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ABSTRACT 

An Assessment of Urban Development Housing Policy and Residential Real Estate 

Development in Addis Ababa: Opportunities and Challenges 

Goitom Abraha Baraki 

Addis Ababa University, 2012 

The main purpose of the study was to assess the opportunities and challenges of urban 

development housing policy and residential real estate development in Addis Ababa. 

Mixed research method, that is both quantitative and qualitative research methods, was 

employed in the study. Moreover, a case study was used in tentionally to deeply 

investigate the overall condition of residential real estate development in the city of 

Addis Ababa. To achieve the purpose, two residential real estates i.e. , Ayat and Sunshine 

real estates were selected for the case study. These residential real estates were selected 

by using purposive sampling in order to include the most experienced developers which 

started construction earlier and transferred houses for clients. The residents were selected 

using propoltionate stratified and systematic sampling techniques. The stratified sampling 

was taken by considering the housing typologies i. e. Villa and Apartment types. The 

study employed questionnaire, interview, observation, and document review as tools of 

data collection. 

The resu lt of the study shows that the Addis Ababa housing policy could be considered as 

targeted policy in its strategy, aiming at provision of houses for all sections of the society. 

The housing development agency has been stri ving to meet its goals despite the emerging 

challenges. The policy allows individuals, cooperatives, real estates, NGOs, and 

governmental organizations to construct houses with different market prices in order to 

alleviate the existing shelter problem in the city. Accordingly, 125 residential real estate 

developers involved themselves in the production of houses. However, the finding shows 

that only few residential real estates were active developers, focusing predominantly on 

high income groups in the city. Even though they have been producing houses and 
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creating job opportunities, particularly for the poor people of the society, majority of the 

real estate developers misused the plots. For instance, they have used the land as 

collateral for loans from banks. It was also discovered that they have never started 

construction on the land they took on time and that they have even transferred the plot to 

a third party without the consent of the city administration. Ap31t from this, they have 

been reported to construct houses illegally. On the other hand, it was found that the 

residential real estate developers have faced challenges like limited supply and high price 

.. t of land, low availability and high cost of construction materials, low availability of 

finance as well as infrastructure, and service problems. 

Based on the findings, it was recommended that the City Government of Addis Ababa 

should control the overall activities of the developers in line with the objectives of Urban 

Development Housing Policy of the city in order to keep the contribution of residential 

real estates in producing decent houses. Besides, it is essential for the city administration 

to formulate a comprehensive viable policy and strategies regarding real estate 

development as well as housing. The policy then would become involved in the process 

of creating well planned, defined and splendid built up environment of Addis Ababa. 

Xl 
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Chapter One: Introduction ''''._ "" 

1.1. Background of the Study 

The world is becoming predominantly urban. In 1800, only 3 percent of the world 's 

population lived in urban areas; in 1950 it was 29 percent, increased to 47 percent in 

2000 and is expected to reach 65 percent in 2015. United Nations projections also 

indicate that 80 percent of the growth in population will be urban in 2030. The share of 

the world 's urban population living in the developing countries is increasing 

dramatically. In 1970, the share was only 49 percent, whereas it was 58 percent and 67 

percent in 1985 and 2000 respectively. This is expected to increase more than 80 percent 

in 2030. This phenomenon shows that the future population growth will be concentrated 

in developing countries (Richardson, 1993; Cheema, 1993; UN-Habitat, 2007). 

Ethiopia's total popUlation was estimated 81.2 million in 2007 and is projected to reach 

170.2 million in 2050 making Ethiopia the 10'" largest nation in the world. Currently, 

only 16.0 % of the country's total population or about 1 J million people live in urban 

areas. Similarly, the current urban population of 13 million is projected to reach 36 

million by 2025 (CSA, 2007; UNFPA, 2007). 

The unprecedented increase in the number of urban dwellers poses a major challenge for 

having housing policies. In cities around the world, almost one bill ion people live in 

substandard housing and this problem is very severe in developing countries (PADCO, 

2006). Housing problem is one of the most challenging aspects of the urbanization 

process in the developing world. The reasons for bad housing conditions are complex, 

and vary among countri es. These problems may be characterized by lack of proper 

housing policy, appropriate financial system, poor political commitment, legal and 

teclmical framework and so forth. Moreover, in most developing countries, a wide gap 

exists between housing needs and housing suppl y. The problem is not only reflected in 

quantity but also a serious problem of quality of houses. 
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Ethiopia, like any developing country, has housing problem. The housing deficit in the 

urban area of the country is 900,000 out of which 450,000 is the share of the capital city 

Addis Ababa (AACA, 2006). Irrespective of its long history of urban development, 

Ethiopia has no comprehensive national urban housing policy. Nonetheless, the country 

has been experiencing various policy measures that have profoundly influenced the 

course of development of the national urban housing sector (Tolon, 2008). Though the 

housing policy is not yet formulated at national and city levels, Addis Ababa housing 

principle follows the free market economic policy adopted since 1991. This creates a 

conducive atmosphere for private sector, patticularly for real estate developers . to 

participate in housing development (Azeb, 2007). 

The new economic policy of Ethiopia established in 199 1 provides a provision for private 

sector participation in the areas of urban development. The provision indicates that 

anyone who wants to construct houses for residential or other purposes should obtain 

land in accordance with government directives and security of ownership and have the 

right of selling, renting and transferring of houses. The policy allows the participation of 

private capital, individual or collective in the construction of houses, and encourages 

them to produce low cost housing. Moreover, the current economic policy advocates, 

among other things, the involvement of the private sector in the provision of housing. 

Government, in particular local authorities, would create favorable situations to promote 

integrated urban development and encourage the construction of houses (Tadesse, 2000; 

Tegegne, 2002). 

The development policy of Addis Ababa envisages individuals and members of the 

housing co-operatives, investors and the public sectors to be the main agents in providing 

houses in the city. The development policy provides different incentives to these 

stakeholders. The private sector is envisaged to be encouraged through the preparation of 

land, the extension of services and infrastructures to sites and reduction of lease price to 

those who develop housing at high density (Tegegne, 2002). In addition, the housing 

development program of the city also encourages real estate developers through the 

facilitation of developed land, strengthening the system for ensuring property rights, and 

2 
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supporting the developers to utilize local materials. The program also facilitates and 

creates forums of discussions to look for sustainable solutions for housing problems and 

encourages the investors (Tamiru, 2009). 

1.2. Statement of the Problem 
Much of the difficulty in the formulation of housing policy is that housing differs from 

other areas of social policy such as health or education, in the extent to which it operates 

within a market context (Cullingworth, 1979). The debate on housing policy in 

developing countries since the late 1980s has been dominated by the World Bank led 

strategy of developing the housing sector as a whole by enabling primarily formal private 

markets to work more efficiently. The emphasis on private markets has led to the 

exclusion of complementary and alternative public, co-operative Icommunity based and 

informal models of housing provision from serious policy consideration (Keivani and 

Werna,2000). 

In treating housing as a social good, governments find difficulty in stating the ultimate 

objective of housing policy that everyone should have a decent home with a reasonable 

choice of owning it or renting (Harvey and Jawsey, 1981 ). Despite the linkages between 

housing and socio-economic goals, many policy makers and practitioners are not taking 

the advantages. In many countries, opportunities to achieve economic, social and civil 

development goals through housing related initiatives are being missed. Recognizing the 

situation, the World Bank convened a multi sectored, cross network associations of 

partners to develop a diagnostic tool for country specific action plans, which define a 

comprehensive sequence of steps for reform of real estate, including housing (PADCO, 

2006). 

The production of housing is a very expensive process. In fact, one of the key problems 

in providing adequate housing is associated with the difficulty of making adequate 

investment on it. In particular, governments often give low priority to the housing sector 

due to the shortage of resources. In a country like Ethiopia which strives to get quick 

return from investment, the housing sector would be given a marginal position, although 

a significant investment in the housing sector would also result in an increase in capital 

3 
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output ratio in the economy, particularly in the short run. Notwithstanding operational 

problems involved in using international standards, · for specific cases, in Ethiopia 

investment in the housing has been very low (Ti lahun, 1997) . 

Despite the fact that a shift of policy are made regarding the housing sector in Ethiopia, 

housing does not seem to be improved and there is still a high demand for it. The reason, 

according to Tegegne (2002), is that the housing policy is not capable of delivering what 

it promises to provide. All the incentives are not realized to initiate and encourage the 

fo rces in the housing sector. In addition, the construction and transaction of houses are 

. ,. constrained by high costs of construction materials and high interest rate for house loans. 

<j 

o 

The costs of construction materials particularly, those imported have increased due to the 

devaluation of currency. This will discourage the private sector to fully engage in 

housing. Moreover, the high rate of lease price and long lasting bureaucratic procedures 

has caused difficulties for private developers who engage in the housing investment. 

As regards the real estate sector, many factors can be cited for its poor performance. 

These factors can be categorized as: poor land supply and high price, low infrastructure 

and services, less availability of building materials, poor finance, rigid government 

policies and regulatory fi'amework, and poor investment climate. In addition, private 

investors like real estates and individuals, who can contribute much in the production of 

housing, are neglected by the policy and the city administration due to high tax and high 

land price (Abraham, 2008; Esayas, 2004). 

Real estate form of housing delivery in Ethiopia indicated the presence of various issues 

that need attention. There is no regulatory framework to control operations and the level 

of subsidy for the real estate developers. Property rights of real estate investors and end­

users are unclear. Moreover, real estate development cater for the high income group; its 

prospects for the middle and low income group which make up the majority of 

inhabitants of urban areas, are under researched. The consequence of such situations on 

the prospect ofreal estate development as a form of housing supply is unclear (Wubshet, 

2004). 

4 
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In Ethiopia, unfortunately, there are no adequate researches in the issue of housing policy 

and real estate development. Few researchers have attempted to explore housing 

situation, housing problem, housing demand and housing supply analysis. Many of the 

previous studies focused only in one side, i.e., either on housing situation analysis like 

. ,. Tadesse (2000); housing demand and supply analysis; and other types of housing 

development strategies like studies done by Ayalew (2003) on prospects and constraints 

of urban renewal for private investment in Addis Ababa: as well as by Bethel (2003) 

policy challenge of kebele residential houses in Addis Ababa. 

~" 
Moreover, the existing studies on real estates, i.e. , the research done by Amrote (2008) on 

real estate investment in Addis Ababa, the research done by Henock (2008) on internet 

marketing for residential real estate in Addis Ababa and by Libanos (2005) on the role of 

residential real estates in solving the housing problem, focused mainly on contribution of 

the public housing and real estate sector in shelter delivery in Addis Ababa. 

So, there is a little or no research related to challenges and oppoliunities of housing 

policy and real estate development in Ethiopia in general and Addis Ababa in particular. 

This study is basically concerned with opportunities and challenges of urban 

development housing policy and residential real estate development in Addis Ababa. 

Therefore, the researcher' s intention is to fill thi s gap as well as to recommend for 

housing policy intervention in which the real estate development will be improved and 

challenges and problems of residential real estate development will be mitigated. 

Consequently, the following major leading questions were rai sed: 

1. Are there rules and regulations that guide residential real estate development? 

2. What are the main opportunities and challenges of residential real estate 

developments in the city? 

3. What does the nature of urban development policy for housing look like? 
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1.3. Objectives of the Study 

The main objective of the study is to assess the opportunities and challenges of the urban 

development housing policy and residential real estate development in Addis Ababa. 

'." Specifically, the study was aimed at achieving the following objectives: 

1. To examine the existing situation of residential real estate developments and their 

proper implementation in light of the rules and regulations. 

2. To identify the main opportunities and challenges of residential real estate 

development in the city 

3. To look into the nature of urban development housing policy and residential real 

estate development in the city. 

1.4. Significance of the Study 

The study is basically concerned with opportunities and challenges of urban development 

housing policy and residential real estate development in Addis Ababa. Therefore, the 

study is useful in providing relevant information for policy makers and practitioners 

related to housing and residential real estate development. Moreover, the 

recommendations could be helpful as an input fo r those who may be interested in 

undertaking further studies and researches on the issue. 

1.5. Scope of the Study 

The thematic scope of the study focused mainly on the opportuni ties and challenges of 

urban development housing policy, and residential real estate development in Addis 

Ababa. The spatial scope of the study included the case study of two real estate 

developers, i. e., Ayat and Sunshine real estate developers of Addis Ababa in which the 

real estate developments are undertaken. The study has al so assessed the residential real 

estate development activities of the city of Addis Ababa at large by assessing the 

secondary data .The physical scope of the study is limited to city of Addis Ababa and its 

borders. 
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1.6. Limitation of the Study 

Irrespective of the nature of the study, every research is subject to different pitfalls. Due 

to this reason, this study had the following problems. Firstl y, real estate developers felt 

insecurity and did not give full information due to recent investigation of the city 

government on real estate developments. Secondly, shortage of reference materials for 

review of related literature, and lack of clear information of the city government officials 

on real estate situation were part of the problem in conducting this study . 
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Chapter Two: Literature Review 

2.1 Concepts and Definitions of Housing Policy 

Housing policy refers to the range of activities that government and private institutions 

... jointly undertaken to provide housing services for a population (Chester, 1981 ). Besides, 

Solomon (1993) adds that housing policy implies the range of activities, such as 

legislation, standard, land tenure, pricing, financing, policy incentive, subsidy, 

construction and distribution undertaken to provide housing for those who need it. Such 

activities might involve not only governments but also private agencies . 

According to Harvey and Jawsey (1981), the objectives of housing policy are: 

~ To obtain the optimal use of existing housing resources 

~ To ensure adequate housing for all households 

~ To be responsible for the housing needs of special groups. 

~ To guide the future requirements and location of new housing and 

~ To influence the policies of local authorities in allocating housing. 

In addition, Solomon (1993) also stated additional objectives of housing policy, such as 

providing decent, standard dwellings as well as the tollowing other benefits like: 

~ For better living condition 

~ For the development of housing construction industry which employs a relatively 

large number of unskilled labors compared to other sectors of industry. 

~ For Encouragement of saving 

~ For Political contribution 

Therefore, a sound housing policy has a paramount importance for balanced economic, 

social and political growth. Long term housing policy must aim at improving housing 

condition. Considerations must be given to ind ividual preferences regarding tenure, type 

and location of dwellings over households. This is in order to allow substandard houses 

to be replaced, and to cover ownership of houses (Harvey and Jawsey, 1981). The goal of 

housing policy is to promote a well functioning housing sector one that serves the 
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interests of all its participants, and helps to achieve broad social and economic goals. 

According to Mayo (1994), a well functioning housing sector should be: 

~ Productive and efficient, using resources to get the best possible housing for the 

funds expended . 

~ Responsive to the needs and resources of all segments of the population including 

the poor and enabling them to be adequately housed at reasonable prices and 

~ Environmentally sound, accommodating growth without damaging consequences 

for the natural and urban environments . 

2.2 Housing Policy in Developed Countries 

Different housing policies with their various forms and options have become a global 

phenomenon since Industrial Revolution in developed nations (Marsh and Mullins, 

I 998).According to Boelhouwer (1991) in Western Europe since the Second World War; 

there have been four stages in the development of housing pol icy. These stages are the 

following: I 

~ The first stage was characterized by a high degree of government involvement­

mainly through the use of object subsidies, in order to minimize large scale 

housing shortage during the post-war period . 

~ The second stage, commencing in the late 1950s, witnessed a concentration on 

housing quality by adopting large-scale program of slum clearance, 

redevelopment and a subsequent shift of emphasis to housing rehabilitation. 

~ The third stage, beginning from the late 1970s, consists of major changes III 

public expenditure, new houses building in the social sector being superseded by 

renovation, the introduction of privatization schemes, the abolition or relaxation 

of rent control, and increasingly the replacement of object subsidies, benefiting 

reasonably to the well housed at the expense of those inadequately accommodated 

or homeless. 

~ The fourth stage, emerging in the 1990s, necessitates the introduction of programs 

to reduce shOliages of affordable housing for the poor and the socially excluded. 

I Ibid 

9 



'C 

..... 

Even though the different stages of policy development did not coincide clearly in all 

countries, some countries experienced more than one stage concurrently2 

In the case of United States, the federal government is the main actor in designing the 

housing policy, but local govermnents are deeply involved in administering federal 

programs and creating their own programs such as rent controls. The federal housing 

policy began in 1934. This federal housing policy has two basic types: policies designed 

to enable middle class households to have thei r own houses, and policies aimed at 

upgrading the housing of lower-income households. Moreover, the goal of housing policy 

in the United States is to provide a decent, safe, and sanitary living environment for every 

citizen. The pursuit of this goal has spawned an array of federal programs (McDonald 

and Mc Millen, 2007). 

Moreover, Unger and Karvel (1979) stated that the national housing policy of United 

States encourages the following issues: 

~ The production of housing with sound standard of design, construction, livability 

and size for adequate family life. 

~ The reduction of costs of housing by considering such sound standards. 

~ The use of new designs, materials, techniques, and methods of assembling of 

home building materials and equipments; and the growth of efficiency in 

residential construction and maintenance. 

~ The development of well planned, integrated residential neighborhoods and 

redevelopment of communities. 

~ Stabilization of housing industry with high volume of construction. 

Whereas in United Kingdom, housing policy since the 1950s has ensured a substantial 

growth in owner-occupation by improving the condition of most of the housing stock in 

one hand, and by declining the private rented accommodation on the other hand (Balchin 

and Rhoden , 2002). Generally, there are the so-called social housing organizations which 

2 Ibid 
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do not seek to make a profit, but provides homes for households which have a problem of 

getting house with appropriate size and quality in private housing markets. This may be 

taken as an indication that there is often market failure even in those nations which have 

well established free markets (Harriot and Matthews, 1998). 

2.3. Housing Policy in Developing Countries 

Housing problem in developing countries started at the outset of urban ization in the late 

19th century when urban areas created to serve the needs of colonial countries. Urban 

growth in the colonies had little link with local conditions, the economy as well as the 

spatial structures of urban areas which was modeled in line with the colonial power. 

Apart from real scarcity of housing, the local people faced problems in re lation to spatial 

segregation and ownership rights. In post second world war period, the new 

independence nations inherited the legacy of colonial spatial and economic structure. But 

only few countries did manage to overcome the structural problem and achieve descent 

housing standards (NUPI, 2003a). 

There is evidence to the change of housing pol icies of third world governments from 

1950 to the mid 1970s. The changes stems from recognition that the population of most 

cities is likely to continue growing rapidly and those considerable social and political 

problems may arise if the housing problem is not addressed. Dates differed greatly from 

city to city, but existing documentation suggests that it became a common policy 

response during the 1950s and 1960s. The particular time at which it was initiated in any 

single city probably related more to the onset of rapid population growth and the 

perception of a growing housing problem than to any agreed upon concept of how to 

address housing problem (Hardoy and Satterthwaite, 1993). 

2.3.1 The African Housing Policy 

Sub-Saharan African countries (SSA), have invested substantial amounts of resources 

aimed at combating the housing problem that is, the problem Ot' qualitative and 

quantitative deficits in the housing stock during the last three decades. However, there 

efforts have failed to register significant positive results. In most cases, the efforts have 
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actually served to compound the problem. In their attempts to deal with the problem, 

planners in sub Saharan Africa (SSA) countries have typically relied on planning tools 

inherited from the policies of colonial countries (Njoh, 1999). 

Apart from the stated purpose of improving living conditions in Sub - Saharan African 

countries, conventional housing policies are designed to sustain housing and 

environmental standards deemed aesthetically pleasing in the eyes of the political, 

bureaucratic and entrepreneurial elite, Western trained planners, and foreign tourists. The 

prescribed standards for conventional housing are often out of the reach of most members 

of the societies in questionJ 

Moreover, Taylor ( 1993) stated that African countries such as Nigeria posited solutions 

for the construction of more houses by making housing policy as part of urban and 

regional plruming policy by reducing the cost of housing, encouraging development of 

smaller and medium sized cities and creating new housing units as part of environmental 

improvement and suitable climatic condition. 

2.4 Housing Policy in Ethiopia 

The analysis of housing policy can be divided into three periods: i.e. the period before 

military regime (before 1975); the military regime (1974 - 1991) and the post 1991 

Transitional era. These periods of housing policy in Ethiopia will be discussed in brief as 

follows. 

2.4.1 The pre 1975 Housing Policy 

The housing market during this period can be characterized as one of the operating aspect 

on free market principles. Land lords were leasing urban land and constructing residential 

houses to tenants, and there was no restriction as regards the selling and buying of houses 

(Tilahun, 1997). Thus, the government had little involvement in the housing sector and 

was expected to provide low cost housing without prejudicing the role of the private 

sector to cater the medium and high income groups (Tilahun, 1997). 

3 Ibid 
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In the imperial period, housing as a concern of the government did not get proper 

attention until the late 1960' s. The urban land was privately owned by few land lords and 

Feudal aristocracy. Even the response was limited in scope, savings and loan scheme 

such as ISHOP A, and the Mortgage Company of Ethiopia (MCE), which were 

established to cater housing loan and access to land related issues remained un answered 

until 1975 (Mathewos, 1996; Tilahun, 1997). 

According to Gulte (1989), the laissez fair condition was one of the factors blamed for 

the unplanned development of most urban centers because of the high cost of rent 

tenants. In the late 1960s, it was estimated that, only 5 percent of Addis Ababa's 

population owned about 95 percent of the city' s urban land, while 55 percent of the 

houses in the city were rental houses. This resulted in high urban land prices, for there 

was no national government or municipal jurisdiction that controlled the rise of land 

prices or stopped rampant speculation. As a result, the majority of the urban population 

was forced to live in highly crowded and congested dwelling mostly built and owned by 

small scale land lords. 

Housing provision in pre 1975 was predominantly handled by the private sector, and it 

can be said that, the government did not attempt to exert any effort in the provision of 

housing for low income people. The housing market during this period can be 

characterized as operating somehow on free market principles as land lords were leasing 

urban land and construct residential houses to tenants and there was no restriction on the 

selling and buying of houses. No formal housing policy was adopted during that period 

and most of the poor people in the city lived in extremely over crowded areas. 

Nevertheless, there was a need in some form of intervention particularly in the low 

income housing as it has seen evident for several years that, the then workings of private 

enterprise in housing have not tackled the problems which existed in Addis Ababa and in 

Ethiopia at large (Esayas, 2004). 
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2.4.2 Housing Policy during the Derg 

The Derg government recognized the need for a prompt action on property ownership if it 

were to embark upon a social course of development. The Derg nationalized all urban 

land and extra houses (Proclamation No. 4711975). By intent the policies during the Derg 

were pro-low income groups; however, as observed from reality, the nationalization of 

land favored those who could afford to build standard houses by excluding the needy 

members of the society. The prohibition of the development of affordable housing by 

individual developers compounded the plight of the low-income and the majorities were 

obliged to seek kebele houses in the face of stiff competition for a static housing supply. 

Housing allocation has had its own administrative factors that provided various degrees 

of priorities; political favoritism out-weighted that of income and household problem 

(NUPI, 2003a). 

Proclamation No. 4711975 nationalized all urban land and extra houses, high rise 

apartment and office buildings without direct compensation as the main rationale of the 

proclamation was to get rid of land lords. The most important immediate effects of the 

proclamation were a regressive reduction on the amount of rent by 50 percent for tenants 

who were paying a monthly rent less than 144 birr and the coming into direct government 

involvement in the sphere of housing provision. As a result, since the mid 1970s, the role 

of institutionalized forms of private housing provision was totally neglected and this was 

assumed to be handled by the government. In the years that followed the government was 

working towards a complete control of the housing market, albeit it encouraged self 

provision as the main form of housing supply. The proclamation prohibited the earning of 

rental income by individuals by putting conditions for the transaction of urban houses, 

and the government envisaged a complete control of the housing market (Tilahun, 1997; 

Esayas,2004). 

Moreover, to tackle the urban housing problems, the Derg nationalized urban land and 

extra houses (proclamation No.4 7/ 1975) with the aim of: 

~ Preventing land speculation by shifting all urban areas under its direct control; 
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);> Facilitating appropriation of property claimed by the planning authorities for 

public need; 

);> Offering better opportunities and easy access to urban land for the majority of the 

urban dwellers; and 

);> Reducing house rent and benefiting the majority of households. 

For the implementation of the proclamation, the government set up the Ministry of Urban 

Development and Housing (MUD H), Housing and Savings Bank (HSB), Agency for the 

Administration of Rental Housing (AARI-I), Urban Development Project Office (UDPO), 

Housing Construction Corporation (HCC), Ethiopian Building Construction Authority 

(EBCA) and Kebeles and Kefltegnas (Basic political and organizational units of 

administration). Responsibi lity for management of the nationalized houses was given to 

the kebeles and the AARI-I. The MUDH became the leading housing and urban 

development body. In addition to its policy, MUDH coordinated the activities of all 

municipalities and housing cooperatives. It was also mandated to regulate the 

construction industry and produce housing directly (Mathewos, 1996). 

Furthermore, there were no explicit policies on housing until 1986. However, there were 

certain implicit pol icy objectives (in the form of rules and regulations) inherent in 

proclamation No.471197S. The impl icit policies despite their concern for equity, created 

serious bottlenecks in the housing sector and the largest share of the housing need 

remained unattended. The housing policy document issued by the government 

(Proclamation No. 9211986) and the associated regulations responded to sever problems 

faced the housing sector. Problems were encountered, particularly in Addis Ababa, in 

providing serviced land. It also became difficult to make adequate construction materials. 

The problems were serious that the government issued a directive to halt the allocation of 

urban land all over the country until a national housing policy was formulated along a 

socialist line. The directive also totally banned the selling and buying of houses (Tilahun, 

1997). 
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The main objective of the policy has been space and material economy which was to be 

achieved by non public participation particularly by individuals who would organize 

themselves in cooperatives in the construction of standardizes dwelling houses. It also 

envisages that the government would be the sole buyer of potential houses to be sold by 

their owners. Thus, another objective of the policy was to achieve further control on the 

housing market4 

In spite of the limitations imposed by policy and regulations on benefiting from rental 

income, households were sub-letting their own houses and those of kebele owned houses 

to mitigate the acute shortage of supply. In the later part of the Derg period, subletting 

was officially allowed for private house owners. Following this, there was a move to 

liberalize the economy. However, the policy change to a mixed economy without the 

necessary policy and institutional changes in various sectors brought about subsequent 

changes in housing transformation: the meager housing stock was being transformed 

from residential use to business and other use classes. This situation has had a lot of 

impacts on housing. Firstly, it reduced the housing stock available for habitation, and 

secondly, it brought non-compatible uses to residential areas. This trend continued in the 

1990s and the situation was reportedly severe by the end of the millennium (NUPI, 

2003b). 

In general, during the Derg period, the housing question was given better attention 

compared to the previous era. This period could be remembered for its promotion of 

housing co-operatives and private ownership of housing. It has also enabled a substantial 

number of low income households to own their own dwellings. However, the tenants 

imposed on housing tenure types, the modes of housing supply and on land development 

and allocation aggravated the housing problem to a higher magnitude than its previous 

condition (NUPI, 2003a). 

4 Ibid 
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2.4.3 Housing Policy in Post 1991 

The 1991 change of government brought with it a complete change to socio-economic 

development direction of the country. The official development policy of the Transitional 

Government became a market-l ed economy in which the private sector will playa 

paramount role. However, due to the long years of centralized administration, it was not 

easy to transform the management of the economy in an effective market system. This 

situation still haunts the Federal Government to this day. In the housing sector, the 

introduction of the market economy did not result in appreciable change. Housing co­

operatives were denied access to land in favor of individual applicants, housing loan was 

totally abolished and the lease holding policy was enacted. Although land for basic 

housing is exempted from lease, the initial deposit required as a security to develop 

according to plan has aggravated the problem of accessibility (NUPI, 2003b). 

Following the change 111 government, in May 1991 , the Transitional Government of 

Ethiopia (TGE) came with an official policy of revitalizing the housing market by 

privatization of urban houses (Tilahun, 1997). The economic policy of the transitional 

period stated that: 

~ The state retains ownership of urban land but ensures its equitable distribution for 

housing construction; 

~ The state issues and enforce regulations, create favorable conditions to promote 

integrated urban development and encourage the public to take advantage of the 

policy; 

~ Depending on the availability of resources, government agencies encouraged to 

construct, rent and sell low-cost houses ;and 

~ The state issue regulations to protect the right of both land lords and tenants. 

In tandem with the new economic policy requirement and proclamation No. 8011993 of 

the central government, the effective prevalence of the full operation of the market 

forces, the council of Addis Ababa Administration issued regulations of land holdings 

(No. 2/1994; No. 311994; No. 4/ 1994). As corollary of the new policy, a number of 

housing subsidies i.e. , in building materials, infrastructure and loan interests were also 

17 



removed. It is the government' s intention to move away from housing delivery and to 

invite the private sector to fill the gap. The private sector has, however, been reluctant to 

respond because of the current legal and regulatory frameworks. The rental income tax 

levied by the Regulation (No. 311994) is higher than the income tax in other business. 

Despite the new private-sector oriented approach, the Addis Ababa Administration is 

currently building medium-income housing units (Mathewos, 1996). 

Moreover, following the change of government in the country, the transitional 

government of Ethiopia came up with a l and lease policy No. 8011993 which enables 

people to possess land so as to build houses for residential as well as for rental purposes. 

Urban land possession differs according to the types of services, and the maximum would 

be 99 years of lease for residential plots. It was only after 1993 that, the government gave 

signals about its possible tolerance of private sector participation in the provision of 

housing. According to the newly adopted policy the government starts to liberalize the 

housing sector by taking measures which include the selling of houses administered by 

the public sector, abortion of the assistance of the subsidized building material delivery, 

and ceasing the subsidy of interest rate loans from the financial sector (Esayas, 2004). 

Among the mam Issues of housing development policy direction is focusing on 

enhancing the saving culture, overcoming the problems of decayed urban areas through 

urban renewal and upgrading, increasing the density of developed area, and developing 

the construction industry through the implementation of !HOP. The government 

intervention became in line with facilitating housing finance, land, capacity building, 

bulk purchase of industrial product of construction material, organizing medium and 

small scale enterprise, introducing new construction technology, that minimize cost and 

time as well as, standardizing the housing. The Federal Government of Ethiopia (FORE) 

has taken the experience as a good opportunity to replicate the program as a means of 

alleviating shelter problems in many regional towns of the country. Currently, though 

housing policy is not yet form ulated at national and city level, the city's housing principle 

follows free market economic policy adopted in 1991. Consequently, in the year 2006, 

the urban development package that addresses the housing sector has been enacted. The 
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package deals with the housing development with the main objective of constructing low 

cost and land saving condominium houses for the middle and low income people. It was a 

strategy to alleviate the shortage of housing in a meaningful way and create wide 

employment opportuni ty to improve the li ves of urban poor (Tamiru, 2009; Lealem, 

2007). 

Generally, the urban development policy report of the federal government of Ethiopia 

ensures housing supply which constitutes enhancing the role of the government and local 

authorities so as to promote residential development by raising or improving their income 

through accelerated and equitable development. It also promotes the private sector to 

participate and playa key role in the housing delivery process and concurrently creating 

the capacity of private and the public actors in the housing delivery process (NUPI, 

2003b). Eventually the urban development policy had encouraged the private sector to be 

engaged in the real estate development of housing. To this effect, the following pages 

shall discuss the concepts and practices of real estate activities in developed and 

developing countries as well as in Ethiopia. 

2.5 Concepts and Definitions of Real Estate 

Unger and Karvel (1979: I) defined real estate as follows: 

Real estate is an integration of many :,pecializations, an aggregation oj" 
disciplines resulting in a unique field of study. It is the interrelationship of 
marketing, economics, finance, sociology, management and law with the 
use of land and buildings. More than breadth, it is the study of the 
:,pecialized application of these disciplines to people and their use of real 
estate resources. 

Real estate is land and the improvements made to land, and the rights to use them. For 

legal purposes, it is defined as land and the entire natural and manmade improvement of 

anything that is permanently attached to property, such as trees, buildings or roads. When 

we buy or sell real-estate, we usually buy both the land and the improvements. Real 

estate usually also encompasses the rights to all of the oil, minerals, and water that are 

under the property (Harwood and Jacobus, 1993; Evans, 1983; Thomsett and Thomsett, 

1994). 
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Moreover, real estate has traditionally been divided into five markets: residential, 

commercial , agricultural, recreational and industrial. All of the individuals involved in 

the business of real estate will relate to one or more of these markets (Pilder, 1981). The 

term real estate is so vast, but the functional meaning of the term is based on the objective 

of the study which is concerned with the construction industry and its related issues. 

Real estate has long been one of the most common investments. Historically, people have 

been investing in real estate for hundreds of years, and more fortunes have been quickly 

made and lost in real estate than in virtually any other form of investment. The owners of 

real estate have survived periods of boom and bust, overbuilding, inflation and recession, 

loose credit and tight money policies, war and peace, bank expansion and bank failures. 

Notwithstanding the good times and bad times, real estate has maintained its value as an 

investment. One of the attractions of real estate is its limited supply despite the constantly 

increasing need (Saft, 1992). 

A vibrant real estate sector is crucial to economic development. Similarly, transparent 

and cost-effective land use policies offer a more hospital environment to foreign direct 

investment as well as local projects. Real estate may be acquired, owned and conveyed or 

transferred by any legal entity as determined and defined by law. This entity may take the 

form of individuals, businesses and nonprofit corporations. It generally contribute to a 

country ' s economic development as a result of a corresponding growth in the demand for 

materials, labor inputs backward and forward linkages affect the economy (Abraham, 

2008). 

Nowadays, Real estate development requires more knowledge than prospective markets 

and marketing, partners of urban growth, legal requirements and legal regulations, public 

policy, conveyance and contracts, elements of building design, site development, 

construction techniques, environmental issues, infrastructures, financing, ri sk control and 

time management. Every increased capacities and complexities along each of these 

dimensions have resulted in increased specialization. Thus, to engage in real estate 

development, there is at least an eight-stage model (Miles et aI, 2000; Burton, 2001). 
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Stage one: Inception of development Stage E" ght Pro ert Assets a d ortfol' 0 I p Y n P I 

idea 
management or cash out flows 

and inflows 
-.' 

• Not feas ible 

• Feasible 

Stage Two: Refinement of the idea 
Stage Seven: Completion and formal opening 

• Not feasible 

• Feasible 

Stage Three: Market feasibility .. 

study Stage Six: Construction Process 

• Not feasible 

• Feasible i Stage Four: Contract negotiation 

Cannot reach binding contract 
Stage Five: Formal commitment 

• 
• Can reach binding contract 

t 
Figure 2.1: The Eight Stages in Real Estate Development 

Source: Miles, et al (2000) and Burton (2001) cited in Libanos (2005) 

2.5.1 The Global Perspective 

Countries which have strong economy and that pursue capitalist or free market economic 

system allow the private sector to participate in almost all types of economic activities. 

As a result, the private sector is perhaps the leading player in the creation of the built-up 

environment in their economies (Warren, 1993). Real estate investment is very popular 

because it has a track record that can only encourage investors, and the fraction and 

outcome of their investment is easi ly perceivable and quite obvious (Adler, 1993). 

The real estate industry is becoming the possible participant in the ongoing phenomenon 

of increasing global economic integration. In the last decade, however, globalization has 

increasingly involved the internationalization of services sectors as much as of 
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manufacturing, and the varIOUS sub-sectors of the real estate industry have been 

enthusiastic participants in this global surge. Builders, brokerage firms, consulting and 

services firms, real estate finance firms and investors have~ extended their area of 

operations beyond local markets to a worldwide base (Bardhan and Kroll, 2007). 

Adequate housing and private home ownership are essential elements to the development 

of market-based economies. Until recently much of the focus of large international 

investors has been on macroeconomic policies and instructiona~ .investment. The need for 

real estate development in the world is because of population growth and technological 

development. So, real estate development is the continued reconfiguration of the built up 

environment to meet society's need (Miles, et ai, 2000). 

Some of the largest consumers of real estate are becoming increasingly global. 

Multinational finns , with their manufacturing plants, their distcibutors and suppliers and 

now increasingly service sector firms, ranging from financial to legal, have global foot 

prints. The lack of international trade in real estate is now being compensated by 

increasing cross-border investments in real estate, international development projects, 

multinational real estate ventures and integrated housing developments (Bardhan and 

Kroll, 2007). 

2.5.2 Real Estate Development in Developed Countries 
In Western countries, housing and real estate are seen as distinct asset class. This fact 

leads to greater market efficiency, stability and liquidity (PADCO, 2006). The real estate 

industry spans across several industrial categories, including individual sectors with in 

the broader groupings of services, finance and construction. The sector defined by the 

North American Industrial Classification system as real estate (NAIC) includes only real 

estate services such as leasing, brokerage, management and appraisal. This segment of 

the industry employed 1.5 million nationwide in 2006, just over one percent of the US 

employed labor force (Bardhan and Kroll, 2007). 

Like many other transactions in US society, real estate sales are governed by a series of 

laws and regulations. These laws developed gradually to meet the needs of the society 
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(Evans, 1983). The ownership of real property excited the imagination of many American 

in the 1980s as it never had before. As a result, nearly a third of all office buildings found 

now in US was built between 1980 and 1990 by the real estate developers (Adler, 1993). 

In the case of United Kingdom, the supply of new and renovated housing is inextricably 

linked to the level of housing investment, while in recent years there has been an increase 

of investment in the private housing sector (Balchin and Rhoden, 2002). 

2.5.3 Real Estate Development in Developing Countries 

The conventional or formal mode of housing provision mainly caters for the high-income 

groups of the urban population in developing countries. This is mainly achieved through 

the private market (Keivani and Werna, 2000). Opportunities have been created by the 

recent opening up of countries in the developing world and.also by the widespread 

fragmentation of real estate markets in emerging economies, the proliferation of family 

owned traditional firms and the accompanying lack of professional in the sector. While 

the manufacturing and services sectors in these countries have always had at least a few 

firms which were efficient adopters of global best practices in organization and 

management, the real estate sector, in a sense, has been a late-comer to modernization 

itself. Even in the real estate sector, every developing country has examples of office 

buildings and residential complexes (Bardhan and Kroll, 2007). 

Real estate development in developing countries such as in Africa is mostly in the hands 

of bodies under the supervisory of authorities of the state. It is very difficult to assess 

accurately the work done by these public bodies in overall real estate development 

(Gheris, 2005). However, land and real estate accounts for 45-75 percents of the wealth 

of developing countries. These assets have unique characteristics of being simultaneously 

a major input into production activities and consumption by households of residential real 

estate and infrastructure services (Galal and Razzaz, 2001). 

-
2.5.4 Real Estate forms of Housing Developments in Ethiopia 

Real estate form of housing supply is a new form of housing development for Ethiopia. 

When real estate development became an economic sector on its own, it started its 

operation in the housing sector (Wubshet, 2004). 
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Real estate development is linked with speciali zation that a person or a firm develops 

land and property for sale or rent. Real estate development is intrinsically linked with 

land; hence the mode of land ownership affects its operation. The issue of specialization 

of real estate development in Ethiopia is related with urb'iilization and urban land 

ownership. In fact, the unplanned growth of most urban areas is a reflection of the state of 

real estate developments in Ethiopia. Real estate developments, especially those that are 

developed for sale, require formal operations. On the basis of the mode of land 

ownership, real es tate deve lopments in Ethiopia could be categorized in to three periods5
: 

1. private landownership (Pre- 1975 period) 

11. Public ownership with usufruct ri ght only (1975 - 93), and 

iii. Public ownership with leasehold rights (Post - 1993) 

i. Private Land Ownership Period (Pre-I97S period) 

During the private land ownership period, most land lords sold parcels of land for 

individuals who wanted to build houses. The producers of built-up space were mostly the 

occupiers; this is still the case in most urban centers in the country, especially for 

housing. Where space for rent was produced, the developers were mostly the landlords 

themselves. Except for the few modern buildings in central areas of cities, 1andlord­

developed estates had neither planning nor building permissions. In most cases the 

development of trad itional Chika houses was done withou!...bank loan. The positive 

aspects of this mode of development were the ability of the system to utilize traditional 

means of mobilizing project finance and the accessibility of rental houses to residents. 

However, this manner of development has had drawbacks: 

~ The developments lacked planning and building permission, hence posed 

difficulties for urban management 

~ Houses were below standard in terms of size, space organization, construction, 

and infrastructure, hence, pose health and safety hazards. 

~ Promoted rental housing, subsequently raising urban maintenance problems after 

they were nationalized. 

S Ibid 
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:P Maintained monopoly on land and real estate in the hands of very few landlords, 

hence slowed the transition of the economic order to a modern system. 

The pre 1975 imperial regime of Ethiopia had a monopoly of political and economic 

power over land and other tangible properties. This was inherited hereditarily and 

prohibited by law and by other means; other sections of the society were balmed from 

owning land and other property. This had been the case untiL-the advent of capitalism 

around the begilming of the 20th century. Until the 1940s the crown had the power to take 

back the land and assign it to others in case of any royal disfavor. However, after the 

Italian occupation (1936-1941) land lords were entitled for free hold with royal favor. · 

Since then, very tiny foreign business community have access to land by way of 

concession from the government or contracting from the land lords (Abuye, 2006). 

ii. Public Land Ownership with Usufruct rights only (1975-93) 

During this period land was centrally allocated to individuals and institutions (Private and . 

government) for own use only (Proclamation No. 4711975). The main developers of 

estates for uses other than housing during this period were the government, parastatal 

institutions and public associations (Wubshet, 2002). 

Public ownership of land did enable urban centers to plan their developments but the 

limitations in the allocation ofland have curbed growth. Transformation of uses maybe a 

natural outgrowth of urban change but the limitation on land supply and the ban on real 

estate development as an economic activity are observed .to have accelerated the 

conversion of houses to other use classes and the supply of private rental house. 

Moreover these transformations were mainly informal; but they constituted real estate 

developments for the period (Essayas, 2001; Cited in Wubshet, 2004). 

iii. Public Ownership of Land with Leasehold Rights (Post -1993) 

The current government has adopted a free market economic policy with Agricultural 

Development Led Industrialization (ADLI) as its leading development strategy; it also 

launched a structural adjustment program, aimed at liberalizing price control and import 
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tariff, devaluing national currency and privatizing state owned public enterprises, open­

up policy in trade and investments, by limiting government role to discharging and 

discouraging and facilitating responsibiliiies in the area where the private sector is not 

able to efficiently and effectivel y deliver the goods and services required by the society. 

Such market economy oriented policies, strategy and program induced the incumbent 
. ~;;,. 

government to adapt policies and laws regarding urban land, land housing, investment, 

industry etc. Hence, it was within this reform framework that urban land leasing policy 

and legislation were promulgated and put in to effect as of 1993(Abuye, 2006). 

There are ambiguities in the way ownership of land is stated in the different 

proclamations since the nationalization of land in 1975. Land was declared to be "a 

collective property" in proclamation No. 3111975; state property" in proclamation No. 

1/ 1987, and "common property and the propeliy of state and the people" in proclamation 

No. 1/1995. Leaving aside the ramifications on property rights, the different laws limited 

the rights of individuals on land to usufruct only (Tilahun, 1997). However, this was not 

made explicit prior to the 1993 proclamation (Proclamation No. 8011993) which 

introduced a lease hold policy (Wubshet, 2004). 

Unlike the previous socialist government, the national investment policy of the federal · 

government of Ethiopia encouraged the private sector to have an active role in the 

national economy (Proclamation No. 3711996). Consequently, there is more demand for 

operating space. In fact when the socialist government introduced the mixed economic 

principle in the late 1980s there was already a surge of request for land. The urban 

policies pursued to implement the liberation policy in the last days of the Derg . . 

Government and the policies since the takeover in 1991 have not succeeded in delivering 

serviced land as requ ired. One of the effects of thi s disparity between the liberalization of 

the economy and the land delivery policies is the conversion of existing properties 

informally to business places and the informal development of land at the urban fringe at 

a higher rate6 

6 Ibid 
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Ethiopia is currently in transition from command economy to market driven private 

sector development. According to the recent macro- economic policy of the country, the ' 

private sector is supposed to play an active role in all development activities .Due to this 

reason, the real estate sector has been one of the fastest.~rowing segments of the 

Ethiopian economy. Real estate development in Ethiopia is acting as an engine of 

economic growth and has created unprecedented opportunities for many citizens. It has 

established several jobs and a good market for building material suppliers. It has also . 

created a great opportunity to members of the Ethiopian Diaspora, who wish to own real 

estate or hold shares in one of the major real estate companies. Thus, real estate is 

contributing in easing the shortage of housing (Access Capital, 2010). 

- ' 

27 



Chapter Three: Research Methods 
,oJ. " 

This section presents the subjects and area of the study, the sampling technique, and 

instruments that used to co llect the necessary information (data), methods of data analysis 

and interpretation for the realization of the aforementioned objectives. 

3.1 Research Design 
...... 

Mixed research method, that is both quantitative and qualitative research methods, was 

employed in the study. This study employed descriptive data analysis to assess the 

opportunities and challenges of urban development housing policy and the residential real. 

estate development in Addis Ababa. Moreover, a case study was used intentionally to 

deeply investigate the overall condition of residential real estate development in the city 

of Addis Ababa. Hence, the study employed case study as well as both qualitative and 

quantitative methods to triangulate the data collected. 

3.2 Data Sources 

Both primary and se~ondary data sources were used in this study. The primary data were 

collected through questionnaire, personal observation and interview with key informants. 

On the other hand, the secondary data were gathered from published and unpublished 

documents like the ci ty administration reports, brochures as well as relevant literatures 

obtained from different sources. 

3.3 Data Gathering Tools and Procedures 

The study employed different method of data collection tools in order to generate more 

reliable and valid information. The following tools were used to collect data for this 

study. 

Questionnaire 

Structured questionnaire comprising mainly close ended and'open ended questions were 

used to gather information from respondents. The questionnaires were administered to the 

sample respondents by ski lled enumerators under the supervision of the researcher. 
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Questiolmaires for the real estate developers and city administration officials were 

administered by the researcher. In order to avoid language difficulties, the questions, 

which were formerl y developed in English, were translated into Amharic. Hence, the data 

were collected in Amharic and finally analyzed in English. 

Key Informant Interview 

Interview is believed to be the important tool in collecting in-depth information by 

eliciting important points to be included in the study. Specifically, Key informant 

interview was used in thi s study. The key informants were actually selected for their 

specialized knowledge and unique perspective on the topic. Hence, interview was 

conducted with se lected key informants of real estate developers, housing policy experts 

of Ministry of Urban Development and Construction, city administration officials of 

housing agency, land administration and building permit experts since they do have 

special knowledge on the issues under investigation. They were purposefully selected to 

elicit information ri ch data, particularly about the opportunities and challenges of urban 

development housing policy and of residential real estate development in Addis Ababa. 

Observation 

During the process of data collection, the researcher has observed the overall situation of 

the real estate deve lopments such as housing typologies and availability of infrastructural 

services. This was implemented by developing observation guidelines. The observation 

data were used to triangulate and validate the information obtained through other tools. 

Documents Review 

The document review mai nly focused on office and legal document reports. In addition, 

books, articles, journal s, electronic materials and other related documents of the 

phenomenon under study were analyzed. 

3.4 Rationales for Selection of the Case Studies 

The study is conducted on two residential real estate developments i,_A;Yat-annu ______ 1 

Sunshine real estates for the fact that these two real estate developers started housing 
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construction earl ier and transferred to their customers. Besides, they were willing to 

provide the necessary research data. On the other hand, the reason for emphasizing only 

on cases of residential real estate development was that the real estate developers were 

reported to have grabbed large hectares of land. Hence, the researcher was interested in 

examining to what extent the real estate developers have ,cbeen playing their role in 

narrowing the problem of residential houses in the city, when viewed in light of the large 

plots of land they took possession. 

3.5 Sampling Techniques 

The sample of real estate developers was selected by using purposive sampling technique 

based on their level of operations; particularly those who had started construction and 

transferred houses fo r clients on time were handpicked purposefully. However, for the 

data that was collected from the residents of the case studies, i.e. , Ayat and Sunshine real 

estates, the respondents were selected using systematic sampling techniques. The 

stratified sampling was employed by considering the housin~_ typologies, i.e. , villa and 

apartment types . Since the target populations of the study were more homogeneous, the 

researcher took fi ve percent sample respondents of the total population.7 

To put it briefly, tl ve percent (from each type of houses) was taken as the sample 

respondents of the study, i.e. from the total of 3509 residents of Ayat real estate,175 

sample respondents were drawn, whereas 46 sample respon'dents were taken from the 

total of 919 Sunshine real estate residents. The sampling procedure used is shown in the 

table below. 

7 Sarantakos (2005: 171) Slated Ihat number or sample respondenls can be small due to three fundamental 

factors: the nature of populal ion (Ihe more homogeneous the target popu lation, the smaller the sample can 

be), the va lidity of tilll e and the facl large sample do not always guaranteenigher degree of precision. 

30 



Table 3.1 : Number of Residents in the Selected Residential Real Estates and the Size 

of Sample Drawn 

Name of the real Type of houses No. of residents Number of 

estate samples drawn 

Ayat G+O vi lla 2069 103 

G+ 1 villa 1380 69 

Apartments 60 3 

Total 3509 175 

Sunshine G+ 1 villa 225 11 

Apartment 694 35 

Total 919 46 

First, the researcher received a complete li st of the residerits of the above mentioned 

house types from the real estate developers. Next, the total number of the population was 

divided by the number of sample size to obtain the klh interval (k=N/n, where N=Total 

population, n=Sample size and k=Sampling Interval). Then, every klh element in the total 

list was chosen for inclusion in the sample. For instance, the total number of residents of 

Ayat real estate (G+ 0 villas), as shown in the table above, is 2069, whereas the sample 

size taken is 103. Then, the total number i.e. 2069 was divided by the number of sample 

respondents i.e. I 03 to obtain the klh interval, which equals to 20 (2069/ 103=20). Finally, 

every 20lh element of the residents was drawn from the li st until the required sample size 

was obtained. 

3.6 Method of Data Presentation and Analysis 

Following the data collection in the field using different tools, editing, data entry, and 

cleaning process of all questionnaire was made. After completing and cross checking the 

data, it was organ ized in line with the objectives and research questions of the study and 

then analyzed through both quantitative and qualitative ways. The data collected through 

the qualitative tools were organized thematically and presented in a narrative form, 

whereas the information obtained through questionnaires were analyzed and interpreted 
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uSing stati stical tools. Then, the quali tati vely and quanti tatively analyzed data were 

triangu lated for the purpose of va lida ti on. 

3.7 Orga niza tion of the T hesis 

The thesis is organized into five chapters. The fi rst chapter includes the background of 

thL' study, statement of the problem, research quest ions, object ive of the stud y, 

signilicance of the study, li mitation of the study and scope of the stud y. The second 

chapwr presents the theoret ical and empi rica l literatures related to the research. Chapter 

thr~e describes methods of the study and chapter four di scusses the major findings or the 

result or the study. Finally, conclusion and recommendations are presented in chapter 

li ve. The annexes c'ontains questionnai re, pictures, tables and other important documents. 

3,R F:thical Considerations 

;\n ethical consideration was made ilnhis study. Initiall y, letter of permission was wri tten 

by thc department of Urban Development and Management Center of Add is Ababa 

l lniwrsi ty. Before anything. the investigator of the study has introduced the main 

objective of the study so as to avo id any suspicion that might occur . The sample 

respondents were informed before respond ing to the questi onnaires that their response 

\I'<l tlid be kep t confidential and wo ul d not be used for other purposes than to achieve the 

objectives of the study. Accordingly. the researcher got permission from the project 

ma nagers of the respect ive real estates to gather the necessary information. 

3.9 Study A rea 

The stud y was conducted in Addis Ababa, the capital city of Ethiopia, which is located in 

the horn of Afri ca, geographica ll y at the center of the national territory. The city li es 

b~lwccn 8°55' Nand 9°05' N latitude and 38° 40' E and 38°50' E longitude at an 

a\ crage altitude of 2500 meters above sea level (see appendix 13). The tota l area of the 

cil ) is 540 square kilometers (0.05 percent of rhe country's land mass) (Gebre. 2008; 

I'vleherel. 1999: Wubshel. 2002). Today. Addis Ababa is not onl y the capita l and the 

largest city in Eth iopia but also a text book exa illple of a prilllate city wirh about 3 
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million8 populations, as it is at least 14 times larger than Dire Dawa, the second largest 

city in the country. Addis Ababa contains about 4% of the total population and 26 % of 

the total urban population of the country (UN - Habitat, 2007). 

8 This Figure is based a ll CSA census data. Some est imates have put the current population in excess of 4 
million. 
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Chapter Four: Data Presentation and Analysis 

This chapter presents the' results of the study. The first sub-section displays housing 

development, land delivery, nature of urban development policy of housing and impacts 

for residential real estate development of Addis Ababa city. The opportunities and 

challenges of the residential real estate developments of the city have been presented. The 

second sub-section has presented the detail description of urban development policy of 

housing of Addis Ababa city, i.e., housing demand and supply in Addis Ababa, strategies 

for delivering of houses in Addis Ababa, success of the housing development policy in 

Addis Ababa, challenges of urban development policy of housing in Addis Ababa, 

affordability of housing in Addis Ababa and actions taken to solve housing problem in 

Addis Ababa have been presented. Finally, the selected residential real estate 

developments of the city namely Ayat and Sunshine real estates have been presented. In 

this study, a total of 221 sample respondents i.e. 175 respondents from Ayat real estate 

and 46 respondents from Sunshine real estate were sampled. 

4.1 Examining the Basic Issues of Residential Real Estate Development and 
Legal Provision 

4.1.1 Residential Rel!.!.]i:state Development in Addis Ababa 

The economic policy issued in 1991 allows the private sectors to be the main agents to 

provide housing in the city (Tegegne, 2002). Due to this reason, the real estate 

development activities have been the major and the fastest growing sectors in Addis 

Ababa. 

In the case of Addis Ababif, the term real estate is defined differently by Addis Ababa 

Investment Agency (AAIA) and Addis Ababa Land Administration and Building Penn it 

Authority respectively. According to Addis Ababa Investment Agency, real estate 

development refers mainly to the construction of dwellings, offices and apartment 

buildings.9 Whereas, the land administration and building permit authority of Addis 

Ababa City AdministratioJl defines real estate as developing of 50 dwelling units and 

9 Addis Ababa City Government Investment Guide, August 2009 
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above and is considered as residential if no less than 70% of the houses used as 

residence. 10 

According to the information got from an expert of land administration and building 

permit of Addis Ababa city goverrunent, about 5.5 million square meters of land was 

distributed to 125 real estate developers since 1992. Bole, Yeka and Nefas Silk Lafto sub­

cities are among the major sub-cities of Addis Ababa where significant number of real 

estate developers found. 

4.1.2 Location and Distribution of Residential Real Estates in Addis 
Ababa 

In terms of residential expansion, much of the real estates have been developed towards 

the outskirts of the city. According to the interview made with the Addis Ababa Land 

Administration and Building Permit expert, majority of the real estate developers are 

spatially located at the expansion areas of Bole, Yeka and Nefas Silk Lafto sub-cities of 

Addis Ababa since these areas have ample vacant spaces, less level of traffic congestion, 

relatively less land lease price and good landscapes for building residential houses. The 

location and distribution of residential real estate developers of the city are shown in the 

table 4.1 below. 

10 Addis Ababa Land Administration and Building Permit Authority gu ide line for real estate developers, 
Apri l 20 10. 
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Table 4.1: Distribution of Residential Real Estate Developments in Addis Ababa 

NQ Sub-cities Total land delivered (n1") Number of residential real 

estate developers 

1 Addis Ketema - -

2 Akaki Kality 40,200 2 

3 Arada ".<t;.o 
- -

4 Bole 3,554,698 69 

5 Gulele - -
6 Kirkos 21,113 3 

7 Kolfe Keranio 305,046 2 

8 Lideta 80,000 1 

9 Nifas Silk Lafto 678,475 22 

10 Yeka 787,290 26 

Total 5,466,822 125 
. . 

Source: Addis Ababa Land AdmllllstratJOn and BUlldll1g permit AuthorIty (2010) 

As shown in table 4.1 aboye, large plots of land were delivered for real estate developers 

in Bole, Yeka and Nefas Silk Lafto sub cities. However, there are no residential real 

estates in Addis Ketema, Arada, and Gulele sub cities of Addis Ababa. 

Moreover, Baymot (2008) stated that residential real estate developers are concentrated in 

four major and two minor areas of Addis Ababa city. The major locations of 

concentration hierarchically are: 11 

l. Real estates in the eastern part of Addis Ababa (CMC, Meriluke, Bole- Lemi, 

Ayat area, and Legetafo area): Fall in two sub cities of Addis Ababa namely Bole 

and Yeka sub cities, accommodating about 89 residential real estate 

developments. It leads to a conclusion that portion of the city is concentrated with 

residential real estate developments. 

11 Ibid 
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II. Real estates in the Western part of Addis Ababa (Repi and Karakore area): Fall in 

kolfe keranio sub-city accommodating two real estate developers. 

Ill. Real estate in South West part of Addis Ababa (Mekanisa and Lebu area): Fall in 

Nifas Silk Lafto subcity, accommodating about 22 real estates. 

IV. Real estate in the Mid South East of Addis Ababa (Bole Bulbula area): Fall in 

Bole sub-city, accommodating about six real estate developers. 

The minor locations of concentration in the city are: 12 

1. Real estates in the inner part of Addis Ababa (Kasanchis area) 

11. Real estates in the Southern p311 of Addis Ababa (Akaki area) 

111. Real estate in the m10 Western part of Addis Ababa (Lideta area) 13 

4.1.3 Land Delivery System for Residential Real Estate Developers 

According to the information gained from Addis Ababa land administration and building 

permit authority experts, about 5.5 million square meters of land was delivered to 125 

real estate developers through the ways of auction, negotiation and free of lease. 

Auction land pricing was applied based on competition among applicants (developers) 

relating to the least price offered for each square meters of land to be allotted. In 

connection to this, Mesganaw (2009) stated that auction involves at least three stages: 

initiation (declaration of intention), offer and acceptance. At the initiation stage, the 

government identifies and ' makes the land ready for auction. Once the plots are 

determined to be offered by auction, its floor price is estimated 311d advertised by the 

government in a public place. Once the advertisement is made, bidders purchase tender 

document from sub-city where the advertised plot is found and fill it as prescribed in the 

document. The bidder should annex certified payment order (Cheque) as a bond of 

auction and a bank letter as a capacity indicator. Purchasing tender document, filling it as 

required and putting it in a tender box is an offer by the bidder. Therefore, the bidder 

cannot change hi s intention once the auction box is sealed. The next and last stage of 

12 Ibid 
13 There is only one residential real estate deve lopment in Lideta area 
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auction is acceptance by the government. 14 Not all lands can be given to real estate 

developers by auction although auction is the most preferable method of land permit by 

lease. 

Another method of land ~~rmit for real estate developers is negotiation which is done 

between real estate developers and the land administration and building permit authority 

of Addis Ababa city government. Negotiation pricing of land was mostly applied for 

developers who proposed to construct 30% villas and 70% apartments. According to 

Mesganaw (2009) negotiation may be initiated either by the developer or the government. 

If the government initiates negotiation, it notifies the public in general and developer in 

particular its intention to permit the land by lease on negotiation. The city government 

also invites the real estate developers through possible means to appear with their 

negotiation proposal. 

At the outset, free of lease land was provided for developers who proposed to construct 

100% apartment and particularly addressing the middle and low income groups of the 

society. Similarly Mesganaw (2009) stated that land free of lease is applied for a land to 

be utilized for development of low cost dwelling houses and for developers who have 

shown an exemplary performance. However, the land administration and building permit 

officer of Addis Ababa noted that lease free of land for developers was rescinded because 

it has its own shortcomings, i.e. , providing profit for developers who did not serve for 

middle and low income groups of the city. Besides, the city government could lose a 

potential amount of revenue from the land lease price. 

According to the information gained from the land administration and building permit 

officer, auction land lease pricing was appropri ate to provide land for real estate 

developers. The reason is that the auction was done in a public through media and based 

on land grades and bench mark price of the land in which the land sold to the highest 

bidder. This process of land provision · was not exposed to corruption and illegal 

activities. Similar to this study, Molla (2009) stated that the allocation of urban land by 

14 Ibid 
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auction is in principle a recommended and fair mode of distributing of urban lands based 

on specified and fixed requirements, standards and procedures. 

On the other hand, the land administration and building permit officer of Addis Ababa 

stated that negotiation pricing and free of lease was not advisable for the city 

government. According to the officer, negotiation pricing of land has been exposed to 

corruption and illegal activities both by the developer and the city government officials. 

In addition to this, Molla (2009) explained that negotiation mode of allocation may give 

much discretion to the urban land administration organ and as a result it can be subject to 

abuse to benefit only selected applicants and lacks transparency. 

4.1.4 Land Lease Price for Residential Real Estate Developers in Addis Ababa 

The land administration and building permit authority of Addis Ababa City 

Administration has demarcated the benchmark lease price according to the zoning and 

land grades. According to the information gained from the authority, the zones of the land 

are classified as CBD (Central Business District), transition and expansion zones. The 

land grades ranges from I to 5 based on the availability of different service facilities like 

soil type, road network and the population residing in specific locations. The zone and 

bench mark land lease pric.~ .of Addis Ababa is shown in table 4.2 below. 
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Table 4.2: Minimum Land Lease Price's in Addis Ababa ,. -

- -

NQ Zone - 'Grade of Minimum Multipliers to determine negotiable prices by 

lease land . price width of roads (meter) 

(birr/m2) No road Less than 10 10 up to 

20 
--

I Central business 1 1686 1.2 1.5 1.7 

zone , ", "" 2 1535 1.2 1.5 1.7 

3 1323 1.2 1.5 1.7 

4 1085 1.2 1.5 1.7 

5 894 1.2 1.5 1.7 

2 Transitional 1 1035 1.2 1.3 1.4 

business zone 2 935 1.2 1.3 1.4 

3 809 1.2 1.3 1.4 

4 685 1.2 1.3 1.4 

5 555 1.2 1.3 1.4 

3 Expansion zone 1 355 1 1.2 1.3 

2 299 1 1.2 1.3 
, 217 1 1.2 1.3 ~ 

4 191 1 1.2 1.3 

Source: Add,s Ababa Land AdlTIlDlstratlOn and BUlldmg permlt Authonty (2010) 

As can be seen from table 4.2 above, the lease price of the land in Addis Ababa is high in 

the central business zone and low in the expansion zone. Besides, the lease price of the 

land varies in relation to availability of basic infrastructures like road water electricity 

and other services. The map indicating the benchmark price of land in Addis Ababa is 

shown below. 

15 Currentl y, the City Adm ini stration is studying to revise the Land Lease Policy that is projected to be 
implemented in the nen r future. 
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Source: Addi s Ababa Urban Planning and Information Institute (20 I 0) 

Moreover. the floor price of a spec ific plot in the city depends whether the plot is in the 

central business di strict (CBD); areas with access to transport and communicat ion that 

attract more people and soc io-economic activities, zone of transition and sub-urban areas 

that are good fo r residence (A lebel and Genenew, 2007) . 

41 



According to the interview with the land administration and building permit officials, the 
,~ ,; ~ 

land price of real estate in the expansion area for apartments is the negotiation price, but 

for the land allotted for villa in the expansion area the land lease price was the highest 

auction of the area. However, if the negotiation price exceeds the auction price of the 

area, the negotiation price implemented. Accordingly, the land administration and 

building permit authority implemented the following activities during the land lease price 

for real estate developers : M -

>- Real estate developers paid 20% advance payment of the total lease price. 

>- The right to be free from lease payment for 50 square meters per household has 

been rescinded. Nowadays any plot of land can never be given free of lease 

payment. 

>- Plots outside the reserved real estate area are auctioned, i.e. , the land which has 

not already been reserved for real estate development program is presented for 

auction (bid) in case it is needed for investment. 

The land administration and building permit official noted that the initial lease prices that 

are to be given to the developer through tender and negotiation were updated and 

submitted on annual basis based on the condition of the respective areas. Accordingly, 

the initial lease price for expansion and reserved areas is presented in table 4.3 below. 
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Table 4.3: Land Lease Prices for Real Estate Developers in Expansion and Reserved 
Areas 

NQ Area (size) in square meters Lease price/m" in birr 

1 Up to 250 The highest auction of the surrounding area. 

2 251-500 The price mentioned in (l) above plus the highest auction 

, ~ . "'. 
price multiplied by 1.5 for the difference area. 

, 
501-1000 The price mentioned in (2) above plus the price highest J 

auction price multiplied by 3 for the difference area. 

4 1001-1500 The price mentioned in (3) above plus the highest auction 

price multiplied by 4 for the difference area. 

5 1501-2500 The price mentioned in (4) above plus the highest auction 

price multiplied by 5 for the difference area . 
. . 

Source: AddiS Ababa Land Adnlllll stratlon and Bulldll1g permit Authonty (2010) 

Moreover, lease pnce of land for road and communal open space (green areas) is 

exempted for the real estate developers. The land area exempted from lease price for 

residential real estate developers for the sake of road and green areas is shown in table 

4.4 below. 
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Table 4.4: Land Areas Exempted from Lease Price for Road and Green Areas 

NQ Total size of developable land in Land area exempted from lease price for the 

square meters sake of street and green area (open space) 

I 5,000-10,000 5% 

2 10,001-15 ,000 ... ... 7% 

3 15,001-25,000 10% 

4 25,001-35,000 15% 

5 35,001-50,000 20% 

6 Above 50,000 25% 
. . 

Source: Addis Ababa Land AdmmlstratlOn and BuIldmg permit Authonty (2010) 

4.1.5 Duration and Renewal of Lease Holding by Residential Real 

Estate Developers in Addis Ababa 

According to proclamation No. 272/2002 (Re-Enactment of Urban Lands Lease Holding 

Proclamation), the duration oflease for urban land varies depending on the level of urban 

development and a sector or the type of development activity on which land is held by 

lease. The duration of lease may, up on the termination thereof, be renewed as per the 

agreement to be reached between the leaser and the leasees (EIA, 2010). 

In the case of Addis Ababa, the land lease period varies from 99 years as the maximum to 

50 years as the minimum. The maximum 99 years of lease period is applicable on lease 

for the construction of dwelling houses, and the minimum 50 years on leases for other 

than dwelling houses such as industry, commerce and others. As part of dwelling houses, 

residential real estates have 99 years lease period in Addis Ababa. The duration of land 

lease holdings of different investment activities of Addis Ababa city is shown in table 4.5 

below. 
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Tahle -1.5: Dura tion of Land Lease Holdings of Different Inves tm en t Activiti es of 

Addis Aba ba 

N" Areas of Ac ti vity Period of lease 

I I-lousing (persona l and leasable) Up to 99 years 
-

2 Science. techno logy, research and stud y Up to 90 years 

:; Gove rn ment offices Up to 90 years 
--
~ Nonprofit making ph ilanthropist organi zation Up to 90 yea rs 

,) Religious institution Up to 90 yea rs 

.j lnd ustry Up to 60 years () 

7 COlll merce Up to 50 years 

X Others Up to 50 years 

Sou rce : EthIOpian Investment Agency. Factor Costs (20 10) 

-1. 1.6 Modaliti es of La nd Lease Payment 

I.ease price payment may be made wholly at the slgl1lng of the lease contract or 

pc:riot! ieall y with bank compound interest on the unpaid balance (ElA, 20 I 0). A person or 

:In organ ization , to which lease hold of ll rban land is perl1litted:16 

,- Mllst make advance paymelll not less than 5 percent of the total lease payment: 

, Sha ll make payments every yea r, and the yea rl y payment shall amoun t to the 

ave rage price of the remaining lease payment di vided over the peri od of payment; 

and 

, Shall pay interest over the remaining payment as per the rate of interest on loan 

offe red by banks. 

In the case 01' Add is Aba ba, the period of payment of land lease price vary based on the 

tyPC or investment acti vities. For example, 20% of the price of the land lIsed for 

rcs idclll ial real estate deve lopment is paid in advance and the remaining payment has to 

he' paid within 99 years. The periods of payment of land lease prices in Addis Ababa for 

eli t'li: rcn t investment acti vities is shown in ta ble 4.6 below. 

I'. tb id 
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Table 4.6: Periods of Payment of Land Lease Prices in Addis Ababa 

NQ Area of acti vity Period of payment 

I Private dwelling houses Within 99 years 

2 Industry Within 30 years 
.,.,-

3 Business Within IS years 

4 Culture, sport and education Within 20 years 

5 Rental dwell ing houses Within 30 years 

Source: Etluoplan Investment Agency, Factor Costs (20 10) 

4.1. 7 Pre-requisite for Acquiring Land for Residential Real Estate 

Developers 

According to the land administration and building permit official, prospective real estate 

developers submit applications for the office which consists of investment licenses, 

proposal and site indication map of the project. The office considers the economic and 

social importance of the project, the project execution strategy submitted by the investor, 

the fact that the implementation of the project does not bring about a negative effect of 

the social, economic and environmental impact on the area, and condition that must be 

fulfilled by the real estate developers to obtain the land like: 

~ The address, area of the places required for development, whether there is 

construction over it or not; 

~ Size of investment, date of commencement of the project, the role it will play in 

removing the displaced; and 

~ Development experience of the developer and his financial capacity certified by 

known bank. 

Based on the above procedures, res idential real estate developers submit the detail 

content of the proj ect fil e which is mostly villa and apartment types of houses with ratio 

of 30% and 70% respectively. However, it is up to the developers to fi x the ratio and 

could be only villa or apartment type of houses. 
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Moreover, according to the interview with the land administration and building permit 

authority expert, the executive board of the authority makes screening and approval based 

on the application of the required proposals by the prospective developers and the 

avai lable infolmation. Aftelc it is approved by the executive board of land administration 

and building permit authority of the city, the prospective developers sign lease 

agreements and transfer their files to land administration and building permit authorities 

of respective sub-cities to deliver the proposed land. If the developer's land request is for 

the first time, the size of land to be permitted is up to 25,000 square meters. Similarly, the 

real estate developers that request for extra land for the second time can get the same size 

of land (i.e.25, 000) on condition that they complete 75% ofthe previous project. 

4.1.8 Rate of Investment License for Residential Real Estate in Addis 

Ababa 

Data on investment registration both at the Ethiopia investment authority and Addis 

Ababa Investment Agency, which gives a measure of new investor intentions, provide 

another metric of observing trends in the real estate. On this core, there was particularly a 

rapid growth in real estate related investment in Ethiopia in general and in Addis Ababa 

in particular. Somewhat parallel to the EIA (Ethiopia Investment Agency) data on 

investment registrations, the AAIA (Addis Ababa Investment Agency) issued licenses for 

the real estate developers (Access Capital, 2010; Tsegaye, 2010). 

According to the interview held with the expert of Addis Ababa Investment Agency 

(AAIA), real estate developers who might want special investment support for their real 

estate development activities from the city govenm1ent of Addis Ababa are expected to 

get investment li cense. Article 40 sub articles 6 of the Ethiopian constitution states that 

the government ensures the right of private developers (Investors) to get land for 

investment. The government institution in charge of promoting private investors based on 

this article is the Addis Ababa Investment Agency (AAIA). Moreover, the investment 

license given for the residential real estate developers has been increasing since 1992. 

The total number of investment licenses given to residential real estate developers from 

1992 to 2010 was 982 as it can be shown in the figure below. 
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Figurr 4.2: Number of Residential Real Es tate Investment Licenses in A ddis Ababa 

from 1992 to 2010 

Sll Llrce: Own Computation Based on the Available Data I'i'om Addi s Ababa Investment 

Ag.enc y (20 I I ) 

,\ s cun be seen fro m the above figure , the cumu lati ve number of rea l estate developers 

\I hu took investment license each year since 1992 has been increasi ng and were 982 in 

tllwl in 20 I O. But. the number of real estate deve lopers who took land and bu ilding 

Jl,:rm it were 125 and 122 respectively which is very small when we compare with the 

member of residential real estate developers who took investment li censes. The reason is 

lilat none of the real estate develope rs encountered problems to take investment permit. 

bU I it is c1ii'licult to get land and building permit due to increas ing demand of land in the 

cit\. lack of capital of the rea l estate developers to go on the projec t. inab il ity of the 

residen tial real estate developers to fulfill the cri teria set by the city government and 

acl ministl"8tive problems of the ci ty government. The number of res idential rea l estate 

,lei dupers who took inves tment license. laneL and build ing permi t is shown in the fi gure 

helo\\ . 
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Figure 4.3: Number of Residential Real Estate Dcvelopers Who Took Investmcnt 
License, Land and Building Permit from 1992 to 2010. 

Source: Own Computation Based on the Avai lable Data from AAIA, (20 I 0) and Addis 

Ababa Land Administration and Building Permit Authority (20 I 0) 

As can be seen from the above figure, the number of residential rea l estate developers 

who have actively been engaged in the construction of residential houses by getting land 

is very small. Due to this reason, out of the 982 total res idential real estate developers 

who took investment license, only 125 residenti al real estate developers received land 

and 122 of them have building permit in the city. 

4.1.9 Building Penn it for Residential Real Estate Developers 

According to the building permit regulation No. 1/97, any structure built without getting 

building permit is considered to be illegal. A build ing is constructed based on the 

building permit and proved to be bu ilt through periodic supervision of authorized 

engineer of the building permit team. The building permit regulation also states that any 

construc tions shall be executed with appropriate licensed contractor and the size of 

project to be done is directl y proportional to the gradi ng of contractors. In addition, any 

res idential rea l estate deve loper who wants to build, upgrade or convert land use of 

building shall present an app lication together with the design requirements and an 
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approved copy of the legal -property and use right ownership of the building category 

(Baymot, 2008; ORAAMP, 2002a). 

Similarly, according to the interview made with the expert of building permit and 

regulation of Addis Ababa city administration, building permit for residential real estate 

developers is given after checking the design, typology and density of the houses which 

are stated in the lease agreements. Bes ides, the building permit and regulation of Addis 

Ababa city Administration checks and controls the architectural, electrical and sanitary 

designs of the houses, size of surrounding streets, the minimum and maximum building 

height and the land use type. This in turn matches with the building regulation No. 1197 

of Addis Ababa city goverrunent. 

4.1.10 Building-Height Regulations for Residential Real Estate 

Developers in Addis Ababa 

It is very perceptible that the large portion of Addis Ababa city is covered by residential 

structures. It is found to be vital to regulate the maximum and minimum building height 

of the city. In setting up the maximum height of the buildings in the residential area, 

serious considerations and respect should be taken by considering socio economic and 

cultural factors that have an effect on the living habits of the populations specifically 

when it comes to li ving in the high rise buildings. 17 

According to the interview made with the building permit and regulatory of Addis Ababa 

city administration experty.the building category of residential real estate development 

houses is C3 18 and they can build houses of all height categories starting from G+ 1 up to 

G+ IO and above, but most of the houses constructed by real estate developers are G+ 1 

villa and 5 storey apartments. The building height regulation of Addis Ababa is shown in 

the figure below. 

17 ORAAMP(2002b) Building Height Regulation for Addis Ababa. 
18 C3 is a building category of all residential real estate developments with all built up areas and heights. 
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Figure 4.4: Building Height Regulation of Addis Ababa 
Source: Addi s Ababa Urban Planning and Information Insti tute (20 I 0) 

4.1.11 Incentives for Residential Real Estate Developments 

According to the interview made with the expert of land admin istration office, Addis 

Ababa is a city with a favorab le investment env ironment for real estate developers. The 

city gove rnme nt 's support to res identi al rea l estate investment with a view to all ev iate 
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housing problems has significantly contributed for the flouri shing of the sector. An 

incentive that Addis Ababa city administration arranged for real estate developers is 

mainly the reduction of lease price and this kind of incentive varies according to the 

investment activities of the real estate developers. Some incentives given by the city 

administration, according to the interviewees, are the fo llowing: 

~ From a total of the land given at a time, the city government provides 50 m2 plots 

free of lease per each household for those residential real estate developers who 

have planned to build condominium (apartment) houses for middle and low 

Income groups. 

~ Residential real estate developers are allowed importing tax free construction 

equipments (materials) which are necessary for their projects; and 

~ The city government provides infrastructures like road, water, electricity and 

other related services. For real estate developers who develop in areas where there 

is no required infrastructure, the city government reduces the land lease price to 
~-

compensate their expense. 

The above mentioned incentives seem to be very important in creating conducive 

environment for real estate development activities if they are properly implemented, i.e. 

the residential real estate developers are highly encouraged to ameliorate the problem of 

house in the city by producing ample and affordable houses if they are provided with 

such incentives. But the question is how far these incentives are practically enforced; 

though they are worded well in the paper, they may not be implemented as required. 

4.1.12 Problems Related to Residential Real Estate in Addis Ababa 

According to the information obtained from land administration and building permit 

authority of Addis Ababa~5..5 million square meters of land was distributed to 125 real 

estate developers. Nevertheless, only 18 % of it has been so far used for the intended 

purpose. The remaining land has been used for other purposes. As explained by 

respondents of land administration and building permit authority of Addis Ababa, Bole, 

Yeka, Nifas Silk Lafto and Ko lfe keranio were among the major sub cities of Addis 

Ababa where significant number of illegal land grabbing took place. The major problems 
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of the real estate developers, according to the respondents of land administration and 

building permit authority of Addis Ababa, were: 

~ They transferred their plots to a third party without the consent of the city 

admi nistration 

~ They failed to start construction within a given time 

~ They expand the land adjacent to their sites illegally 

~ They use the land for other purposes than it was originally intended for, i.e. for 

building residential houses. 

~ They use the land illega lly as collateral to obtain bank loans. 

Moreover, the unpubli shed document of Land Administration and Construction Permit 

Authority of the City (20 10) result shows that the city accused 120 out of 125 major real 

estate developers because they used the plot for their own purposes, leaving the plan of 

the city aside. 

4.1.13 Challenges of Residential Real Estate Developments in 

Addis Ababa 

The residential real estate development sectors have been booming in the city since few 

years despite some challenges. The major challenges of the residential real estate 

development in Addis Ababa are limited supply and high price of land, low availability 

and high cost of construction materials, infrastructure and service problems, and low 

availability of finance, inadequate educated workforce, corruption especially in land 

acquisition and government policies and regulations. 

I. Supply and Price of Land 

Among other factors, lan(Ls the major input for real estate developers. The availability 

and condition of land provision have a great impact on the development of the sector 

(Abraham, 2008). Currently, land is under the property of the state and can be acquired 

only on the basis of lease. The land lease price is high and the supply of land is very low. 

For this reason, the high land lease price is often beyond the reach of many potential 

buyers .At the same time there is lack of provision of serviced plots of land in the city. 
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The lease pnce of the land has increased dramatically from day to day, and this 

circumstance is directly e~acerbating the residential real estate price which has already 

been unaffordable for the majority of the inhabitants of the city. 

II. Availability and Cost of Construction Materials 

The construction and related material production sectors are not well developed 1I1 

Ethiopia and has created severe shortages of some key construction sector inputs 1I1 

recent years. In addition, the availability of construction material in Addis Ababa is very 

limited due to the construction boom in the city, and the cost of construction materials is 

very high due to increasing demand and current price devaluation of the Ethiopian Birr. 

Considering price trends of selected construction materials, the price of cement, wood, 

sheet metal , block, bricks, sand, glass and related materials have generally increased over 

the period 2001 /02-2009110. The presently ex isting situation is also not different and 

price escalation is normally observed in the construction materials. The price of selected 

construction materials in the city is shown in the table below. 
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Table 4.7: Construction Material Average Price for the Year 2001102-2009/10 in Addis Ababa 
NQ Item A verage retail price in Ethiopian birr for the years 200 1I02 200911 0 

2001102 2002/03 2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 2009/ 10 1 CementlBag (local) 50kg 29.81 37.75 36.35 56.66 66. 11 102.33 106.88 148.30 149.66 2 Nail (7cm-12cm) 7.65 7.46 8.26 10.00 9.50 9.94 15.47 22.42 23. 14 0 Nail with cape Ikg 9.86 9.70 13.95 14.20 13.14 13.13 2 1.46 37.03 28.24 
J 

4 Corrugated Iron sheet (.2mm) 32.33 32.22 34.48 38 .10 45 .94 53.35 61.78 64.35 101.14 5 Wood for house construction 3.99 3.91 4.11 4.21 4.71 6.07 7.59 22.30 11.01 . (Atana) , 
6 Wall paints-super (fluid) 58.63 58.00 57.88 58.58 58.20 59.15 72.72 99.05 99.08 normal/4kg 
7 Wall paints super (fluid) 88.80 89.10 87.86 88.38 87.53 88.64 109.51 197.41 164.00 plastic/4kg 
8 Coarse aggregate gravel/m1 207.76 193.20 183.98 192.81 232.49 252.34 277.23 239.35 322.68 9 Hollow concrete Block 1.97 2.11 2.21 2.53 2.87 4.26 4.54 5.03 6.45 (20x20x40cm3

) 

10 Bricks (25cmx 12cmx6cm) 0.90 0.94 1.11 1.40 1.50 1.85 1.84 11.11 2.38 11 Floor board 4m length 49.53 51.28 57.16 54.40 60.10 56.33 49.23 64.43 61.85 12 Chip wood (125cm x 250cm x 80.85 81.21 80.08 81.49 93.33 120.04 129.54 152.85 159.67 8mm) 
13 Sand/mJ 

138.94 137.46 129.37 137.50 194.48 200.41 199.43 201.42 236.68 14 Window glass (50cm x 50cm x 15.49 14.08 12.09 11.89 12.52 12.76 16.52 21.42 26.13 3mm 
15 Mega paints/4kg 56.15 56.50 56.20 55.88 55.99 56.68 69.78 80.49 92.65 Source: 2001l02-200911 0 CSA Annual Retail Price of Goods and ServICes 
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As shown in table 4.7 above, the price of construction material~~-b;e;' inci:easing froJ 
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time to time since 2001 /02-200911 O.l-fence, residential real estate developers are suffering 

from low avai labi li ty and high cost of building materials. The cost of construction 

materials is increas ing owing to the increased cost of production and higher cost for 

importation, 

III .Housing Delivery Problem 

Most lease agreements of the city require developers to deliver their housing units in 12-

24 months after a contract has been signed. In practice, this has been a difficult condition 

to meet for almost all the res idential real estate developers. In favor of this finding, 

Tsegaye (2010) shows that some of the houses of the residential real estate developers in 

Addis Ababa were completed many years after their due dates and some were never 

started being constructed on time. 

IV. Problem of Supply of Skilled Labor 

The interview with the Land Administration and Building Permit Authority official of 

Addis Ababa shows that there is ample labor suppl y. But, in practice labor supply mainly 

skilled professional construction workers was a problem in the city. The result of this 

study is consistent with Tsegay 's (20 I 0) finding which states that during the early periods 

of the real estate industry, there was an acute shortage of skilled labor in the real estate 

market. Even the few skilled laborers in the city had never had the chance to exercise 

their knowledge in full because of the limited acti vity in the industry prior to that time. 

On the other hand, the real estate brokerage business in Ethiopia is not as well developed 

as in other countries. Although this is true in most cases in Addis Ababa, there are few 

real estate brokerages like Addis Agent and Ezega in the city. However, most of the 

buyers and sellers rel y on agents locally called "Delalas" for buying and selling houses. 

The "Del alas" are tradi tional agents with no formal education in real estate, but who 

basically mediate between buyers and sellers of the real estate houses. 
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V. Problem of Relocation 

Most of the real estate developers, who acquired land in the outskirts of the city, have 
faced difficulty payi ng the high cost of compensation for the relocated inhabitants as well 
as overcoming the strong reaction of the settlers. 

VI. Infrastructure lind Services 

The provision of supporting infrastructure is a key component to the expansion of the real 
estate sector. However, lack of provision of basic infrastructure and services has impeded 
and created obstacles for building houses in response to the high demand in Addis Ababa. 
The residential real estate developers are suffering from the problem of infrastructure 
availability. The problem of services and infrastructures is mainly in the outskirts of the 
city, and the problems are aggravated by the lack of advanced planning and co-ordination 
between the city/sub-city administration and infrastructure providers (like electricity, 
water and road suppliers) . Therefore, in most cases, there is lack of commitment by the 
municipality to provide infrastructures like water, electricity, road and 
telecommunications for the residential real estate developers in the city. 

Similar to the above result, Tsegaye (2010) shows that infrastructure like road, water and 
electricity were short in supply to the real estate development sites. For instance, 
electricity is terminated some times; water supply is terminated at other times and all of 
these halt construction, which, in turn, slow down the rate at which both giant developers 
and small builders finish their projects. 

VII. Finance Availability 

The lack of access to long term loan is the other constraining factor that hinders the 
residential real estate development in Addis Ababa. Similarly Abraham (2008) stated that 
financial institutions with a focus on real estate financing do not exist in Ethiopia. Thus, 
there is a lack of finance for the construction of private owner-occupied dwelling units. 
The govenunent's economic and financial policies do not appear to have resulted in an 
increase in the mobil ization of financial resources for the development of the sector. The 
consequences of inadequate finance may be particularly more pronounced in the real 
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estate sector; its effects on both sellers (who find it difficult to stmt and complete their 
developments without ad~quate funding) mId buyers (who are often unable to secure 
sufficiently affordable mOltgages) are very strong. 

FinaJ1cial markets in Addis Ababa are less supportive for real estate activities. Truly, long 
term mortgage loan is not available in the formal banking sector, and the unavailability of 
credit and mortgage localities for customers in turn affect the attractiveness of the market. 
Thus, access to credit has'been found to be one of the most constraining factors of the 
residential real estate development sector in Addis Ababa. 

In connection to the forgoing discussion, Meheret (2009) stated that the real estate market 
is underdeveloped. Factors limiting the growth of the sector are the fact that there is only 
a single government owned baJ1k i.e. CBB (Construction and Business Bank), operating .-.. . 
in the real estate, particularly housing, for a long time and private banks have not been 
lured in to the market due to the risk factors in short-term financing, less profitability aJ1d 
lack of experience. Government banks, like the commercial banks and the development 
bank of Ethiopia have begun to be involved but only in the construction sector. 

VIII. Government Policies and Regulations 

As the information gained through interview held with the managers of the residential 
real estate development, the policies and regulations that created inconvenience for real 
estate developers are weakness of ImId administration, corruption of land acquisition 
process, frequent changes of the management of the city administration, bureaucratic 
hurdles, land use zoning and building regulations aJ1d introduction of VAT . 

..o ", 

Problems related to land are weakness of land administration authorities such as delay in 
handing over land after it has been decided, providing land without adequate study of the 
master plan, getting into contract with lease before issues of compensations and 
corruption especially in land and acquisition land delivery system. Land use zoning and 
building regulations impose undue costs and delays on real estate development, resulting 
in mI unresponsive supply side, high building prices, and low affordability. There is also 
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lack of information on planned land use of open spaces in the built up areas, which has 

also created problems for the development of the seclor. The current construction permit 

system lacks simplicity, clarity and transparency. As a result, construction activities are 

faced with long and bureaucratic procedures, and investment in the sector, especially in 

the residential sector, is very low. There is also an absence of any institutional structure, 

to give direction and leadership in searching for possible so lutions to overcome housing 

problems. 

The bureaucratic and non-transparent style of government institutions is perceived to be a 

problem, which is the result of lack of uniform directives and regulations. This has 

encouraged corruption and thus has created obstacles for the development of the sector. 

The complex and bureaucratic transfer procedures for land users have resulted in higher 

transaction costs which have a negative impact on the development of the sector. Besides, 

frequent changes in the management of the city and sub-cities severely halts proper and 

timely decision mak ing. 

4.1.14 Actions Tal,en by the City Government 

According to the interview made with the city government land administration and 

construction permit official, the city administration took legal measures against those 

illegal residential real estate developers though it was too late. The administration froze 

the title deeds and reclaimed of the plots, renewed all lease contracts that were signed, 

ordered some of the developers to stop construction to pay the current market price for 

the plot, which is cons idered to be more than fivefold of the price they initially paid for 

the land. Besides, some of the real estate developers were banned from traveling abroad. 

Moreover, the crime committed by some of the real estate developers would result in up 

to 16 years imprisonment, but the city reversed its decision taking the role they have in 

alleviating the housing problem in the city into consideration, and instead the city 

administration made the developers pay a penalty in cash. 

On the other hand, the city government of Addis Ababa has taken an action to provide 

infrastructures like electricity, water, road and other related services. Besides, the city 
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government provides construction materials like cement by importing from abroad to 

avoid termination of construction projects of the residential real estate developments in 

the city. 

4.1.15 Advantage of Residential Real Estate Development in Addis Ababa 

No question that the real estate boom in Ethiopia is acting as an engine of economic 

growth and has created unprecedented opportunities for many of the citizens. It has 

created several job and a good market for building material suppliers, and it has also been 

contributing to easing housing shortage and paving the way for the development of 

construction industry (Access Capital , 2010).The real estate sector in Addis Ababa 

benefit residents in creating jobs, generating taxes, and contributes as source of revenue 

from the Oiasporas, solves housing problems and brings foreign exchange. 

Several investors are exerting great effort to address housing problem in Addis Ababa by 

engaging in real estate development, and are assisting the government's effort to address 

the housing problem in the city. 

Real estate and construction are two of the 18 sectors according to which Ethiopia's 

national income (GOP) stati stics are reported. Taken together, these two sectors 

accounted for 14.9% of GOP in 2008109, with real estate comprising 9.1% and 

construction comprising 5.8%. Real estate and construction sector grew in real terms by 

an annual average of 14.1 % and 10.4 % per year respectively in the past five years to 

2008/09. The crucial role that real estate development can, therefore, play in a rapidly 

expanding economy, like Ethiopia, is one that has been repeatedly observed elsewhere in 

the world. So, the premise of a burgeoning real estate market in Addis Ababa is entirely 

plausible and even expected, with a host of benefits not just for the direct buyers of 

properties but extend ing well beyond that in to various parts of the community (Access 

Capital, 20 I 0; Tsegaye, 20 I 0) . 
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4.1.16 Socio-Economic Groups Served by Residential Real Estate 
Development in Addis Ababa 

Concerning the income groups served by real estate developers, most of the developers 

emphasized the Diaspora and the high income groups. But, the contractual agreement 

between the rea l estate deve lopers and the land administration and building permit 

authority states that the houses constructed by developers have to be provided to middle 

and higher income groups of the city dwellers. Therefore, it seems that the developers 

have fa iled to accommodate for the middle income groups of the city dwellers. 

In relation to thi s findi ng, Tsegaye (2010) states that private real estate houses in Addis 

Ababa cannot afford . He claims the main market demand comes from the high income 

groups and Ethiopian Diasporas. 

Table 4.8: Market Distr-i butioll of Real Estate Buyers by Residence 

2007/08 (from 30 real estate 2008/09 (from 36 real estate 

developers) developers) 

Average percentage of local 54.4% 53.4% 

buyers 

Average percentage of 45.6% 46.6% 

Diaspora buyers 

Total 100% 100% 

Source: Tsegaye (2010) 

As shown in the table above, about halfofthe buyers of the recent houses constructed by 

private real estate are Ethiopian Diasporas. The percentage of houses sold to Ethiopian 

Diasporas by real estate deve lopers surveyed reaches about 47 % and the remaining local 

are from the very hi gh income groups. 
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4.2 Urban Development Housing Policy of Addis Ababa City 

Until very recentl y, the government of Ethiopia did not have an explicit housing policy. 

The Federal Ministry of Works and Urban Development is the leading agency entrusted 

with the responsibility for the provision of housing policy. Recently, the Ministry has 

prepared a policy proposal on housing development which serves as a guide for cities and 

regional governments in meeting the soaring housing demand in the country (MWUD, 

2006). 

Accord ing to the expert of Housing Development Agency of Addis Ababa, the Housing 

Development Policy of the city has four fundamental objectives . These are: 

» Constructing houses for individuals who have no their own residence. 

» Creating job opportunity. That is, creating different job opportunities for micro­

and small enterprises. 

» Fostering the construction sector. Since there are diffe rent contractors who have 

been involved in producing residential houses, they also grow together with the 

construction sector. 

» Reconstructing or renewing slum areas. 

Equitable wealth distribution among ci tizens has been taken as a fifth additional 

objective. Females are prioritized. So far, 30% of the houses were reserved for women, 

and the remaining 70% were given equally to both men and women who won the lottery 

draw. Higher priority was given to women so as to help them with the acute economic 

problems they are facing and to improve their role and capacity in the society. 

Moreover, the direction of housing deve lopment in Addis Ababa and the country at large 

is to realize the above stated objectives . For instance, the Addis Ababa Housing 

Development Agency has formulated a plan to build about 200,000 houses in its five 

years strategic plan. The expert of Housing Development Agency of Addis Ababa 

elaborates hi s ideas about the plan as follows: 

In 2011, more than 80, 000 houses have been finalized and 
accessed/transferred /0 the users. At the same time, in this budget year, 
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about 30, 000 houses are under construction, whereas in the upcoming two 
years 60,000 houses will also be built (i.e. 30,000 each yew ). Generally, 
within three years including this fiscal year, a total of 90, 000 houses will 
be constructed. So f ar, individuals whose number ranges Fom 60, 000 to 
j 00, 000 have participated in this housing development by way of Micro 
and Small Enterprises. On the other hand, this housing development 
program has contribution with regard to minimizing slum areas in the 
city. 

4.2.1 Housing Demand and Supply in Addis Ababa 

According to the expert of Housing Development Agency of Addis Ababa, the city's 

Housing Development Agency registered more than 450, 000 people who were in need of 

houses in 2005. In fact, this number of people was registered with in one round. Since 

then, there has been a considerably high demand for houses. Although no registration has 

been conducted, the officer said that the demand might be two fo ld of the aforementioned 

number. 

On the other hand, with regard to supply, the interview held with the expert of Housing 

Development Agency of Addis Ababa implies that in 2004 the government began the 

project by constructing 700 huuses, but since then, it has di stributed more than 80,000 

houses for middle and low income residents of the city. At present, there are also about 

60,000 houses that are being constructed. Besides thi s, there are about 170,000 kebele­

owned houses in the city; real estates, individual and housing cooperatives are also 

constructi ng houses in the city. 

Generally, according to the interview result, the current house demand shows that more 

than 400,000 indi viduals need to have house, but there is a supply of about 80,000 

houses. This in turn shows that there is a huge gap between the supply and demand in the 

city. 

Therefore, the gap seems high. I'Jere, one main reason for the lack of residential house, 

according to the office, is the fact that the city was constructed devoid of plan. Of course, 

it is believed that there is a good beginning in shaping the old plan and in developing 

condominium that fosters many residents to have thei r own house, though it is not 
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completed. Another main reason fo r the scarcity of residential house, according to the 

interview result, is regular increment of population number as a result of natural growth 

and migration of people from countryside as well as nonstop increment of price of 

building materi a ls. 

In relation to this finding, studies indicate that, in Addis Ababa, 300,000 housing units 

are required to meet the deficit. The housing units constructed from 1974-1 99 1 met only 

21 % of the housing demand in thi s period and there is an estimated need of 3 11 ,432 

housing units (Lealem, 2007). 

Another finding by UN-Habitat (2007) reflects that housing being one of the crucial 

welfare issues in the city should be addressed as one of the components of poveliy 

indicator. The vast majority of households of Addis Ababa live in dwelling units made of 

none durable wall materials, that is wood and mud. Only a few numbers of the 

households dwell in housing quarters built of relatively durable wall materials, such as 

cement, stone and hollow blokes. This depicts how majority of housing units in the city 

are featured with dilapidations, which, in turn, implies the need for appropriate 

interventions towards slum improvement through wide urban upgrading and urban 

renewal schemes as well as construction of additional new housing stocks. 

4.2.2 Strategies for Provision of Houses in Addis Ababa 

The city administration has been exerting efforts to meet the housing need of the society. 

With respect to residential developments, the actors of housing development in Addis 

Ababa are government ini tiated condominium buildings (IHDP), residential real estate 

developers, owner-built (individual) housing dwellings, and housing co-operatives. In 

addition, Government Houses Agency and Kebeles are also the actors of housing 

development in Addis Ababa. 

With regard to the strategies, officials of housing policy of Ministry of Urban 

Development and Construction stated that the office is trying its best to lessen the 

existing problems of hOLlsing. According to the officials, to solve the shortage of 
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residential houses, the government is constructing condominium houses with maximum 

effort. Besides, rea l estates, housing cooperatives and private sectors are playing pivotal 

role to alleviate or attenuate the ex isting problems. 

The main actor involved in the construction of condominium building is the govenunent. 

The goal is mainl y to address low and middle income group of the society tlu-ough the 

construction of subs idized affordable houses. Affordabil ity is supposed to be real ized by 

constructing the low cost condominium houses. The low cost condomin ium scheme can 

be considered to have a d irect supply side subsidy by supporting the contracting SMEs 

and demand side element specifica ll y for studio and one-bed room houses tlu'ough 

interest rate exemption and low initial payment requirement. On the other hand, the 

policy presumes that upper middle and high income sections of society can be served by 

the private real estate sector. Hence, Addis Ababa housing policy could be considered as 

targeted policy in its approach, but aiming universal access of housing for all sections of 

the soc iety. This is because the strategy focu ses not only on provision of houses by real 

estate developers and co ndominium project, but also on housing cooperatives so as to 

build their houses co llectively. The strategy also allows indi viduals to construct houses 

with market prices and NGOs, and govenullental organizations to participate in shelter 

deli very. 

In spite of all these efforts, however, the observation reveals that there are still very few 

private housing developers. The private construction industry is very small and it is 

complicated and time consuming to start a company, register it, and conduct business. 

Those that do ex ist operate only for high income groups. 

4.2.3 Success of the Housing Dcvelopmcnt Policy in Addis Ababa 

According to the interview made with officers of HOllsing Development Agency of Addis 

Ababa, there is a promising change in that there is a great developmental mobility which 

has considerably been va lued by the govenU11ent itse lf. According to the officers, the 

Housing Development Agency has brought about much outcome with great government 

effort and has played a great role in addressing the problems of house observed in the 
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city. Another success, according to the interviewees, is its mode of organization. Here 

they said that it integrates a number of things (What makes it organized is that it 

integrates many things). So far, individuals whose number ranges from 60,000 to 100,000 

have participated in thi s housing development by way of Micro and Small Enterprises, 

and it has created job opportunities a number of people. Females are prioritized. 

Accordingly, they have got 30% of the constructed houses in advance. That is females are 

given the opportunity to take 30% of the houses constructed, and then they are involved 

in the lot equally with males for the remaining 70%. So, they argue that, beyond its 

immediate purpose, the project is facil itating gender equality by motivating females. 

The officers also added that thi s housing development program has played a central role 

in the minimization of slum areas. This in turn is changing the image of the city. As to 

the officers, thi s has been started recently; however, it is believed to reduce the existing 

slum areas by half in 20 15 as stated in the Mi llerl11ium Development Goals (MDGs). 

Demolishing slum areas has now been started, and if it continues this pace, after 6(six) 

years, there may be chances of complete demolition and renewal of sllun areas in Addis 

Ababa. The officer explained the success of housing proj ect in alleviating housing 

problems and creating job opportunity in the fo llowing way: 

First and{oremost, it is serving its PU/7Jose. in other words, the project 
was mainly designed to solve housing problems, and as a result many 
poor dwellers particularly women have become owners oj house. So, it is 
possible to say that it has played a central role in minimizing housing 
problems oj the low and middle income selliers. Equally important is the 
job opportunity it has created to the jobless. Particularly women's oj the 
city have been granted employment opportunity. This in turn has its own 
impact in changing the past experience and perception oj the society 
about women. Another important contribution oj condominium project is 
the expansion oj basic in/i"astructure. J'vJore specifically, where there is 
construction oj houses, there is a road, water supply, and other basic 
inji"astructure built by the government. Bi-implication, enhancing the 
expansion oj these in/i"astructure sectors means upgrading the living 
standard oj the people. 
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4.2.4 Challengcs of Urban Developmcnt Housing Policy in Addis Ababa 

As reported by housing development officers of the Addis Ababa city, real estates are 

thought to produce houses for medium and high income groups. Nonetheless, since they 

are business oriented, wanting to make better profit, their target group is the richest social 

class. In fact, though they are not affordable, there are apartments built for medium 

income social group. But the question is " Who is the medium income group?" It seems a 

bit difficult to put demarcation for the so-called "Medium income" in Ethiopian context. 

The real estate developers seem to deem those individuals who can afford for houses 

costing 700,000 birr as medium income group. According to Curran (2007) in Meheret 

(2009), however, medium income group is estimated to include those people whose 

monthly income ranges from 700-1600 birr. Given thi s monthly income, it is unthinkable 

for such people to buy houses at the cost of 700,000 birr. Therefore, all the houses 

produced by real estates in the name of middle income households are entirely taken over 

by the high income social group. 

The other challenge is the absence of consistent housing policy. There was no well 

organized housing development policy (be it in Ethiopia or Addis Ababa) . Up to the 

moment of the completion of th is research, the existing housing development policy has 

been found at draft level. 

In Addis Ababa, condominium houses are said to be built for low and medium income 

social groups. Since there is no precise measure to distinguish the different income 

category in the society, they are doing things on the basis of the interest of the people. 

For instance, if someone says that he/she wants studio or one bed room house, that person 

is taken as low income group, and the one who asks for house consisting of two and 

above bed rooms is taken as the medium income person. But in reality, there are no 

standard criteria that can clearly di stinguish the level of income of the people who ask for 

residential house. 

During the researcher's observat ion, the compounds of condominiums built by the City 

GoverrU11ent of Addis Ababa have been congested by different models of cars costing 
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hundreds of thousand birr. However, the Housing Agency of Addis Ababa says that 

condominium house be longs to low and medium income group. In reaction to the 

question posed regarding thi s issue, the Addis Ababa Housing Development Agency 

official states : 

All the people who live in the condominium do not mean that they are the 
owner of/he house. It is known that the people are expected to offer 20% 
advance payment so as to get the house. The remaining 80% is to be paid 
gradually. To pay back this 80% 0/ the gove/'l1ment debt, some rent their 
house /01' others. By doing so, they get additional money Fain the rented 
houses. There/ore, if we think that the houses are given /01' well-to-do 
people just because we see expensive cars in the compound, we are 
completely mistaken. The majority people who dwell in the condominium 
house are paying rent. There/ore, the owners are beneficiaries. 1/ they 
want to live in, they can. 1/ not, they can rent it /01' others and thereby get 
money. 

In fact, though what the official said may be true, the researcher believes that this practice 

has violated the objective of condominium housing proj ect. The condominium project 

was initially designed to make the low income people owners of house and to dwell in it. 

But, they rent it fo r other people leaving its basic purpose aside. This, in turn, may have 

its own role in creating congested environment by blocking others chance of getting 

renting house . 

4,2.5 Affordability of Housing in Addis Ababa and System ofl>ayment 

Accord ing to the interview made with the housing development policy of the Ministry of 

Urban Development and Construction, the condomini ums are more affordable than any 

other house in Addis Ababa. One of the offi cials stated as follows: 

Well, we have to see it in comparison with the real estate price. In the real 
estate, one square meter costs 10,000 birr whereas in the condominium 
project the same size costs only 1420 birr. So, we can say that it is 
accessible to most residents. The cost was done with great care 
considering the poor family 0/ the city. In other words, the main purpose 
0/ condOl"ninium project is supporting the poor and houseless instead 0/ 
fostering the rich. 

But, the response of the officials seems to contrad ict with other studies with regard to 

price affordabi lity. The study conducted by Meheret (2009) shows that the low income 

group constitutes 75 percent of all households which is the major income group of the 
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city. The ' middle' and ' high income groups constitute 16 percent and 10 percent 

respectively, which is minimal compared to the total population of the city. 

In most low and midd le income househo lds of Addis Ababa city, majority residents' 

income goes to food expenditure and very small of it goes to savi ng for building or 

purchasing house. Besides, a survey conducted by P ADCO (1996) in Addis Ababa shows 

the median income of households in the city was 391 birr, with median expenditure 

amounting to 382 birr implyi ng that most households were simply unable to save even a 

tiny fraction of thei r incomes. 

Moreover the study by Tsegaye (2010) shows that, at present, the average construction 

cost ranges from Birr 5,000 birr - 6,000birr per square meters. In Addis Ababa, a typical 

two bed room house, with one bath room, a kitchen, a store (altogether a total built up 

area about 75 square meters) would cost birr 375,000 to 450,000 birr. In a city where 

more than 37% of household live below poverty line and the alU1Ual income of a 

household is not more than 12,000 birr (for 60% of residents with about 28% 

dependency ratio), building a house or purchasing woul d be a far cry for the overwhelming 

majority residents . In the absence of mortgage financing, a typical household in Addis 

Ababa earning birr 1000 per month and saving 10% of it (this rate is very high as the 

income is barely sufficient for basic expenditure), would need about 312.5 years to save 

enough money to build a typical two bed room house with a built up area of 75 square 

meter, assuming a zero inflation (assuming the growth of salary and price level being the 

same). Hence build ing a house or purchasing one becomes extremely difficult for the 

poor and middle income households . 

The officers were also asked about the payment system of the condominium. 

Accordingly, the development project officers responded that people who won the 

condominium housing lottery are expected to pay 20% of the total amount in advance. 

The rest payment is done in agreement with bank installments over many years. The price 

of the houses does not include the costs of infrastructure, sewerage and road that are 

subsidized by the government. Here, one of the officers' states: 
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We construct houses by money obtained Fom bank. Previously, the 
housing construction took place through the budget allocated by the city 
administration, but now because of increment of the expense of 
construction materials, we build residential houses by buying bond from 
the bank. The loan will be paid back by selling the houses constructed. 
However, the expenses for inji'astructure are still covered by the 
government or cily administration itself; winners have to make a 20 
percent down payment. 

4.2.6 Actions Taken to Solve Housing Problem in Addis Ababa 

According to the housing development officers, problem of housing suppl y Calmot be 

solved only by the government. The government is, of course, one of the housing 

developers, and thus it has undertaken different directions. Presently, it is encouraging 

the construction of houses through cooperatives, private sectors and real estates. 

The housing policy official of the Ministry of Urban Development and Construction 

firmly stated that the government has a lion share of housing development in Addis 

Ababa because house construction is very expensive; it demands huge raw materials as 

well as modern design. The government believes that it is very hard for private sectors to 

manage the project. Therefore, no matter how difficult it is, the govenUllent firmly 

believes that the responsible body is govenmlent institution, instead of private sectors. 

Since condomin ium project is not a sole sector in solving housing problems, there are 

real estates and cooperative house construction sectors and individual developers. More 

specifically, private sectors have been constructing houses with different qualities for 

individuals who can afford the required price. 

The Addis Ababa Housing Development Agency officer also stated that the govenmlent 

is constructing condominium houses wi th maximum effort to solve the shortage of 

res idential houses. Besides, real estates, housing cooperatives and private sectors are 

playing pivotal role to all eviate the ex isting problems. The city administration is also 

transforming the unplanned areas to have plan that matches with the current development 

of the city. Another important action taken by the administration is supplying houses to 

potential buyers by considering their capacity. Here, maintaining the beauty of the city is 

at the center of the strategies creating and expanding job opportunities tlu'ough what is 
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ca ll ed Micro and Small Enterpri ses and targeting the youth and women are also parts of 

the strategies. 

According to the interview made with Addis Ababa Housing Development Agency 

official, usually, if not always, housing projects do not complete construction on time. 

This emanates from lack of raw material supply and shortage of finance. By and large, 

there is time gap in supplying land for the intended purpose. To alleviate these problems, 

the goverrullent is importing construction materials. For example, to speed up the 

construction , it is importing cement, machineries, and related materials, according to the 

official. 

The officials added that the city's housing agency has approved a new design for the 

condominium. The topography and layout as well as houses and other socio-economic 

facilities are included on the new plan. The new plan aims to include many socio­

economic sectors of the community rather than merely lower-middle income inhabitants, 

to grant some di versity to the project. The city government has subsidi zed the cost of 

infrastructure, sewerage and road . 

4.3 Case Studies 

As mentioned in the methodology of the study, two real estate development sites in Addis 

Ababa city namely Ayat and Sunshine real estates were selected. As case study, the 

selection of these real estate development sites was based on their level of operations, 

such as early commencement of construction, timely transfer of houses constructed for 

customers, and based on the possibilities for acquiring data. The two selected real estate 

developments and all the issues related to them are briefl y discussed below. 

4.3.1 Ayat Real Estate Development 

I. Location and Description of Ayat Real Estate 

Ayat real estate development, which is now an integral part of Ayat Share Companyl 9, 

was established in 199620 It is the first real estate developer in Addis Ababa. According 

19 Ayat was converted in to share company in 2007 
20 According to the project manager of the real estate. it started its official activities in August 1997. 
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to the interview with the project manager of the real estate, the existence of complex and 

perpetuate housing problems in Add is Ababa become the stepping stone for the 

founda tion of Ayat as the pioneering rea l estate developer in Addis Ababa. Ayat 

'Mender' meaning vi ll age is located in kotebe district, 15kms east of Massquel Square, 

the center of the capital. According to ORAAMP (2002a), Kotebe is one of the areas in a 

rapid expansion in the eastern part of Add is Ababa, and it is designated as a residential 

area in the city's Master Plan 2000-20 10. 

According to the new economIc pol icy issued in 1991 , the government at the outset 

intended to revitalize the housing market by privatization of urban houses. Ethiopia's 

economy since then started to recover particularl y in the late 1990s (Solomon, 2006; 

Tegegne, 2002). Due to the new market oriented economIc policy of the country, 

therefore, many real estate development acti vities are being conducted in the city. 

Accordingly, Ayat real estate development has involved itself in the supply of houses in 

Addis Ababa. 

The project manager of the real estate stated that Ayat acquired the land through lease 

price fr0111 Addis Ababa City Government and tlu'ough negotiation from the farmers of 

the area. He added that the area was an open space, and its topographical situations and 

low lease price make the area suitable fo r real estate development. Due to its location at 

the expansion suburban area, the lease price was relatively low (129 Birr/m2)21 In 

relation to this, Wubshet (2004) stated that the rate of compensation for the farmers 

around Ayat was about (five) 5 birr/m2, and thi s rate was higher than the rate of 

compensation that the city govenmlent paid in other areas of the city, which was about 

3.75 Birrlm2 Moreover, the proj ect manager noted that, in accordance with the project 

proposal, Ayat was estimated to acquire a total of 2,400,000 square meters of land. As 

part of its strategy, Ayat has tried to secure the required supply of land by dealing with 

the city govenunent, and the actua l total land area acquired by Ayat22 real estate is 

1,327,775 square meters. As stated by the project manager, the city government provided 

21 Currently, the average lease price of the expansion areas of the city is 355 Birr/m2. 
22 Ayat occup ies the largest of all res identia l real estate developments in Addis Ababa. 

72 



the Ayat real estate with large plots of land through lease in the environmentally clean 

and unpolluted area ofKotebe district as indicated in figure 4.5 and figure 4.6 below. 

Figure 4.5: Ayat Real Estate Topography Map 
Source: Ayat Real Estate (2011) 

Figure 4.6: Arial Photograph of Ayat Real Estate Development 
Source: Ayat Real Estate (2011) 
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Moreover, according to the project manager of the real estate, Ayat had plalmed to build 

25,000 houses in four phases and it has already built about 4,000 houses and transferred 

about 3500 houses to the clients. Ayat is also in the process of implementing the second 

phase of the development plan. In this phase, according to the manager, nearly 5080 

houses comprising of villas and apartments are under construction. 

Therefore, Ayat is the leading real estate developer in the number of housing units built 

and transferred to clients than any other real estate developer in the city. The company is 

undertaking housing unit production with its long run goal of building a 'sub-urban city' . 

ii. Type of Houses Built by Ayat Real Estate 

As the interview made with the project manager of Ayat real estate shows, Ayat is 

wrapping up its first phase after building more than 4000 houses; phase two has already 

started with a goa l to build residential units, a combination of large number of villas and 

apartments. 

According to the observation made, sample respondents response and an interview with 

the project manager, the type of houses bui lt by Ayat real estate are subdivided into G + 0 

and G + 1 villas and apartment types. Most of the houses built by Ayat are based on 

clients' option of a plot size, location and house type. 
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Figure 4.7: Apartments of Ayat Real Estate which are Under Construction at Ayat 
Site 

Source: Own Survey (20 II) 

The apartment types of houses have an area of 71.84 to 147.47 square meters and 2 to 3 

bed rooms. The Apartment23 types of houses built by Ayat real estate are shown in table 

4.9 below. 

23 Apartments are currently under construction and have elevator scnriccs 
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Ta ble 4.9: Apartment Type of Houses Built by Ayat Real Estate 

Gross floor area Net floor No. of Bed No. of Bath 

(i n square meters) (i n square meters) rooms rooms 

n84 62 2 1 

84.94 72 2 1.5 

88. 16 76 3 2 

90.84 78 " 2 J 

106. 18 90 " 2 J 

129 .7 11 0 " 2 J 

147.47 125 " 2 J 

Source: Ayat Rea l Estate (201 1) 

Figure 4.8: Ayat Real Estate G+ 1 Villa Type of Houses at Ayat Site 

Source: Own Survey (2011) 

24 The total number of rooms includes kitchen, balconies, bath room and bed rooms. 
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Figure 4.9 : Ayat Real Estate G+O Villa Ty pe of Houses at Ayat Site 

Source: Own Survey (20 II ) 

The G + 0 and G + I house types of vill as have plot sizes that range from 225 to 500 

sq uare meters and 2 to 3 bed rooms. It was also reported that there were specia l villa 

houses which were planned to be bui lt on request a lbeit the size of plots and house types 

were not defi ned. Some parts of vill a type house built by Ayat real estate are shown in 

table 4.10 below. 
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Table 4.10: Some of the Villa types of House Built by Ayat Real Estate 

Villa type Floor area Service Compound No. of No. of Total No. 

(in square quarter (in area (in bed rooms bath of 

meters) square square rooms rooms25 

meters) meters) 

G + O 72 30 300 2 I 5 

G + O lOS 20 300 3 2 7 

G+O lOS 30 300 0 2 7 j 

G+ I 145 30 300 0 0 8 j j 

G + I 170 30 300 0 0 9 j j 

G + I 200 30 300 3 3 9 

G + 1 180 30 400 0 0 9 j j 

G+1 170 30 500 3 3 9 

G + I 200 30 500 0 3 9 j 

Source: Ayat Real Estate (20 II ) 

iii. The Quality of Houses Built by Ayat Real Estate 

According to an interview made with the project manager of Ayat real estate, the houses 

were standardized and carefully planned. In other words, the interview result shows that 

standardized construction materials were used to construct villas and apartments . The 

design encompassed quality raw materials for the construction of such houses. 

Moreover, sample respondents of Ayat real estate were asked to explain the quality of the 

houses. As shown in table 4.11 , out of the total 175 sample respondents of Ayat real 

estate, 69.71% said that the quality of the houses was good, 18.86% very good, 2.29% 

excellent and 9.14% replied that the quality of the houses was satisfactory. The response 

of the majority of the respondents shows that the quality of the houses was good, and 

hence they were satisfied with the quality of the houses. The quality of the houses varies 

25 The total number ofrooll1s includes kitchen, balconies, store, salon, bath room and bed rooms. 
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from satisfactory to exce llent and the respondents justified their reason that the qualities 

of the house vary based on the types and price and the clients' option. One can see that 

the response of the dwellers is more or less similar to the response of the project 

manager. So, it is possible to conclude that there is no gap between the design and the 

actual construction with regard to the supply of raw materials. 

Table 4.11: Quality of the Houses Built by Ayat Real Estate 

How do you evaluate the quality No. of Sample respondents 

of the house? Frequency Percentage 

Excellent 4 2.29 

Very good 33 18.86 

Good 122 69.7 1 

Satisfactory 16 9.14 

Poor - -

Total 175 100.00 

Source: Own Survey (2011) 

iv. Affordability of Houses Built by Ayat Real Estate 

The interview held with the project manager of Ayat real estate shows that the real estate 

in the very beginning was serving for both the middle and higher income groups by 

providing a credit which can be paid in a period of 30 years. But, later the program 

almost favored the higher income group leaving aside the middle income group. 

Regarding this, the project manager states his idea in the following way: 

In the first phase of its development, the prices of the houses range ji-om 
45, 000 up to 60, 000 birr, and that the prices of the houses were fair for 
the middle and higher income groups of the society. But, nowadays the 
prices of/he houses are increasing due to price escalation of construction 
materials, devaluation of birr, in/roduction of VAT, increasing of fuel 
price and wage of labor as well as increment of land lease price. Hence 
the higher income groups by now are Inore beneficiaries of the program 
than their middle income counterparts. However, Ayat did, in fact, deliver 
thousands of houses over the years in the process of establishing an entire 
neighborhood. 
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Moreover, at the current situation, the price of apartment and villas in Ayat is increasing. 

In the case of price of apartments, the price ranges from 700,000 to I.Smillion birr as it is 

shown in table 4.12 below. Therefore, one can see that price is becoming an obstacle 

particularly to the middle income groups. 

Table 4.12: Prices of Apartments Built by Ayat Real Estate 

Gross floor area (in Net floor area (in No. of Bed Price of the house 

square meters) square meters) rooms of (including V A T) 

Apartment 

84.94 72 2 718,700 

106.18 90 3 850,080 

129.7 110 " 1,059,840 J 

147.47 125 " 1,333,080 J 

Source: Ayat Real Estate (20 II ) 

According to the project manager of Ayat real estate, at the beginning, Ayat was selling 

G + 1 villa on just about 250,000 birr, but today G + 1 villa at Ayat is sold, on average, at 

the price of 2.5 million birr. Moreover, the price of villas ranges from an average of 2 

million to 3.5 million birr. The prices of villas of Ayat real estate development are shown 

in table 4.13 below. 

Table 4.13: Prices of Some Villa type of Houses Built by Ayat Real Estate 

Type of Floor area of Floor area Compound area No. of bed Price of the house 
villa main house (in Service quarter (in square meters) rooms of (including V A T) 

square meters) (in square Villa 
meters) 

G+O lOS 30 300 3 2,034,396 

G + O 100 30 300 3 2,002,518 

G + I 105 30 300 " 2, 173,180 J 

G + 1 170 30 300 " 2,440,000 J 

G+I 180 30 400 3 2,918,286 

G+ 1 170 30 500 3 3,260,250 

Source: Ayat Real Estate (20 II ) 
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v. Availability of Basic Services and Infrastructure in Ayat Real Estate 

The information gained from the respondents shows that in the beginning of the real 

estate development, there was problem of inaccessibili ty and lack of basic services like 

water, electricity, telephone and road. But, later on, the real estate provided the basic 

infrastructure services; main electric lines, water line and internal roads were some gains 

of the area, rendering residents with quick and easy access to Ayat 'Mender' . The project 

manager of Ayat real estate development stated about the infrastructure condition as 

follows: 

The site was a virgin land where inji-astructure such as roads, water, 
electricity and telephones did not exist. Vehicles were not able to navigate 
the site. Believe or not donkeys were used as transport for the project. But, 
today Ayat 'Mender ' has thousands of houses with basic services and 
inji-astructures. 

According to the development plan of Ayat real estate, at the completion of phase two, it 

will have grand shopping center, fLllly equipped modern hospital, standard high school , 

University College as well as sports and entertainment venues. 

The respondents of the study on their part replied that their houses have basic services 

and infrastructures. According to them, the most available infrastructures are road, water, 

electricity and telephone. This finding reveals that the response of Ayat real estate 

authority and the dwellers is similar. From this, one can conclude that basic infrastructure 

is not becoming a serious problem. 

vi. Modalities and Payment Terms in Ayat Real Estate 

One of the focus areas of the study was to see about modalities and payment terms in 

Ayat real estate. The total price of the house is paid in different phases starting from 

registration and signing contract up to completion and delivery of the house for 

customers. Accordingly, the marketing officer of Ayat real estate stated the procedure of 

payment for apartment and vi llas in the following manner: 

~ 20% upon registration and signing contract 

~ 20% when foundation work is completed 

~ 18% when 2nd floor slab is completed 

~ 18% when 41h floor slab is completed 
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}> 12% at completion of roof 

}> 7% when wi ndows and doors are completed 

}> 5% upon completion and handover 

Similarly, the total price of villas is also paid in different phases. The procedure of 

payment of villas is: 

}> 20% up on signing contract 

}> 25% at completion of foundation work 

}> 25% when superstructure is completed 

}> 25% at completion of roof, door and window 

}> 5% up on completion and handover 

According to the marketing officer of Ayat real estate, the above procedures are the 

breakdown of the payments for the cash payer. But, Ayat al so provides mOl1gage 

financing to its customers. The mortgage program allows Ayat customers to pay 50% of 

the total price of the house and the remaining 50% of the payment can be paid within 30 

years period. Altogether, the payment is done based on the agreement between the two 

sides. 

On the other hand, the researcher asked the sampled customers if they have had an agent 

to facilitate the housing transfer and all the procedural payments. As can be seen in table 

4.14 below, 81 .71 % of them replied that they have no agent. According to them, they 

have no agent because there were no professional agents who have the knowledge of real 

estate market. In addition, the respondents noted that there were traditional agents ' local 

dellalas' , but their commission was high. Due to these reasons, they facilitate themselves 

to buy the house from the developer. On the other hand, 18.29% of the respondents 

replied that they have had an agent to faci litate all the housing transfer activities on 

behalf of them. The result generally shows that majority of the respondents did not have 

an agent. So, in the absence of an agent, there can be a possible delay or ups and downs 

in the process of completing the transfer. 
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Table 4.14: Agent to facilitate housing transfer from the developer for Customers 

Do you have an agent to facilitate No. of sample respondents 

housing transfer from the Frequency Percentage 

developer? 

Yes 32 18.29 

No 143 81.71 

Total 175 100.00 

Source: Own Survey (2011) 

In terms of housing delivery as per the agreement, the developer shall hand over the 

house within 18 months from the commencement of construction. But, the project 

manager of Ayat real estate stated that it is difficult to hand over houses on the specified 

time due to price increment and limited availability of construction materials such as 

cement, steel and other imported construction materials. Therefore, as to the authority, 

Ayat experienced delays due to the stated reasons26 

Furthermore, respondents were asked if the developers handed over the house on time. In 

response to this question, therefore, 29.14% respondents replied that the real estate 

developer (Ayat) handed over the house on time. Asked why they said this, they pointed 

out that they were the earli est buyers and that the developers constructed and handed over 

to their clients on time. On the contrary, 70.84% of the respondents replied that the real 

estate developer did not transfer the house on time. According to the respondents, the 

reasons for the delay include price escalation of construction materials, poor quality of 

workmanship and finishing as well as management problem of the real estate. 

26 To this fact, Tegegne (2002) also noted that construct ion activities in Ethiopia are constrained by high 
cost of construction materials and this was discouraging the private sector to engage in housing 
construction. 
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Table 4.15: Delivery Time of House Built by Ayat Real Estate for Customers 

Does the developer deliver the No. of sample respondents 

house on time? Frequency Percentage 

Yes 51 29.14 

No 124 70.86 

Total 175 100.00 

Source: Own Survey (20 11 ) 

Similar to the above result, considering price trends of selected construction materials 

such as the price of cement, wood, sheet metal , block, bricks, sand, glass and paints have 

generally increased over the period 2003 -20 10. The existing situation is also not different 

as price escalation is normally observed in construction materials in response to high 

demand in Addis Ababa (ErA, 2010). Due to this, it is true that Ayat real estate 

development could not hand over the houses for customers on time. 

VII. Opportunities of Ayat Real Estate 

As the biggest residential real estate in Addis Ababa, Ayat is making its contribution in 

solving housing problem, creating job opportunities, developing infrastructures and 

serving as source of revenue in the city. 

According to the project manager of the real estate, currently Ayat real estate developers 

built over 4000 houses and transferred over 3,500 houses for customers. As part of its 

phase two development, Ayat wi ll continue to build 5080 units of apartments and villas. 

Moreover, the project manager noted that Ayat real estate has an ambitious plan to build 

25,000 houses in four phases and currently no less than 20,000 people live in Ayat 

'Mender'. 

It is also playing a great role by creating job opportunities and easing the un-employment 

problem in Addis Ababa. According to the interview result, Ayat currently has employed 

about 500 people both skilled and semi skilled, of which 25% are professionals with 

degrees. Ayat has also included the original land owner farmers as an integral part of its 
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work force and trained the farm ers with required skill. Here, the project manager added 

that Ayat will continue to become a learning organization and experience sharing center 

by providing training and education to its employees. 

The interview result further indicates that Ayat has already introduced basic services and 

infrastructure such as roads, water, electricity and telephones in the outskirts of the city. 

In addition, the data reveal that Ayat 'Mender' will have facilities in the future like full­

fledged university, mid-sized hospital, multi-purpose shopping center, entertainment and 

sport facilities to sati sfy the needs of its residents. So, from this data, one can deduce that 

the project's plan is promising. 

As the biggest residential real estate with the total capital of 4,442, 875, 460.00 birr, Ayat 

real estate is further contributing as a source of revenue for the city. The real estate 

contributes tJll"ough land use payment, capital gain tax , and Value Added Tax (VAT) for 

the city administration. Therefore, Ayat real estate is playing a pivotal role in increasing 

revenue of the city. On top of that, the customers of Ayat real estate who are the 

Diasporas are source of foreign exchange from abroad to the city of Addis Ababa. 

VIII. Challenges of Ayat Real Estate 

Even though, the new economic policy calls for active participation of the private sector 

in urban development activities, there are constraints facing the real estate development 

in the city. For example, Ayat preserved through a number of challenges. According to 

the project manager, the main challenges are the following : 

~ Cost and availability of construction material was a burden during the 

construction of houses; problem of the govermnent quotas to receive 

cement primarily from Mugher, Mesebo and/or other state owned cement 

plants. 

~ Fewer infrastructures in the area have held it back from finishing on time. 

~ Increasing of urban land lease price. 

~ Failure of the city administration to deliver the land on time and install the 

necessary infrastructure. 
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, Financial constraints caused by banks; unable to lend sufficient money of 

long period loan. 

Irrespec ti ve of its contribution of housing supply in the city, Ayat real estate is also 

claimed to have been involved in some illegal acti vities. According to an interview with 

the orficial or Addis Ababa Land Adm ini stration and Building Permit, some of the illegal 

acti viti es of the real estate include: 

, Expanding 252, 112 sq uare meters of land ill egal ly and constructing on 

the illegally expanded land. 

, Using 130,000 sq uare meters of land for purposes other than what it is 

origina ll y intended for, i.e. the real estate took the land for res idential 

house. but used it to build house for commercial purpose. 

, Have taken 108 tit le deeds witholtt constructing houses on the land. 

, Did not pay about 14,848.938 bi rr for the lease price of land. 

, Bought 50,000 square meters land ti'OID third party (i. e., from Lina real 

estate) with the total price of 11 ,500.000 birr without notifying the city 

government. 

, Delayed the transfe r of houses to it s clients . 

~.3.2 Su nshine Real Estate Development 

I. Location and Desc.-iption or-Sunshine Real Estate 

Su nshine' 7 real estate PLC has entered into rea l estate development activ ities 111 2004 

\\ ith the objectives of playing a major role in the development of construction industry 

and alkviating the shortage of houses in Add is Ababa28 Sunshine real estate secured a 

t0181 land area of 291, 628 square meters through land lease price from Add is Ababa city 

gOl'Cl"nll1e nt at different sites29 namely: Merit Luke, CMC No.2 and Gerji (see appendix 

I ~). In table 4.16 be lo w. the development activity of Sunshine real estate in different sites 

"j' /\ddis Ababa is indicated. 

-'~ ~ lIl1 s hill(, rcal ~Slale is a sister company of sunshine con struction 
'~ I\ccorclillg 10 tile marketing officer of sunshine real estate, it started its official activities in 2006 
" I C lIITL'IIlI) Sunsh ine real es tate is planning to develop in Bolc-Beshale area. 
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Table 4.16: Sunshine Real Estate Project Activities 

Project site Total land area (in House type No. of Total construction 

square meters) housing units cost of houses (in 

birr) 

Meri Luke 138,500 Villa 210 354,999,188.18 

CMCNo.2 124,368 Apartment 164 34,416,943 .62 

Gelji 28,760 Apartment 530 166,326,556.84 

Villa 15 19,887,911.12 

Total 291,628 - 919 575,630,599.76 

Source: Sunshine Real Estate (20 II) 

Sunshine real estate also plans to construct villas and apartments in different areas of 

Addis Ababa. According to the Marketing officer of the real estate, apartments and villas 

will be constructed at Bole Beshale site on an area of 50,000 square meters of land at the 

cost of 400 million birr. Another 189 villas will also be constructed at CMC area on 

138,500 square meters. Generally, sunshine real estate has a plan to construct about 5 

billion birr worth of residential houses in different areas of Addis Ababa. 

In an effort to encourage the real estate development sector, the government has 

supported the developers in various ways. For example, according to the interview held 

with the marketing officer of sunshine real estate, the city government supports the 

developers by allocating environmentally friendly land through lease price and by 

encouraging the import of construction materials for the real estate. Besides, it provides 

lands locating in the center of the city and having a considerable access to infrastructural 

services. 

ii. Types of Houses Built by Sunshine Real Estate 

Sunshine real estate PLC constructs different types of modern, standardized and quality 

of houses with different varieties. According to the project design officer of the real 

estate, the designs of the houses are standardized and accepted according to the municipal 

regulations. The existing types of houses include G+ 1 villa and G+4 apartments. The 
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area of apartments ranges, on average, from 84 square meters to 170 square meters. They 

also have special fac ilities like balconies, common water tanker, cupboard areas and 

common waste treatment plants. The types of apartments are type ' A' and type 'D' as it 

can be seen in table 4. 17 below3o 

Table 4.17: Type of Apartments Built by Sunshine Real Estate 

Types of Apartment Total floor area (in Number of bed rooms 

square meters) of Apartment 

94.70 2 

A 105.34 2 

122.47 2 

171 0 
J 

56.36 1 

D 84.56 2 

88.56 2 

89.40 2 

Source: Sunsh1l1e Real Estate (20 11 ) 

JO The type of the apartments var ies in the size of the area they are constructed. The total area of type' A' 
apartments is greater than the total area of type ' 0 ' apartments. 
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Figure 4.10: Sunshine Real Estate Apartments at Gerji site 

Source:Own Survey(2011) 

Figure 4.11: Sunshine Real Estate Apartments at CMC No.2 site 

Source: Own Survey (2011) 

The G+ 1 type of villas have an average area which ranges from 175 to 500 square meters. 

The villas have facilities like bath room, service quarter including store, traditional 
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kitchen and covered garage. The types of villas built by sunshine real estate are shown in 

table 4.18 below. 

Table 4.18: Some Types of Villas Built by Sunshine Real Estate 

Type of villa>' Plot area (in square Built up area (in NQ of bed rooms 

meters) square meter) 

175-A 17S 180.S 

17S-B 175 184.72 

2S0-A 270 374.80 

2S0-E 2S0 2S0.00 

SOO-D SOO SOO.OO 

500-E 500 500.00 

Source: Sunshine Real Estate (20 II) 

Figure 4.12: Sunshine Real Estate Villa type Houses at Meri Luke Site 

Source: Own Survey (2011) 

31 TIle type of villas varies based on their design and the area they are constructed. 
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Figure 4.13: Sunshine Real Estate Villa type Houses at Gerji site 

Source: Own Survey (20 11) 

iii. Quality32 of Houses Built by Sunshine Real Estate 

According to the marketing officer of the real estate, the houses built by sunshine real 

estate were standardized and well designed and the construction materials were best in 

quality. In addition, the researcher's observation confirms that the houses and mainly the 

villas were very attractive and luxurious. 

To obtain, rigorous finding, sample respondents of sunshine real estate residents were 

asked to explain the quality of the houses . Out of the total 46 sample respondents, 

30.43% of them replied that the quality of the houses is excellent, whereas 21. 74% and 

47.83% of the respondents said that the quality is very good and good respectively. 

Hence, from thi s finding it is possible to conclude that the houses are good in quality. 

Table 4.19 below shows responses about the quality of the houses built by Sunshine real 

estate . 

. 'l::! According to the marketing offi cer of sunshine rea l estate, clients have had the advantage ofre-des igning 
and selecting of construction materials of their interest. 
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Table 4.20: Prices of Apartments Built by Sunshine Real Estate 

Type of Total area (in No. of bed House cost (in VAT (15%) Total cost 

apartment square meters) rooms birr) with VAT 

A 

D 

94.70 2 672,761.68 100,914.25 773,675.93 

105.34 2 748,349.68 112,252.45 860,602.14 

122.47 2 835,668.66 125,350.30 961,018.96 

171 3 1,166,810.98 175,021.65 1,341,832.63 

56.36 1 426,659.34 63,998 .90 490,658.24 

84.56 2 640,140.42 96,021.06 736,16 1.48 

88.56 2 645,045.32 96,756.80 741 ,802.12 

89.40 2 676,780.43 101 ,5 17.07 778,297.50 

Source: Sunshll1e Real Estate (20 II) 

Similarly, the price of villas of sunshine real estate varies, on average, from 2.5 million to 

4 million birr as it can be seen in table 4.21 below. 

Table 4.21: Prices of Villas Built by Sunshine Real Estate 

House of Plot area (in No. of House cost (in 15% VAT Total cost with 

villa square meters) bed room Birr) VAT 

175-A 175 2 2,115,716.12 317,357.42 2,433,073 .54 

175-B 175 2 1,862,38 1. 90 279,357.29 2,141,739.19 

250-A 270 3 3,230,286.98 484,543.05 3,714,830.03 

250-E 250 3 2,669,064.79 400,359.72 3,069,424.51 

250-F 270 " 2,696,093.39 404,414.01 3,100,507.40 ~ 

Source: Sunshll1e Real Estate (20 II) 

The respondents of sunshine real estate residents on their part were asked to explain the 

price of the houses. In reaction to thi s question, 15.22% of the respondents replied that 

the price of the house was expensive and 84.78% of them said that the price of the house 

was fair. The result, generally, shows the fact that the majority of respondents agreed 

with the fairness of the price of their house. The very fact is, however, not because the 
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pnce is fair, but because they bought the houses before the escalation of construction 

materials. The respondents, who said expensive, on the other hand, explained that they 

have bought the houses after the price escalation of construction materials, increase of 

fuel price, devaluation of birr 34 and the introduction of VAT (Value Added Tax). 

Altogether, if someone observes and takes information about the current price, he/she 

concludes that it is difficult for the middle income groups. The respondent' s response 

about the price of houses of sunshine real estate is shown in table 4.22 below. 

Table 4.22: Price of Houses Built by Sunshine Real Estate 

How do you see the price of Number of sample respondents 

the house? Frequency Percentage 

Expensive 7 15.32 

Fair 39 84.78 

Cheap - -

Total 46 100.00 

Source: Own Survey (2011) 

v. Availability of Basic Services and Infrastructures in Sunshine Real Estate 

According to an interview made with the project manager of sunshine real estate, initially 

there was problem of infrastructure and basic services like inaccessibility of road, water, 

electricity, telephone and other related services in the remote areas of the project sites, 

such as Meri Luke and CMC No.2 areas except Gelji Site which is considered as core 

area of the city. But now, the project manager indicated that Sunshine real estate has 

provided infrastructure to all sites like asphalt road, drainage systems, piped water, 

electric supplies and telephone faci lities. 

Sunshine real estate has also constructed additional rooms to be used as offices for the 

compounds resident association. The marketing officer of the real estate said that 

l4 Domestic Buyers are adversely affected by devaluation 
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sunshine real estate has spent about 36 million birr for the compound's additional 

facilities of the project sites35 

Furthermore, all of the sample respondents of sunshine real estate residents replied that 

their houses have basic services and infrastructure like road, piped water, electricity and 

telephone faci lities. 

vi. Modalities and Term of Payments in Sunshine Real Estate 

According to the marketing officer of sunshine real estate, the payment schedule for 

apartments and vi ll as to receive the house is done in different phases. The payment 

schedule for apartments is depicted below: 

~ 30% upon completion of structure works; 

~ 30% upon completion of roofing, wall construction, first and second coat 

plastering works; 

~ 30% upon fixing doors, windows and completion of first and second coat 

painting. 

~ 10% upon hand over of the house 

The payment schedule for villas is done as follows: 

~ 30% upon completion of substructure concrete works; 

~ 30% upon completion of superstructure concrete works; 

~ 30% upon completion of roofing, wall construction, first and second coat 

plastering; 

~ 10% upon hand over the house 

The marketing officer stated that in both apartment and villa cases there is 30% advance 

payment of the tota l selling amounts (excluding V AT) upon signing of contract 

agreement and the advance payment deducted equally from the proceeds to the seller in 

the four payment schedules. 

3S The additional facilities include green areas and illfrastrllctural facil it ies. 
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According to the marketing officer, sunshine real estate provides a bank loan faci lity 

which is arranged with the Construction and Business Bank after clients have paid 50 

percent of their house cost. The real estate is also ready to accept arrangements with other 

banks upon client' s request. The mortgage is payable within a maximum period of IS 

years. However, its exact amount and duration is determined by considering the 

borrower's situation36 Sunshine real estate allows the bank to have first degree collateral 

on the title deed of the plot which the villas or apartments value. 

Moreover, respondents were asked if the developer handed over the house on the 

specified time. As can be seen in table 4.23 below, 15.22% of them replied that the 

developer handed over the house on time whereas, 84.78% of the respondents said that 

sunshine real estate did not hand over the houses on the specified time due to escalation 

of price and unavailability of construction materials37So, fi·om the majority response 

point of view it is possible to say that the real estate developer is not transferring the 

houses to customers on time. 

Table 4.23: Delivery Time of Houses for Customers Built by Sunshine Real Estate 

Does the developer del iver the Number of sample respondents 

house on time Frequency Percentage % 

Yes 7 15.22 

No 39 84.78 

Total 46 100.00 

Source: Own Survey (20 II) 

vii. Opportunities of Sunshine Real Estate 

According to the interview result, Sunshine rea l estate PLC is playing its role in solving 

housing problem, increasing job opportunities, developing infrastructure as source of 

revenue and in the overall development and image of the city. 

36 Eventhough, the maximum payment period is 15 years, the borrower can pay within short period of time 

by making agreement with the bank. 

37 To this effect, Abraham (2008) stated that lower supply and high price of bui lding materials is one reason 

for de lay of building construction in Eth iopia in general and in Addis Ababa in particular. 
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According to the project manager of the real estate, sunshine real estate development is 

alleviating the housing shortage in Addis Ababa since 2004. For example, about 225 

villas and 694 apartments were constructed and handed over to the clients in the center 

and expansion areas of the city. In addition, sunshine real estate has plalmed to construct 

large number of villas and apartments in CMC and Bole Beshale areas of Addis Ababa. 

Due to the above reasons, sunshine real estate is playing its role in so lving the housing 

problem in the city. 

Besides this, the interview result with the project manager of the real estate shows that 

sunshine real estate has opened job opportunities for more than 200 skilled and semi­

skilled employees stmling from temporary daily laborer up to permanent professionals 

such as teclmical workers, engineers and managers of the project. The project manager 

noted that, as core part of the real estate, employee who have worked for the success of 

the real estate company were awarded grants and some of them have got built home gifts 

from the real estate for their hard work. So, one Call see that there is encouragement to 

workers. 

Sunshine real estate is also playing a great role as source of revenue for city govenunent 

of Addis Ababa. According to the marketing officer of the real estate, Sunshine 

contributes a lot to the govenunent' s source of revenue through land lease prices and tax 

including VAT (value added tax) . In addition, sunshine real estate is minimizing the 

shortage of hard currency through its Diaspora customers. Likewise the respondents 

responded that the program has done a favor to them in minimizing their time, energy and 

resource in that it provides everything necessary to the house and then hands over to them 

as an end product. 

Viii. Challenges of Sunshine Real Estate 

According to the marketing officer of the real estate, irrespective of its success, sunshine 

real estate has faced challenges while conducting its projects. Some of the challenges 

include: 
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~ Price escalation and unavailability of construction materials; the building 

material supplies did not cope with the increasing demand of the project. 

~ Failure of the city administration to deliver the land on time; Ulmecessary 

bureaucratic procedures to acqui re the land. 

~ The city administration was not able to provide adequate services to the 

extension areas of the city which were project sites of the project. 

~ The lease price of land in the city was high 

However, according to an interview made with an official of land administration and 

building permit of Addis Ababa city govenm1ent, sunshine real estate has also involved 

in some illegal activities. 

~ It has expanded a total 56,151 square meters of extra land without the consent of 

the city administration 

~ It has bought large plots of land from other real estate developers without 

notification to the city government. Sunshine bought 50,000 square meters of land 

from Nobel real estate with a total birr of3,075,715 birr and 50,000 square meters 

of land from Kajo international real estate with a total birr of 6,510,742.5. This 

was considered as an illegal activity and the city government loses the highest 

income due to this activities38 

~ In some cases, it failed to meet the deadlines for transferring houses to customers. 

In response of the two sides, there is a gap in that the real estate is criticizing the 

government officials saying that they have not provided land on time and other services 

related to it. Again, contrary to what has been said by the real estate officials, the 

government officials are criticizing the real estate for illegal activities that it has 

committed. From this one can see that the two sides are defending themselves against 

criticism. The researcher believes that each side has its own weak side and the cumulative 

of these flaws have their own impact in the overall effectiveness of the program. 

38 If it was done lega lly, the city government could ga in revenue from land lease price including VAT. 
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Chaptel' Five: Conclusions and Recommendations 

5.1 Conclusions 

The main objectives of this study were to assess the opportunities and challenges of urban 

development housing policy and residential real estate development in Addis Ababa. As 

mentioned in the methodology section, to attain these objectives, both primary and 

secondary data were used. Therefore, in the following section an attempt has been made 

to draw concluding remarks based on the main results of the study. 

Two residential real states, i.e., Ayat and Sunshine are among the many real estates which 

have been producing different types of houses. These residential real estates have been 

building and transferring houses for their clients in the city. They have, however, been 

focusing predominantly on high income groups and the diasporas although they have 

made an agreement with the lease department to produce houses for both middle and high 

income groups. The fact that these residential real estates favor only the high income 

groups has partly resulted from limited supply and high price ofland, and low availability 

and high cost of construction materials, which are, in turn, the determinant factors 

whether the houses constructed are affordable to the different income groups or not. And 

partly because of the fact that the real estate developers are highly profit- oriented. They 

have been producing a high quality houses that can only be affordable to high income 

group with little or no room left for middle income group; in other words they have built 

luxurious houses that can be sold at high price with considerable profit. 

The real estate boom in Addis Ababa is acting as an engine of economic growth and has 

created unprecedented opportunities for many citizens. It has created job opportunity and 

a good market fo r building material suppliers. It has also contributed a lot in easing 

shortage of housing and paved the way for the development of construction industry. 

Moreover, the real estate sector is generating tax, adding revenue to government, and 

bringing foreign exchange. 
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There is a real estate boom in Addis Ababa since the city administration has provided 

some incentives and support related to land. The land pricing for residential real estate 

developers indicate that the various options such as negotiation, auction and lease free 

land holding are applied based on the proposals submitted by the developers. It is, 

however, worth mentioning that while the method of determining auction land pricing is 

clearly identified and supported by regulation, the negotiation land pricing and lease free 

land pricing are not supported and supplemented by appropriate rules, regulations and 

directives, thus opening door for corruption of government officials, staffs and the 

experts. 

The real estate development sector has faced wider range of problems related to land 

procurement for construction, such as inefficiency of government institutions, lack of 

clear and explicit policies, directives and regulations. On the other side of the spectrum, 

the majority real estate developers themselves have been full of flaw; they have misused 

the plot for purposes other than residential real estate development. For example, they use 

it as collateral for loans from banks, transfers it to a third patiy illegally, or they use the 

plot to construct houses that are used for nonresidential purpose. 

With regard to demand/supply balance, in 2005 the Addis Ababa Housing Development 

Agency registered more than 450, 000 people who were in need of houses. This number 

of people was registered in one round. Since then, there has been a considerably high 

demand for house. Although no registration has been conducted, the demand might be 

two fold of the afore-mentioned number. The continuous increment of the demand for 

housing in Addis Ababa has resulted from the regular addition of population number 

because of natural growth of population and migration of the people from different parts 

of the country. There are about 20,000-30,000 people requiring for extra new houses per 

year. In spite of this high demand for housing, the supply is still far from satisfactory, and 

hence balancing them is a challenge that needs its own time and commitment. 

The Addis Ababa Housing Development Agency has been striving to meet its goals 

despite the emerging challenges. Shortage of construction materials such as cement, 

metals, gravel and capacity limitations are some of the challenges. Since 2005, it has 
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distributed 80,000 houses for middle and low income residents of the city. At present, 

there are also about 60,000 houses that are being constructed and be transferred to the 

customers in the near future. Besides, real estates, individual and housing cooperatives 

are producing houses in the city. Despite the attempts made to provide shelter by those 

actors, the problem of housing are still acute and aggravated. 

5.2 Recommendations 

Based on the find ings and the conclusions drawn, the fo llowing recommendations have 

been forwarded: 

:» Residential real estate development is one of the housing development initiative 

developed by the Addis Ababa City Administration to reduce the housing 

problem in the city. However, there is no conducive environment for residential 

real estate developers. Some obstacles are lack of proper and clear rules, 

regulations and procedures coupled with the absence of specific institution 

established to serve the residential real estate developers. Therefore, the Addis 

Ababa City Administration should create a conducive environment for the 

developers to enhance their conlribulion towards reducing the housing deficit in 

the city. 

:» The prevailing residential real estate developers have marginalized the middle 

income households, even if they have made a contractual agreement to produce 

houses that can be affordable to this social group. Therefore, the Addis Ababa 

City Administration should establish strict enforcement mechanisms to protect the 

abuse of such contracts by developers. 

:» The City Government of Addis Ababa should improve the financial and 

manpower capacity of housing and land development related institutions. It 

should increase the availability of housing finance, allow the introduction of 

adjustable mortgages, and create new low-income lending unit dedicated to 

serving the poor households. It is also essential to establish new financing 

institutions and systems. 
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~ The City Government of Addis Ababa should remove complicated and 

bureaucratic, and informal land supply process with unclear and un-transparent 

procedure and steps of land allocation which creates constraints in housing 

construction and drive people to be engaged in illegal activities of building 

informal or squatter settlements. The City Govenunent should have stable 

regulatory envirOlunent particularly in property rights (efficient title deeds), on 

forcing contracts land information system, land use regulation, and efficient and 

transparent land delivery system. 

~ As the findings indicate, there are individuals who won the condominium houses 

by lot but fai led to offer the advance payment because of the fact that their 

meager monthly income is spent entirely on home consumption. Therefore, the 

government should revise its policy in a way that can consider the income level of 

these people and thereby address their housing problem since, as citizen, they 

need to have their own house. 

~ In Addis Ababa, condominium houses are said to be produced only for low and 

medium income social groups, but the housing development agency does not have 

a standard way to sort out the different income category in the society. The 

government should, therefore, formulate a mechanism that enables it to clearly 

distinguish the income category of each person as it can minimize the fraud that 

may be committed by high income category; to put it differently , the high income 

social group may sometimes get registered for condominium house just for the 

sake of making benefit out of it tlu'ough renting on condition that they win the lots 

drawn. This act undoubted ly narrows the opportunity of the low and the medium 

income groups to be the owner of house. 

And finally, it is essential for the city administration to formulate a comprehensive viable 

policy and strategies regarding real estate development as well as housing. The policy 

then would become involved in the process of creating well planned, defined and 

splendid built up envirolUnent of Addis Ababa. 

102 



REFERENCES 

AACA (2006). Housing Sector Development Program. Addis Ababa, Ethiopia. 

Abraham Tesfaye (200S). "Impediments to the Development of the Real Estate Sector 111 

Ethiopia." Journal of Afi'ican Real Estate Research. Vol, I , Iss. I, pp. 29-3S. 

Abuye Aneley (2006).Synoptic Reflection on Urban Land Administration Issues in Ethiopia. 

United Nations University, Polytechnic of Namibia. 

Access Capital (20 I 0). Sector Report - Real Estate, Addis Ababa. Retrieved 

November 12,20 I O.http:/www.accessscapital.com/ .. ./sector%20Report --Real%20 

Estate.pdf 

Addis Ababa City Government (2009). Investment Guide. Addis Ababa, Ethiopia. 

Addis Ababa City Government Land Administration and Building Permit Authority (2010). 

Guidefor Real Developers. Addis Ababa, Ethiopia. 

Adler, J. (1993). High Rise: How 1000 men and Women Worked Around the Clock for Five 

Years and Lost 200 million dollar Building Skyscraper. Harper and Collins 

Publishers. 

Alebel and Genanew (2007). Investors' Willingness to Pay for Urban Land: The Case of Addis 

Ababa City. Western Michigan University, USA. 

Amrote Abebayehu(200S).The Prospects and Challenges of Real Estate Investment in Addis 

Ababa. Unpublished MA Thesis, Addis Ababa University. 

Ayalew Abay (2003). "Urban Renewal in Addis Ababa: Prospects and Constraints for Private 

Investment". In Belachew Kale-Christos, Hailu Worku and Tesfaye Yalew (eds) 

Widening Perspectives and Improving Capacities: Central Tasks for Planning of our 

towns National Urban Planning Institute. Addis Ababa, Ethiopia. 

Azeb Kelemwork (2007). Housing for the Poor in Addis Ababa. Addis Ababa, Ethiopia. 

Balchin, Paul and Rhoden, Maureen (2002). Housing Policy (4'h ed). Rutledge, Taylor and 

Francis Group. 

Bardhan, Ashok and Kroll, Cynthia A. (2007). Globalization and the Real Estate Industry: 

Issues, Implications, Opportunities. London: Cambridge University Press. 

103 



Baymot Tsegaye (2008). Assessment on the Spatial Dimension of Residential Real Estate 

Developments: The case of Addis Ababa. Unpublished MSc Thesis, Addis Ababa 

University. 

Bethel Terefe (2003). A Policy Challenge in a Period of Transition to Market Oriented 

Economy: The Case of Kebele Residential Houses in Woredas 4 and 7, Addis Ababa. 

Unpublished MSc Thesis, Addis Ababa University. 

Boelhouwer, P. (1991). "Convergence or Divergence in the General Housing Policy in Seven 

European Countries" Papers Presented at the Conference on Housing Policy as a 

Strategy for Change, European Networkfor Housing Research, Oslo. 

Burton, J. H. (2001). Residential Real Estate Development. University of West Georgia. 

Cheema, G. Shabbir (1993). "The Challenge of urban Management: Some Issues" in Cheema, G. 

Shabbir (eds) Urban Management Policies and Innovations in Developing Countries. 

Praeger Publishers, London. 

Chester C., Mc Guire (1981). International Housing Policies. Tronto: Lexington Books. 

CSA (2007).Statistical Abstract of National Housing and Population Census. Addis Ababa, 

Ethiopia. 

_ __ (2010). Annual Retail Price of Goods and Services (2001102-2009110) . Addis Ababa, 

Ethiopia. 

Cullingworth J.B.(l979). Essays on Housing Policy: The British Scene. George Allen and Unwin 

(publishers) Ltd. 

Curran, R.T. (2007).Supplying Central City Housing for All Income Groups in Addis Ababa: 

Choosing Public Policies that Facilitate Mixed-Use, Mixed-Income Redevelopment 

Using Land Regulation and Cost-Sharing Approaches. Ph D thesis, Addis Ababa 

University, Department of Urban and Regional Plamling, second draft. 

EIA (2010). Factor Costs. Addis Ababa, Ethiopia 

Esayas Ayele (2004). Policy Impacts on Housing Sector: The case of Addis Ababa. Addis 

Ababa, Ethiopia. 

Essayas Ababu (2001).Kitiya: Transformation of Low Income Housing in Addis Ababa. Dr.ing 

Thesis, Norwegian University of Science and Technology, Trondheim. 

Evans, Marwiyn (1983). Opportunities in Real Estate. VGM Career Horizons. 

Galal, Ahmed and Razzaz, Omar (2001). Reforming Land and Real Estate. Washington, DC. 

104 



Gebre Yntiso (2008). "Urban Development and Displacement in Addis Ababa: The Impact of 

Resettlement Projects on Low - Income Households." Eastern Arica Social Science 

Research Review. vol. xxiv, No. 2, pp. 53-77. Organization for Social Science 

Research in Eastern and Southern Africa. 

Gheris, Mohammed (2005). "Formal and Decentralized Financing of Housing: Operation 

200,000 Houses, Marrakesh" in Simone, Abdoumaliq and Abouhani, Abdelghani 

(eds) Urban A/hccl: Changing Contours of Survival in the city. University of South 

Africa Press. 

Gulte Metaferia (1989). The Housing Problem in Ethiopia with Particular Reference to Addis 

Ababa. Addis Ababa, Ethiopia. 

Hardoy, Jorge E. and Satterthwaite, David (1993) "Housing Policies: A Review of Changing 

Government Attitudes and Responses to City Housing Problems in the Third World" 

In G. Shabbir Cheema (eds) Urban Management Policies and Innovations in 

Developing Countries. London: Praeger Publishers. 

Harriot, S. and Mathews, L. (1998). Social Housing: An Introduction. Addision Wesley 

Longman Ltd. 

Harvey, Jack and Jawsey, Ernie (1981), Urban Land Economics (6'hed). Macmillan: Palgrave .. 

Harwood, Bruce M. and Jacobus, Charles J. (1993). Real Estate Principles. (6thed). London: 

Prentice Hall, Inc. 

Henock Wondimu(2008).Internet Marketing for Residential Real Estate Development 

Companies in Addis Ababa: Opportunities and Challenges. Unpublished MA Thesis, 

Addis Ababa University. 

Keivani , Ramin and Werna, Edmundo (2000). Refocusing the Housing Debate in Developing 

Countries Fom a Pluralist Perspective. Elsevier Science Ltd. 

Lealem Berhanu (2007). Improving the Shelter Design Process for a Better Shelter provision: 

Introducing Design Guidelines for Large Scale Housing Development in Addis 

Ababa. Addis Ababa, Ethiopia. 

Libanos Seyoum(2005). The Role of Real Estate Development and Public Engagement in The 

Housing Problem of Addis Ababa and Its Policy Implication. Unpublished MA 

Thesis, Addis Ababa University. 

105 



( 

Marsh, A. and Mullins, D. (1998). Housing and Urban Policy: Citizenship, Choice and Control. 

Briddless Ltd. 

Mathewos Asfaw (1996). Causes of Third World Housing Problem: Two Eras of Policy 

Intervention in Ethiopia with Particular Emphasis on Addis Ababa. Unpublished 

M.Sc Thesis, Oxford Brookes University. 

Mayo, Stephen (1994). The Do 's and Don'ts of Housing Policy: Transportation, Water and 

Urban Development. The World Bailie Washington DC. 

McDonald, Jolm F. and Mc Millen, Daniel P. (2007). Urban Economics and Real Estate: Theory 

and Policy. Blackwell Publishing. 

Meheret Ayenew (1999). The City of Addis Ababa: Policy Options for the Governance and 

Management of a city with Multiple Identity. FSS Discussion Paper No.2. Forwn for 

Social Studies, Addis Ababa, Ethiopia. 

______ (2009). Overview of the Housing Finance sector in Ethiopia, Access to Housing 

Finance in AjNca: Exploring the Issues No. 9 Ethiopia. FinMark Trust's Housing 

Finance Theme Champion. 

Mesganaw Kifelew (2009). "The current Urban Land Tenure System of Ethiopia". In Muradu 

Abdo (eds.) Land Law and Policy in Ethiopia since 1991: Continuities and Changes. 

Ethiopian Business Law Series. Vol. III, pp. 169-180. Faculty of Law, Addis Ababa 

University. 

Miles, M.E., Berens, G. and Weiss, M.A. (2000). Real Estate Development: Principles and 

Process (3,·ded). Urban land Institute, USA. 

Molla Mengistu (2009). "The Ethiopian Urban Landholding System: An Assessment of the 

Governing Legal Regime" In Muradu Abdo (eds) Land Law and Policy in Ethiopia 

Since 1991: Continuities and changes. Ethiopian Business Law Series vol. III, pp. 

147-168. Faculty of Law, Addis Ababa University. 

MWUD (2006).Urban Good Governance Improvement Package. Land Development and 

Administration System Improvement Sub-program. Addis Ababa,Ethiopia. 

Njoh, Ambe J. (1999). Urban Planning, Housing and Spatial Structures in Sub-Saharan Aji'ica, 

Nature, Impact and Development Implications of Exogenous forces. Ashgate publishing 

Ltd. 

106 



NUPI (2003a). Urban Development Policy Design: Review and Assessment of Planning Land, 

and Housing issues. Addis Ababa, Ethiopia. 

____ ,(2003b). Urban Development Policy Inception Report. Addis Ababa, 

Ethiopia, 

ORAAMP (2002a). Norms, Standards and Guidelines of Addis Ababa Structure Plan and its 

Components. Addis Ababa, Ethiopia. 

(2002b). Building Height Regulationfor Addis Ababa (Unpublished). Addis Ababa, 

Ethiopia. 

PADCO (1996). Housing Sec/or Supply Side Final Report. A study prepared for Urban 

Development Support services, Ministry of Works and Urban Development. Addis 

Ababa, Ethiopia. 

(2006). Housing for all: Essential to Economic, Social and Civic Development. The 

World Urban Forum III, Vancouver. 

Pilder, Richard J. (1981). The Real Estate Job Finder, Mainstream Access, London: Prentice 

Hall International, Inc. 

Richardson, Harry W. (1993). "Problems of Metropolitan Management in Asia" in G. Shabbir 

Cheema (eds) Urban Management Policies and Innovations in Developing Countries. 

Praeger Publishers, London. 

Saft, Stuart M. (1992). The Real Estate Investor's Survival Guide. John Wiley and Sons, Inc. 

Solomon Gebre (1993). The Importance of Demographic Information for Housing Policy. 

Lecture out line (Unpublished). IDR, Addis Ababa University. 

Solomon Mulugeta (2006). "Market - Oriented Reforms and Changes in Urban Household 

Income: A study in Selected Small Towns of Ethiopia." Eastern Aji'ica Social Science 

Research Review .vol. 22, No.2, pp. 1-30. Michigan State University Press. 

Sarantakos,S. (2005). Social Research (3rded). New York, Palgrave Publishers. 

Tadesse G/Giorgis (2000). Housing Situation in Addis Ababa city: Constraints and some 

Suggestions to Improve the Performance of the Sector. A Paper Discussed at the 

Symposium on "Building a Vibrant and a Livable Addis Ababa," Organized by Addis 

Ababa Chamber of Commerce in Collaboration with Friedrich Ebert Stiftung of 

Germany Addis Ababa,Ethiopia. 

107 



Tamiru Woundimagegnehu (2009). Affordable Houses for Middle and Low Income group in 

Ethiopia. Addis Ababa, Ethiopia. 

Taylor, Robert w. (J 993). Urban Development in Nigeria Planning, Housing and land policy. 

Avebury: Ashgate Publishing Ltd. 

Tegegne Gebre Egziabher (2002). "Urban Policy and Strategy in Ethiopia: Some Issues for 

Consideration" in Hailu Worku (eds) Urban Development Planning and 

Implementation Problems in Ethiopia and Future Prospects. National Urban Planning 

Institute, Addis Ababa. 

Thomsett, Michael C. and Thomsett, Jean F. (1994). Getting Started in Real Estate Investing (2"d 

ed). John Wiley and Sons, Inc. 

Tilahun Fekade (J 997) "A Review of urban Housing Policies in Ethiopia" in Tegegne 

G/Egziabher and Daniel Solomon (eds) Urban and Regional Development Planning 

and Implementation in Ethiopia. National Urban Planning Institute. Addis Ababa. 

Tolon, Uli W. (2008). Comparison of Urban Upgrading Projects on Development Co-operation 

in Ethiopia. Addis Ababa, Ethiopia. 

Tsegaye Gebrekidan (2010). The State of Housing and Private Real Estate in Addis Ababa: 

Peliormance, challenges and Prospects (Draft) . Ethiopian Development Research 

Institute (EDRI) , Addis Ababa. 

UNFPA (2007). Siale of world population: Unleashing the Potential of Urban Growth. New 

York, United Nations Population FlUld 

Unger,Maurice A. and Karvel, George R. (1979). Real Estate Principles and Practices (6'hed). 

South-Western Publishing Co. Cincinnati, Ohio. 

UN-Habitat (2007)."Situational Analysis of Informal Settlements 111 Addis Ababa." Cities 

Without Slums Sub-Regional Program for Eastern and Southern Africa: Addis Ababa 

Slum Upgrading Program. Nairobi, Kenya. 

Warren, M. (J 993). Economics for the Built Environment. Butter Worth- Heinemann Ltd. 

Wubshet Berhanu (2002). Urban Policies and The formation of Social and Spatial Patterns in 

Ethiopia: the Case of Housing areas in Addis Ababa. A PhD dissertation, Department 

of Town and Regional Planning. Norwegian University of Science and Technology, 

Trondheim. 

108 



______ (2004). "Prospects for Real Estate form of Housing supply in Ethiopia: Case 

Studies from Addis Ababa" In Hai lu Worku and Wubshet Berhanu (eds) 

Reappraising the urban Planning Process to ConJi"ont the Current urban 

Development Challenges in Ethiopia. National urban Planning Institute, Addis 

Ababa. 

109 



;·1 

Appendix I 

Add is Ababa University 

College of Development Studies 
Department of Urban Development and Management 

Qucstionnairc to bc fillcd ou t by Real EstOlte Developers 

Dcn r Respondent . 

First and foremost , I would like to confirm that the purpose of this questionnaire is 
entirely academ ic. The collected data will be used for Master's thesis entitled An 
Assess mcnt of Urball Dcvelopment Hous ing )}olicy and Hcsidcntial Rca l Estate 
Dcvclopmcnt in Addis Abab:l: Opportunities :lIld Challengcs. Due to this reason, your 
residential real estate is one of the chosen companies of the study. It is expected to have a 
significant contribution of supplyi ng valuable information to the current urban 
development hous ing policy and the overall real estate development in the study area in 
pani cular and in Ethiopia in general. So, the success of the study will entirely depend on 
your co-operation in providing the necessary data. All infonnation provided by you wi1i 
be kept strictly confidential. Finally, thank you in advance for your unreserved co­
operation and the patience that you show in filling the questionnaire. 

Thank You in Ad\ta ncc! 

Gencral Direction 

A. Please answer by circling the number before the al ternatives or write the 
necessary responses in the space provided. 

B. Respondent should be real estat'e developer or representative of the real estate 
developer. 

P:lrt I: Rcspondent's Personal Information 
I . Name: ________ _ 

2. Sex: I. Male 2. Female 
3. Position or Occupation: _________ _ 
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Part II: Ge nerallnrormation or the Real Estate Company 
4. Name oflhe Real Estate company: __________ _ 
5. Type of the real estate company: 

I. Private limited company 

3. Share company 

5. Sole proprietorship 

2. Partnership 

4. Joint venture 

6. If othcrs (specify) __ _ 
6. Location of the real estate company: 

1. Sub city _______ _ 

2. Woreda ________ _ 

3. Special name: _______ _ 

7. Year of establishment: _______ _ 

Part 11.1: Questi ons on Real Estate Devclopment Aeti\'ities 
8. What conditions attracted you to invest in real estate development activities in the 

city? Please specify 

9. What are the main activities ofyoUT real estate company? Please specify? 

10. How many hectares of land do your company has for the real estate 
development activities? Please specify 

I I . Does the hectare of land that you have at hand is enough for the real estate 
development activities? 

I. Yes 2. No 

12. Iryour response to question No. II is "No", what is the reason? Please specify. 

13. IryoUT response 10 question No. II is "No", what mechanisms do you use to gel 
additional hectares of land? Please specify? 
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14. Does the land you are given suitable for the real estate development activities 

that you have planned? 

1. Yes 2. No 

15. If your response to question No. 14 is "Yes", please justify your reason. 

16. If your res ponse to question No. 14 is "No", what is the reason? Please specify. 

17. If your response to question No. 14 is "No", what improvements are required to 

make the land suitable for construction? Please specifY 

18. So far how many housing un its have been built and transferred to beneficiaries? 

Please specify? 

19. How many housing units does your company constmct annually or in evcry 

phase? Please specify? 

20. What problems do you face in the process of running your real estate 

development activities? How do you solve them? 

Pari IV: Questions on Customer Relations 

21 . Which group of society are your customers? 

I . Upper income groups 2. Middle income groups 

3. Lower income groups 4. All in come groups 

5. If others (specify) ____ _ 

22. Please specify the reasons for your response to question No."21 ". 

23. Which types of houses are you providing for your customers? 

I. Villas 2. Apartments 

4 . All types 5. If others (specify) ______ _ 

24. Please specify Ihe reason for your response to question No. "23". 
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25 . What is the average price of the houses? 

26. How affordable is the price of your houses? Please specify 

27. Is there price discount for your customers? 

1. Yes 2.No 

28. If your response to question No. 27 is "Yes", how much is the price discount? 

Please specii)' 

29 If your response to question No. 27 is "No", what are the reasons? Please 

specify 

30. What are the c riteria ofdctcnnining the prices of the houses? Please specify 

31. How do you see the price of the house currently? 

I . Increasing 2. Decreasing 

3. Ifothers (specify) _________________ _ 

32. If your response to question No. 31 is " Increasing", what are the reasons for 

increasing the price of the house? Please specify 

33. If your response to question No. 31 is "Decreasing", what are the reasons? 

Please specify 

34. Do you provide guarantee for your customers? 

I. Yes 2. No 

35. If your response to question No. 34 is "Yes", how do you implement Ihe 

guarantees? 
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36. If your response to question No. 34 is "No", what are the reasons? Please 
specify 

37. Have you adjusted the prices of the house and tenns of payment to your 
customers? 

I. Yes 2. No 

38 . If your response to question No. 37 is "Yes", what are the reasons 10 adjust the 
prices and the tenn of payment? Please specify 

39. If your response to question No. 37 is "No", what are the reasons? Please 
specify 

40, Do you finish the construction on time according to your promise for the 
customers? 

I. Yes 2. No 

41 . If your response to question No. 40 is "No", what are the reasons? Please 
specify 

42 . Does your company allow for the customcrs to sell their house for others? 
1. Yes 2. No 

43. If your response 10 question No. 42 is "No", what is the reason? Please specify 

44. What kind/technique of marketing does your company use to attract the 
potentia l customers? Please specify 

45 . Do you think that the devaluation of Ethiopian currency decreases the market 
potential of your company? 

I. Yes 2. No 
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46. If your response to question No. 45 is "Yes", to what extent your market is 
affected? 

1. More severely 2. Moderately 

3. Less severely 4. Unpred ictable 
5. If others (specify) _____________ _ 

47 . Please give your reason for the response to question No. "46". 

48. How do you transfer the houses for the beneficiaries? Please specify 

Part V: Questions on incent ives and B:lrr iers of the H;('al Est;lte Development 
49. What are the incentives and supports that you get from the city government of 

Addis Ababa? Please specify 

50. Does the locm ion of the land that was provided to you is based on your option? 
I. Yes 2. No 

51 , If your response to quest ion No. 50 is "No", please specify the reasons . 

52 . Do you get financia l suppon from various financial institutions? 
I. Yes 2. No 

53. If your response to question No. 52 is "Yes", what are the financial institutions 
which provide financial support for your company? Please specify 

54 . If your response to question No. 52 is "Yes", on what bases support you? Please 
specify the procedures and criteria of getting financial support? 

55 . If your response to question No. 52 is "No", what are the reasons not to get 
fi nancial support from the fi nancial institutions? Please specify 
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56. How do you see the land lease cost in the city? 

I. Expensive 2. Fai r 

3. Cheap 4. If others (specify) _________ _ 

57. Please specify the reason for your response to question No. 56. 

58. Is there government laws and regulations which hinder your real estate 

development activities? 

I. Yes 2.No 

59. If your response to question No. 58 is "Yes", what are the government laws and 

regulations which hinder your real estate development activities? Please specify 

60. Are there problems that you have faced before and aHcr the constnlction of the 

Real Estate Company? 

1. Yes 2.No 

61 . [r your response to question No. 60 is "Yes", what are the problems? Please 

specify 

62. What do you think should be done to improve the overall real estate 

development activities in the city? Please specify. 
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Appendix 2 
Addis Ababa University 

College of Development Studies 
Department of Urban Development and Management 

Q uestionnai re to be filled out by Real Estate Residents 

Dea r n cspondents, 

As a requirement o f the program, J am conducting master's thesis entitled An 

Assess ment of Urba n De\'clo pme nt Ho us in g Policy and Residential Rea l Estate 

Deve lopm ent in Addis Ababa : Opportunities a nd Challenges, The main objective of 

tili s study is to illvestigate the opportunities and challenges of urban development housing 

policy and residential real estate developme nt in Addis Ababa by searching pertinent 

data , The study is expected to have a significant contribution of supplying valuable 

infannalion to the current urban development of housing policy and residential real estate 

development in the study area in particular and in Ethiopia in general. Hence, the success 

of the study will entirely depend on your cooperation and genuine response. The 

researcher would like to con fion you that the in fonnation you provide will be kept 

confidential and use for academic purpose on ly. So, you are kind ly requested to provide 

accurate infonnation as much as possible. 

Th a nk You in Advan ce! 

G ene r:11 Direction 

A. Please answer by circling the number before the alternatives or write the 

necessary responses in the space provided. 

B. Respondent should be household head or representative of household heads. 

Pllrt I: General Household Information 

I . Address: I . Sub city _____ _ 2. Woreda _____ _ 

3. Kebele ___ _ 4. Special name ___ _ 

5. House NQ. __ _ 

2. Sex: I. Male 2 . Female 
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4. 

3. Age: I. 20-30 

3.4 1-50 

5. 61-70 

7. Above 80 

Marital Status : I Single 

3. Di vorced 

5. Educational Status: I. Illi terate 

2. 31-40 

4.51-60 

6.71-80 

2. Married 

4. Widowed 

2. Read and Write 

3. Primary (1-6) 4. Junior secondary (7-8) 

5. Senior secondary (9-12) 6. Tertiary (12 and above) 

6. Occupation : 1. Government em ployee 

3. NGO employee 

5. Pensioned 

7. Household income per month (Ethiopian Birr) 

2. Self employed 

4. Unemployed 

6. If others (specify) __ _ 

1, Less than 1000 

),200 1-3000 

2. 1000-2000 

4.3001 - 5000 

5, More than 5000 

8. Location of Previous residence 

I . With in Addis Ababa 

3. Out of Ethiopia 

Part II : Qu estions on Ho us ing Condition 

2. Outs ide of Addis Ababa (in regions) 

4. If others (specify) ___ _ 

9. How long have you been living in the real estate? 

2.2-5 years 1 . Less than 2 years 

3.6-1 0 years 4, I I -15 years 

5. More than 15 years 

10. What is the type o f the house 

I. Villa 

3. If others (specify) __ _ 

2. Apanment 
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I I . If your response to question No. 10 is "V illa", please specify the size of the vi lla in 

square mctcrs and number of the bed rooms. 

I . Size in square meters, _____ _ 

2. Number of bed rooms _____ _ 

12. If your response to question No. 10 is "Apartment", please specify the size of the 

Apanmcm in square meters and the floor of the Apartment . 

I . Size in square meters ______ _ 

2. Floor of the Apanment, ______ _ 

13. If your response to question No. 10 is "Others", please specify the size in square 

meters and the floor number or number of bed rooms. 

\. Size in square meters, ___ ___ _ 

2. Floor number or number of bed rooms _ __ _ 

14. What is the total area of your house including its compound? please specify 

I S. How do you evaluate the standard of the house? 

I . Excel lent 2. Very good 

3. Good 4. Satisfactory 

S. Poor 

16. Please justify your reason for your response to question No. " I S". 

17. Does your house have access to basic infrastructures and selVices? 

1. Yes 2. No 

18. If your response to question No. 17 is "Yes" , list the basic infrastructures and selVices 

that are available. 

19. If your response to question No. 17 is "No" , what are the reasons? please specify 
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Part III : Questions on Condition of House Markel 

20. Why do you prefer to buy real estate home? please specify 

21 . How do you see the price of the house? 

Expensive 2. Fair 

3. Cheap 4. If others (specify) ____ _ 

22. Please justify your reason for your response to question No. "2 1". 

23 What kind of paymem do you use to buy house from the real estate developer? 

1. ln cash 2. In credit 

3. Both in Cash and Credit 4 . lfothers(specify) _ ___ _ _ 

24. Do you get any kind of assistance from the real estate developer? 

25. 

26. 

27. 

28. 

I . Yes 2. No 

If your response to question No. 24 is "Yes", what kind of assistance do you get? 

please specify 

If your response to question No. 24 is " No", what do you think is the reason? please 

specify 

Do you get mortgage selVices from the financial institutions? 

1. Yes 2 . No 

If your response to question No. 27 is "Yes", what seems the mortgage selVice? 

please specify 

29. Iryour response to question No. 27 is "No", what is the reason? please specify 

Part IV: Questions on Conditio ns of 1·lousing Transfer 

30. Is there an agreement between you and the real estate developer about the 

specifications and other related plans of the house? 

I. Yes 2. No 
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31. If your response to question No. 30 is "Yes", please specify the agreement? 

32. If your response to question No. 30 is "Yes", how do you see the implementation of 

the agreement by the developer? Please specify the reasons? 

33. Jfyour response to question No. 30 is "No", what is the reason? please specify 

34. Do you get the title deed of the house on time? 

I Yes 2. No 

35. If your response to question No. 34 is "No", what is the reason? please specify 

36. What is the procedure of transferring the house from the real estate developer? Please 

specify 

37 . How do you sec transp..1rency and accountability of the procedure in transferring the 

house from the real estate developer? Please specify 

38. Do you have an agent to fac ilitate housing transfer from the developer? 

I. Yes 2. No 

39. If your response to question No. 38 is "Yes", what role does the agent play? 

40. If your response to question No. 38 is "No", what is the reason? Please specify? 

41. Docs the real estate developer handover the house on time based on the 

predetennined agreement? 

1. Yes 2. No 

42. If your response to question No. 41 is "No", what do you think arc the reasons to 

delay? Please specify the reasons? 
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43 . Do you have guarantee and/or rectification by the real estate developer? 

I. Yes 2. No 

44. If your response to question No. 43 is "Yes", what are the guarantees and 

rectifications done by the real estate developer? Please speci fy 

45. If your response to question No. 43 is "No", what are the reasons? Please specify 

46. Do you get benefit from the real estate developer? 

I. Yes 2. No 

47 . If your response to question No. 46 is " Yes". what are the benefits you get? 

48. If your response to question No. 46 is "No", what is the reason? Please specify 

49. Are there problems that you face while living in the real estate? 

I. Yes 2. No 

50 If your response to question No. 49 is "Yes", what are the prob lems? Pl ease specify 

51. What can you suggest for the over all improvement of the real estate development? 

Please specify 
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Appendix 3 

Interview Guide for Addis Ababa C ity Land Development and 

Administration Authority 

Name ofthe interv iewee: ___________ _ 

Sex: ______________ _ 

Position or occupation: ____________ _ 

Date: ________________ _ 

I. How do real estate developers acquire land in the city? 

2. What are the requi rements to provide maximum and minimum hectares ofland? 

3. What are the minimum and max imum hectares of land that should be given for 

real estate developers? 

4. How many real estate developers took land for development and how many of 

them are under construction activities? Are there gaps, specify? 

5. How do you see the avai lability ofland for the real estate developers in the city? 

6. How is the land transfe r procedure implemented for the real estate developers? 

7. How do you see the urban land management and the transparency of land markets 

for the residential real estate developers in the city? Are there gaps during the 

implementation? 

8. How the land lease period is set for the real estate developers and what do you do 

after the land lease period is expired? 

9. Does the current land [ease policy have an advantage for the real estate 

developers? How and why? What about its drawback? 

10. Does the city administration able 10 deliver the leased land for developers on 

time? Whal tech niques do you use to deliver on time? 

II . After how many days should the real estate developers start construction after 

getting the land from your office? 

12. What is the mechanism to identify the illegal from the legal developers? 

13. How do you control the illegal activities of the real estate developers? Do you 

think that the administration is effective in its performance? 

14. What are the main problems of the real estate developers in the city? 
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15. What measures have you take so far for the developers who have not started 

construction on time and with the related illegal activities? 

16. What arc the rules and regulations that your office uses to control the activities 

of the real estate developers in the city? 

17. How do you see the role or the real estate developer? How suppol1ive are they 

to the Slate economy in general and 10 the city in pal1icu lar? 

18 What kind of incentives and supervision that your office provides ror the real 

estate developers? 

19. What would you suggest for the over all improvement of the real estate 

development in the city? 
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Appendix 4 

Interview Guide for the Real Estate Developers 
Name of the real estate: ___________ ____ _ 

Name of the interviewee: ______________ _ 

S," __________________________________ _ 
Posi tion or occupation: _______________ _ 

Date: _ ____________ _ 

I. What is the contribution of your real estate company for the city? 

2. What are the procedures and requirements thai your company has fulfilled in 

order 10 conduct the real estate development activity in the city? 

3. What are the challenges that you have faced as real estate developer? 

4. What are the major opportunities created to the real estate development activities? 

5. How is the availability and COS! of building materials? 

6. What are your efforts to minimize the social, economical , political and 

environmental problems in the city? 

7. How long is the lease period of YO UT company and what will be done after the 

land lease period have been term inated? 

8. What kind of support do you need from the city administration of Addis Ababa? 

9. What do you think should be done to improve the overall activities of the real 

estate development? 
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Appendix 5 

Interview Guide for the Ministry of Urban Development and 

Construction (MUDC) 
Name of the intetviewee: _________ _ 

Sex: __ __ 

Position or occupation : __________ _ 

Date: ___________ _ 

I . Would you explain the existing Urban Development policy of housing in the 

country in general and in Addis Ababa in particular? 

2. What are the efforts that have been done to produce houses in Addis Ababa? 

3. What is the scope of housing scarcity and the existing condition of housing 

problem in Addis Ababn? 

4. What are the current strategies that the concerned body developed to deal with 

these problems? 

5. How do you evaluate the role of urban development of housing policy on 

residential the real estatc deve lopment activit ies of the city? 

6. What are strategies of housing development in Add is Ababa? 

7. What are the problems of housing developers in achieving their objectives? 

8. What rnnjor problems appeared in implementing construction of hOllses in Addis 

Ababa city? 

9. What is rhe status of supply and demand of hollse in Addis Ababa? 

10. What is the status o f government support for dwel lers to have their own house in 

Addis Ababa? 

II . Who is the dominant housing developer in the city? 

12. What do you think should be done to improve the overall activities of the 

res idential real estate development 
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Appendix 6 

Interview Guide fo r the Housing Development Agency of Addis Ababa 

City Administration 

Name of the interviewee: ________ _ 

Sex: _______ _______ _ 

Position or occupation: __________ _ 

Date: _______ _ 

1. What are the major objectives of the housing development agency of Addis 

Ababa city adm inistration? 

2 What are the strategies that have been attempted to deliver houses in the ci ty? 

3. What is the status of the housing demand and supply in the city? 

4. How many housing units should be buill to meet the city's current demand? How 

and why? 

5. What are the efforts that are being done to solve the housing deficit in Addis 

Ababn? 

6. How is payment procedure of condominium houses going on in the city? 

7. Can we say thnt the condominium house price is feasible? 

8 How do you see the participation of residential real estate developers in the 

provision of houses in the city? 

9. What are the major contributions of residential real estate developers in Addis 

Ababa? 

10. What do you think should be done to improve the residential real estate 

development activities in the city? 
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Appendix 7 

Interview Guide for the Construction Permit and Capacity Building 

Authority of Addis Ababa City Administration 

Name of the interviewee: __________ _ 

Sex· 

Position or Occupation: ________ _ _ _ 

Date: _______ _ 

I. What are the rules and regulations that are used to control the construction 

activities of the residential real estate developers? 

2. What are the criteria to acquire construction pennission for the residential real 

estate developers? 

3. How many residential real estate developers have taken permission of 

construction from your office? 

4. How do you follow up the construction activities of the residential real estate 

developers? 

5. How do you evaluate the safety and sustainabili ty of buildings of the residential 

real estate compan ies in the city? 

6. What is the role of residential real estate developers in the construction sector of 

the city? 

7. What are the major supports that your office provides for the residential real 

estate developers? 

8. What kinds of administrative measures are taken if the residential real estate 

developers use the land for their own purpose or for other illegal construction 

activities? Do you think the measures you have taken so far are effective? 

9. What is your suggestion for the over all improvement of residential real estate 

development activities in the city? 
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Appendix 8 24 Magic Carpect PLC 5,000 27/01198 Bole List of Residential Rea l Estates in Addis Ababa 25 Ayat Real Estate S.C 1,327,772 28/01198 Bole NO Name of Real Estate Area (in Square Date of Contract Sub City 26 Lucy Real Estate 10,000 30/01198 Bole 
Meters) Agreement to 27 Kangaroo Plast 30,000 26/01198 Bole 

Acquire Land 28 Mulunesh Fitret 66,763 NA Bole 
(Ethiopian Calendar) 29 Country club development 50,000 30/01198 Bole 1 FiJix PLC 16,000 13/04198 Bole 30 Comet Trading 30,000 24/0 1198 Bole 2 Gollagol Trading PLC 15,000 11 /12/97 Bole 31 Adey Abeba Real Estate 50,000 27/0 1/98 Bole 3 Satcon construction PLC 86,805 04/02198 Bole 32 Getachew Weide 47,999 24/0 1198 Bole 4 SNB Business 50,000 24/12197 Bole 33 G/micahel Markos 50,000 17/04198 Bole 

5 Mitebay PLC 16,000 13/04198 Bole 34 Teklebirhan Embaye 50,000 17/04198 Bole 
6 Century 21 construction (Flinestone 49 ,998 19/04198 Bole 35 Michael Area Houses 23,000 25112197 Bole Homes) 

36 Hussien Sirage 19,800 19/ 12/97 Bole 7 Get As international 41,930 28/01198 Bole 37 Al Adi Asa 18,000 25/01 /98 Bole 
8 Binyam Tilahun 50,000 28/0 1/98 Bole 38 Marefi ya Real Estate 22 ,000 29/0 1/98 Bole 
9 Laura Trade and Industry 13,974 07/09198 Bole 39 Firew Birhane Real estate 10,000 08/05198 Bole 
10 Getty Enterprise (North Get) 68,700 02112/98 Bole 40 Gad constmcti on 50,000 30/01198 Bole 
11 Kindeya Hagos 20,000 26/01198 Bole 41 Sunshine Construction PLe 291,628 19/05196 Bole 
12 Biserat Tsega 30,000 27/01/98 Bole 42 Kajo international PLe 50,000 11/12199 Bole 
13 Yancommand PLC 50,000 30/01198 Bole 43 Nobel real estate 50,000 11112199 Bole 
14 House Wisdom 1,700 13/04198 Bole 44 Shola Share company 11 2,162 21 /05198 Bole 
15 Virga Haile and Family PLC 30,000 27/01198 Bole 45 DHC Mix 50,000 30/01198 Bole 
16 Mohammed Sebdan 30,000 28/01/98 Bole 46 Teferi Virga 30,000 30/01198 Bole 
17 Eskendi r Kasa 6,000 08/09198 Bole 47 Asie Trading 30,000 27/01198 Bole 
18 Star Business PLC 50,000 30/01199 Bole 48 Fikadu and Friends real estate 12,250 10/08198 Bole 
19 Sibhatu and Sons 13,260 25/01/98 Bole 49 Elias Aba Milki y 6,940 17/05199 Bole 
20 Macro General Contractor 5,169 20/01198 Bole 50 Yohannes PLC 16,000 13/04198 Bole 
21 Haile and Alem International PLC 40,000 27/0 1198 Bole ; 1 Romanat PLC 20,000 04/09198 Bole 
22 Enyi Real Estate 50,000 28101198 Bole 52 Rezene Teferu 1,600 26/12197 Bole 
23 Castle Real Estate (Dr. Tsehay Tefera) 30,000 04/02198 Bole 53 Home sweet Home real estate 25,000 01/13197 Bole 
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54 Amsale Getachew 5,440 18101198 Bole 80 Satcon Construction 17,300 30/01198 Nifas silk 

55 Hosie Real Estate 23 ,000 25/01/98 Bole lafto 
81 Nasew real estate 24,000 10/09/98 Nifas silk 

56 Noh Real Estate 1,613 20/01196 Bole lafto 

57 Adrom 50,000 29/01198 Bole 82 Majcon General contractor 50,000 31101198 Nifas silk 
lano 

58 Dr. Charles 4,000 06/11 /98 Bole 83 Yotck Construction PLC 50,000 28/01/98 Nifas silk 

59 M elkam Racy 1,466 11 /09/69 Bole 
lafto 

84 Tofik Shash 10,440 18/0 1/98 Nifas silk 
60 Abem Toresa 1,3 19 16/10195 Bole lafto 

61 Sisay Desla Real Estate 18,000 09/09199 Bole 
85 Akcr Construction 32,700 03/10/97 Nifas silk 

lafto 
62 Garad PLe 25,000 01113197 Bole 86 Tracon Trading PLC 50,000 07/01198 Nifas silk 

63 Akakas 50,000 26/01198 Bole 
lano 

87 Kasm3 engineering 22,878 29/01/98 Nifas silk 
64 Abenco real estate 16,500 16/03/00 Bole laflo 

65 Azeb Haylu Real estate 12,500 0911 1/97 Bole 
88 Gan Ching real estate 30,297 14/0 1198 Nifas silk 

66 Addis Mender Real Estate S.C 122,856 15/05195 Bole 
lafto 

67 Meklit 1,072 11/02/02 Bole 
89 Ncw Hope 25,000 04/ 13197 Nifas silk 

lafto 
67 Pan Africa real estate 30,000 07/03198 Bole 90 Citywide Engineering 10,000 27/0 1198 Nifas silk 

68 NBX NA NA Bole 91 Elyas 
lafto 

Mohammed aod Ebrahim 6,541 24/08/97 Nifas silk 
69 NMC 35,000 01 /02198 Akaki Kality mohammed lafto 

70 Gino real estate 5,200 30/01198 92 Amdyihun General Trading 34,000 30/03198 Nifas silk 
71 May real estate 5,000 05108196 Kirkos 

72 Farym PLe 2,840 14/07/97 Kirkos 

lafto 
93 First real estate 50,000 21 /10198 Nifas silk 

lafto 
73 Empi re real estate 3,073 10/09197 Kirkos 94 Gelachew Weldu 9,680 10/10196 Nifas silk 

lafto 
74 Kara KOTe 255,046 1711 0196 Kolfe KeTonio 95 Mohammed real estate 10,000 29/01198 Nifas silk 

75 Deginet PLe 50,000 20/05/01 Kolfe KeTanio 

76 Petmm PLe 50,000 25101198 Nifas skil 

Lafto 

lafto 
96 Sorgenji Hous ing 30,000 24/04198 Yeka 

97 Semu Tek1e 25,000 26/04/98 Yeka 

77 Vamero 67,500 Nifas silk 

Lafto 

98 Aser real estate 30,000 11/07198 Yeka 

99 Zemfam 15,000 24/04199 Yeka 

78 Antenyo Karanviyas 3,444 21110198 Nifas silk 

Lafto 

100 Gift Real Estate 162,999 16/12/98 Yeka 

10 1 Aiganesh Hailu 10,000 01/03199 Yeka 

79 Raguel Homes 12,000 24/08/97 Nifas silk 
lafto 

102 Meseret Betizazu 10,000 NA Yeka 

103 Feba Engineering 24,000 12/04196 Yeka 
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104 Samuel Alemayehu 3,900 24/08197 Yeka 

105 Romanat 30,000 13/03199 Yeka 

106 Abew PLC 10 ,000 29/07/01 Veka 

107 Paci fic Link 50,000 2&101199 Yeka 

108 YosefTegegn 6,749 18111/98 Yeka 

109 Li na 50,000 08/05/98 Yeka 

lJO Prime real estate 3 ,900 24/6198 Yeka 

III Berta construction 96,717 0&105198 Yeka 

ll2 Top Land real estate 18,602 15/01/00 Yeka 

lJ3 ZM real estate 20,000 17/04/98 Yeka 

lJ4 Ambassador reat estate 40,000 17/04/98 Yeka 

lJ5 Sunset Homes lJ ,700 24/08199 Veka 

lJ6 Adugna Ejigu 3,906 24/08197 Yeka 

JJ7 Mathias 3,751 08/05198 Yeka 

lJ8 Asrat Mekonnen 2,000 27/0 1/98 Yeka 

lJ9 Yirgalem Asfaw 13,346 14/12/00 Yeka 

120 Selomon Worku 3,700 24/08/97 Yeka 

121 Birhan Goh 39,218 21111197 Yeka 

122 Tagiye General Trading 65,251 04/07199 Yeka 

123 Huda rea l estate 80,000 27/12/97 Lideta 

I . • NA: Not Available 
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Sunshine Real Estate Project Site Plans 

(A) Meri Luke Project Site Plan 

(C) CMC No. 2 Proj ect Site Plan 

CMC NO·2 
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(B) Gerj i Project Site Plan 
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(D) Bole Beshale Project Site Plan 
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