management in the city or town. 

According to the Global environment facility (2006), capacity can be defined as the 

ability of individuals and organizations or organizat ional units to perform functions 

effectively, efficiently and sustainably. Global environment facility (2006) elaborate this, 

13 



( 

o 

o 

o 

as limited individual, institutional and systematic capacities freq uently underm ine a 

deve loping country commitment to institution sustainable land management. At the 

national levels, government institutions and ministries often lack personnel with technical 

or policy skill s. At the same time inter- institutional and intersectoral coord ination and 

cooperation is lacking as local level empowerment. Further, good governance strategies 

are generally weak or non-existent. Sim ilarly at local level, the stakeholders knowledge 

of sustainable land management practices relies on time tested trad itional techniques and 

knowledge that has been transferred through generations. Lack of financial resource to 

change land management policy in most develop ing countr ies was another problem of 

urban centers. 

2.1.3.2 Effectiveness of the Municipality in Manging Land and Land Related 
Taxes 

Cities must be financially sound and cost-effective in the management of revenue sources 

and expend itures, the administration and del ivery of services and in the enablement based 

on comparat ive advantage of the government, the private sector and communities to 

contribute formally or informally to the urban economy. A key element in achieving 

efficiency is to recognize and fac il itate the specific contributions of women to the urban 

economy (Holger, 2002). 

The efficiency measurement can be applied to urban land management through; 

development of effi cient , simplified land delivery mechanism including cadastral 

syste!TI s, land registration mechanisms, land transactions, legal fram eworks, land 

va luations and taxation as well as land consolidation and readjustment, delivery and 

public services regulation of public services through partnership with the private profit 
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and non profit (civil society) sectors, while suppl ying sites with or without services for 

the urban poor or during phys ical upgrad ing of in forma l settlements; promote integrated 

urban planning and management; improving the effectiveness and efficiency of local 

revenue co llection(coming from taxation on land and buildings) (Ho lger, 2002) . 

2.1.3.3 Demand and supply of urba land 

The interaction of urban and market demand and supp ly determ ine urban land prices. If 

urban land supply is very responsive to demand, land prices wi ll tend to reflect the 

productive va lue of land. On the other hand if urban land markets are constrained and 

cannot effectively respond to the demand pressure, land prices will tend to be much 

hi gher exceed ing the ir productive va lue. These constra ints are often the result of 

restrictive land use regu lations, inadequate network infrastructure to support urban land 

development, unclear property ownership and tit ling records and the actions of land 

owners to drive urban land prices by withholding land from the market (Serra, in WB, 

2004). 

An inbalance in the land market often leads to land speculation. In fact, as it became 

evident recently in the South -East and East As ian Economies, if land and property 

markets are not properly regulated, they contribute considerably to the collapse of cap ital 

markets and cause unemployment in the labour markets. A poorly functioning land 

market leads to several ill s including land specul at ion , creation of slums and squatter 

settlements, environmental deterioration and an inefficient urban development pattern 

which increases the cost of doing business in the city and adversely affects urban land 
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management (Serra, in WB , 2004). The problems observed in these countries are the 

same in our country too. 

Unl ike other markets however the ease of entry or exi t is controlled by local and national 

government policies. An efficient and effective land market can therefore be 

characterized by the local of easy of entry to the system and of carrying out land markets 

transactions both of which depend on the avai labi lity of adequate land in formation, 

secure tenure arrangements, and appropriate registration/recording mechanisms. On the 

other hand, non performing land markets are plagued with a number of problems easily 

recognized and commonly found has over centralization of management and 

administration inappropriate, over detailed, and inflex ible regu latory and legal frame 

work; lack of in appropriate use of resources and politics will to tackle problems; 

administrative system lacking effici ency, equity, accountability and probity; and a fa ilure 

of reluctance to encourage participation from the urban poor (World Bank, 2004). 

2.1.3.3.1 Demand for Land 

Faravacque and Me (1992) described that the demand for land is determined by the 

product or service produced on the land; in other words, by the use of the land. This 

characteristic in itse lf represents a fundamenta l difference between land and other 

commodities. The demand for residentia l land taken from the demand for housing and is 

affected by the demographic and economic pressure such as the rate of the household 

format ion, the level of house hold income, the capacity for mobil izing house hold savings 

and access to credit. It is also affected by the number of people wanting to hold land as an 
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investment and therefore by the incentives to do so, such as form of security of tenure 

and a good recording and registration system. 

Nowadays the demand for urban land is increas ing at a very rapid rate in every urban 

center throughout the world . Thi s demand for land is to meet the demands of the society. 

The problem is to balance the public facilities and the development activities. The 

aggregate demands for land have resulted from asset of global and national sources that 

have tended to concentrate human activities in urban centers creating intensive pressure 

on the supply of urban land. 

Land is a major source of income of the public through efficient and effective property 

tax, direct tax on land , rent on publi c land, development land tax, capital gains tax that 

need to be guided by the availab le land policy and management. Good land management 

helps to improve the soc ial and economic lives of millions of poor people. But littl e 

seriousness is shown for rat ional land management. The result of thi s is shown in a 

continuous increase of land prices leading to land speculation, scarcity of developed 

urban land particularl y for housing and to the pro liferation of slums and extra ill egal 

settlements with little or no infrastructure services. 

2.1.3.3.2 Supply of Land 

The quantity and price of land are affected by the spatial pattern of infrastructure (the 

constraints on infrastructure capacity frequ ently impede land development) ; the 

topography, which determine the extent to which the land can be developed phys ically; 

the willingness of land owners to make land available on market (speculators may keep 

land of the market in anti cipation of a substantial price appreciation) ; and by the 
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government's restrictions on the use of land by means of zon ing and other land use 

controls (Catherine and Patrirck, 1992). 

2.1.3.4 Land information System 

One central point has to be made. No accountability, transparency, and effective 

management are possib le without adequate knowledge about the qualities and quantity of 

public land , related legislat ion and regulations (where is what and what is where). Many 

governments share a common problem. They do not know where and how much public 

property they own and what rights are attached to it, where a ll of the existing information 

is located in a complex institutional env ironment and how complete, accurate, reliable 

and relevant the information is for planning and decision making. There is wide 

divergence in approaches and institutional arrangements for managing state land 

in formation (Treasury Board of Canada, 2000). 

Dale and McLaugh lin (1996) also explain as the interaction between people, data, 

technology and procedures that control the flow of land related information in 

organizations to support production and service delivery or is a companion of human and 

technical resources, together with asset of organizing procedures which produces 

information in support of some managerial requirements such system has mechanisms for 

collecting, storing, monitoring, processing data and retrieving and disseminating 

information that can be used for decision making. 

According to the suggestion of SIDA (2009) basic information on land use is essent ial for 

proper urban land management in order to : 

• provide settlements for the growing of urban population 
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• improve environmental condition for human activities; 

• protect natural resources from degradation and 

• improve productiv ity in trade and industry etc 

An efficient system for land admin istration and geograph ic information is important in 

the economic development of a country and one of the corner stone's of a market 

economy. This fact gives rise to a need for information on real property rights, values and 

use of land and building for business activities, urban and rura l planning management of 

real properties and development and implementation of land policies (SIDA, 2009). 

2.1.3.4.1 Urban Land Registration 

According to Dale and Mclaugh lin (1996) land registration is the process of record ing 

recognized interests in defined land units. The author added that documenting the nature 

and spatial of extents of interests in land, regi stries also enable the transfer of such 

interests, provide evidence for the resolution of such interests, and provide evidence for 

the reso lution of land di sputes and information for variety of other public function s. The 

basic elements of land registration are the registerab le land unit that means the land 

object, the lega l person to whom rights are assigned; that means the legal subject and the 

relationsh ip between the land and the legal person that means the property right. 

Land registration III the form of titles are deeds that provides legally recognized 

documentary evidence of rights and interests in land that particular persons are meant to 

enjoy. Cadastral surveys provide a documentary record of the artifacts or monuments that 

deli neate the areas where these rights may be exercised. Increased tenure security 

contributes to improving the economy in that it encourages investment in land. People 
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will invest in improving their land if they are confident that their investment is secured. 

Moreover, title deeds can be used to mortgage land , thus st imulating credit inputs in land 

(Micheal, 200 I). 

To undertake land management, so necessary in developing areas, in format ion about the 

land is needed. Nichols (1993) argued that: 

"information is the foundation for making, implementing and enforcing 

land management decisions. Those involved in the management process 

ji-om public policy makers to private developers-require information 

about land tenure because the implementation plans and policies rests 

in rights to use, control and benefit ji-om the land and its resources. As 

cZlstodians of land tenure information, land registration systems have 

an essential role to play in land management." 

There is a need in all towns for improved system of land records. Currently as much as 

50% of properties in towns are not regi stered . Improved land records are essential to 

provide accurate data for maximizing the collection rates for land based revenues and 

they are im portant to reduce the burden of transaction costs on citi zens and to allow land 

transfers to operate smoothly. Land records are also important as a basis to impose higher 

rents and taxes on existing properties in core city areas and thus encourage their 

conversion to higher and better use. The options avai lable range from the creation and 

maintenance of full blown cadastre systems to simple spread sheet-based land ledgers and 

records backed by archive filing 0 land documentation (Davsid and Birkey, 2006). 
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As far as the land information system is concerned, the problem is Sevier in many 

African countries and urban areas of Ethiopia. The problem is seriolls in the study area 

too. The detail is on the analysis. 

2.1.3.5 Good Governance and Urban Land Management 

Many developed countries, post-transition countries and develop ing cOllntries have 

embarked on a thorough re-evaluation of the role of government in their societies. There 

is a trend towards public-sector reform and delegation of decision making over publi c 

land assets to lock authorities. General principle for "good asset management have been 

establ ished that governments need to adopt in order to strengthen their public property 

management systems and enhance their efficiency and transparency (Magel and 

Wehrmann, 2002). 

Land management IS a critical factor for ensuring good governance in the land 

administration of a country. There are common factors involved in poor public land 

management. There is typically ambiguity in authoritative roles and responsibilities, a 

lack of accountability or methodology in the systems of allocation, appropriation, 

disposal or use of public land, and lack of information on state assess. Weak governance 

in thi s area has direct and indirect implications for citizens and broader effects on 

econom ic development, political legitimacy, peace and security and development 

cooperation. There are a number of elements that can be applied to a strategy for 

developing good governance in urban areas (Magel and Wehrmann, 2002). 
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2.1.3.5.1 Accountability and Transparency 

The accountabi lity of loca l authorities to their citizens is a fundamental tenet of good 

governance. Similarly there should be no place for corruption in citi es. Corrupti on can 

undermine local government credibility and can deepen urban poverty. Transparency and 

Accountabi l ity are essential to stakeholders understanding of local government and to 

who is benefiting from decisions and actions. Access to information is fundamental to 

this understanding and to good governance. Citizens' participation is a key element in 

promoting transparency and accou ntab i I ity (UNCHS, 2000). 

These can be applied to urban land management including regular , organi zed and open 

consultations of citizens on al l matters concerning land; ensuring transparent 

management of an open land market by removing administrative and procedural 

incentives for corruption including mechanisms to avo id that cheap land released by the 

public sector and designated to the urban poor is taken by officials and civil servants and 

so ld at much higher value on the market (often after years of speculation) ;ensuring 

transparent, comprehensive and accessible systems in transfering land rights and legal 

security oftenure(ib id). 

Al l measures that improve transparency in genera l estab lishing codes of conduct, 

promot ing an eth ics of service to the publi c by putting into feedback mechanisms and 

providing access to information on land management creates conducive environment for 

urban development. Transparency is widely recognized as a core princip le of good 

governance. Transparency means "sharing information and acting in an open manner ". 

Moreover, transparency, "allows a stakeholder to gather information that may be critical 

to uncovering abuses and defining their interests". Transparent systems have clear 

procedures for public deci sion making and open channels of communicat ion between 
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stakeho lders and officia ls, and make a wide range of information avail able. The free 

access to information plays an important ro le in promoting transparency. Information 

however must be timely, re levant, accu rate and complete for it to be used effect ively, 

who produces what information, and for what purpose, become key issues when 

competing interests converge on a particu lar issue (UN-HAB ITAT, 2004). Good 

governance in terms of accountabi li ty and transparency is a vital instrument in bringing 

sustainable development in Eth iop ian towns and spec ifically in the study area. But 

currently Bichena town is highly suspect ible to governance problems due to absence of 

ski li ed man power in the area. 

2.2. Empirical literature 

2.2.1 Experiences of some African Countries land information system for 

secure land tenure 

Uganda is implementing a strategic action plan that requires a GIS system and a land 

information management system which can deal with both cadastral and non cadastra l 

parcels as a foundation data in the same land record system. They are undertaking 

systematic adjud ication of a ll parcels at the loca l level , in terms of projects, with the idea 

of using the spatial information generated to suppl y economic and socia l services. Those 

people who have been adj udicated can apply and pay the fu ll cost for a title, if they want. 

Because of Uganda's hi story, there are large parcels of land which have been regi stered 

wh ich a lso have many occupants who now have occupancy rights and can appl y for a 

new form of title. 

This means that the land information management system has to have the information 

both about the registered rights under the conventi onal titling system and the new 

customary or occupancy tit les which peop le can get under the new 1998 land law (UN­

HABITAT, 2003); without an appropriate land information system and appropriate LlS/ 
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GIS Uganda will not be ab le to deliver at sca le the expected economic and soc ial services 

to people in these areas, and they will not be able to offer susta inable and affordable 

tenure security to the majority of the people. They will also not be able to increase the 

governance and transparency of the land system through decentrali zed systems of land 

management using local record offices as part of the land information management 

system. Another key function of Uganda's land information management system will be 

to supply information to manage conflict and so lve disputes. This means that the system 

must not only be useful at the local level but also be useful to other government agencies 

such as local governments and the department of justice, which is involved in dispute 

reso lution. Therefore, the management of spatial information flow from local to notional 

level and between agencies is crucial for the country (UN-HAB ITA T, 2003). 

In South Africa, the cadastral system covers 80-90percent of the country, but 25-30 

percent of South Africans live outside the system. Most of these people live in the former 

homeland areas. South Africa also has a full fledged spatial data infrastructure, which 

uses cadastral data as its foundation data. However, despite this, South Africa is sitting 

with the same problem as Uganda and of most other developing countries. It needs to 

create non cadastral optiona l information as foundation data in the same land information 

system as cadastral data to be able to undertake land management and development both 

in the peri-urban and rural areas of the former home lands. Presently, in one small town 

in the former homelands of the Transkei, land surveyors are working to survey properties 

purely because the municipali ty has no other spatial information system to use for cost 

recovery for services (UN-HABITAT, 2003). 
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Al so without a land information management system wh ich can accommodate both 

cadastral and none cadastral parcels, the planned land use management law cannot be put 

in place, and equall y the ex isting land use ri ghts o f people protected under th e law in the 

former home land areas cannot be safeguarded and/ or incorporated into the national 

plann ing system over time. That is land management informati on system specifi ca lly for 

the form er home lands needs to be created also to manage the implementation of new 

tenure and land use management laws under discuss ion. 

At the implementation leve l, some private sector companies are using open source of GIS 

packages, with custom des igned data bases, to do land adm ini stration in areas that have 

no cadastre. Some provinces, such as the Eastern Cape, which has many former home 

land areas, are also lookin g at innovative LI S/GIS approaches to deal with land 

management issues. 

2.2.2 Land Tenure Policy in Ethiopia 

The major chall enges to land policy in Ethiop ia have been the growing population size, 

the small size of land holdings in many areas and as a result of these two: the ris ing 

number of land wi th less people on one hand , and the need to create an enabling 

environment for agricul tural development and a growing economy on the other hand are 

urban land chall enges . Complicating this already diffi cult equation, land po licy is still 

o ften regarded in Ethiop ia as part of we lfare and good security po licy and as a way to 

dampen rura l-urban migration (Mitku ef al., 2005). In 1975, the socia li st Dergue regime 

that had overthrown the fe udal regime of Empore Hail Selass ie profou nd ly altered the 

agrarian structure and the mechani sm of access to land . Even though, with the defeat of 
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the military socialist Oengue of Mengistu in 1991 , the dissolution of farm activities took 

place rapid ly, there was a limited change with regard to the property rights to land to the 

disappointment of many international donor agencies. The new constitution of 1995 

approved and confirmed the state ownership of Ethiopia. Land policy, the real source of 

power in imperial land contemporary Ethiopia at the center had a controversial policy 

debate. The debate has largely been carried out along two antagonistic concerning party 

rights to land (FORE, 1995) 

The constitution of 1995 approved and confirmed the state ownership of land in Ethiopia 

(FORE, 1995).Article 40 of the 1995 Ethiopian constitution states that " The right to 

ownership of rural and urban land as well as of all natural resources is exclusively 

vested in the state and the peoples of Ethiopia.Land is a common property of the nations, 

nationalities and peoples of Ethiopia" (FORE, 1995; Article 40). The article further 

specifies a "right to obtain land without payment" for "Ethiopian peasants" for grazing 

and cu ltivation purposes as we ll as a right to be "protected against eviction from the 

possessions". The article further stipulates that any transfer of land is prohibited and 

"shall not be subjected to sale or other means of exchange" (FORE, 1995; Article 40, 

section 4 and 5). 
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2.2.3 Consequences of Improper Urban Land Management and Land Policy 

2.2.3.1 Land Speculation 

Land specialization can drive land pnces beyond the productive value of the land , 

causing a "bubble" land and property market. When the "bubble" breaks financial 

institutions which lend money to land , and property speculators find themselves unab le to 

recover their loans causing crises in the financial markets. Land specu lation occurs when 

the demand for land at the present time or in the near future, out strips the supply of land. 

Thi s can be caused by several factors both on the demand side and on the supply side. On 

the demand side land specu lation can be triggered by the excess of rapid economic 

growth or by lack of opportunities in slow growing econom ies (UNESCAP, 1994, as 

cited in the LAND Real Estate Management Hand Book, 2008). 

2.2.3.2 Slum and Informal Settlements 

Slum house holders are defined as a group of individuals li ving under the same roof 

lacking one or more of the following conditions: access to improved water, access to 

improved sanitation facilities , suffi cient living area, overcrowded, structural quality or 

durability of dwellings and security of tenure. This is an operational definition that 

reflects conditions that characterize slums in the world (UN Habitats, 2003). 

The slum areas are often described by their low standard housing, acute shortage of basic 

physical and social services and infrastructure, high environment and health threat, non­

compliance to planning regulations, insecurity of tenure, faulty alignment of streets, 

social composition (especially in relation to migration) and unfavorable socio-economic 
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and living condition (Remy, 2005). Slums are urban residenti al areas environmenta lly 

unfit for human liv ing owing to the poor quality and lor absence of basic phys ical, 

economica l and social amenities . A lthough genera lly understood as li ving neighborhoods 

for the urban poor in Ethiopian urban centers, slum neighborhoods are strongly mixed 

where the poor, the average and the we ll to do li ve together (MOU D, 2006) . 

Slum and squatter sett lements are growlllg at a larming rates in cities of developing 

countries. In most cases, this growing phenomenon is an outcome of the fai led policies, 

poor governance, inappropriate planning regul ations, dysfunctional land makers, 

unresponsive financia l systems, stron g pressure of rural-urban migration and the lack of 

political wil l to reverse th e situation amicabl y. The dominance of slums in urban areas 

adds to the toll on the people already burdened deeply by abject poverty and constraints 

to the enormous potentia l for human development that urban li fe offers (ibid). Informal 

settlements are not marginal in the city-they make significan t contributions to the city as 

a who le. Suppliers of a considerable proportion of a ci ty ' s labour force , they consume a 

vita l part of the city' s production. There is considerable degree of integration between 

informal sett lement and the main stream of the c ity's life. The basic reason for the 

occurrence of informal settlement is lack of financial , materia l and other resources for 

investment and consequent lack of access to conventional housing (UN-HABITAT, 

1997). 

To conc lude, the problem of land management in Ethiopian urban centers had been 

mounting up for many years as a result of unplanned and spontaneous deve lopment of 

urban centers, massive rural-urban migration, rigid planning requ irements, 
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malfunctioning of urban land market and public ownership of theurban houses and 

sluggish performance of the urban economy. Slum areas are known for their illegality in 

terms of tenure security. They are always insecure and vu lnerable to eviction and 

displacement without any compensation. 

Regarding the study area, Bichena town , the development of the town is not as expected. 

For many years the development of the town was hindered. Its in vestment activities are 

found at its infant stage. From the different factors that affect the development of the 

town, the most important issue is inefficient util ization of land resources and its 

contribution to urban development. The need of effective land management for planning, 

development contro l and urban management is very important. So, urban land 

management is the core issue in city development and the key task of urban managers. It 

is with that understanding this research attempts to identify the main challenges of urban 

land management in the study area. 
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Chapter Three: Description of the Study Area and Research 
Methodology 

This chapter deals with the description of the study area and the methodology in two 

separate sections. While the first section presents the former, the second section 

highlights the later. 

3.1 Description of the Study Area 

Bichena town is one of the grade three towns in the Amhara reg ional state. The town is 

located north of Addis Ababa and south east of Bahir Dar. Astronomically, it is located 

10.24"N - 1 0.34~ latitude and 38.9°E-38.4°E longitude. Altitudinally, it is more of Woina 

Dega being located between 1480 m-2400 m a.s.1. The topography of the town is gentle 

slope. Currentl y Bichena town has 8 kebeles including the rural ones. According to the 

local informants, the town was founded in 1937 during the Italian invasion of Ethiopia. 

The town obtained its Municipality status in 1964 and it became a grade three town in 

20 10, after 73 years of its estab li shment (Bichena town Finance and Economic 

Development office, 20 I 0). 

Bichena town is at the heart of Enemay woreda and is bounded by it in all directions. It 

has a tota l land mass of 6945 hectares. It is one of the newly emerging town 

administrations in the Amhara regional state. Currentl y, its socio-economic importance 

has grown more than before. The town has been experiencing rapid urbanization and 

population increase. For instance, the 1984 and 1994 population census put the 

population size of the town at 12570 and 16340, respectively-an increase of30 percent of 

the population in just 10 years. Accord ing to the population and housing census of2007, 
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the population of the town reached about 27966, fro m which females make up 50.9 

percent. The population in 2007 increased by 7 1.2 percent from its leve l in 1994 showing 

the very rapid rate of urban ization takin g place in the town( Bichena Town Finance and 

Economic Development office, 20 J I) .. 

The cl imatic condition of the town is such that the mean annual maximum and min imum 

temperature is 20.7°c and 7.5°c, respective ly. The mean annual max imum and the mean 

minimum rainfall of the town are recorded to be about 1200 mm and J J 00 mm in the 

order of mention. The highest ra infall concentration occurs from the middle of May to the 

end of September showing that the duration is short but the intensi ty is relatively high . 

This leads to the occurrence of low infi ltration of ra in water and high incidences of sheet 

and gu lly erosion, which are common problems of the town admini strat ion duri ng 

summer. 

Despite a ll the efforts made by the regional government in the provision of infrastructure, 

st ill the town lacks the basic services and faci lities such as water supply, electric power, 

standard ized roads, sewarage and drainage fac iliti es. 
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3.2 Research Methodology 

3.2.1 Study design 

The study used survey design method, which was found to be more appropriate. The survey 

employed qualitative and quantitative approaches to capture the in-depth and wider data for the 

purpose of analys ing the issues deeply and acquiring a nuanced understanding of the major 

challenges of urban land management in the study area. 

3.2.2 Sampling techniques and sample size determination 

Multistage sampling technique was app lied while se lecting samples In the study area. Both 

probabil ity and non-probability sampling technique were applied in the selection process. First, all the 

four kebeles of the town were considered for the study. In all the kebeles, there are 700 

individuals who acqu ired land from the Municipality for res idential purposes. Taking into 

account the homogeneity of the si tuation with regard to allocation of the land, a 10 percent 

o sample size would suffi ce. However, this study considered 20 percent to have more 

o 

o 

representative sample from the population (Garretta, 1982). 

Once the sample size was determined in each kebele, respondents were identified systematicall y 

using thei r li st from the Municipality as a sampling frame. Thus, by using each kebele land 

supply registrat ion document, every fifth household (i=N/n that is 7001140=5) was selected until 

the required number of size was fulfi ll ed. Additionally, five experts and the Manager of the 

Municipality were interviewed purposively owing to their information about and famili arity with 

the issue. Table I shows the summary of sample size determination in the study area. 

33 



c 

T bl I H a e I Id ouse 10 . d I s ac( lllre Plots 0 f l d an 
S. No Kebeles Applicants acqu ired No of plots Sampl Remark 

housing land of land e sIze 

I Kebele I 175 175 35 I 751700x 140=35 

2 Kebele 2 195 195 39 I 951700x 140=39 

3 Kebe le 3 160 160 32 1601700x 140=32 

o 4 Kebele 4 170 170 34 1701700x 140=34 

Total 700 700 140 140 

Source: FIeld survey. 201 2 

3.2.3 Sources of Data 

In order to co llect the reliable data, both primary and secondary sources of data wi ll be the 

major focus of the researcher. To achieve the purpose of this study, the primary data will be 

collected through questionnaire, interv iew and observation. 

o Secondary sources of data will be gathered from different published and unpubli shed 

documents, books, electronic sources, magazines etc. 

3.2.4 Data collection Techniques 

To co llect the quantitative and qualitative data, thi s study employed the following main 

instruments namely questionnaire, interview and organi zational document from quantitative data 

co ll ection techniques and field observation and key informant from qualitative data coll ection 

techniques. 

o 
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3.2.5 Questionnaires 

To collect the relevant data from the se lected samples a questionnaire which consist both open 

and closed ended questions had applied . In order to get a reliable data from respondents both 

structure and unstructured (i.e., c losed ended and open ended type) questionnaires were 

prepared and admin istered to the target responden ts. To begin with , the questionnaire were 

prepared in Engli sh language, however, it was translated in to the local language for the sake of 

facilitating the task and in order to make the questions clear, to avoid ambiguity as well as 

easi ly understandable to respondents. The data were co llected by the researcher and other 

supporters who were briefly introduced about how the data is co llected. Before the actua l 

questionnaire were distributed to respondents, a kind of pre-test were admin ister in order to 

avoid diffi culties with respect to the questionnaire and to make some adjustments on the part of 

the quest ion . 

3.2.6 Key informant interview and field observation 

The other data co llection instrument was a key informant interv iew wh ich was essential to 

co ll ect qualitative data. The information gathered through this instrument was used to triangulate 

information co llected through other methods. The data was gathered by interviewing the the 

Municipa lt offi cials and professionals who have better knowledge and experience in the subject 

matter or field area. In this study, the key informants were the main actors of the study area such 

as the Manger and , [ourexpelts of the institution. A face to face interview was held about the 

various issues of the Municipality in order to identify the true nature of the problem. It was 

framed in the way that enables to collect information on the main problems encountered in the 

developmental activities in the town . 
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In add ition, field observation was an important means of gatherin g information in the study area. 

This method was providing an exposu re to the researcher to observe situations in the working 

areas and helps to the researcher to grasp basic in formation about the organization. 

3.2.7 Method of data analysis 

o The type of data co ll ected dictated the natu re of data analys is to be employed. As a result, both 

quantitative and qualitative methods were used as per the objectives of the study. As far as 

quantitati ve methods are concerned, descripti ve stati stics such as percentages, fi gures, mean 

values, and frequency distribution techniques were used in order to make meaningfu l analysis 

and interpretation of the data generated during the fie ldwork. Results from the qualitati ve 

analys is were used to strengthen and substantiate the quantitative analyses. In thi s regard, ideas 

and case stories were presented and narrated thematically. Besides, pictures were used to 

augment the analyses were deemed necessary. 

o 

o 
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Chapter Four: Results and Discussion 

4.1. Introduction 

This chapter deal s with presentat ion and analys is of data collected from both primary 

sources (through questionnaires, interviews, observations) and secondary documents 

(through checkli sts and canvassing) . The analys is mainly consists of the major chall enges 

of urban land management such as institutional capacity, urban land supply and demand, 

land information system, and principles of good governance (accountab ility and 

transparency). Interpretation of data was supported with tables and figures . Finall y, the 

chapter analyses consequences of improper urban land management in socio-economic 

and environmental development of the town. 

4.2. Background of the respondents 

The researcher was able to obtain information about respondents on demographic and 

socio-economic aspects. As the main source of information, respondents of th is study 

were ind ividual households in the four kebeles and land administration department of the 

Municipal staff members in the town. The number of sample respondents in the study 

area was 140, from whom 12 1 (86%) were able to responed properly, but 19 (16%) of the 

respondents were unable to respond for the questionaries eventough the en umerators 

repeatedly visited them. Their characters such as sex, educational background, marital 

status and employment condition are discussed as follows. 
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4.2.1. Demographic Characteristics of respondents 

4.2.1.1. Sex and Marital status of respondents 

Sex and marital status of the respondents are one of the indicators of their demographic 

characteristics. As it is presented in Table 2, among the total respondents 84% are males, 

while 16% are females. Of all respondents, 93% were married , but 7% were unmarri ed. 

This indicates that the need for housing on the side of married respondents wou ld be 

higher than that of the unmarried respondents. Concerning the average famil y size of 

households in general , the field survey shows that about 35%of respondents have a 

famil y size of 1-3 and the rest 50% and 15% have a family of size 4-6 and 7- 10 

respectively. From thi s one can understand that respondents have an average famil y size 

of 6 childern per house hold. 

4.2.1.2. Educational status of respondents 

History shows us that no country has developed without the enhancement of education. 

Today's attainment in sc ience and technology is the result of trained manpower in every 

part of the world . Being cognizant of the role it plays for overal l socio-economic 

deve lopment and transformation of the country, the government emphasizes education as 

one of the major targets it seeks to achieve as part of its MDGs and GTP plans. 

Against the backdrop of thi s argument, the education level of the respondents was 

assessed in the study area. Results of the analys is show that 3.3% of respondents have 

reached grade 1-4, whi Ie 20.7% of them cm pleted grade 5-8. On the other hand, 13% and 

26% of respondents completed grades 9-10 and 11- 12, respectively. Respondents above 

grade 12 make up the li on' s share, which is 45% of the total. From thi s, one can 
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understand that the highest proport ion of households with better educational performance 

have more access to land in the town. 
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Figure 2: Educational status of Respondents 
Source: Field Survey, 20 12 

4.2.1.3. Employment status of respondents 

The existence of heterogeneous socio-economic activities in a certain area is one of the 

criteria that distinguishes urban centers from rural areas. In this regard, the employment 

situation of respondents was assessed in the study area. Results of the descriptive analysis 

indicate that the highest proportions of sample households are government employee 

fo ll owed by the self-employed househo lds with a percentage value of 49.6 and 47. 1, 

respectively. The remaining 2.5 and 0.8 percent is covered by the NGO and un-

employed individuals respectively. 
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T bl 2 E a e mplOyment con It Ion 0 t e respon d" f h d ents 
Employment status COllnt % Remark 

Government 60 49.6% Office work 

Self employed 57 47.1% Business center 

Unemployed I 0.8% ---

NGO 3 2.5% NGO office 

Source: Field survey, 20 12. 
o 

4.3. Major challenges of urban land Management 

It was possible to learn from the fie ldwork that the town, like other urban centers In 

Ethiopia, is facing many difficulties to cope up with the demand for registering and 

acquiring land development as well as the rapidly changing patterns of land use 

improvements assoc iated with urban growth. These problems are attributed to a number 

of factors including inability to increase the revenue base of the town, di stortion of urban 

land market, and de lays in the implementation of urban development projects or program 

o 
emerged due to insufficient and absence of committed skilled manpower. 

Moreover, the absence of reliable land related informat ion is the most critical impediment 

to the preparation and implementat ion of urban plans in the town. In add ition, urban good 

governance packages have not been properly and effectively implemented. Eventhough 

the concepts and contents of the package are basic issues and support the urban 

development multi -dimensionally, most stakeholders are not responsive enough and do 

not internalize it as a result of which land management in the town becomes rather 

o 
ineffective. 
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4.3.1. Institutional Capacity 

Institutional capacity greatly influences directly or indirect ly to the success or fa ilure of 

land management system especia ll y in urban centers where land value is significant. Any 

program, po licy, proclamation, regulations and directives are effect ive when adequate 

inst itutional capacity is in place. The situation in Bichena town was assessed from this 

perspective. Findings are discussed from the perspective of human and financia l capacity. 

4.3.1.1. Status of skilled manpower 

The existence of good land polices, rules, regulations, and directives have to be supported 

with adequately qualified and re levant sk illed manpower if desired outcomes are to be 

achieved. According to grade three towns' structural organization of the Amhara regional 

state, Bichena town Municipali ty is supposed to have a total of29 statutory employees in 

all departments and sections. However, the information from the Manager of the 

Mu nicipality and the existing data show that the tota l number of current employees is 13 

as shown in Table 4. This shows that the existing 13 employees which are 45% of the 

total requ ired are either working the work of the add itional 29 employees besides thei r 

work or the jobs may be ignored to some extent. On the other hand, education level, 

experience and area of study of the existing employees may not permit them to handle the 

activ ities that are currently vacant. Most departments in the Munic ipal ity help with each 

other directly or indirectly. 

Based on the information obtained from various departments in the Municipality, only 

1/3 of the work planned is bei ng worked out effectively. This implies that there is 

inefficient land management system in the town from identification of existing land upto 
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theimplementation of the standards speci fi ed in the master plan. This cou ld be attributed 

to the limited manpower avai lab le in the Munic ipality to execute the activ ities. 

From the survey made and the secondary data observed , out of the tota l 9 employees 

required in Land Administration Department, only 4 exist currently showing that the gap 

o is 55.56 percent. Results of the analysis further show that Green and Sanitation 

Deparment has a gap of 62.5 percent in employees. On the other hand, Legal Affairs 

Department has ful -filled only 50 percent of the required manpower. 
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Figure 3: Status of human Resource of the Mun icipali ty 
Source: Computed from data obtained from Bichena Town Municipality, 2012 

o This inadequate manpower creates a great gap in realizing and carrying out the plan of 

the Municipality so as to bring about susta inable development in the town. It is to be 

noted that skilled manpower is an engine for the success of any organizat ion through its 
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ability to comprehend and implement policies, regulations, directives and ru les of 

institutions. However, findings of the analysis in the study area show that is not really the 

case (Annex 4). 

A di saggregated analysis by type of profession and qualification shows that .the 

o Municipality requires 4 and 2 individua ls who hold Diploma and Master's Degree 

respecti vely. However, currentl y, it has only one showing that there is 75 percent gap in 

the number of employees with this level of qualification. But while the Municipality does 

not need any employee with 12+ I qualification, it has two already. With regard to First 

degree level of education, the required number is 3 but the observation shows that there is 

only I mak ing the gap to be 67 percent. Overall , the ana lys is shows that there is not only 

huge gap in the manpower requirement of the Municipality but also a mis-match in the 

demand and supply. 

o 
Table 3: Status of municipal employees with educat ion level in land administration 

d epartment 
Education level Required Existing Gap % of exsisting 

12+ 1 - 2 - -
Diploma 4 1 3 25% 

First degree 3 I 2 33% 

second degree 2 -- --- 0 
. . 

Source: Blchena town Municipality, 20 12 

This shortage of manpower in required quantity and quality has contributed to the poor 

o 
land management by the Municipality, which has in turn resu lted in mis-use of land 

reso urces, inadequate land information system, and poor goodgovernance.This cou ld 

potentionally di scourage the contribution of stakeholders (investors and residents) in the 
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development of the town. If continues unabated, such problems wou ld ultimately lead to 

poverty. 

Respondents also have more or less clear understanding about the fact that shortage of 

manpower has constrained the Municipality from properly executing its activities as far 

as land administration is concerned. Figure 4 below illustrates thi s best. As indicated in 

Figure 4, 66% of the respondents replied that they strongly agreed with the absence of 

ski lled man power as a major impediment to the activity of the Municipality in land 

admin istration in the !Won. Figure 4 further shows that 26% of the respondents 

responded that they agreed with the above idea. 
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Fiure 4: Opinion of respondents whether shortage of manpower constrains the Municipality 

Source: Field survey, 201 2 

As it is indicated in Figure 4, 5.8% of the respondents claimed that they do not have any 

awareness whether there is absence of skilled man power or not and whether this has 

affected the work of the Municipality. On the other hand, very little respondents 1.7% 
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and 0.8% of the total replied that they strongly disagreed and disagreed about the issue, 

respectively. 

According to the Manager's response through the interview, the Municipality does not 

have adequate professionals to manage land resources effect ively and efficiently. While 

the lack of manpower is one impediment, this is not the only problem. The inability of the 

existing employees to carry out their responsibilities appropritely as per the rules and 

absence of controlling mechanisms in the Municipality for land management in the town 

are also the main reasons for inefficient land management. 

4.3.1.2 Financial capacity 

Financial capacity is an engine that moves an institution towards an effective and 

effic ient output. It is the base for implementing the plan of the Municipality in an 

expected manner by supporting the ability and quality of employees in order to attain the 

pre-determined objectives. The effectiveness of the Municipality in terms of its abi li ty to 

execute its activities can be assessed from the perspective of financial management. 

Figure 5 demonstrates the revenue adm inistration of the Mun icipality and its 

effectiveness in achieving the plan it has set. 
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Figure 5: Revenue collection across years 

Source: Computed from data obtained from Bichena town Munic ipality, 20 12 

__ Plan 

___ Actual 
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As it is revea led in Figure 5, above, the revenue collection of the Municipality for the 

fisca l years considered has shown defic it. In all the years cons idered , the actual revenue 

co ll ected was around 50%. Overall , the effectiveness of the Municipality in terms of its 

achievements in collect ing reven ue it planned ranges from 50.29% in 2007 to 68.0 1% 

each in 20 I 0 and 20 II. Th is shows that there is an increase in the performance but it 

shows rather a decreasing rate. This is a clear manifestation of the fact that the 

Mu nicipality is not properly executing its acti vities. 

As far as the expenditure s ide is concerned, there is a variation between the plan and the 

actua l amo unt of money spent throughout the budget years. Like that of revenue 

generation, deviations are also observed in expenditure ass ignment too . The effectiveness 

of the Municipality in allocat ing plan ned budget is 73.07%, on average. The lowest 

performance rate was observed in 2009 with 58.5 1 %, whi le the highest was in 2010 with 

80.05%. However, the trend does exhibit fluctuations in between 
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Source: computed from datd obta ined from Bichena town Municipality, 20 12 

Assessment of the expenditure assignment and revenue generation of the Municipality 

shows that the former is higher than the latter in all the years considered. This shows that 

the Municipality is unable to collect add itional revenue for further infrastructure 

expansion or new technology that can promote urban land management (Annex 5). 
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Figure 7: Revenue vs expenditure across years 
Source: Bichena town Municipality, 20 12 
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One may wonder as to how the Munipality manages to cover the fin ancial shortage in its 

budget. Inform ation emanated from the town adm ini stration shows that there are two 

mechani sms by which thi s problem is solved. One is th at the town admini strati on 

subsid izes the Municipality (but only for infrastructural purposes or new technolog ies). 

The second is that the town admini stration lends some money to the Municipality, which 

is to be repaid through tax co ll ection in the n fi scal yext year. 

4.3.1.2.1 Effctiveness of the Municipality in Adminstrating Land and 
Land Related Taxes in Bichena town 

Cities must be financiall y sound and cost effective in their management of revenue 

co llection from their sources in order to cover the expenditu re of the Municipality. In 

order to satis fy the interest of urban people th e Municipality has to collect the des ired 

amount of revenue from its residents and other stakeholders. The revenue collection 

should be affordab le and equ itable for a ll income groups. Accord ing to the inform ation 

from secondary sources of the Municipality, the main sources of revenue with respect to 

land and land development are property tax and rent, servi ce charges and fees, business 

related taxes and tari ff and other taxes. In order to co ll ect th e desired amount of revenue 

cities have to recru it skill ed manpower and ass ign committed officials. However, the 

main problem is that there is weak relationshi p between the municipal offi c ials and urban 

citizens. The offici als are not active enough in creating awareness among the people 

about the advantage of pay ing tax. Due to thi s fact res idents of the town are reluctant to 

pay the desired amount of revenue to the Mun icipality. As a resu lt of th is the 

in frastructura l facility of the town is very poor. 
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Figure 8: Revenue collection from land and land related sources (in Birr) 

Source : Bichena town Municipality, 2012. 

2011 

From Figure 8, it is indicated that during the last four years 23.5% of the municipal 

revenue was collected from the property tax and rent. On the other hand 29.8% of the 

mun icipal's revenue was generated from business related tax and tariff and other taxes 

during these years. From thi s one can conclude that the amount of revenue generated 

during the budget years was below average. However, the Municipality covers the 

hi ghest proportion ofrevenue 46.7% from service charges and fees. Genera lly, there is a 

big gap between the intended plan and the actual performance in revenue coll ection . 

According to the response from the respondents, the main reason for this is lack of 

commitment by the government officials in recruiting the requ ired skill ed manpower and 

creating tax awareness among the people. In the study area it is observed that th e 
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Municipality is unable to provide the intended service for its dwellers, this is because the 

Municipality isn't both effective and effic ient in achieving its intended objective \Annex6 

Respondents were also asked if they have any information whether the Municipality has 

financial shortage and whether this has constrained it from effectively undertaking its 

activities. According to the information illustrated in Figure 8, below, 63% of 

respondents strongly agreed that the limitation in financial resources is one of the major 

challenges of urban land management in the town, which hinders proper functioning of 

land management by the Municipality. 

6.50% • strongly itgree 

• ,lgree 

• I don't know 

• DisagrE>e 

• !.trongly disagrE'E> 

Figure 9: Opinion of respondents about financial constraints of the Municipality 

Source: Field survey, 20 12 

Figure 9 further shows that the number of respondents who do not know about the 

financial limitation of the Municipality is very low (6.15%). On the other hand, 11.5% of 
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respondents disagreed with the idea that shortage of finance per se is a chal lenge of urban 

land management in the study area. Rather, they argued that good financial management 

is the critica l problem in the Municipality. 

According to the responses from key informants of the Municipality and sample of 

residents, the reasons for financial constraint in the Municipality are lack of commitment 

by government officials and lack of awareness by some tax payers. 

4.4 Urban land demand and supply in Bichena Town 

In Bichen town, the amount of land demanded and supplied does not match each other. 

This is because the amount of land demanded is very high, as individual households 

would like to have their own houses . According to an interview made with the Manager 

of the Municipality, the amount of land to be distributed for residential purposes shou ld 

be reduced from >= 250m2 to 140m2 to 105m2 so as to meet the demands of the people. 

There is a big gap between the amount of land demanded and supp lied for different 

purposes. It was in 2007 when both demand and supply of land cou ld be observed. 

Between 2007 and 201 1, there was no land allocated for whatever purpose. 
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Figure 10: Demand and supply of land requirement for different purposes in 2007 
Source: Computed from data obtained from Bichena town Municipa li ty, 20 12 

Figure 10 clearly shows that the demand for land is higher than the supply. In fact, it was 

only in 2007 that the Municipality allocated land. Accord ing to the information from the 

secondary sources and response from experts of the Mun icipality, it was learnt that 

during 2007, out of 2273 applicants, onl y 700 (30.8%) acquired land for residential 

purposes. On the other hand, it is reported that commercial , social and agricultural land 

uses of the Municipality accounts fori 1.6 %, 4% and 14% of the total respectively. This 

shows that the Mun ic ipality mostly focu ses on housing developmnt, though it still fai ls to 

satisfy the demand in this regard. 

It was also poss ible to learn from the findings of the study that the Municipa li ty did not 

provide land for those who applied for industrial purposes across the yea rs considred. It 

was onl y in 2007 that land was allocated to the app li cants. In thi s year, residential, 
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agricultural, and commercial land use distributions covered the highest level even though 

their averages were below quarter of the demand. 

As it is depicted in Figure 10, there is high demand over supply of land that promotes 

land specul ation and creation of slums and squatter settlements as well as an increase in 

the price of land with an increasing rate. According to the information obtained form the 

experts of the Municipality, the main causes for the imbalance between demand and 

supply of land are an increase in the number of people from time to time coming from 

nearby rural areas, an increase in the land value of money, inability of the Municipality to 

prepare enough land, lack of accountability and transparency on the s ide of the 

Municipality. 

Though there was land suppl y for different land uses until 20 II , there was no land 

di stribution program from 2008-20 11. This is because the Amhara regional state Urban 

Development Bureau prohibited all urban centers to carry out this mission. Accord ing to 

the information obtained from the Municipality, the supply of land is constant, on 

average, whereas the demand is continuously increasing (see Annex 7). 

Respondents were asked how long they stayed to get land they appli ed for. Results of the 

ana lysis reveal that 52% of respondents waited for 2-3 years, while 25% and 20% waited 

for above three years and one year, respectively. Only 3.3% indicated that they waited 

for six months to acq ui re land. 
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Figure II: Time taken to acquire land 
Source: Field survey, 2012 

two-three years above three years 

From Figure 11, it is possible to observe that the land acquisition process is time-

consuming. According to the respondents, the main reasons for delays in acquiring land 

after application are improper practice of good governance (indicated by 63% of 

respondents), and imbalance of demand and supply (43% said this), lack of recording 

system (3.3% indicated this). On the other hand, 18.2% asserted that all of these factors 

. should be taken as obstacles for applicants, while 8.3% reported that lack of experience 

by the municipal experts, lack of awareness by the applicants themselves, and fluctuation 

of land regulations at different times are additional reasons for postponement. 

Resondents were also asked about the land delivery system of the Municipality. Based on 

this, 85% of them reported that they had acquired land through permit system of land 

delivery mechanism; on the other hand 14.9% of them asserted that they had acquired 

land through inheritance from fami lies and by buying houses from others. It was found 
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out that none of them said throu gh lease system. From this, one can conclude that permit 

system of land delivery system is dominating in the town. 

From the di scuss ions held with key informants and ana lysis of data obtained from the 

survey, it was learnt that the above-ment ioned problems have di scouraged residents to 

follow the formal land acqui sition process which ultimately forced them to follow 

informal land market and establish informal settlements, which are discussed in detail 

later in the chapter. 

4.5 Urban land information system 

Information is the foundation for making, implementing and enforcing land management 

dec isions. It is very crucial for public policy makers and private developers because 

implementation of policies and plans ultimately rests upon the rights to use, control and 

benefi t from the land and its resources. Land information system plays an indispensable 

ro le to manage land as a scarce natural resource (Nicholas, 1993). 

Land administration systems, particu larly its cadastra l components, play an important 

role in facilitating the implementation of land use policies by keeping economic, social 

and environmental stab ility of both developed and developing countries. As it is ind icated 

in the revi ew literature part, land use development wi ll be effic ient if there is an up-to­

date and efficient as well as effective land information system. Likewise, lack of land 

information system can hinder efficient land management thereby retard economic 

development in urban areas. As far as the land in formation system is concerned in the 
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study area, 70% of respondents strongly agreed and 22.3% agreed with the severity of the 

problem. 

On the other hand, 3.3% and 4.13% of respondents argued that they have no awareness 

wheter there is a problem or not and they d id not agree with the problem, respectivel y. 

Based on the researcher's personal observation, in the Municipality, record-keeping is 

manual and it is organized in accordance with the departments. However, the files are 

kept in shelves (using folder for related cases within departments). This system may not 

provide adequate and reliable information for clients. 

According to the informat ion from respondents and key informants from the 

Municipality, the land information system is not supported by cadastre and GIS. This 

distorts the land information system of the Municipality by making it difficult to know 

where and who holds a plot of land. There could be a cond ition by which one resident can 

take two residential plots of land. In thi s regard, the practice of Bichena town 

Municipality is very poor. Based on the survey data, the majority of the respondents 

asserted that the land information system of the town is not effective. In general , findings 

of the study indicate that the problem of the land information system is one of the major 

challenges of urban land management in giving complete, accurate and reliable 

information about the ownership, use and value of land and its resources in the study 

area. 
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Figure 12: Opinion of respondents about the status ofland information system 
Source: Field survey, 2012 

The case of a woman who paid the fees again to re-open her files in the Municipality 

substantiates the claims made by respondents (Box 1). 

Box 1: Missing Files: a common experience 

Wlro Belaynesh is a 40 year-old woman who has lived for ten years in kebele 3 with her two 

daughters. She works in an NGO. Five years back, she applied to the Municipality to get her file 

about her house so that she could be able to sell her house. She used to regularly visit the 

Municipality for six months. But, the Municipal experts were unable to find her file. Due to the 

fault made by the Municipality, she was forced to re-pay additional money to have her new file 

opened. She says there were 14 other individuals who were told their files were missing 

implying that it is not uncommon to see missing files. 

4.6 Good governance 

Good governance is manifested in decision-making processes while administering land 

by the Municipality. In fact, when institutions are weak but at the same time, take actions 

that are passed through unclear decision-making processes, then the whole performance 
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of the institution fa ll s in jeopardy. The consequence is that the dec isions on properties 

and the use of resources do not reflect the needs of the urban residents. Moreover, hidden 

deci sion-making processes can lead to mis-management and corruption, which are both 

manifestations of lack of good governance. This suggests that substanti al benefits are 

gained through good governance instruments includ ing transparency, accoun tabil ity and 

o participatory dec ision making processes. These parameters of governance are examined 

below from the perspective of land administration in Bichena town. 

4.6.1 Accountability 

The accountability of loca l authorit ies to thei r c iti zens is a fu ndamental tenet of good 

governance. Simi larly, there should be no place for corruption in cities if services are to 

be prov ided to bring about desired outcomes in socio-economic development. Corru ption 

can undermine the credibil ity of local governments thereby deepen urban poverty. Some 

o of the indicators of accountability are di scussed bellow. 

T bl 4 Th a e e nature 0 fA bT fi ccounta I Ity rom respon d ents pomt 0 f . vIew. 
Parameters Yes No 

Evaluating mechanisms Count 4 117 

% 3% 97% 

Responsiveness Count 12 109 

% 10% 90% 

Taking measures against un-ethical staff members Count 5 116 

% 4% 96% 

Ach ievement as per plan Count 0 0 

o % 0 0 

Build ings based on the standard of the municipality Count 9 1 30 

% 75% 25% 

Source: FIeld survey, 2012 
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According to th e response from the respondents in Table 5, 96.7% of them indicated that 

there are no complaints reso lving mechani sm in the Municipality. Expert o f the 

Municipali ty also agree on this idea. They witnessed that checking and contro lling 

mechanisms of the Municipality are weak. According to the researcher's personal 

observation, the Municipality has no even a suggestion box to so lve the problems or 

complains. On the other side, about 3.3% of respondents suggested that there is good 

practice of accountability at th e moment in the Municipality. According to their 

assumption, thi s is the resul t of the anti -corruption program being implemented in the 

town. It was also found out th at a great proportion of the respondents (95%) argued that 

the Municipal ity is not responsive enough in solving their problems. But it is onl y 10% of 

the respondents who asserted that the institution is capab le of so lving the residents ' 

complaints. As it is depicted in Table 5, 96% of the sample respondents reveal ed that the 

Mun ici pality is not taking measures while employees of the institution who are involve d 

in un-ethical act ions. 

With regard to the objectives of the Municipality, 60% of the municipal experts indicated 

that the Municipality is not achieving its obj ective . On the contrary, 40% of them stood 

aga inst this idea. On th e other s ide, efforts are made whether individual households are 

bu ildi ng standardized houses or not. Wi th respect to thi s, 75% of the respondents 

reported that they had built houses based on the standard of the Mun icipality. But 25% of 

them exp lained that they do not have standardized houses. Experts of the Municipality 

also agree on th is idea ind icating that the absence of accountab il ity is the result of mis­

use of power which lim its active engagement of ci tizens in adm inistering land in the 

town, which has also led to the construction of unstandardized houses. 
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Figure 13: Sub-standardized housing unit in Bichena town 

Source: Field survey, 20 12 

According to the information from the key informants and secondary sources of the 

Municipality, from those individuals who acquired land in 2007, there were about 150 

houses which were not built based on the stan dared of the Municipality. The case is 

narrated in Box 2 also corroborates thi s. 

Box 2: Poor Followup of sub-standardized Housing Construction 

Ahmed is 50 years old. He has been living with his wife in kebele two. He has 

completed grade 8 and is an employee in a private institute. He acquired a plot of land 

in 2007 so as to build standard ized house. Nevertheless, he did not construct his house 

as per the standards set by the Municipality. Th is was attributed to several factors, of 

which lack of proper follow up of the Municipality is one. His monthly sa lary was not 

also enough for him to afford the payments for housing units as required by the 

Mun icipality. From observations, it was learnt that the house lacks bedroom, bathroom, 

and other facilities. It has only a salon. Surprisingly, the Municipality has not taken any 

correcti ve action against such malpractice. 

According to the response from the respondents, the reason behind these problems is that 

the town adm inistraton is very weak in correcting theManagers of the Municipality at 
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different times, eventhough the Manager is accoutabe to the Mayer of the city. The only 

measure taken by the town administration is shifing them from one position to 

another.They furthe r elaborated that there was a turn over of the five Managers during the 

last five years. See Annex 8 of the organizational structure of the town admini stration . 

o 
4.6.2 Transparency 

Transparency is widely recogni zed as a pillar of good governance as accountabi lity. 

Transparency means sharing information with clients and acting in an open manner. Free 

access to information is a key element in promoting transparency. Information, however, 

must be timely, relevant, accurate and complete for it to be used effectively. 

Transparency is al so essential for controll in g corruption in public life. Thi s is more so in 

land , which is one of the critical resources in urban areas (UN-HABITAT, 2004) . 

Against this background, the situation in the study area was examined. Results in Table 5 

o show that about 40.5% of respondents explained that they do not know the procedures of 

the Municipal ity to acquire land for different purposes. 

Table 5: The nature of transparency in urban land management 

Unit Residents 
Parameters Yes No 

Knowledge about the procedure of the Municipality to acquire land Count 72 49 

% 59.5% 40.5% 

Participation on meetings called by the Munici pality Count 78 43 

% 64.5% 35.5% 

Count 68 53 

o Knowledge about vision of the Municipality % 56.2% 43.8% 
Awareness about the plan of the Municipality? Count 46 75 

% 38% 62% 
Knowledge about the Municipality's land information system Count 0 12 1 

0% 100% 

Source: Fteld survey, 20 12 

61 

o 



o 

o 

o 

o 

o 

On the same way they clari fy that the majority of residents who need services from the 

Municipality didn 't know whether the performance, report or plan of the Municipality is 

effective or ineffective. Similarly, a great number of respondents from residents 59.5% 

agree with the idea of the experts. They justify that they have no clear idea about the 

procedures of the Municipality to acquire land for residential purpose. By the same token, 

80% of municipal experts indicated that the procedures, guidelines, proclamations and 

other land related issues are not disclosed on timely manner to the residents of the town . 

On the other side, 64.5% of the respondents from the residents group asserted that they 

are participating on different meetings being ca lled by the Municipality or town 

ad ministration. This helps the residents to di scuss on the issue of good governance. 

On the other hand , 35.5% of sample respondents replied that they do not have the habit of 

participating on meetings called by the Municipality. This is one of the bottlenecks in 

exercising good governance. Though many of the respondents have the habit of 

participating on meetings call ed by the Municipality 43.8% of them did not know the 

vision and mission of the Mun icipality. Similarly, 62% of the sample res idents confirmed 

that they have no awareness about the nature and implementation of the Municipality' s 

plan. Th is means that the planning process and its implementation are not with the active 

engagement of urban dwellers though experts and officials of the Municipal ity assure the 

application of the master plan and development plan in the town. This made the 

performance of the Municipality both ineffective and ineffic ient. Moreover, a great 

number of the residents justified that the idea of transparency is not clear for both the 

municipa l experts and the public at large. Even officials of the city adm in istration are 

relectant to explain the public policies, strategies and other related issues. According to 
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the respondents, thi s is due to limitations of ski ll and knowledge gap 0 explain about the 

issue. 

4.7. Consequences of ineffective land management 
4.7.1. Informal settlements: slums and Squatter settlements 

Informal settlements are socia lly and politically explosive problems In cities of the 

developing countries which often account more than 50% of urban land and population 

(UN-HABITAT, 2009). Informal sectors are activit ies that are operating with out national 

lega l context (I LO, 2002). 

But informality does not necessarily mean iliega lity.Because they have played an 

important role in alli evating social and economic problems of citi zens when the formal 

sector is unable to satisfy the interess of the community. Smi larly the study area shares 

the idea as observed through field survey and other documents. According to the 

information obtained from the key informants and secondary sources of the Municipali ty, 

there are about 200 informal settelments with a total areal coverage o f 20 hectares in the 

stud y area. These informal settlements do not have lega l rights to land and their housing 

units. The squatters always fear for eviction and di splacement without compensation 

rather than services to be rendered from the Municipa lityy. There are about 25 house 

holds whose houses were demolished by the town administration in 2012. 

According to the information from respondents, about 56 % of them reacted that there are 

informal settlements around their neighborhood. TheManger and the experts of the 

Municipality agree on the residents' idea. Furthermore, they declared that an increase on 

the number of people in urban areas, an increase on the value of land, bureaucratic 
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bottlenecks, urban mal-ad ministration like partiali ty and corruption on urban land 

demand and supply process are the major reasons for the expansion of squatter 

settlements. The Manager of the Municipality also reacted that squatter settlements have 

negative impact on the soc io-econom ic deve lopment of the town. On the other hand, 44% 

of house hold respondents indicated that there are not informal settlements surrounding 

them. All of the respondents repOited that the squatters are not provided with the basic 

infrastructure facility like road, water, electricity, etc from the Municipa li ty. 

Figure l4: Slum (Doro tera area ofBichena town) . 
Source: Field survey, 20 12 

The case narrated in Box 3 also strengthes the argument on squatter settlements. 

Case 3: Squatter Settlements do not get services from the Municipality 

Almaz is a 39 year-old female-headed woman. She completed grade 8. She lives in kebele 4 

with her son. She is working in her small business centre earning a monthly income of Birr 

1450. She is one of the 200 individuals who have squatted in the outskirts of the town. Her 

informal house has three rooms, but it is without a separate kitchen and toilet. Almaz, along 

with her neighbours is not provided with basic service faci lities like electricity and pipe water 

from the Municipa lity. 
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4.7.2 Land speculation 

Speculation means acquiring a large track of land and keeping it for a long period of time 

without any development to extract profit by selling the vacant land at an inflated price. 

In order to make the use of land effective and minimize the unsatisfied demand for land 

smooth specu lation control is needed. Because speculation is also another problem 

causing land scarcity and de-motivating investment. Regular control of land use, land 

cadastre system, inter-institutional coordination among administrative bodies, public 

participation and awareness greatly contributes for the alleviation of urban land 

speculation. Land speculation is caused by bottle necks in the availabi lity of serviced land 

(land access to basic infrastructure such as water, road, and electric light). These bottle­

necks can be caused by several factors either in land development like poor planning or 

poor land recording system, bureaucratic procedures in the process of buying and se lling 

houses. 

It is also learnt from the study that 94.2% of respondents reported that all households who 

acquire land from the Municipality do not use the land for the intended purpose, where as 

5.8% of them asserted that households construct their houses after they acquired from the 

Municipality. The res idents acquire land with time limit for construction , but the land 

holders keep the land with planting trees and fencing instead of build ing houses. As it is 

observed by the researcher, there are still vacant lands in the town. However, the main 

problem is that the Municipality has no any information whether the land holders are 

using their plot of land for the intended purpose or not. According to the response from 

respondents and an intervi ew made with the Manager, source of revenue through land 

speculation, and for the purpose of selling are the main reasons of using the land for the 
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un-intended purpose. Land speculation mostly occurs when the land holder's expansion 

for land price in the future expects to be increased. This leads to inactive economic 

activities that di scourage urban development. 

Figure 15: Vaccant land for speculation purpose 
Source: Field Survey, 20 12 

According to the information obtained from the key informants working in the 

Municipality, there are about 42 individuals who acquired plots of land during 2007 for 

development purposes. But none of them have built their houses. The case presented in 

Box 4 explains further. 

Box 4: Fencing plots around fo r five yea rs without any construction 

Ato Tadesse Gedamu li ves in kebele I with hi s wife and their four children. He is a diploma 

holder and is a government employee with a monthely salary of Birr 2,22S. He got a plot of land 

five years back. However, he did not still build his house except fencing it around. But the 

Municipality is unable to take away hi s plot of land. He said that he is not the only one. He 

further noted that land speculaion is a serious problem in the town. 

4.8 Prospects (Opportunities) of Bichena Town Administration 

Despite the major chal lenges of the study area mentioned above, findings of the study 

show that the town has some opportun ities, which it may seize for its better land 

administration . From respondents' point of view, the main prospects of the town for its 
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development include, among others, the exsistence of master plan in the town and the 

avai lability of thousands of different merchants who can strengthen the tax base of the 

town. In addition, the prevalence of relative peace and the exsistence of service faci lities 

play an important role in attracting investors. Furthermore, the construction of hospital 

and asphalted road in the town, availability of young graduates and the exsistence of 

diffent banks for saving and credit facilities would have a great contribution to the 

development of the town. 

Currently, the government of Ethiopia is giving due attention to the revenue and trade 

offices. In this regard, all the vacant positions in these sectors are occupied by 

professionals. This wou ld help collect the required amount of revenue, which wou ld be 

used to fulfill the in frastructural facilities of the town. In addition, the ANRS water bureau 

has provided huge ground water supply which is allievating the water shorage of the town. 

Besides, the exsistence of technique and medical colleges of the town have their 

contributions for the development of the town. 
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Chapter Five: Conclusions and Recommendations 

5. 1 Conclusions 

In the study area, the demand for skill ed man power is increasing from time to time 

depend ing on the restructure of departments and secti ons. Eventhough, the organi zational 

structure of the Municipality expandes from year to year, the human resource capacity of 

th e institution is stil l below 50% of the total employees. Due to thi s fact , the intended 

objectives cannot be met eas ily. Moreover, the professional requirements of the 

Municipaliy and the exsisting experts do not match with the job di scription of the 

Munici pality. Currentl y, there are four kebele administrations in th e town but none of 

them have professionnals. 

Findings of the study indicate that revenue sources of the Mun icipality are rad ica lly 

increasing over time. But the amount of revenue collected is still very low. The amount 

of revenue co ll ected for the fiscal years (2007-20 I I) shows deficit. As far as the 

expendirure side is concerned there is a great gap between the plan and the actual amount 

of money to be used for expenditure purpose through out the budget years. The amount of 

expenditure was greater than the amont of revenue collected due to its mal -function ing in 

revenue generating. Due to thi s fact, the Municipality is unable to achieve its intended 

plan . 

In the stud y area, the demand for land for d ifferent purposes is increasing due to th e fact 

that land value (of money) is ri sing from time to time and an increase in investment and 

other re lated activities in the town.Eventhough, there is parcel of land in the town for 

different land uses, the demand and supply of land donot balance each other. In 2007, the 
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demand for housing was very high , but the suppl y had declined and it was onl y 3 1 % of 

the applicants who acquired land for residential purposes. 

Land information system plays an important role to manage land as a scarce natural 

resource. It helps for reliable and accurate dec isition making process for city 

administrators and policy makers. However, the land information system in Bichena town 

is almost manual and is difficult to handle the records. The town is more attractive for 

housing and other land use related issues. As a result, many land developers apply to 

acquire land . But the Municipality is unable to identify where and who holds a plot of 

land. Their filling system is very poor and is no more useful for decisition making 

process. Though the land value of many increases from time to time, as a source of 

revenue for the town , land information system is not implemented in the Municipality. 

The major factors that can threaten susta inable development are that of weak institutions 

taking actions throu gh unclear deci sion making process. The im plementation of 

prociamaions, policies and directives are not di sclosed to stakeholders. Political leaders 

and civil servants are not accoutabe for what they are responsibled. There is no effective 

contro lling mechni sm on how to run good governance packages in the Municipality. As a 

result, the Municipa lty is unable to take corrective action againest those un-ethical 

workers. Simi lari ly, the Municipality does not promote deligent staff members. The 

measure taken by the Municipality and the town admini stration for any personnel or 

politi cally ass igned person who made mistake is only changing from one position to 

another positi on (there is no demotion) . 
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The town has implemented pemit system of land de li very system, but currently the 

government is discourag ing this method of land deli very mechanism. Permit system of 

land delivery mechanism has created conducive environment to corrupt ion and partiality. 

This creates gap between the government and its people. The procedures of land delivery 

mechanisms are also more complex and concentrated at the Municipality level. 

Eventhough the procedures are decentra li zed at the kebele level, still it is not be ing 

implemented in the town. Furthermore, the time allotted to acquire land discourages land 

developers. These challenges resulted in the proliferation of squater settellements and 

expansion of slums in the study area. On the otherhand, the Municipality is unab le to take 

actions against squatter settellemens eventhough the squatters have a great contributin in 

allivating urban housing problems. The only alternati ve measure taken by the 

Municipa li ty is demolishing or evicting households without any alternatives. 

Additionally, the expansion of slums in the center of the town and other socio-economic 

and environmental problems are the other consequences of poor land management system 

in the town. On the otherhand, there is a cond ition by which land developers who 

acquired land do not develop their plot of land for the intended purpose but only for 

speculation. This is because the Mu nicipality is not active enough in contro ll ing land 

specu lators except some phys ica l observation by some experts. 
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5.2. Recommendations 

lnorder to address the the major chall enges in land management in Bichena town there by 

creating conducive environment for a lli vating soc ial, economic and environmetal 

prob lems of the town, the foll owing s llgges ions are recommended based on the major 

findin gs of the study. 

• Due to its multi-dimen ional nature and complexity of management, the manpower 

of the Municipa lity in design and land admini stration departments should be as 

per the standards specified in the job description of the institution. Moreover, 

there should be short-term and long-term capacity building programs in order to 

minimize knowledge and skill gap of the municipal employees. On th e other 

hand, there should be comm itment and wi llingness on the side of experts and 

pol itically assigned persons of the Mun icipality. 

• The Municipality should also design effective land administration system that can 

promote appropriate va luat ion of land with reasonable taxation of land and land 

related properties so as to cover the expenditure of services. 

• Land information system also plays a dec isive role on the development of the 

town, keeping this in mind; the Municipality should computerize its filling system 

using GIS to promote effective and efficient land mangment system. lnadd ition, 

the Mun icipality should introduce proper cadastral system and reliable way of 

keeping records on land ownership . 
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• Since urban land administration system of the town is very poor, the demand and 

supply side of land in the town is not balanced. This has created a gap in the land 

value of money. Hence, before the provision of land for its stakesholders, the 

Municipality should prepare plots of land for distribution purpose by di sc losing 

its procedures and basic requirements so as to minimize conflict and the delay of 

acquisition time. Furthermore, the Municipality should increase the amount of 

land supply from its land bank. In add ition, the Amhara National Regional State 

should permit ind ividual app licants to acquire plots of land for housing purposes 

by limiting urban sprawl (its hori zontal growth). 

• In the town squatters are the result of ineffective land management system of the 

Municipality. Inorder to prevent the expansion of informal settelements, the 

Municipality should play a great role in awareness creation, equitable land 

delivery system among its stakeholders and formalizaton of the previous 

squatters. In the same manner, the Municipality shou ld establish pro-active 

controlling mechanism inorder to minimize the expansion of squatters, which 

inturn avoids unnecessary cost both on the Municipality and squatters side. 

• It is obvious that land is the bas ic resource for urban development. In this regard , 

the Municipality should encourage land holders to develop their plot of land for 

the intended purposes with time limit. It should have strong followup inorder to 

know when, where, and who deli vered a plot of land and whether it is developed 

or not and should take corrective action against the land speculators. 
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• In the study area, there is information gap between the Municipality and the 

community which has been an impediment for the development of the town in 

general and the Munic ipality in particular. Therefore, the Municipality and other 

staketholders shou ld play an active participation from the planning process up to 

the implementatition of municipal activ ities for the effective achievement of the 

Municipal goa ls. In faci litating thi s, the Municipal ity shou ld create conducive 

environment to create transparent and accountable staff membesr and 

stakeholders as per their responsibilities. There shou ld al so be checking and 

controlling mechanism so as to handle trustfu l relationship between the 

Munic ipali ty and its beneficiary groups so as to bring about sustainable urban 

development. 
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Annexes 

Annex 1 

Questinnaire for individuals who got land in 2007 

For the partial fu l- fi ll ment Of the requ irements of masters degree in urban development and 

manage ment; 

I am conducting thi s research on the cha ll enges and prospects of urban land management in the 

case of Bichena town. The result of the stud y may be used by your town' s Municipality or other 

bodies to minimi ze or even so lve the exist ing prob lems on land management system. So I 

polite ly req uest you to give me clear and unb iased information on what you are asked bellow. I 

would like to thank you very much in advance for your cooperation 

I. 

2. 
3. 

4. 
5. 

6. 

7. 

8. 
9. 

Your address ; kebele ----------------, 

Education level-----------

Sex; male, ------, Female, -----------. 

M ari tal status; marri ed----------------,u n-marri ed -------------

Employment condition: Govern ment employed, --------------, Self employed, ---­

Employed by NGO, -----, Employed by private sector, ------, UN employed, ---------. 

For how long did you live n Bichena town? For less than two years----- ,2-5 years-----, 5-

10 years-----, for more than 10 years --------. 

How often do you go to the Mun icipality? Frequently, ------, sometimes, -----, rarely, -----

Have you ever participated in meet ings called by the Municipality? Yes, ---, No, ---. 

Are you aware of the plan and some activities of the Municipality? Yes, ---, No, ----. 

10. Do you think that the Municipal ity encounters challenges related to land management? 

Yes, ---, No, ----. 
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Challenges Strongly Agree I don 't Disagree Strongly 
agree know Disagree 

I Absence of 
skilled man 
power. 

2 
Absence of 
plots of land 

3 Financial 
constraint 

4 Absence of 
accountability 

5 Lack of 
transparency 

6 Ineffective 
use of land 
resource 

7 Improper 
recording 
system 

8 Other 
constraints 

II . Do you know the vision of the Municipality? Yes, ---, No, ---

12. For how long had you waited after application to get land from the Municipality? 

1-6 months, ----, 6- I year, ---, 1-2 years, ----, 2-3 years, ----, above 3years, -----

13. If your answer is one year and above for question 10, what do you think is the reason? 

A Lack of suppli ed Iand--- ,B Imbalance of demand and prepared land to be delivered, 

C, Weak recording system, ----, D, Lack of good governance, -------, 

(You can ti ck more than one reason). 

14. Do you know the procedure of the town to acq uire land from the Municipality? Yes, ----, No, 

15. Is your house (buildi ng) based on the standard of the municipa lity? Yes, -----, No------

16. Do you think that the filing system of the Municipality is satisfactory to manage the owner 

of the land and build ing? Yes-----, No--------, 

17.1 f not what would you think about the consequence on the development of the town? ----------
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18. With what method you had taken the land? 

Permit-----, Lease-----, I f any other alternative---

19. Leasing method of land delivery system increases revenue of a town. 

Stronglyagree------- Agree------.I don ' t know------- Strongly di sagree ----

o isaree--------. 

\, 20. Do you think that the revenue of the Municipality is sati sfactory to provide serv ices to the 

, 

residents of the town? 

Yes -- ----, No-------, lfno, what are the reasons? Low awareness of proper tax payers------, 

Lack of official 's comm itment--------, Tax bases are minimum------- . 

21. Do you pay proper tax for the Municipa lity? Yes ------, No-----. 

22. Are there informal settlers in your neighborhood? Yes----, No, -----, If yes, do they serviced 

from the Municipality? Yes ----, No---------. 

23 . Do you think all landed househo lds develop houses?·Yes-----, No-----.lfno, fo r what purpose 

did they use it? Speculate------, Sale-------, ifany other-------. 

24. Is the Municipality responsive enough for your complains? Yes--------No----------

If no, what are the reasons? -------------------- I fyes what are the mechanisms that the 

Municipality follows to so lve your complains? 

25. Is the Municipali ty taking measures against the un-ethical staff members? Yes---, No------

26. According to your understand ing, what are the main chall enges and prospects of the town? 

C h a II eng es ------------------------------------------------

Prospects----------------------------------------------------
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An nex 2 

Interview to Land adm in istration experts 

For the partial fulfi ll ment of the requirement of masters degree in Urban Development and 

Management; 

[ am conductin g thi s research on the chall enges and prospects of urban land management in the 

case ofB ichena town. The resu lt of the study may be used by your town's Municipality or other 

concerned bodies to m inim ize o r even solve the existing problems on land management system. 

So I polite ly request you to g ive me clear and unbiased information on what you are asked 

bellow. I wou ld like to thank you very much in advance for your kindly cooperation. 

I. Your department ---------------. 

2. What is you r position in the Municipa li ty? -------------------------------------------------

3. For how long have you served in this organization? -------------------------------------------

4. Your profess iona l back ground-------------------------------------

5. What amount of land was provided by the office for d ifferent land uses and what is the trend of 

applicatian/or land acquisilion (2007and2011)? 

Years Residence Commerc ial Industry Social service Agriculture 

Demand suppl Demand suppl Demand suppl Demand suppl Demand 

2007 

20 11 

6. for the trend of demand on land that had been observed in the town during the previous years, 

What are the factors that contribute high demand over the supply of land? 

7. Is there a master plan or development plan for the town that can guide the current development 

effectively? Yes, """ " .. . ,No------------

8. How do you rate the readiness of the Municipality (that is land administration department) to 
develop and supply land? Very good--------------,Good--------------------, Poor--------------, Very 

poor----/----

suppl 

9. Do the Municipality' s land supply capacity and demand balance each other? Yes------No------If 

no what do you think the reason for constraints that facilitate the gap between supply and demand 

of land? -----------------------------------------------------------------------------------------------------
10. Is the Mun icipality achieving its objectives based on the intended plan? Yes-----, no--------, if no, 

what are the reasons-------------------------------------? 
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II. Is there clear land information system in Bichena town? yes-----No------, 

12. Ifnot what is the reason and what is its im pact on the town? ----------------
13. Do your stakeholders (investors, residents and others) know the procedure and feed back about 

either the effecti veness or in effectiveness of the implementation of municipal activities? yes----­

---,No---
14. What hectare of the land has been registered from supplied land for res identia l purpose during 

2007and 20 I I? -----------------------
IS. What type of tenure system has been imp lemented in the town for residential purpose? Permit--­

Cooperation-----------------, specify if any--------------------. 

16. What are the tenure systems prevailing in the town? -----------------
17. The land management system is contributi ng significant proporti on of revenue to the 

Mun icipali ty' s budget? agree------, Di sagree ---------
18. The existing land management is effecti ve to the development of the town. Excellent---------­

V. good---------------Good------Poor ----------V. poor--------------

19. Do the procedures, guide li nes, proclamations, and other land re lated issues disclosed to 

stakeholders? yes------No---------

20. If your answer is no what are the reasons that make the system not to do effecti vely? ----------

2 1 . . Are there informa l settlements (squatters) in the town? yes----------No-------------

25. If yes, what do you think are the major causes lor squatting? Problems related to finance---------

Shortage of land supply--------------Iack of awareness by the community about formal land 

sllpply--------cultural aspect-----------Iong and cumbersome procedure to get land through formal 
process-----------other reasons--------------------------------------------------

26. Do households who acquire land to develop their own house use the land for the intended 
Purpose? y es----------- No-----------------

28. [f not for what purpose do they use the land? 

Spec u I at i 0 n-----------------------------s a I e------------ 0 th er ---------------------

29. How many of the residential houses are built based on the standard of the Municipality during 

2007? 

30. What mechani sms is the Municipality using to control squatters and the land already deli vered? 

31. What are the major challenges and prospects in the Munici pality? 
Cha Ilenges------------------------------

Prospects------------------------------------ thank you 
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Annex 3 

Interview to Manager of the Municipality 

I am conducting this research on the challenges and prospects of urban land management in the 
case ofBichena town . The resu lt of the study may be used by your town ' s Municipality or other 
concerned bodies to minimize or even solve the ex isting problems on land management system. 
So I polite ly request you to give me clear and unbiased information on what you are asked 
bellow. I wou ld like to thank you very much in advance for your kindly cooperate 

I. What is the human resource requirement for the Municipality in general and the land 

adminstration department in particular according to the municipal organ izational structure? 

2. Does the Municipality have adequate and capable stuff for effective land management in the to 
town? 

Ed uea tion level Re_quircd Existing Gap %of exsisting 
12+1 
Diploma 
First degree 
second degree 

3. Within how long the Municipality land developers deli vered land after their application? 
4. Does the Municipality have enough prepared land to the applicants? Yes-----, No-----, ifnot 

What is the problem? ----------------------------------------------- -----, if yes, does the Municipality 
Satisfy the applicants timely and fa irl y? 

5. Is the Muni cipality's land information system effective? 
6. Does the Municipality generate its optimal revenue in order to satisfy its expenditures? 
7. Do the households aware of the Municipality procedures related to land and land development? 

8. Does the municipality have eva luating mechan isms for the implementation of good governance? 

9. Do your workers encounter problems to their responsibiliti es? 

10. Are there informal settlers in the town? 

II . If, yes what do you think the reasons for squatting? What is its impact on the development of 

the town? 

12. Do the land developers use the land for the purpose of their appli cation? 

13. What are the enforcement mechanisms that you are going to apply on ind ividuals who did not 

develop their plot of land? 

14. What do you think about the challenges and prospects of the town on its development? 
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An nex 4 

Manpower in Bichena Town Mun icipali ty 

Department Plannedlr Existing Gap (%) 

equired 

Land Adm inistration 9 4 5 (55.56) 

Greening and Sanitat ion 8 3 5 (62.5) 

Lega l affa irs protection 12 6 6 (50) 

Total 29 13 16 (55.17) 

Source: Bichena town Municipality, 20 12 

Annex 5 

Demand amd Supply of land for different land uses (in hac) 

Years Residence Commercial Industry Socia l service UrbanAgriculture 

Demand Supply Demand Supply Demand Supply Demand Supply Demand Supply 

54.6 16.8 10.5 1.1 8 12.4 --- 10.2 0.42 50 6.5 ,-... 
0 

2 
00 - ---- ---- - ---- - ---- ------ - --- ----- -- --- ---- -----
0 
0 

'" , . 
'" 

----- ------ ------ ------ ----- ----- ------ - ----- ---- ------
0 

2 
0 ----- ------ ---- ------ ------- ------- - ----- --._- - ---- -----
-2 

--- 103 ------ 12.6 --- - 28 --- 25.7 --- 16.2 
-
2 

Source: Bichena town Municipa lity. 2012 
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Annex 6 

Revenue col lection from different sources (in Birr) 

2008 2009 2010 2011 

Sources Plan Actual %age Plan Actual %age Plan Actual %age Plan Actual %age 
of 
revenue 
Property 
tax and 475,36 206, 13 43.40 5 19,69 29 1,46 56.10 551 ,720 54,87 1 10% 601,234 254,34 42.30 
rent 2 6 % 2 8 % 5 % 
Service 
charges 287,26 195,9 1 68.20 299,52 283,42 94.60 313,572 2 11 ,82 67.80 367,342 256,76 70% 
and fees 5 9 % 2 8 % 4 % 4 
Busines 
s related 
tax and 143,48 36,558 39.30 167,60 144,80 86.40 287,608 71 ,559 24.90 357,278 148, 41.70 
tariff 7 % 8 2 % % 876 % 
and 
other 
taxes 
Total 906, 11 438,61 986,82 719,69 80.20 1,152,90 338,25 34.20 1,325,85 659,98 51.30 

4 ~ 
.) 50.30 2 8 % 0 4 % 4 3 % 

% 

Source: Bichena town Municipality, 20 12 
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Annex 7 

Revenue and Expenditure flow of the Municipal ity (2007-20 11 in Birr) 

Years Revenue Expenditure 

Plan Actual Gap Plan Actual Gap 

2007 1, 165, 191 894,279 270,9 12 1,222,291 949,150 273141 

2008 1,224,791 616005 608,786 1,165,292 875,711 289581 

I 

2009 1,167,545 717,788 449757 1,513,777 885,785 627992 
! 

20 10 1,573,851 849,880 72397 1 1,235.246 988,864 246382 

20 11 1,390,924 945,976 444948 1,345,678 995,453 350225 

Source: Bichena town Municipaality, 20 12 
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Annex 8 

Organizationa l structure of Bichena Town Administration 

Finance & 
Economic 
Developm 

ent 
11

,0; 

o , • 

•• 0 

IDI 
: 

Source.B ichena town Fi nance and Economic development office, 2011 
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