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Ahstmct 

The objective of this paper is, there/ore, La assess th e role C!l informal housing areas in addressing the 

housing problem of the urban poor. The study is carried Ollt in the pUiposefully selected kebeles of 
Hawassa city [Dato , Tille and Ttrla-gelelI 111 the meantime, the Slu{(v has examined: tenure security, 

(?!Jordabili(v, and good governance in these extra-legal settlement areas. For selecting sample 

households and key injormanls, the study has entirely relied 011 non-probability sampling technique. 

Convenient sampling was used for selecting households to be surveyed and Plllpos ive and snowballing 

sampling l-vere used for selecting key informants. For the purpose of this study, primary data was 

collected using J 60 household survey questionnaires which were distributed to the three kebeles based on 

their intensity of informality; 3 separate FGDs consisting of 5 to 7 informants which were made ill each 
kebele separately,' and semi structured interviews which was made with 9 key informants. Dala was 

analyzed quantitatively [using SPSS) and qualitatively [thematic description of issues). 

The result of the stlldy has shown that informal settlement areas are dominated by male married 

households who either bought their plot from farmers or inherited it from their family. According to the 
results of the study, the length of stay in Hawassa city is directly proportional to one's ownership of 

informal houses in the study area. The result of the study has revealed that the poorer segment of the 
population in the study kebeles of Hawassa city have less likely benefited from formal housing [cost 
saving, rental housing or condominiums] as anticipated. 

The result of the study has confirmed that the process through which informal households get their 
illegitimate title-deed has passed through three distinct but evoilitionary phases: via afamily conference 
\vhich is more of verbal,' from the seller based on a hand written agreement between the buyer and the 

seller; and with the help of a more legally bound agreement format. Conversely, farmers of the stlldy 
kebeles have got a legitimate title-deed. Tenure insecurity in the study kebeles has reached its climax first 

with the demolition of about 500 hOllses in the study kebeles in 20 II, and then, with the announcement of 
the new land lease proclamation No 7211201 I. This has brought threats to informal households: little or 

no compensation and/or relocation? 

The study revealed that informal settlement areas of Hawassa city seems affordable only to some 

households who have got the economic potential in the early years of land transaction [2003/04-
2005/06). In the late years of the transaction, nevertheless, the cost of land for house construction has 

increased dramatically to the extent that it excludes the velY poor. 

The study has shown that good governance in the study kebeles is deficient. Though the city muniripality 
decentralized power to the kifle ketemas and kebeles, officials in the kebele remained partial, less 

transparent, and less accountable to the people they administer and their jobs. 

Therefore, more attention should be given to the administration of these areas in a way that they benefit 

the poor: revisiting housing development programmes and projects,' taking preventive measures than 

reactive ones; promoting housingfinance and monitoring and evaluation of the decentralization process. 

Key ~Vo,.ds: Affordability, Tenure security, Good governance, Title-deed 

ix 



CHAPTER ONE: INTRODUCTION 

1.1 . Background of the Study 

Over the last 50 years , the world has witnessed a dramatic growth of its llrban population, fi'om 

about 29 percent of the world 's population in 1950 to 48 percent by 2003 . A recent United 

Nations proj ection indicated that from 2000 to 2030 the world's urban population will grow at an 

average annua l rate of 1.8 percent, nearly double the rate expected for the total population of the 

world, and that the 50 percent mark would be crossed in 2007. Indeed, the world's urban 

population is expected to rise to 61 percent by 2030. Population growth will be particularly rapid 

in the urban areas of so-called ' developing world', averaging 2.3 percent per year during 2000-

30. The speed and scale of this growth pose major challenges, and monitoring these 

developments and creating sustainable urban environments remain crucial issues on the 

international development agenda (United Nations 2004 cited in Jenkins et ai, 2007). 

Like many other regions in the world, sub-Saharan Africa is confronted with the challenge of 

rapid urbanization in the context of economic stagnation, poor governance, and fragile public 

institutions. By the year 2010, it is estimated that approximately 55% of Africans will be residing 

in cities (UNDP, 199 1: I) . In the year 2000, however, the level of urbanization in Africa was 

about 38% (UN-HABITAT, 2001). This rapid urban growth has brought with it a host of 

problems, including unemployment and underemployment, a burgeoning . informal sector, 

deteriorating infrastmcture and service delivery capacity, overcrowding, environmental 

degradation, and an acute housing shortage (UNDP, 1991: 1). 

A large proportion of urban dwell ers [in most developing countries] live in substandard housing 

and informal settlements. For example in India, Ghana, Cambodia and Bolivia more than 50 

percent of all urban residents live in informal settlements (Beall and Fox, 2006). Houses in these 

settlements are makeshift shelters of bricks and zinc sheets, scavenged pieces of wood and 

industrial scraps. These houses are not only overcrowded and unhygienic but are al so not 

connected to the formal structures such as drainage and sewage systems. In Addis Ababa, it is 

less than 3 percent of the houses which are connected to sewage systems. The current sewer 

system in the city is a small system designed to serve 200, 000 people, and often it is not in full 

capacity working condition (Dierig, 1999 cited in Tegegn 2011). At its best, the modern 

sewerage system serves only 0.3 percent of the housing units and only 2 percent of the city 's 
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population. The rapid expansion in urban population has occurred without the needed expansion 

in basic services and ' productive employment opportunities. The prob.lem is ' compounded by 

weak urban government structures with very limited capacity to stimulate economi c growth , 

mobilize resources and provide the most basic services (Fantu, no date). 

Though Ethiop ia is one of the least urbanized countries, its population is growing at a very rapid 

rate. The urban population of the country in 1967 was 1.6 million or 7.5 percent of the tota l 

population. The 1984 census recorded an urban population of 4.3 million or 11.4 percent of the 

total population. By the year 1994, the urban population reached 7.8 million or .14.6 percent of 

the total population. In 2007, the total urban population of the country reached 16 percent. 

Natural increase and rural-urban migration are the two components of urban growth (Tegegn, 

1997; CSA, 1984; CSA, 1994; CSA, 2007 and Tegegn, 2011). According to World Bank (2007), 

with 16 percent of its total population living in urban areas, Ethiopia is under urbanized 

compared to other African countries. The rate of urbanization which is on average 4 percent, 

however, is high and this will make the urban population in Ethiopia to exceed 50 million by 

2050 (World Bank, 2007). 

The CLUTent trend in Ethiopia shows that upgrading urban slums; resettlement and relocation, 

construction of roads, establishment of industries, and protection of the urban environment are 

some of the agendas included in urban policy. At a program level , all the above mentioned policy 

issues are targeted at responding the agenda of the poor. But, the reality is thilt, though most 

developing countries have very attractive housing and resettlement policies and strategies, they 

do not put them in to action . Cogni zant of this, Gilbert (1992) stated that by necessity 

governments are building houses which cannot occupy the poor because of their extra ordinarily 

low income. Most commonly, the accommodation is occupied by the upper and lower-middle 

income- groups. Oberai (1993) also add that public investment misses the urban poor, with 

expenditure biased towards the higher income groups. The failure of meeting the demand of the 

poor through formal planning introduces informality. Tegegn (2011) has emphasized that illegal 

settlements result from imbalance between the supply and demand of housing in cities. This 

happens usually as the formal housing market and government pol icies cannot match the pace of 

urban growth . 
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In the words of Devas (2004: 3), city governance matters in addressing the problems of the poor. 

The actions of city government can make matters worse for the poor, through inappropriate and · 

responsive policies and interventions, or they can be supportive, for exanlp le, by ensuring access 

to essential infrastructure and service. But much of the life-chances of the poor lies outside the 

control of city government, detennined by the market and private business, by agencies of 

centra l state, or by the co llecti ve voluntary action of civi l society. The ways in which these 

elements interact, and the power relationship involved, are critical for the urban poor as they 

seek to establish and improve their position. 

1.2. Statement of the Problem 

World-wide urbanization brings with it a wide range of challenges. One of these challenges is the 

problem of informal land ownership and lack of tenure security. UN Habitat (2004) emphasized 

that, especially in the developing world where most mega-cities are located and urbanization is 

particularly rapid and not necessarily controlled, providing good living conditions to urban 

populations is one of the main challenges of our time. In this regard, Abrams (1964) underlined 

that housing of the poor has remained a great challenge for governors of LDCs since the early 

years of 1940s. 

With a very rapid urbanization [this may occur due to rural urban migration or natural increase of 

the population or boundary redefinition], the demand for land increases creating a very huge gap 

between housing demand and supply for the poorer groups ofpeopJe. The growth oflarge cities, 

particularly in developing countri es, has been accompanied by an increase in urban poverty 

which tends to be concentrated in certain social groups and in particular locations (Ichimura, 

2003). The urban poor in developing countries cannot afford houses that are professionally or 

formally surveyed, built and serviced. Hence, steep hill sides, swampy or flood plain offers good 

opportuniti es to the poor (Dwyer, 1975). 

Informality occurs both in the city center and in the peri -urban area. But, it is prevalent in the 

peri-urban area where land is relatively cheap for the low income communities (Rees, 1992; 

Rees and Wackernagel , 1994). The prevalence of informal processes in the urban areas of the 

developing world, and in sub-Saharan Africa in particular, has been explained, first, as a 

response to the failure of statutory and customary tenure systems to meet the needs of lower-
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income groups; and second, as a re fl ection of the pers istence of trad itional practices of land 

de li very or the continuation of an organic process of human settlement evo lution (Nkurun ziza, 

2007). McAuslan (1985) has noted that because of the widespread failings of state ru les and 

procedures for land access or use, they have been va ri ously described as inappropriate, alien , 

expensive and cumbersome. According to Muwonge (1978), it has been argued that attempts to 

reform dysfun ctional state institutions have been undermined by powerful vested interests that 

benefit from them. Similarly, McAuslan ( 1985) puts it succinctly: " ... illegality in th e lives of 

the urban poor could lIot survive if it did //O t suit many in the urban elite." Furthermore, Payne 

(2002) concurs with this assertion and posited out that the present systems of land allocation and 

use benefit the urban elite who either run or have influence over city, and often national , 

governments. In the same fashion , Durand-Lasserve (1996) cited in Payne (2002) has poimed out 

that the high cost of land resulting from market forces and restrictive regulatory frameworks tend 

to exclude large number of peoples, especiall y the poor, from obtaining legal access to land and 

shelter. As a result non-formal tenure categories have expanded to fill the gap and are now the 

largest and most rapidly expand ing category, including between 15 and 70 percent of total urban 

populations. 

The responses of governments in different parts of the world to the proliferation of informal 

developments have ranged from hostility or benign neglect, to tolerance, acceptance and even 

support of informa l actors (main ly the urban poor) (Nkurunziza, 2007). Similarly, Willian1 

Doebele (1987) asserted tbat to respond the early phase of industrialization, major cities in LDCs 

have set aside public land holdings which is liberall y tolerated for squatting. According to 

Doebele, LDCs tolerated squatting to mute the wage demands of the newly migrant poor by 

reduci ng their cost for housing. In the late .I 950s and earl y 1960s, however, urban eli tes of many 

developing countries were frightened of crime, of disease, and of unfortunate revolution, in most 

overcrowded urban areas have taken three responsive measures (demolition of as many slums as 

poss ible, bui lding minimum-standard subsidi zed publi c housing for those who could not be 

di slodged from the city centre, and to decentrali ze development to rural areas in order to stem the 

wave migration from its source) of wh ich none of them were functional (Doebele, 1987). 

As to my understanding, informality partly occurs when urban municipa li ti es lack wel l 

documented land information system which is very crucia l to make a better allocation of land for 
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the urban poor. Actually, it is not only the poor who rely on informality but also middle and 

higher income groups. ' In this regard, Zimmermann (2007) stated that many governments 

[particularly LDCs] share a common problem. They do not know where and how much public 

property they own [where is what and what is where] and what rights are attached to it, where all 

of the existing information is located in a complex institutional environment, and how complete, 

accurate, reliable and relevant the information is for planning and decision-making (Ibid). 

Historically, Urbanization and urban origin in Ethiopia is highly associated with the emergence 

of political capitals and garrison towns to serve [administrative] and military purposes (Akalu, 

1967). Some towns have mainly employment in civil service, the military or small catering 

services and do not provide bases for industrialization (Tegegn, 2005). Similarly, Elias (2008) 

has noted that urbanization in its modern sense is a recent phenomenon. The numbers of urban 

centers in Ethiopia with a population of more than 2000 have increased from 312 in 1984 to 534 

in 1994 and then to 925 in 2008 (Elias, 2008). Though the numbers of urban centers have grown 

rapidly from time to time, the majorities of these urban centers accommodates small number of 

people and provide very negligible service to their population. In light of this, Tegegn (2011) has 

shown that out of 925 towns, 820 towns (or 89 percent of the towns) have popUlation size below 

20, 000. This implies that urbanization in Ethiopia is characterized by primacy [which can be 

explained by the dominance of Addis Ababa in pulling the political, economic, and other 

activities which in turn attracts a great majority of the countries rural population]. Urban primacy 

has been defined as a condition where a single city dominates other cities in the intra-national 

urban system or, more precisely, where one or a very few cities deviate substantially from log­

normalcy in the national urban system in terms of population size (Kasarda, 1991). 

More recently, however, particularly after the commencement of decentralization III the post 

1991 period, the trend has been changing and some of the regional and zonal headquarters began 

attracting a huge number of people and providing significant proportion of employment and 

other services. This situation has exacerbated the already existing and very complicated urban 

problems. One of the serious problems in urban areas of Ethiopia is housing the poor through 

formal land lease or condominium housing or other housing arrangements [kebele rental housing 

or private rental housing] at prices affordable to the poor. On the whole, the failure of formal 

channels to house the poor lead some households to strive on informality. Therefore, it is the aim 
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of this paper to explore the potential of informality in housing the urban poor, and to look the 

ex tent to which informal sett lement areas are ' affordable and secure to the poor bouseholds. 

1.3. Objectives of the Study 

The general obj ective of the study is to investigate the extent to which informal housing 

addresses the housing problem of the poor in tbe study area. 

Specifically, the study has the following objectives: 

I . To explore the potential of informal housing in address ing the housing problem of the poor 

in Hawassa City. 

2. To examine the nature of tenure security in informal housing areas in the city. 

3. To assess the degree to which informal houses of the city are affordable to the poor. 

4. To examine the nature of local governance in informal housing areas. 

104. Research Questions 

1. To what extent does informal housing respond to the housing problem of the poor? 

2. What do tenure security look like in informal housing areas? 

3. To what extent informal houses in the study area are affordable by the poor? 

4 . How does the local goverrunent respond to informal housing in the study areas? 

1.5. Scope of the Study 

Currently, it is officiall y reported that, Ethiopia has about 925 urban centers of which only few 

are categorized under big towns. Informal way of obtaining land for housing occurs in all the 

urban centers of the country; either they are big, medium, or small . But, the extent and 

magnitude of informality is diverse and varies from one urban center to the other. Obviollsly, big 

urban centers namely; Addis Ababa, most regional and zonal headquarters, and some special 

woreda centers accommodate informality more than small er towns [smaller towns in Ethiopia 

with a population of less than 20, 000 constitute 89 percent of the urban system in the cOllntr/]. 

Undertaking research considering all urban centers of the country at once, however, wi ll not be 

I [Tegegn, 2011J 
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manageable due to time and financia l constraints. To this end, this study wi ll entirely focus on 

three s pecific kebeles of Hawassa city name ly: Dato Odahe; Tilte, and Tula-geter. The three 

locations are selected from two kifle kelemas ' in the city [Tabor and Tu la]. Taking the three 

locati ons will help to make compari son between the different location specifi c contexts of 

informality and it wi ll also help to increase a wider understanding of the problem. 

1.6 Significance of the Study 

Informal settlement areas have become very predominan t in most urban cenrers of Ethiopia. 

Conversely, however, the degree of understanding of these areas varies from one urban center to 

the other. And thi s requires cri t ical investigati on of the dynam ic nature of informal settlement 

areas. This study, therefore, has the following significance: 

.:. It wi ll help city administrators; planners, and the municipaliti es to develop wider 

understanding of informal settlement areas in general and the study areas in particular. 

.:. It will inform everyone concerned [policy makers, regional planners, officials, 

development practitioners, and academicians] the reality on the ground with regard to 

informal housing. This wi ll help stakeholders to take appropri ate policy interventions . 

• :. It will contribute some insights to the ex isting body of knowledge with regard to informal 

housing and the urban poor. 

.:. It wi ll initiate interested academicians to further study the issue multi-dimensionally. 

1.7 Limitations of the Study and Field Challenge 

At the stage of proposal writing, th e study has ai med at includi ng infOlmal settl ement areas and their 

access to basic urban services as one of the objectives to be covered in thi s study but, it become less 

manageable due to time constraint. Therefore, the study has excluded it from its objectives. In 

addition, the study has confined itself to on ly selected kebeles of the study area. Provided that th e 

study has included all infonnal settlement kebeles of Hawassa city, th ere would have been more 

critical understanding of these areas better. Of course, th e study attempted to look at the dynamicity 

by selecting kebeles whi ch are overwhelmingly infonnal [namely, Dato and Tilte] and kebeles which 

are moderately informal [Tula-geter). Since the study is on informal housi ng areas, during fi eld 

survey, respondents were not as such interactive, particularly; many households might have jumped 

or masked the data regardin g thei r income. But, the study attempted to min imize the problem with 

the use of other ways [FGDs, personal interview] . The study is also skewed to th e depth of the 
7 



problem [informal housing and the urban poor] in the study area because; most informants have a 

tendency to magnify the problem. In fact, thi s shortcoming is offse t by personal field observation of 

Ule research er. In add ition, during fi eld survey, th e researcher attempted to make sure gender 

balance, unfortunately however, this becomes impossible out of 18 persolls gathered for FGD, on ly 3 

women, were participated. To minimize this shorl coming, the study attempted to value female 

respondents views in questionnaire. Moreover, the relatively well-off segments of the residents were 

also not willing to provide information either through questionnaire or interview, even some have 

troubled data collec tors [particularly in T il te kebele]. This was, however, solved by making 

discussion with the complaints through telephone [when data collectors face any problem, they were 

told to call to the researcher] and, if necessary, with the physical appearance of the researcher 

himself Had the questionnaires been di stributed by the researcber himself, tbe study would have 

never been finalized; because; most of the informants were very much suspicious [of course by the 

time when data is collected for the purpose of this study, surveyors are in the field making second 

round measurement]. In this regard, therefore, the researcher used data collectors who are living with 

the same community [informal households] and working in the respective kebeles of the study area. 

The fact that the researcher went to the field after getting permission from the respective /djle 

ketemas and kebeles administration has made the process of data collection relati vely easier. For 

example, while one of the assistants and J were making field observation in Dato kebe/e, one of the 

police has called to the assistant data collector and asked who J am ... what we are doing ... and in the 

meantime he said why do you allow him to take 'a picture? .. because; the area is even forbidden for 

taking photographs. 

1.8. Organization of the Study 

The paper is organized into six chapters. The first chapter is an introductory part giving on overall 

picture of the study (introduction , problem statement, objectives, significance, scope, and so on) . The 

second chapter presents literature review from conceptual and th eoretical points of view. The third 

chapter deals with the methodological aspect. Chapter four presents a bri ef picture of the research 

setting. Chapter five focus on the organization, presentation, discussion and analysis of the resu lts. 

Chapter six presents summaty and conclusion of the major findings. 
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CHAPTER TWO: CONCEPTUAL AND THEORETICAL LITERATURES 

Jntroduction 

This section gives attention to the theoretical and conceptual literatures related to housing. ill the 

first place, it tries to highlight conceptual debates on ' formal and informal housing' among 

scholars. Then, it builds up common understanding by treating issues of housing affordabi li ty, 

tenure security, and governance. Besides, this section makes a look at the housing intervention 

approaches . Moreover, the housing policy of Ethiopia is dealt along the three regimes 

[Hailesilassie, the Derg and the current EPRDF). Eventually, the chapter has a conceptual 

framework which summarizes the overall intent of the study. 

2.1. Related Literature 

2.1.1. Conceptualizing Housing 

John F. C. Turner (1976) in his famous work entitled "Housing by People" has emphasized that 

the meaning of housing is of twofold: It can be conceived as a noun [which implies the stock of 

the dwelling unit] and as a verb [which implies the process by which the housing stock is created 

and maintained] . Turner prefers to understand housing from its social value points of view [the 

verb form of it] . Turner has al so argued that the housing problem needs to be redefined as: a 

function of mismatch between people's socio-economic conditions and cu ltural situations and 

their housing processes and products, and; a function of waste, misuse or non-use of resources 

available for housing (Turner, 1976: 72). In the same fashion, Jenkins et al (2007) noted that 

understanding the concept of urban planning and housing needs to start from their historic 

evolution, and not only from the period when these became a more specific government function , 

or when they became part of the ' development discourse' . Housing is a process and product that 

goes back to the early development of forms of shelter (Jenkins et ai, 2007: 2-3) . They also 

emphasize how housing has related to various aspects of the broader social , economic and 

cultural context in the 'pre-capitalist' past. They believe that aspects of these traditions are still 

embedded within housing provision today, especially where rapid urbani zation is taking place. 

Thus, they used the term housing to mean both the production of houses and the processes 

associated with it. Tn their book, "Planning and Housing in a Rapidly Urbani zi ng World", the 

more generic term ' shelter' is often used (Jenkins et ai, 2007). This paper, therefore, uses the 

verb form of 'housing' , i, e. it will focus on how households in informal settlement areas have 
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passed through various paths [extra-legal processes] to obtain a house of their own in which they 

are living in today. 

2.1 .2. Formal and .Informal Housing: The Debate 

The term informal economy was first coined by the British anthropo logist Hart in 1973 in hi s 

study fi'om Accra, Ghana. The terms formal/informal ga ined wide currency in the early 1970s, 

when the lnternational labour Office (JLO) adopted thi s terminology in its city case studies under 

the World Employment programme. According to lLO usage, the forma l sector consists of 

enumerated, large scale, capital intensive finns, while the informal sector is composed of the un­

enumerated se lf-employed, mainly providing a livelihood for new entrants in to cities (Va a, 

2000). The informal sector is characterized by its ease of entry, reliance on indigenous resources, 

family ownership of enterpri ses, small scale of operations, labour intensive and adapted 

technology, and ski ll s acquired outs ide the formal school system and unregulated and 

competitive markets. ILO also underlines on the extra-legality of the informal activities (lLO, 

1972). The informal economy [including informal housing] is a near universal phenomenon, 

present in countries and regions at very different levels of economic development and not on ly 

confined to a set of survival activ ities performed by destitute people on the margins of society 

(Vaa, 2000). 

The housing problem in the develop ing world has rea ll y emerged since the early years of I 940s 

(Potter & Loyld-Evans, 1998: 137). Poverty and illegality are shaking hands. Ill egal immigrants, 

slum dwellers, and the poverty-stricken-who make their living in tbe informal sector-live and 

work under utmost insufficient protection of the law. More than a billion people are living in 

slums today, most of them without legal claims to the land they occupy (UN-HABITAT, 2003a). 

A large, if varying, proportion of Africa's urban population is housed in unauthori zed and un­

serviced settlements and increas ing numbers find their li velihood in the informal economy. In 

some cities, up to 90 percent of the new housing stock has been provided informall y and more 

than half of the adult population is in unregistered employment (Vaa, 2000). Abrams (1964) has 

identified at least three distinct types of poor urban dweller in the developing world ci ti es, 

namely: the homeless and street sleepers, a large group of people who are renti ng 

accommodation in slums and tenements, and the squatters and occupants of shanty towns. 

However, it is the squatter settlement or the shanty town that is the most ubiquitous sign of rapid 
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urban development in the developing world (ibid) . In the same fashion , man y words have been 

used to descri be squatter or shanty town: spontaneous, informal, uncontrolled, makeshi ft, 

irregular, unplan.ned, ill ega l, se lf- hel p, marginal and periphera l sett lements. These names are 

derived from local names given by different countries: 

Table 2.1: Naming Squatters/Informal Settlements 

Naming' Squatters' I1 nfo rmal Sett lements 

Ranchos 

Callampas,Campamentos 

Favelas 

Barriadas and pueblo jovenes 

Vi ll as Misarias 

Countries 

Venezuela 

Chi le 

Brazi l 

Peru 

Argentina 

Colonias Proletarias Mexico 

Barong-Barong Philippines 

Kevetti ts Burma 

Gecekondu Turkey 

Bastee, Juggi-jolunpri India 

Bidonvilles Algeria and Morocco 

Guorbivill es Tunisia 

Yechereka Bet [houses built under the moon] Ethiop ia 

Source: http://www.gdrc.org; Potter and Loy/d~Eval1s, 1998:137 

When it comes to housing, Lewis (1966) bas equated Informal settlements with areas of social 

breakdown, with lifestyles that were ' marginal' and even threatening to the mainstream social 

system, and equated the problem of ' marginality' with that of substandard housing. For him, 

physical erad ication of informal settl ements and provision of ' adequate ' low-cost housing was 

therefore seen as the so lution to such 'marginali ty ' . However, Perlman (1976) based on her own 

surveys she undertook in severa l informal settlements ([ave/as) in Rio de Janeiro, Brazil, in 

1968/9 has made critique on the assumptions of ' margi nality' . She concluded that: squatters are 

characteri zed by high rates of community membership, strong kinship networks, open to new 

ideas and rational mode of th inking, having strong work ethi c than being a drain on the urban 

economy, and they are politically active. Tn the same vein , Mangin (1967) has also opposed the 

then [1 960s] dominant views of cons idering squatter settlements [considering squatters as 

prob lems]. He also described these views as myths. Mangi n argued that squatter settlements were 
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not disorganized, drains on the urban economy, dominated by criminals and radicals, nor were 

they made up of a single homogenous socia l group. Rather, most squatters were in employment, 

were socia lly stable and had been residing in the city for a considerable period. Illegal occupancy 

gave them the opportunity to avoid paying higb rents, and at tbe same time allowed them to build 

their own homes at their own space. For Jerkins et al (2007) the informal housing system refers 

to areas with permanent settlement formation on un-serviced land and extra-legal housing 

production, including rental. This would include most 'squatter' areas, as well as ' illegal' land 

subdivision. In these areas both social and economic patterns of shelter overlap and interact 

(ibid). UN-HABITAT (2003b) defines informal settlements as dwellings witbout any formal 

recognition. For this reason, many well-establisbed settlements are considered informal ~ this is 

a common occurrence in the peri-urban areas of many African cities. Elias (2008: 69) defined 

them as informal peripheral squatter settl ements built on vacant land with little or no 

infrastructure and with wlcertain or with no tenure rights. These are locally [in Ethiopia) known 

as lye) chereka hie! - literally, "moon house", describing houses built over night (under tl,e ligbt 

of the moon) to escape the control of the government. The peripberal settlements can further be 

divided in to two, namely: small chika [mud) houses built by low income people, usually 

because of the lack of access of land through the formal process; and houses built by middle and 

high income people either because of lack of access to land through the formal means or for 

speculative reasons (ibid) . 

All ilie terms used to explain housing: squatter or illegal settlement, makeshift settlements or 

shanties are characterized by their unplanned, irregular and informal nature, or by their origin in 

mass land invasions. Such haphazard or speedy development is epitomized by the description 

spontaneous. All of these terms are highly appropriate in certain situations, but are potentially 

misleading in others (Potter Loyld-Evans, 1998). Thus, whilst many low-income settlements are 

unplanned in the professional and architectural senses, many are the outcome of much careful 

forethought on the part of the residents, especially those in volving organized land invas ions, 

which may occur at the suggestion of opposition politicians. However, in Africa, Asia and the 

Middle East, the development of low income housing is typically a much more gradual process, 

being based on slow infiltration and individual initiative. Such developments are, therefore based 

on the very antithesis of spontaneity (ibid). Thus, strictly speaking, these are illegal settlements; 
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but, in practice, it is unlikely that urban authoriti es wou ld test this in court and they prefer to 

adopt a ' more tolerant, laissez joire approac h (UN-HABITAT, 2003b). Informal activities and 

practices may be illegal or extra- lega l but are not necessarily perce ived as ill egitimate by the 

actors concerned. It is likely that many urban residents consider what from the offi cial standpo int 

is illegal or irregular as not only functioning but normal and legitimate practices (Vaa, 2000) . 

Informal city is not exclusively the domain of the poor, because better off segments of the urban 

population also engage in illegal land occupation and construction, at times reaping 

extraordinarily high profits from sub-letting very sub-standard housing (Vaa, 2000). Dwyer, a 

British geographer, in his model discussing the location of informal settlements concluded that: 

Low income settlements are to be found throughout the city, it was stressed that increasingly, the 

largest were peripheral. Secondly, the city center with its nexus of urban job opportunities, bOtil 

formal and informal , can be regarded as the principal attracting force for spontaneous 

settlements. Dwyer also noted that as the urban area expands, squatter location starts to move out 

centrifugally by the normal process of invasion and succession (Dwyer, 1975). For UN­

HABITAT (2003a) informal housing stands for housing that begins informally, without a title 

deed or services, and which the members of the household design, finance and often build with 

their own hands. Such housing usually belongs to the poor and gradually improves over time. [n 

the same report, the term is used synonymously with 'self-help ' and 'spontaneous housing'. 

In contrast to informal city, the forma l city consists of the urban government and its agents, 

institutions and rules and regulations that over time have been introduced in order to control 

municipal space and economic life. The registered segments of the urban economy and bui ldings 

and infrastructure that have been estab lished legall y are also part of the formal city (Vaa, 2000). 

However, The formal and the informal city meet at a serious of interfaces, for instance when 

regulatory fram eworks are adjusted and readjusted in response to powerful citizens' demands for 

flexibility, or when government agents arbitrarily enforce some rules but not others. Although 

some activ ities may be extra-legal in formal terms, the actors concerned consider them as 

legitimate. Sometimes, formal authori zation may be obta ined or provided or provided informally. 

Thus, urban space is not so much a product of an overall regulatory system as it is dynamic field 

of interaction for economic, soc ial, cu ltural and po li tical processes (ibid). 
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2.1.3. Governance and Good Governance 

Defining governance and good governance is qu ite e lusive. Because, its definition varies from 

person to person, institution to institution, di scipline to discipline and so on. The concept began 

to be echoed among scholars and development practitioners in tbe 1980s and its meaning and 

areas of focus has been inflated through time. For instance, in the mid 1980s, the concept was 

conceived as a usefiJl way to re-acknowledge the important role of the state in development 

(Grindle, 2010). Later on, however, become understood that the concern of governance/good 

governance has shifted from the dominant role of the state to citizens' participation in the 

decision making process and management of resources available, World Bank (2007) defines 

governance as the ways through which public officials and public institutions acquire and 

exercise authority to provide public goods and services, including basic services, infrastructure, 

and a sound investment climate, Governance is also defined as the system of values, policies and 

institutions by which a society manages its economic, political and social affairs through 

interactions within and among the state, civil society and private sector. It is the way a society 

organizes itself to make and implement decisions (UNDP, 2007), Governance encompasses the 

instil~ltions, systems, "mles of the game" and other factors that determine how political and 

economic interactions are structured and how decisions are made and resources allocated 

(Grindle, 2010). According to UNDP (1997), the major actors in governance include: the state, 

the private sector and civil society, Governance recognizes that power exists inside and outside 

the formal authority and institutions of government. Aluko (2010) stated that most formulations 

of governance recognize the goverrunent, civil society and the private sector as the key actors, At 

the local level , however, these groups can be further speci fied to include: Central Government, 

state or provincial government [where applicable], local authorities, non-governmental 

organizations (NGOs), community-based organizations (CBOs), and the private sector. 

Good governance is also used to refer to normative concerns about what government should do 

to reduce poverty, for example, or maintain macroeconomic stab ility, or provide basic services 

(Grindle, 2010), The UN-Inter-Agency meeting in 2001 has identified five principles of good 

urban governance: effectiveness, equity, participation, accountability and security, These 

principles were later adopted as a framework for developing indicators for the Urban 

Governance Index (UN-HABITAT, 2004). The Agency defines the principles as follows: 
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Effectiveness of governance measures efficiency, subsidiarity and strategic vIs ion; Equity 

addresses sustainability, gender equality and 'intergenerat ional equi ty; Accountabili ty measures 

transparency, rul e of law and responsiveness; Participation includes citizenship, consensus 

orientation and civic engagemen t; Security addresses confli ct resolution, human security and 

environmental safety. According to Ruble et al (2011), the central problem confronting cities on 

every continent [in developing countries] - parti cularly with regards to housing provision, is that 

of governance. This paper, therefore, wi ll make an attempt to assess how governance/good 

governance is being carried out in informal housing areas through accountabi lity, participation, 

and security. 

2.1.4. Commercialization and Housing AfTordability 

It has been argued that, currently, land for low-income housing is becoming more difficult for 

the poor to obtain (Payne, 1989). This is because informal land alienation processes are being 

phased out, due principally to the commerciali zation of land and growing state contro ls over the 

land market. In the past, the poor in African and some Asian cities obtained plots on communal 

or tribal land with the agreement of the chief (Payne, 1989; Doebele, 1987). In Latin America, 

the poor frequent ly obtained land through organized invasions. It is claimed that such informal 

processes are now less widespread (Gi lbert, 1992). Lloyd (1990: 20) has noted that "the 

commercialization or commodification of low-income housing is the dominant process 

throughout African cities. Lloyd also believes the suggestion that contemporary processes in 

capita list peripheral states are breaking down informal housing mechanisms". Durand-Lasserve 

(1 990: 50) stated how illegal commercial markets are expanding: "While the growth of this new 

submarket offered a more secure and officially tolerated access mechanism to land and housing 

for a large number of low-income families, it also foreclosed the informal and virtually free 

access to land by the very poor" . 

The mai n conclusion to be drawn from the recent urban li terature on land markets is that 

generalizing about Third World cities is often dangerous practice. There are certai nl y numerous 

interesting examples of what appear to be reversals of thi s general process. Sao Paulo is a 

particularly significant exception because a highly developed commercial market for poor people 

had been operating for many years. Compared to Rio de Janeiro, where many low-income 

settlements were developed through invasion, most settlements in Sao Paulo were created 
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through the process of illegal subdivision (Gilbert, 1992). If land prices have fallen in many 

Chilean and Mexican cities, they have rocketed in Seoul, Karachi , Bangalore, Bangkok and 

Jakarta (Dowall and Leaf, 199 J). Land-allocation processes also vary-which has a pronounced 

impact on the affordabi lity of land (Gi Jbert and VarJey, 1991). Since the poor in Venezuela 

generally obtain land through invasion, land is virtually free. In Mexico, where they acquire land 

through the purchase of ejido land [peripheral lands with collective right] it is not expensive. In 

Bogota, by contrast, because they are forced to buy land in informal subdivisions, the price of 

land relative to incomes is high (Gilbert and Ward, 1985). In Santiago, where informal methods 

of access to peripheral land are not permitted, the cost of land is prohibitive. 

At the beginning, affordabi lity was conceptualized as ability to pay for housing (Davidson & 

Payne, 1983). The ability to pay for housing-paying for shelter and related services determines 

the success or failure of any strategy aimed at housing tbe poor (Kamete, 2001). Later on, 

however, affordabi lity is redefined as the capability [income] and willingness [choice] to spend 

for housing (Keare & Jimenez, 1983). But, the original perception of ability to pay still holds a 

central position in affordability (Kamete, 2001). The ability to pay for housing is also equated 

wilh effective demand-the need backed by the ability to pay (Rakodi, 1992). The reviewed 

literatures have shown that housing affordability is measured through formal housing projects 

[Lease, low-cost housing strategy, etc], because; the total cost of a project can be estimated so 

that affordability can be calculated. This study, however, will make an attempt to measure 

affordability of informal settlement areas to the urban poor. This will be done through the 

analysis of dwellers incomes and their personal feelings and opinions of affordability in these 

areas. 

7.1.5. Land Tenure and Housing 

Payne (1996) defined land tenure as the mode by which land is held or owned or the set of 

relationships among people concerning the use of land and its products. Land tenure is a set of 

relationships between people and the state with regard to the use, transfer and transaction ofland 

(Payne, 1989 cited in Yirgalem, 2008). Land tenure and the property rights in urban context 

involve the relationships between individuals and groups and their coll ective impacts on land. 

Throughout history, different countries have evolved complex land holding systems and tenure 
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rights (Kivell , 1993 cited in Yirgalem, 2008). For Doebele (1987: 8), Land tenure is never an 

"either-or" situation . It is, at every hi storica l moment, for every society, a question of striking a 

balance between the need for social control and fairness in access to land, and an equally 

pressing need for private initiatives to ensure effi ciency, and satisfaction of human yearning for 

territorial association. Compromises are uneasy, and with constant changes in technological, 

social and economic conditions, new balances must constantly be struck. The task of every 

nation, therefore, is continually to re-define tenu re relationships as between public and private 

rights (ibid) . At the heart of the question of land tenw'e, at all times and in all countries, lays a 

paradox. Land is essential to all human activities, limited in quantity, immobile and p ermanent, 

Surely it is, by its vel)' nature, a public good. Like water in the d,y regions, it is a commodity that 

cries for public management and control. Indeed, in the case of urban land, the value of which is 

so heavily dependent on socially created demand and publicly provided services, the case is even 

more compelling for strong public intervention. On the other hand, the record of governments, 

particularly in the developing countries, in the effective management of land has been a 

discouraging one. EVelY piece of land is unique. It does not lend itself to the uniform procedures 

of bureaucracies. Its special value and scarcity have opened the doors to political favoritism and 

corruption. It is a subtle asset to administer, and most governments are simply not very good at 

it (Doebele, 1987: 7). There are considerable variations in legal contexts between African 

countries, and in the de fac to recognition or acceptance of unauthorized settlements in the same 

city. Ill egality or extra-legality of unauthori zed settl ements takes three principal forms, namely: 

ill egal occupation of land that infringes on co nu11Lmal land or individual property ri ghts, illegal 

or clandestine subdivision of land in confli ct with planning regu lations, and constmction or use 

of houses wi thout permission and in contravention of building codes (Vaa, 2000). The 

classifi cations between legality and ill egality are not mutually exclusive (ibid). 

It has been argued that housing is of great sign ificance to social welfare and to the development 

process as a whole (Potter & Lloyd-Evans, 1998: 137).The United Nations Millennium Goals 

have also speci fically articulated, as Indicator 3 1, the 'propOition of people with access to secure 

tenure' . The Global Campaign for Secure Tenure (GCST), a major international in iti ative since 

1999, identifies the provision of secure tenure as essenti al for a sustainable shelter strategy, and 

as a vital element in the promotion of housing rights. It promotes the ri ghts and interests of the 

17 



( 

~) 

poor, ' recognizing that the urban poor themselves provide the vast majority of their shelter' (UN­

HABITAT, 2003b: 105). At its heart, the campaign addresses the outcomes of unstable tenure, 

including the inability to mobili ze household capital , soc ial exclusion and poor access to basic 

faciliti es . Lack of housing security makes it very diffi cu lt for people to participate in society, to 

establish firm roots and to build upon their networks and assets in order to obtain regular access 

to income-earning opportunities. People li ving in poverty are extremely vulnerab le to changes in 

circumstances, and having safe, secure housing represents a substantial improvement in the 

qua lity of life for most. Without a fixed address it is almost impossible to have a formal-sector 

job, to receive any benefits that may be on offer, or to participate in political processes that might 

make a difference to local fund allocations for neighborhoods improvement. Insecure tenure is 

one of the hallmarks of the informal sector, and gaining security can be the most important 

improvement for residents (UN-HABITAT, 2003b: 105). Despite such understandings, there is a 

vast gap between the number of housing units produced by the formal sector and the growth of 

urban populations in most African citi es. New unauthorized settlements are appearing at the 

same time as the older ones continue to grow. Most African countries inherited and kept a legal 

framework for urban development that was designed to contain settlement rather than to deal 

with rapid growth (Vaa, 2000). In the 1960s, most governments of developing countries have 

aggressively invo lved in slum clearance and upgrading projects. In this regard, sllUn clearances 

in Nigeria, Brazi l and South Korea can be mentioned (Hardoy, ' 1989 cited in Elias 2008). 

According to UN-HABITAT (2003a) cited in Elias (2008: 44) public housing, which in 

principle, targeted the low-income group, more often than not ended up being allocated to middle 

and high income people, its high cost being the mai n reason for missing its target. Coupled with 

the practice of slum clearances, the fai lure of publi c housing resulted either in creating additional 

slums on the fringes of cities where access to land was easier or in the reUlm of evicted people 

back to where they have been living (Marri s, 1981 cited in Elias 2008 :44). Th is has finall y 

resulted in the vicious circle of slums and their evictions (ibid). 

Doebele (1987: 8-16) has summarized public sector response to the tenure problems presented 

hy rapid urbanization, particularly, in developing countries. He put forward the responses in a 

chronological order: I) The era of laissez-faire whereby governments of LDCs had considerable 

land holdings, up on wh ich squalling was, at first liberally tolerated, because, it was bel ieved that 
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squatting has lowered housing costs, thus, muting the wage demands of the migrant poor. 2) The 

era of perceived threat, demolition and public housing: In the late 1950s ancl earl y 19605, with 

rap id urbanization, elites of many LDCs were fr ightened of crime, of disease and uncontrollable 

mass movements in the cen ter of their capitals cities which might end up in unexpected 

revolution responded to squatter settlers in three ways: clemoli tion of as many s lums as poss ible, 

building mi nimum-standard subsid ized publi c housing for those who could not be disp laced frolll 

the city, and decentrali zing development to stem migration from its source. But it was concluded 

that none of the proposals were successfu l: demolition and slu m clearance has, in many nations, 

become politically unacceptable; public housing proved to be far too costl y to pursue on an 

adequate scale, and was often unpopular with its recipients; and long-range programmes 

generally fai led to counteract economic advantages to the poor of migration to the largest citi es , 

3) The era of transforming migration in to a positive process: thi s was an era whereby "squatter 

settlements were seen as not part of the problem, but part of the solution ". Hence, the important 

theme of this period was granting of tenure to individual famili es so that they can mobili ze their 

household resources for housing construction which in tum will raise the household 's economic 

security. 4) The era of commercialization: thi s period signifies that land prices are rapidly 

becoming too high for effective government land banking, large-sca le programmes of sites-and­

services, or indeed, housing programmes for the poor of any type, The private market, once 

diffused and penetrab le, is becoming increasingly integrated and accessible only to the rich and 

upper middle classes , 

2.1.6. Housing Intervention Approaches: A Global Perspective 
- AB,\ Lc;TVER5T '~" 

I C 

" 

1 

2.1.6.1. Modernization Theory and the Provider Paradigm .. ----­. - --

Theorbecke (2000) wrote that modern ization through economic growth was the do minant theory 

in the 1950s and 1960s, During this period, any economic development and its re lated 

urbanization process were seen as linear process which should lead to the economic progress and 

on-going modemization that was being achi eved by the "West" , Burgess and Carmona (1997) 

ci ted in Eli as (2008) noted that 111 0demization theory saw the urban ization process of developed 

and developing countries as similar, except that they were at different stages o f the continuum, 
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In this paradigm of housing provision, the state was expected to provide basic housing for either 

the poor or any group which desired state hOllsing, and large-scale ' general needs' and 'slum 

improvement ' housing programmes were initiated, usually through loca l authorities with centra l 

government finance. The pri vate sector was also invo lved in delivery - initially mainly for 

middle and higher income groups, but also for lower income groups with state subsidies (Jenkins 

et ai, 2007: 153). According to the same authors, Limited skilled labour availability led to the 

search for new low-labour constmction solutions, such as prefabrications which ranged from full 

emergency housing units, largely produced by the increasingly redundant aircraft manufacturing 

industry, to the mass production of components for construction of, for instance, large-scale 

high-rise blocks of flats. In general, this was in line with the dominant macro-economic state 

management approach of the time - Keynesianism - which advocated the stimulation of 

economic growth through supporting increas ing demand (Jenkins et aI, 2007 : 154). 

In the same period, when top-down planning [modernization theory] was unquestioningly 

accepted as the route to development, it was inevitable that poor housing would be viewed 

erroneously as the problem, and not the direct outcome and reflection of poverty (Potter & 

Lloyd, 1998: 144). Poverty was also viewed as the poor's own/ault (Gilbert and Gugler, 1992). 

The first response to these concerns can be referred as the state as a provider' (Potter & Lloyd, 

1998: 144). Many state governments went to build houses for the pOOL For instance, between 

1954 and mid-1980s, Hong Kong government built 400, 000 new domestic residents. The 

shelters housed nearly 45 percent of the city's population. The scheme, which stands as one of 

the largest public housing programme in the Third World, was basically designed to settle 

squatters and not as a means for assisting low income families per se (ibid: 145). The motive 

behind such doings was to free sites occupied by squatters for more lucrative permanent 

development (Dwyer 1975). Similar hOllsing provision schemes were carried out in a number of 

developing countri es: Caracas, Venezuela; Barbados (Potter & Lloyd, 1998). 

The post war period [first and second world war] , however, has witnessed rapid decolonization, 

but the creation of neo-colonial links, and it was during thi s period that ' development' was 

conceptualized - initially in the reconstruction of Europe, and then in the 'catching up ' of the 

' less developed' ex-colonies (Jenkins et ai, 2007: 154). Unfortunate ly, the lifting of colonial 
, 

controls has coincided with general demographic growth whi ch resulted in growing urban 
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population. In the initia l neo-colonial period the approach to housing env isaged the provision of 

'modern' housing based on Western cu ltura l· and technica l standards, predominant ly through 

conventional construction. In thi s approach the supply of modern housing for growing urban 

workforces was to be financed by large employer organizations (e.g. mi ning companies) or 

governments (e.g. civil servants' and workers ' housing), and a variety of new public housing 

agencies were created to this end (Wakely 1988). 

International development agencies played a minor role in shelter activiti es at this stage, 

generall y on ly providing limited technical ass istance, with governments defining their own 

modern housing programmes, closely linked to conti nued development of urban master plans. 

However, economic development did not take off as expected in many countries, leading to 

pressure to reduce the fiscal burden of housing provision. In addition there was often a high rate 

of resale of the new state-assisted modern housing units to the better off as these did not provide 

the forms of space that culturally were desired, as well as carrying signifi cant costs (Jenkins et aI, 

2007: 154). 

Con tinued fast growth of urban populations and the inadequate suppl y of conventional housing 

in relation to need and real demand quickly led to growing 'slums' and squatter settlements. 

Converse ly, in the 1950s and 1960s, self-help housing was generally viewed with alarm and 

pessimism, representing a problem which bad to be cleared and replaced by regular housing 

(Lloyd, 1979). During tbis period, some pejorative terms were used to describe squatter 

settlements and shanty towns: "urban cancer", "fostering sores", "urban fungi", and the like. 

Conventional housing was predominantly provided in peripheral locations often far fro m 

employment opportunities, thus diminishing the poss ibilities for household strategies which 

required other economic survival techniques - e.g. agriculture, use of the residence as a 

workplace, subletting as a source of income, etc. Households, therefore, opted for non­

conventional solutions, such as squatting and ill egal sub-d ivisions in slums. These were ini tially 

seen to be aberrations in development, contravening urban plans based on strict land use control 

regulations transferred from coloni al powers, and many largely unreali zed urban master plans 

prepared at the time proposed redevelopment of slums with conventional housing (Jenkins et aI , 

2007: 154). Th ird World governments cannot afford hi gh-technology, hi gh-rise monumental 

responses to their housing problems. But more signifi cantly, nor can the mass of the poor people 
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in these countries. The headlong rush into high-technology, western inspired housing schemes 

seems singularl y inappropriate and incongm ous when viewed both environmentall y and socia ll y. 

Inevitably, overtime, such oppressive housing tends to filter up to the middle classes (Potter & 

Lloyd, 1998: 147). Thus, many international organizations includ ing the UN have come to 

understand that modernizati on theory is failing to house the urban poor through conventional 

housing. This gave ri se to new development strategies, sucb as ' bas ic needs' and 'redi stribution 

with growth ', which came to dominate the lending strategies of international development 

agencies in the 1970s and 1980s in Latin Ameri ca, Afri ca and Asia. This led to the direct 

promotion of 'self-help ' housing policies as an alternative to conventional housing delivery, and 

a significant proportion of self-help housing projects became internationally sponsored (Jenkins 

et ai, 2007: 154). 

2.1.6.2. The Theory of Self-Help 

The emergence of what came to be termed 'self-help ' housing in the rapidly urbanizing world 

was largely due to the widespread prornotion of the concept in publications by John Turner, an 

English architect who was deeply influenced by Patrick Geddes' work in India and who worked 

in assisted se lf-build projec ts to r the Ministry of Public Works in Peru (Jerk ins et ai , 2007). 

However, Turner was not the first to praise self-help, which had been advocated consistently by 

other experts, and by international agencies, since tbe late 1940s (Harris and Giles, 2003). 

Turner' s contribution was to bring Latin Ameri can ideas about squatter settlements to the 

attention of urban scholars around the world. He added his voice, and squatter experience to a 

growing chorus o f western writers who spoke of the ri ghts and capacities of the urban poor. He 

built on hi s in tellectual and plann ing tradition, expanding our notion of se lf-help and 

systematicall y exploring its implications (Harri s, 2003 : 246). Turner developed hi s wider ideas 

on ' self-help ' housing together with William Mangin, based on hi s experience in the 'barriadas' 

[a name given to squatters in Pem] which he subsequen tly wrote about extensively. Tn hi s report, 

he argued that squatter areas were not a form of social malaise, but triumphs of ' self-help ' effort 

which needed more ' dweller control ' and ' autonomy', wi th limited government intervention. 

Turner's proposals extended these ideas and promoted individual homeownership and self-help 

involvement in progress ive housing provis ion over time, ini tiall y stress ing self- help mainly as 

labour (i .e. self- build), but later as sel f-management. Turner argued for reducing the 
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government's role to ensuring security of tenure for land and housing, applyi ng lower offic ial 

s(and~rds , and providing access to financial and appropriate tec hnologica l support (Jerkins et ai, 

2007). 

By 'self-help ' Turner has al ways mean t not on ly the investment of sweat equity by owners in 

their homes but also the process of owner-des ign and management. It is the element of 

au tonomy-whi ch he has defined as the issue of "who decides"-that is fundamental (Turner, 1976: 

11 -34). The key tenets of John Turner' s argument on 'self-help honsing' are: Housing users 

know their needs better than government officials and high regulatory standards undermine 

rather than guarantee more adequate housing. Housing users can access and utilize resources in 

more effective ways than conventional housing solutions and mass production permit, albeit with 

wider variation in quality, and this is reflected in lower costs and better affordabili ty. Self-help 

housing also produces better architectural solutions as its focuses on individualized household 

use values and not abstract market exchange values. So called ' autonomous ' forms of housing 

(i. e. autonomous from the state) provide better living and working rel ationships as well as 

ass isting community development. Housing thus needs to be seen as a verb and not a noun - or 

in other words as a process and not a product. While Turner in itially promoted maximizing 

autonomy from the state and individual household self-building, he later emphasized self­

organized or self-managed construction and an ' enabling' role of the state (Mathey 1992 cited in 

Jenkins et ai , 2007: 1 54).Tbough there are severa l strands to John Turner's argument about self­

help housing, three are of fundamental importance: first, the basic idea that self-help has value, 

especiall y but not only as a method of housing the poor; second, the related notion that 

governments should ass ist owner-builders; and the third, the favorable assessment of squatter 

settlements as so lutions rather than problems, coupled with a faith in the rationality of the poor 

(Harris, 2003 : 25 1). 

This period when the self-help paradigm was dominant as an approach to housing in the rapidly 

urbanizing world was regarded by Pugh (1995) as the ' affordabili ty/cost recovery/repli cabili ty 

'period. During the early 1970s the World Bank promoted a range of self-help housing projects 

across the world, subsequently making a systematic attempt to influence national policy 

formulation to include thi s in the latter part of the 1 970s, and becoming the principal 

international agency supporting housing. A basic principle particularly promoted by the World 
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Bank was also cost recovery from beneficiaries - to render the investment replicable - and 

therefore the need for 'affordable' standards . T he backbone of the World Bank 's policies for low 

income housing in the 1970s can be summed up as: home ownershi p and securi ty of tenure in 

land and housing; the need for self-help contributions; progressive development processes for 

house conso lidation; reduction in standards to assist affordabi li ty; improved access to financial 

resources; and appropriate technologies and material s (Jerkins et ai , 2007). 

Despite the fact that Turner's notion of 'self-help' bas greatl y attracted tbe attention of scholars, 

national govemments and deve lopment practitioners, and international organ izations ; and 

influenced the then policies of housing, it has also faced criticisms. One of t.he important 

criticisms was on John Turner's understanding on the relationship between use-value and 

exchange value of housing (Burgess, 1982 cited in Elias, 2008: 46). Accordin g to Burgess, 

Turner's "errors" are related to : 1) "the misunderstanding of the relationship between utility (use 

value) and market-value (exchange value)" and 2) the denial of commodity status to 'self­

help ' ... housing" or the identification of market value with the material aspects of a house only 

(Burgess 1982:59 cited in Elias 2008: 46). Burgess argued that adequate understanding of the 

"hollsing object" can on ly be realized with careful analysis of the interpretation between use-and 

exchange-value that recognizes: 1) the transformation of the self-help house in to the commodity 

form by the producer himself; 2) the fact that olle man's value can be another man's exchange 

value and vice versa; 3) that a self-help house can be a very different commodity to the various 

interest groups operating in the broader urban market (ibid: 46). 

2.1.6.3. The Enabling Approach 

In the late 1960s, John Turner changed the way we think about low-cost housing. He taught us to 

value self-help, to think of housing as a verb, to see squatter settlements as solutions, not 

problems. As nearly as can be determined, the turning point in the "contentional wisdom" on this 

subject [seeing squatters as problems or solutions) came in the mid-1960s, after whi ch Turner's 

ideas were widely accepted (Jerkins et ai, 2007). The major poli cy implications of Turner's work 

was, of course, that governments are best advised to help the poor to help themselves by 

facilitating spontaneous self-help, and by fostering and facili tating Aided Self-He lp (ASH). 

There are three principal Jorms oj ASH: /) the upgrading oj existing squatter housing; 2) the 

provision of site and service schemes, and 3) core housing schemes, where the shell of a house is 
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provided on a site (Potter & Lloyd, 1998: 147). Aided selt~he lp , as it was practiced in the earl y 

1960s, was 'certainl y more affordable than public hOllsing-housing designed by architects and 

built for governmental agencies and rented to those in need. Public housing-that is/was 

condemned not only for being hopelessly expensive but also for being authoritarian (Turner, 

1976b cited in Harri s, 2003:249). But, in Turner' s view, in ternlS of control it was not a great 

improvement. Typically, it required fami lies to pay for a defined pac kage of basic services, and 

to accept fixed building standards, thereby depriving them of their capacity to make decisions for 

themselves about what and how to bui ld (Turner, 1972a cited in Harris, 2003: 249). 

In the late 1970s, international aid agencies such as the World Bank (WB), United Nations (UN) 

and United States Agency for International Development (USAlD) also come to understand that 

financing mass housing schemes is very diffi cult for respective governments of the Third World. 

They also postulated that the presence of high unemployment and underemployment among the 

poor implies the availability of many hours of labour which can be converted to "sweat equity". 

These two views came together and gave rise to the idea of state as faci litator or enabler, and not 

as a provider [of housing] (Hamdi, 199 1). Thereby, spontaneolls self-help gave rise to aided self­

help. The US Agency for International Development (USAlD), the UN Dcvelopment 

Programmes (UNDP) and other international bodies began sponsoring projects using the theme 

of "progressive self-development" or "autonomous housing". In the same vein, beginning from 

1972, the World Bank has also reserved a substantial proportion of lending money for site-and­

service schemes and squatter settlement upgrading proposals whereby governments helped 

people to acquire modest homes by building their own (World Bank, 1972 cited in Harris 2003 : 

245-246; Jerkins et ai, 2007). There has also been a down-grading in the nature of intervention in 

the informal sector; a change wh ich has even affected World-Bank urban project lending. "Sites 

and services", for example, " . . . started out as core housing which could be progress ively 

developed, but which has evolved into low-cost land development and the upgrading of ex isting 

settlements" (Jerkins et ai, 2007; Gil bert, 1992). 

2.1.6. 4. The Post Self-Help Period 

Tn the I 980s, cognizant of the relationship between macro-economic strategies and the growth of 

poverty, particularly in developing countries, the International Monetary Fund (TMF) and the 

World Bank (WB) deve loped a strategy that is known as the structural Adjustment Programs 
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(SAPs) (Elias, 2008). The basic goals of SAPs were to restore the developing countries balance 

of payments, increase their debt-serv ice capacity, attract foreign in vestment anel ·achi eve 

economic growth by restructuring trade and financia l fl ows. Actions incl uded privati zation of 

state assets; the retren chment of civil servants ; the withdrawal of a wide range of subsidies on 

food , energy, transport and shelter; the introduction of cost recoverable prices for publi c 

services; the introduction of new taxes; and the reduction of government social expenditu res. In 

short, "privatization", "deregulation" and "decentralization" were the key goa ls of SAPs (UN­

HABlTAT, 2001 cited in Elias, 2008:41). Ramirez (1990: 217) argues that " . . . the most 

important issue in this fi eld [housing) today-one with unforeseeable social and political 

implications-is not the intervention of the state in housing but the widespread attempt all through 

the world to withdraw the state from housing provision" . Broadly speaking, the state has been 

building fewer houses and providing more support for infonnal, sel f-help efforts. African 

experience is typical of this shift: The role of housing in national development policy has 

undergone three main phases, from an emphasis on state-built public housing, through an aided 

selj:help phase, to the present phase, during which the concern has shifted to the proper 

'management' of services and infrastructure (Stren, 1990:49). 

2.1.7. Ethiopian Land and Housing Policy at a Glance: Past-Present Picture 

This section integrates the issue of land policy of Ethiop ia with that of housing, because; in its 

very essence, land policy is inexorably linked to housing po li cy that the country has experienced 

so far. To make things more clear, therefore, di scussions on housing and land policies of the 

country wi ll be made chronologicall y. 

2.1.7.1. The Imperial Period (1931 -1974) 

During the Imperial Period, large area of the land had remained directly under the crown, while 

the Ethiopian Orthodox Church had also a powerful force in its land holding hi story. For 

instance, according to Berhanu (2007) Ethiopian Orthodox Church had been the second largest 

landowner in the city of Addis Ababa and had about one third of the total share. The royal fam il y 

and the nobility were the third major land owners in Addis Ababa. This early land holding 

system in Addis Ababa had influenced highl y the settlement patterns and housing conditions in 

the city (Berh anu, 2007). During the same period, land and housing in Ethiopia were controll ed 
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by a se lect few individuals and groups who owned and tightly controlled land and housing 

deve lopment. Housing s~lppl y was led by the landown ing eli te with less than one percent of the 

population owning more than 70 percent of the arabl e land, on which 80 percent of tbe peasants 

were tenants. Low-income households bad li tt le option but to rent housing and tbis was done 

outside of any formal contro l or planning system (UN-HAB ITAT, 2011). In 1962, for example, 

58 percent of the land in Addis Ababa was owned by only 1,768 individuals, equating to 

ownership of over 10,000m2 each, leading to 55 percent of housing units being rental housing 

(ibid). In the same era, whi le government urban housing and land strategies were debated and 

documented at length they did not materiali ze into built projects to address the severe housing 

demand. The government exhibited little national cOlrunitment to land and housing development 

for the low-income sector and there was no coherent approach or action toward land and housing 

provision. Therefore ad-hoc policies and approaches prevailed and informal, unauthorized 

housing proliferated (UN-HABlTAT, 2007). It was in 1907 that Menellik 11 issued the first 

proclamation which legally recognized private land ownership ri ghts and which called for tbe 

systematic regi stration of land and the issuance of land title deeds. Under what is called the 

Imperial period, which lasted until 1974, this concept of freehold land became increasingly 

codified and land administration elaborated through the Ministry of Interior. In cities, especially 

Addis Ababa, private land holdings were first highly concentrated in the hands of the ari stocracy 

and t1lOse favored by the Court, although by the 1930s a class of entrepreneurs, many of whom 

were fore igners, had begun to acquire freehold rights over urban land parcels (GTZ, 2006 cited 

in Tesfaye, 2010). Early master plans in provincial towns, including Hawassa, were drawn up by 

the Government of Haile Selassie I; private holdings were regi stered; and property was taxed 

through the house or roof tax . Nevertheless the system of urban land tenure through the end of 

the Imperial period heavil y favored the gentry and a small middle class (Ibid). 

2.1.7.2. The Derg Period (1975-1991) 

During the Dergue regime, the land and housing situation significantly changed as a result of the 

political revolution that saw the overthrow of Emperor Haile Selassie by the Soviet supported 

junta, the 'Derg' (UN-HABITAT, 2011). The government has set up a radical socialist program 

whereby all of the means of production were to be owned by the state. TIlerefore, it nationali zed 

all land and outlawed private ownership of land except the right to continue to own individual 
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buildings for residential purposes (one dwelling per fami ly, but not the land associated to them) 

by its proclamation NQ. 47 of July, 1975 (Berhanu 2007; Wubshet 2002; GTZ 2006; UN­

HABITAT, 201 1), The Proclamation which reads: 'Govemment Ownership of Urban Lands and 

Extra Houses ' nati onali zed all urban land in an effort to force a fai rer distributi on of wealth 

across the country (UN-HABITAT, 2011). During thi s period unli ke the former times, the 

government became the main actor in all sectors. In urban areas government ownership of urban 

land ensured effective control over the type, location and manner of developments. Land for 

housing was supplied freely to individuals and cooperatives. Development projects other than 

housing were carried out by the government or by parastatal organizations (Wubshet, 2002). 

Driven by the ever increasing demand and tbe unresponsive housing supply the government was 

forced to allocate land for residential use and also adopt the housing co-operative system 

(Solomon, 1985). Similarly, GTZ (2006) pointed out that under the Dergue's Ministry of 

Development, new urban land, its disposal and development, became a matter of administrative 

fiat. Large amount of urban res idential land in what are now SNNPRS, towns were allocated 

through the system of hOllsing cooperatives, with members of these cooperatives receiving 

individual land parcels (usually in the 500m2 to 1000m2 range) upon which they could build their 

own dwellings. These land parcels were subj ect to a land rent (sometimes called the "permit" 

system) and in addition the dwellings were subject to a roof tax . Both the urban land rents and 

the roof tax were set at very low levels (Ibid). In the same peri od, two new typologies in the 

housing sector were established: Government-owned rental units, admin istered by the agency for 

the administration of rental houses, and kebele housing managed by kebele administration uni ts, 

the small est government administration unit, operating at the neighborhoods' leve l. During thi s 

time approximate ly 60 percent of housing in Add is Ababa was rental accommodation and 

Kebeles accounted for 93% of thi s rental accommodation (Solomon, 1995 cited in UN­

HABITAT, 2011). A consequence oflhe nationali zation was a significant reduction in the rental 

price for low-cost rental housing of between 15 and 50 percent for occupants paying below 300 

ETB (USD 23). In Addis Ababa, the rent of 80 percent of the city's population was reduced by 

30 percent. Housing supply was controlled by the centralized government yet it was drasticall y 

insuffici ent to meet the large demand. For instance, in Addis Ababa between 1975 and 1995, 

only one-tenth of the projected dwellings were built because of "very low effective demand, 

rock-bottom national housing investment rates, and from regulatory constraints in the supply of 
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land, credit, and building materia ls" (So lomon, 1995 cited in UN-HABITAT, 20 II ). During the 

late 1980s, however, the 'Derg ' loosened its con trol of housing supply by all owing private house 

owners and tenants of public premises to sel l and exchange their houses although in real ity the 

governmen t transferred very little control and maintained its pos ition as the key driver of housing 

supply. Proclamation N" 292 of 1986 specified that "residential buildings could be produced on ly 

by state enterpri ses, municipal governments, housing cooperati ves and indi viduals who build 

dwellings for their personal consumption", effectively excluding large-scale private sector 

housing developers to address the large demand. The housing stock, therefore, continued to be 

characterized by high rates of rental housing (Solomon, 1995 cited in UN-HABITAT, 2011). 

2.1.7.3. The post 1991 period (1991...) 

The Post 199 1 period has been characterized by pronounced increase of urban land value. The 

significant increase of use value already had begun even during the end of the socialist period 

(GTZ, 2006). Since the overthmw of the 'Derg' by the Ethiopian People' s Revolutionary 

Democratic Force (EPRDF) in 1991, Ethiopia bas been undergoing market-o rientated reforms, 

structural adjustment po li cies, decentralization of governing structures, and a programme of 

agricllitural deve lopment-l ed industri ali zation. Following the new constitutio n and federal 

system of government, in 1994 a rural development pol icy, named the Land Reform Progranune, 

was introduced. This sought to decentrali ze urban p laruling responsibilities and to encourage 

secondary cities to attract rural migrants to ease pressure on the already limited housing available 

for urban dwellers living in Addis Ababa and other major urban areas (UN-HABITAT, 2011 ). 

The EPRDF government has already made it clear that it w ill pursue market led economy and 

issued urban land lease policy by proclamation NQ. 80 of 1993 (Berhanu, 2007; GTZ, 2006; 

Wubshet, 2002). This proclamation spec ifi es that, the government will continue to provide land 

fo r any person who is capable to finance the ini tial payment and construct the requ ired project 

according to the master plan on the basis of the lease agreement that she/he signs with the city 

administration (Berhanu, 2007). The new Urban Land Lease Proclamation NQ. 80 of 1993 

introduced the concept of leasing new land to individuals and investors fo r a set period of time 

(usuall y between 30 and 99 years), with rights and obligations and the possibili ty of renewal, yet 

with ultimate ownership and rights of re-possession retai ned by the State. Fo llowing nine years 

of trial and error application of thi s leasehold system, new legislation repeated the earlier 
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proc lamation and re-enacted an improved leasehold system under the Re-enactment of Urban 

Lands Lease Holding Proc lamation NQ. 272 of 2002 on 14 May 2002 (GTZ, 2006 cited in 

Tesfaye, 2010). Wubshet (2002) has noted that, during this period, though the private sector is 

encoUIaged to operate in most sectors of the economy, land is sti ll owned by tbe government. 

Developers cou ld get access to land through leasehold for a specific period of time. [n bis study, 

the same author indicated that the transition (i'om command economy to that of market-oriented 

poli cy has changed the extent and types of developments to be carried out. 

Despite large subsidies and land provided at highly subsidized rates, the private sector has fa il ed 

to deliver affordable housing at the large sca le required. During this time house prices 

significantly rose making it extremely difficult for even professiona ls such as doctors and 

lawyers to access affordable housing (UN-HABITAT, 20 11 ). The post-1991 housing sector can, 

therefore, be typified by the following foUI characteristics: the private housing sector has not 

been sufficiently engaged and therefore has not met the immense housing demand; the practice 

of low-cost government owned rental housing continues to be the dominant low-income housing 

strategy [particularly in Addis Ababa}; the housing stock is of a very low quality, is poorly 

maintained, and needs either replacement or significant upgrading and informal unplanned 

housing has proliferated as a result of high urbanization, limited housing supply, alld the limited 

affordability of formal housing (UN-HABIT A T, 20 I 1: 3). 

Very recently, the Ethiopian government has introduced a new urban land lease policy by its 

'Urban Land Lease Holding proclamation No. 721/20 11 '. The proclamation promulgates the 

ways through which urban land can be acquired [article 4) ; prohibition of land possession and 

permission other than lease holding [article 5); conversion of old possessions to lease holding 

[article 6); urban land lease price [article 14); period of lease in Addis Ababa and other towns 

and cities of the country [article 18), and so on. In actual fact, the proclamation is not yet 

implemented, but it has remained a point of debate in the pub li c, opposition parties and in the 

media s ince its ratification. This implies that its implementation wi ll be more complex in the 

years to come. Conversely, fix ing/estimati ng land pri ces in different corners of urban centers, if 

accompanied by proper follow-up, wi ll mute the sky rocketing land price in many urban areas of 

the country at least for the time being. 
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2.2 Chapter Summary 

Above all , from the rev iewed literatures on informal housing, it can be conceived tbat different 

authors' use a number of words/names to contextualize the very nature of informal housing 

[summarized under table 2. 1]. Besides, it is also understood that most of the reviewed literatures 

characteri ze informal housing/squatters basing themselves Oll the stud ies made predominantl y in 

Latin America [particul arly in the Javelas of Brazill , Asia, and Africa. Therefore, it can be 

concluded that informality and informal housing has become ubiqui tous in the context of 

deve loping countries . Moreover, the literatures confirmed that informal housing does not on ly 

confined to the poor only, because; the better off segment of the population [middle and higher 

income groups) also involve in illegal land occupation and construction, Notwithstanding such 

conceptual and ideological disparities, thi s paper will use the term 'informal housing areas' or 

'extra-legal settlement areas' interchangeably. In this paper, informal housing areas/extra-legal 

settlement areas are also conceptuali zed as settlements which occur both in the center of the city 

and in the peripheral parts oj the city whereby the land for house construction is obtained 

through squalling, organized land invasion, or through inJormal commercialization oJ land. The 

paper also believes that informal housing [which is obtained through informal land market) is 

predominant in the peripheral parts of a given city. To this end, the study confines itself to the 

extra-legal settlement areas which are found in the peripheral kebeles of tbe study area, From the 

foregoing discussions, it can be understood that tbe way scbolars, governments, NGOs and 

development practitioners understand tbe concept of housing can determine the approaches to be 

used to house the great majority of people, particularly the urban poor, in most developing 

countries , From the reviewed li teratures and practical realities of most developing countries, it 

can also be conceived that the issue of in formal housing has remained debatable and honsing the 

urban poor [particularly in most developing countries] through the 'provider paradigm ', 

'spontaneous self-help' , ' aided-self-help', or through the 'free market economy' remained far 

from reality. Besides, the literatures reviewed so far indicated that, the global socio-economic 

outlook or policy related to housing has an influence on the national honsing policies of many 

developing countries, However, there is a time lag in the actual implementation of the already 

molded national housing policies. This can be best exemplified by the Ethiopian low-cost 

housing [condominiums] policy which was introduced very recently [in less than a decade time], 
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though , it has been practiced for many years in other developing countries since the early years 

of 1960s. Urban renewal, urban upgrading and slum clearance projects were carried out in the 

context of other deve lop ing countri es in the years of 1960s (Doebele 1987). But, Ethiopia has 

started the process since 2000s. Bes ides, the country also had a problem of well -articu lated 

policies and strategies which were implemented on the ground with regard to slum renewal, slum 

upgrading and slum clearance. Moreover, according to the li teratures, it is conceived that the 

onl y option wh ich is believed to be avai lable to the urban poor i, e ' informal housing/extra- legal 

housing' seems only avai lab le to the middle and higher income groups due to commerciali zation 

of land and housing in these countries. To this end, the question of housing the urban poor, 

particularly in many developing countri es seems that it will remain unanswered for years . 
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CHAPTER THREE: RESEARCH METHODS AND MATERIALS 

3.1 . T he Research Des ign 

In the words of Neumann (2000) it is important to release the derails of the research with the 

study design so that readers can determine for themselves the credibi lity of the study. The 

research design sought heav il y depends on the kind of objectives and the nature of data needed. 

In thi s regard, mixed research approach was employed. Because; no single method; qualitative or 

quantitative; is out of defect and critics. Bryman (2004: 78) summarized the critics of 

quantitative and qualitative research methods as follows: 

Quantitative researchers' fails to distinguish people and social institutions Ji"om 'the 
world of nature '; the measurement process possesses an artificial and spurious sense 
of precision and accuracy; the reliance on instruments and procedures hinders the 
connection between research and everyday life; and the analysis of relationships 
between variables creates a static view of social life that is independent of people's 
lives. Qualitative research is too subjective, difficult to replicate its result, it holds 
problems of generalization, and it lacks transparency due to low level of the 
researcher 's reflexivity (Ibid). 

By combining the two approaches, however, the problem was minimized ifnot solved. For John 

Creswell (2003 :217) this strategy of combining the two approaches is called concurrent 

triangulation. This model generally uses separate quantitative and qualitative metbods as a 

means to offset the weakness inherent within one method with the strengtb of tbe otber. In thi s 

case, quantitative and qualitative data collection is concurrent, happening in one phase of the 

research study. Ideally, the priority would be equal between the two methods, but in practical 

application the priority may be given to either the quantitative or the qualitative approach. 

However this strategy integrates the resu lts of the two methods during the interpretation phase. 

The interpretation can either note the convergence of the findi ngs as a way to strengthen the 

knowledge claims of the study or explain any lack of convergence that may result (Creswell 

2003:217). In light of the above discussed critics, the two methods will be employed in 

combination from the design of the study to data collection and interpretation congruently as 

much as possible so that the shortcomings of each method wi ll be minimized. 

In this study, both primary and secondary data were needed. Primary data was obtained from 

households who are a lready li ving in informal settlements, loca l kebele administrators of the 
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respective kebeles, municipality administrators and rural development office workers. Secondary 

data was gained by reviewing po li cy documents, academic li teratures, periodicals, journal, and 

reports dispatched by different stakeho lders. 

Figure 3.1: Concurrent Triangulation Strategy 

Quantitative + Qualitative 

Quantitative Data Collection 

n 
Qualitative data Co ll ection 

n 
Quantitative Data Analysis Qualitative Data Analysis 

Data Results Compared 

Source: adoptedji-om Creswell (2003:214) 

3.2. Sampling Technique and Sampling Size 

The thes is has used mixed ways of data collection, analysis and interpretation as shown in (figure 

3.1) above. The reason for employing a mixed method is either to expand an understanding from 

one method to another, or to converge or confirm findings fj'om differenl data sources (Creswell , 

2003). Hence, the sampling technique and sampling size revolves around these two methods. 

To obtain the required data from residents of tbe city, sample households were selected because; 

taking the whole popUlation/households from all kebeles and sub-cities is very costly, not 

manageable and does not serve the objectives at hand. Therefore, the selection of sample kifle 

ketemas ' and kebeles' was done through del iberate investigation of the fact that these kebeles 

have undergone informality predominantly. The informally settled households were given 

emphasis, because; this paper is basicall y aimed at exploring these entities from different 

dimensions. This situation has made difficult to get information like total population of each 

kebele, and exact number of households, which helps to apply probability sampling procedures. 

Therefore, non-probability sampling; particularly purposive sampling procedures were used. 

Purposive sampling is a technique whereby the researcher uses hi s subjective judgment and 

attempt to select sampling units that appear to be representative of the population. [n other 

words, the chance of a particular sampling unit to be included in the sample depends primaril y 

on the researcher's judgment in the area where the study is to be carried out (Nachmias and 
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Nachmias, 2008). Thus, out of the eight sub-cities in the city, two sub cities (Tabor and Tulia) 

were se lected as a sample frame using purposive sampling techniques. Besides, three sample 

kebeles were selected fro m the sub cities. The se lection of sub-cities as weJl as kebeles was done 

based on empirical observation of informality in the respective kebeles. Among the two sub 

cities, Tu lia is a bit farther from the center of the city (Hawassa). Thus, two kebeles were 

selected from TuJla sub city, because; it has kebeles nearer and farther from Hawassa city. This 

has helped to exp lore the prevalence of informality between the nearer and farther kebeles of 

Hawassa city. Subsequently, 160 sample households were selected from the three sub-cities 

using judgment sampling techniques. This was done deliberately because; the sample kebeles 

(Tilte, Dato and Tula-geter) are predominantly inhabited by informal settlers. In thi s regard, 

Kitchin and Tate (2000) noted that in judgment sampling, sample elements are selected based on 

judgment derived from experience. During data co llection, 100 questionnaires were distributed 

to Tula kifle ketema [out of which 60 were distributed in Dato kebele and 40 were distributed in 

Tula-geter kebele]. The rest 60 questionnaires were distributed in Tille kebele [Tabor kifle 

ketema]. The numbers of questionnaires distributed were on the basis of the prevalence of 

infonnality in the study kebeles. The selection of households in the respective kebeles was made 

us ing available sampling teclUlique. Available/convenient sample is the one that is simply 

available to the researcher by virtue of accessibili ty (Bryman, 2004). For selecting government 

officials' purposive sampling were employed. 

For obtaining qualitative data, the numbers of samples are dependent on the saturation of data to 

answer the objectives at hand. To this end, communication has been made with officials from the 

kebele level to the city municipality level through interview, and focus group discussion. In 

addition, fie ld observation and document review were carried out to enrich field data. [n th is 

case, the researcher entirely reli ed on non-probabi li ty sampling techniques, namely purposive 

sampling and its components like snowball sampling. Snowball sampling is a technique of 

making initial contact with individual s to get the names and addresses of any other people who 

might fulfi l the sampling requirement (Kitchin and Tate 2000). In snowballing, the researcher 

makes initial contact with a small group of people who are rel evant to the research topic and lIses 

these people to establi sh contact with the other equall y important persons (Bryman, 2004). This 

was done in tentionally by the assumption that it is the task of the researcher to select informants 
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by taking into account the relationship between the objectives and the peop le to be interviewed 

plus the validity and the re li ability of the information that is intended to be obtained (Kitc hin and 

Tate 2000). For instance, in order to contact key informants (the elderl y, and land buyers), 

snowba ll sampling techn ique were employed. Loca l administrators were se lected purposefu ll y. 

Because; the researcher believes that they provide relevant information for the research purpose 

and they can be representati ve of the residents of the area [Q be studied. For the sake of 

triangulation, some quantitative data were also generated from qualitati ve information. 

Triangulation refers to the use of two or more techniques of data co llection to minimize the 

degree of dependence on a particular method that might limit the valid ity/scope of the findings 

(Nachmias and Nachmias, 2008; Kitchin and Tate, 2000; Fielding and Fielding, 1986; and 

Brymen 2004). In a broader sense, triangulation stands for an approach the uses 'multiple 

observers, theoretical perspectives, sources 0/ data, and meth odologies ' (Denzin, 1970:3 10). 

This study, however; has been given emphasis to the latter three aspects of triangulation 

(theoreti cal perspectives, sources of data, and methodologies). 
ADi - r I" -V" RSITY 

3.3. Tools for Collecting Data 

Household Survey Questionnaires: A survey des ign provides a quantitative or numeric 

description of trends, attitudes, or opinions of a population by studying a sample of that 

population. From sample results, the researcher generalizes or makes claims about the population 

(Creswe ll , 2003). In th is case, the household survey was done at one point ofdara collection . The 

survey was administered with the help of 3 assistant data coll ectors who were trained [how to 

behave in the field and how to collect data] for one day. The questionnaires were a combination 

of open and close ended type. The survey questionnaires were used to obtain new data or to 

reaffirm the val idity of results with qualitati ve methods. The questionnaires were organi zed and 

coded thematically before going to the fie ld. As much as poss ible, a simple to complex2 manner 

of arrangement was fo ll owed. Th is has made the respondents to react with the questions with less 

diffi culty. Coding of questionnaires be fore going to the fi eld has also made the final analys is 

very easy. The survey questionnaires were inclusive of all the objectives, But, mllch more 

2 Simple to complex way of arrangement refers to beginning the questi onnaires with the background of the 
respondents and then going through more detailed ques ti ons whi ch requires more explanati on incrementally. 
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emphasis was given to the, socio-economic and political issues wh ich may not be poss ible to be 

obtained through other techniques of data co ll ection. This is a de liberate action because; people 

may fear to give accurate information on socio-economic and po litical ma tters through face to 

face interview or a group discussion. In this regard, the dynamics of context, positionality, and 

power relations were maintained as much as possible. 

Interviews: Semi-structured interview was used. Because; the researcher be lieves that it allows 

for probing the respondents. In li ne with thi s idea, Nachmias and Nachmias (2008) pointed out 

that probes have two major functions: they motivate the respondent to elaborate or clarify an 

answer or to explain the reasons behind the answer, and they help focus the conversation on the 

specific topic of the interview. Therefore, the less structured an interview, the more important 

probing becomes an instrument for eliciting and encouraging information. This was made with 

key informants [the elderly, administrators in the municipality at different positions, land buyers, 

and even FGD informants]. For Trembley (1982), key informants are often initial or primary 

contacts in a proj ect. They are usually the first informants and they often possess the expertise to 

liaise between the researcher and the communiti es being researched. Semi -structured personal 

interview has the following advantages: flexibility, helps to control the interview situation, 

results in high response rate, and be lps to co llect supplementary information about the 

respondents which finally helps for interpretation (Nachmias and Nachmias, 2008). In light of 

this, Interviews were made with 9 administrators and/or officials [2 from the main municipality 

in I-lawassa, 3 from Tula /':ijle ketema municipality, 2 from Tabor kifle ketema municipali ty, 2 

from Tula and Tabor kifle ketema rural development office]. Using interviews, the issue of 

tenure security, and affordab ility were assessed. Besides, important case hi stories were also 

drawn from some of the in-depth in terviews. According to Odum (1929: 229) cited in Kothari 

(2004: 113) "The case study method is a technique by which individual factor whether it be an 

institution or just an episode in the life of an individual or a group is analyzed in its relationship 

to any other in the group. " Thus, a fairly exhaustive study of a person (as to what he does and 

has done, what he thinks he does and had dOlle and what he expects to do and says he ought to 

do) or group is called a life or case histolY. Burgess (1949: 26) cited in Kothari (2004: 113) has 

equated the case study method with "the social microscope ". Wh ile obtaining case hi stories, the 

elderly and households who have informal houses were given spec ial attention because; the 
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researcher believes that they have a better historical exposure to their surrounding before and 

after the introduction of informality. 

Focus Group Discussion: The focus group technique in the words of Bryman (2004) is a 

technique of interviewing that involves more than one, usua lly at least four, interv iewees. 

Essen tiall y it is a group interview. The focus group practitioner is in the ways in which 

indi viduals discuss a certain issue as members ofa group, rather than s imply as individuals. With 

a focus group, the researcher will be interested in such things as how people respond to each 

other's views and build up a view out of the interaction that takes place within the group 

(Bryman,2008:473). For Creswell (2003) the number of participants in a group varies from four 

to eight. In thi s study, therefore, 3 separate FGDs were made in the study kebeles [one FGD in 

each kebele]. The numbers of informants within one FGD vary from 5 people in Tula-geter 

kebele to 6 people in Dato kebele and then to 7 people in Tilte kebele. FGDs were made with the 

households who already have informal houses. Attempt was also made to include reasonable 

number of women in each FGDs. Unfortunately; however, only 3 women participated in FGDs 

in two kebeles [Tilte and Dato] . FGDs were important to obtain data on the extent to which 

informal settlement areas are responding to the households housing demand and thereby the 

urban poor and the extent to which informal households are secured in their ownership. FGDs 

have helped to cross-check the data obtained using other tools (questionnaires, observation, 

individual interviews) were cross-checked. 

Field Observation: Observation entails the systematic noting and recording of events, behaviors 

and artefacts' in a soc ia l-setting (Marshall and Rossman, 1995, quoted in Kitchin and Tate, 

2000). This tool is important to take notice of how land for housing is obtained informally, how 

brokers and speculators as actors of housing perform their activities in the study area. It has al so 

helped to gather data about the chall enges faced by informal households and other realities on 

the ground . The observation was made cross-sectionaI3
. During observation , a fieldwork diary or 

field notes was used. Field notes contain qualitati ve data- includ ing observation, conversation and 

maps (Dowling, 2000). Both direct/overt and indirect/covert observations were employed by 

3 Cross-sectional observati on refers to the continuous noticing of how inf01mal holdings occur in the study area. 
Who are the dominant actors? Who is benefiting? How does it contribute to the house the poor? and What will be 
the impact of informality 011 the already estab lished image of the city? 
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taking in to account contextual dynamics . This was done deliberately to take the advantage of 

b oth participant and non-parti cipant observation and to minimize the limitations attached to each 

method. 

Observation becomes a scientific tool and the method oj data collection Jar the 
researcher, when it serves a Jormulated research purpose, is systematically 
planned and recorded and is subjected to checks and call trois a ll validity alld 
reliability ... While using this method, the researcher should keep in mind things 
like: What should be observed? How the observations should be recorded? Or 
how the accuracy oj observation can be ensured? (Kothari , 2004:96-97). 

Therefore, In light of the above qualities, the researcher has prepared observation check-list prior 

to making actua l observation in the field. This has made the observation process to be more of 

structured, but in order to take note of the spontaneous characteristics of the research participants 

[namely, land buyers, brokers and specu lators) in the fi eld, the researcher has employed 

unstructured observation . Kothari (2004) also noted that structured observation is considered 

appropriate in descripti ve studies, whereas in an exploratory study the observational procedure is 

most likely to be relatively unstructured. 

Document Review: The term documents cover a very wide range of different kinds of source. It 

may include personal docmnents in both written form (such as diaries and letters) and visual 

form (such as photographs); official documents deriving from the state and private sources; 

majority media outputs; and virtual outputs, such as internet sources (Bryman 2004; Creswell 

2003). For the purpose of this research, the documents rev iewed were: urban development policy 

documents; official reports regarding informality; previous research works on the same issue; 

and land transaction agreement forms in the study area. These documents have helped to obtain 

data about policy issues of the informal settlement and about how informality takes place in 

areas under consideration. This has finally helped to make a valid conclusion of the results 

obtained from other sources. 

3.4. Method of Data Analysis 

Data analysis was des igned as an on-goll1g process during research. It involves analyzi ng 

participant information and researchers typically employ the anal ysis steps found within a 

specific strategy of inquiry. More generic steps include organizing and preparing the data, an 

initial reading through the information, coding the data, developing from the codes a description 

and thematic analysis, and representing the find ings in tables, graphs and fi gures. It also involves 
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interpreting the data in the light of personal lessons learned, comparing the findings with past 

literature and theory, raising questions, and/or advancing an agenda for refonn · (Creswe ll , 2003 : 

205-206). To this end, household survey questionnaires were thematically coded in the initial 

stage of data coll ection. Then, the co ll ected data was entered to software called SPSS (statistical 

package for soc ial sciences). Consequently, the analys is and interpretation was carried out. Data 

are presented with the he lp of tables, bar graphs, line graphs, maps and so on. For describing and 

interpreting the results of quantitative data, simple statistical expressions like percentages, ratios, 

and correlations were employed. For analysing qualitative data, issues were organized around 

predefined themes in line with the objectives of the study at hand. J-Jence, related issues to a 

certain theme were fused together so that categories were formed (axial coding). This is 

important to make comparison between the results of qua litative and quantitative methods. Field 

notes were taken during data collection and rapports were developed in each segment of data 

collection. The analysis of qualitative data, therefore, has begun during data collection. As soon 

as analyzing and interpreting, qualitative and quantitati ve data, the researcher has tried to go back 

to the research objectives, literature, and/or theory to substantiate issues whenever necessary. 

3.5. Validity and Reliability 

Validity for ](jtchin and Tate (2000: 34-35) is concerned with the 'soundness, legitimacy and 

relevance of a research theory and investigation' ... and reliability refers to the 'repeatability or 

consistency of a finding ' . In actual fact, most scholars have no conceptual deviance on tbe two 

salient issues/concepts discussed above, but their appli cation in practical research work. For 

instance, Silverman (1994) cited in Kitchin and Tate (2000: 34) argues that issues of validity and 

reliability apply just as much too qualitat ive-based studies as they do to quantitative-based 

studies. In other words, qualitative research has to be more than ' telling convincing stories '. 

Converse ly, Winter (2000: 7) has noted that "reliability and validity are tools of an essentially 

positivist epistemology." Tn the same fashion, Go lafshani (2004: 600) underlines on the need to 

re-conceptuali ze the two basic concepts (validity and reliability) while using in quantitative and 

qualitative research. According to him, the definitions of reliability and validity in quantitative 

research reveal two strands: Firstly, with regards to reliability, whether the result is replicable. 

Secondly, with regards to validity, whether the means of measurement are accurate and whether 

they are actually measuring what they are intended to measure. However, the concepts of 
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reliability and val idi ty are viewed differently by qualitative researchers who strongly consider 

these concepts defined in quantitative tenns as inadequate. In other words, these terms as defined 

in quantitative terms may not apply to the qualitative research paradigm. The question of 

repli cabi li ty in the resu lts does not concern them, but precision, credibility, and transferability 

provide the lenses of evaluating the findings of a qualitative research. Validity in qualitative 

research is equated with trustworthiness, which is defensible and establishing confidence in tbe 

finding (Lincoln & Guba 1985; Johnson 1997). 

From the foregoing discussions, therefore , it is possible to conceive that the measuring of 

validity and reli abi lity varies from quantitative research to qualitative research. In this research; 

therefore, such differences were taken in to consideration. To assure the validity and reliability of 

the data, a combination of theories/models, methods and different sources of data (triangulation) 

were used. Besides, language translators fro m the local language to Engli sh language were used. 

This was done by training assistant data coll ectors (who are living and working in the selected 

kebeles) for some days. This has helped to be confident in the use of statements obtained from 

informants. 

3.6. Positionality, Personality and Reflexivity in the Iield 

The qualitative researcher systematically reflects on who he or she IS 111 the inquiry and is 

sensitive to his or her personal biography and how it shapes tbe study. This in trospection and 

acknowledgement of biases, values, and interests refers to ref lexivity. The personal-self becomes 

inseparable from the researcher-se lf. It also represents honesty and openness to research 

(Creswell , 2003: 183; England, 1994). A core idea of action/participatory research is that the 

inquirer will not further marginali ze or dis-empower the stlldy participants. To guard thi s, 

conducting pilot project is important (Creswell 2003). In this regard" the researcher has made 

pilot study in the research setting before co llecting actual data for thi s research purpose. This has 

helped to understand the situations in the field and thereby make the necessary preparations for 

the actual survey [how to commun icate, how to balance power relations and so on] . Though the 

researcher is personally fam iliar to the research setting, he has a prob lem with language to full y 

communicate with the people of the study area. Hence, the researcher was an outsider to the 

research setting and community to be researched. To offset language problem, the researcher 

reli ed on language translators [assistant data collectors who know the local language very well) . 
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Anyhow, the researcher have tried to reduce the above mentioned problems through the 

dynamics of interpersona l contact (social skill s/social interactions; emotional responses; interest 

in loca l events; the way he conduct himself in the fi e ld and through empowering the 

parti cipants) . This are call ed aspects of personality (Moser, 2008). Furthermore; the researcher 

has been reflexive of hi s thoughts, opinions, and assumptions in the research process with the use 

of research diary as much as possib le. A research diary is a place for recording the researcher' s 

reflexive observation. Jt contains the researcher's thoughts and ideas about the research process, 

the social context and the researcher's role in it (Dowling, 2000). 

3.7 . . E thical Considerations in the Field 

Ethics in research work stands for what the researchers should do and should 
not do .. .!t will be primarily concerned with the responsibility o/the researcher 
10 research participants with regard to mailers o/privacy, informed consent 
and harm (Dowling, 2000: 25-26). 

Ethical issues in research begin with problem identification and statement, continue through data 

collection, analysis and interpretation and finally to writing the results and disseminating the 

research results. This happens considering the participants, the research sites and potential 

readers (Creswell, 2003). In quantitative research, it is relatively easy to make records 

anonymous and to report findings in a way that does not allow indi viduals to be identified. 

However this is less often easy with qualitative research, where particular care has to be taken 

with regard to tbe possible identification of persons and places (Bryman, 2008: 119; Dowling, 

2000) . Creswell (2003) and Dowling (2000) also noted that to protect the anonymity of 

individuals, roles and inc idents in a project; it is important to dissociate names from responses 

during the coding and recording process in a survey research . In qualitative research, inquirers 

use a li ases or pseudonyms for indiv iduals and places to protect identities . 

By behaving ethically, we maintain public trust. From that position 0/ trust, we 
may be able to continue research and to do so without causing suspicion or/ear 
amongst those people who are our hosts ... Not only is it important that we feel 
sure we can depend on the integrity 0/ colleagues ' work but trustworthy work 
helps ensure the continuing support 0/ agencies up on whom we depend to fund 
our research" (Clifford et al. 2010: 37). 

Therefore, respondents were told in advance the purpose of the study; the benefits of the study to 

their loca li ty; and the information obtained from them is to be used only used for the research 
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purpose ahead of the data collection process . Besides, as much as possible, respect was shown to 

the respondents. Interviewees were also to ld the fact that they can withdrew from the interview 

sess ion in the middle of the interv iew and/or jump answering some questions if they fee l 

discomfort. I-Jence, tfil st and confidenti ality were developed during data collection. 
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CHAPTER FOUR: DESCRIPTION OF THE STUDY AREA 

4.1 Location 

Hawassa city is located to the Southern part of Addis Ababa along the Addis Ababa-Moyale 

international highway, at a distance of 275kms. Astronomically the City extends roughly from 

06° 27' to 07° 40'N Latitudes and 37° 52' to 390 11'E Longitudes. Relatively, the City is bounded 

by Tikur Wuha River in the North, Lake Hawassa in the west, Chelekleka marshy area in the 

East, Tabor hill in the south and Alamura Mountain in the South west. Hawassa City lies on a 

relatively flat plain in the rift valley topographic region having an average elevation of around 

1,690 meters above mean sea level (Tesfaye, 2010). Administratively, Hawassa City is currently, 

the capital of SNNPRS, Sidama Zone and Sidama Zuria Woreda of the same region. According 

to HCFEDD (2011) report, presently the total area of Hawassa city administration is \57.2 

square kilometer, which is Sub-divided in to eight sub-cities and 32 Kebeles administrations. 

These eight sub cities are Tabor, Hayek Dar, Menehariya, Misrak, Bahil Adarash, Addis Keterna, 

Mehal Ketema and Hawella-Tulia sub city. 

Image 4.1 tbe Study Area and its Surrounding 

Source: Google Earth, 2012 
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Map 4.1 Location Map of the Study Area 
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Source: CSA Data 
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Map 4.2 Map of the Study Area 
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4.2 Climate 

Genera lly, Hawassa city has a warm temperature. This type of climate is local ly referred as 

" Kol la" or Tropical. The mean monthly minimum and mean monthly maximum temperature in 

the city varies between 1 OOC in winter to 30°C in summer [table 4.2]. As can be seen from tlle 

Table 4. 1 the mean atmual temperature of the city is somewhere between 20°c and 21°c. 

Table 4. 1 Mean Annual Temperature and Annual Rainfall in tbe Study Area (2007-2011) 

Year Mean annual Temp. (0C) Annual RF(mm) 

2007 20.4 1218 

2008 20 798 

2009 20.5 783.3 

2010 20.8 998.9 

20 11 20.7 1 1035 

Source: HCFED report 2007-2011 

The maximum average temperarure in Hawassa city is experienced in the Belg Season (February, 

, March , and April and May). Minimum average temperature in the City is mostly recorded during 

tlle Bega Season (October, November, December, and January) [table 4.2] . Table 4.1 also shows 

that the total annual rainfall in the city varies from one year to the other. Mostly it is between 

800mm and I, 200111111 per year. 

Table 4.2 AMR, MMAT and MMIT in the Study Area (2009) 

Month Jan Feb Mar Apr May Jun Ju l Aug Sep Oct Nov Dec 

AMR(mm) 47 59 77 104 123 101 123 126 120 84 41 30 

MMAT (DC) 28.4 29.2 29.3 27.9 26.6 25.2 23 .6 24.1 25 26.2 27.5 27.9 

MMIT(Oc) 10.4 11.6 12.5 13.6 13.8 13 .9 14 13.9 13.1 11.8 9.4 9.2 

Source: HCFED report 2007-2011 

Hawassa gets rainfall twice in a year. Tt falls during belg season (February, March April , May) 

and kiremt season (June, July, August and September). An average annual rainfall of the city is 

933.4 mm. The first rain fall s from March to the mid of May and the second rain fall s from June 
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to the mid of September. Due to the city's location in rift valley and nearby lake, there is weather 

condition varying from day to night. Hawassa receives its maximum rainfall during the Kiremt 

season (June, July, August and September) like most towns of the countly. The City receives its 

ll1inimum amount of rainfall during the Belg Season in the ll10nth of March and Fcbruary. The 

maximum rainfall mostly comes in August and September. The average annual rainfall in the 

City 1110stly ranges between 800 111m to 1200 IllIl1 [table 4.2]. 

4.3 Popnlation 

Currently, Hawassa city is the capital of the regional government (SNNPRS) and Sidama Zone 

of the same region. It is believed that it accommodates peoples of diverse ethnic background 

with different cultural and language identities. Therefore, with no doubt it is possible to find 

more than 60 ethnic groups in the City. 

Figure 4.1 Trends of population growth in Hawassa City 
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Source: CSA results of 1984, 1994, 2007 and FUn, 2006, HCFEDD report 2007-2011 

According to population and housing census results of 1984, the dominant ethnic groups in the 

City are Amhara, Wolayita, and Oromo accou nting; 35, I, 21.7 and 13.2 percent respectively. 

Similarly, CSA (1994) has confirmed that the three ethnic groups are dominant in the City 
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constituting 30.6 1, 24.91 and 11.55 percent respective ly. But, HCFEDD has reported that in 

2010, the three dominant ethnic groups residing in the city have become Sidams [47.7 percent] , 

Amhara [16 percent] and Wolayita [15 percent] respectively. CSA (2007) bas reported that the 

population of Hawassa is growing at 4.02 percent annually. In urban area [main ly Hawassa city] 

the population grows at the rate of 4.8 percent and it grows at the rate of 2.8 percent in the rural 

aJ'eas [main ly Tula kifle ketema and its kebeles]. 

As can be seen from figure 4.1 , the population of the city has shown a very rapid growth starting 

from 1994. This may be due to decentralization policy which raised the administrative role ofthe 

City and this could have attracted a huge number of people from the neighboring towns and 

regions. That is why, the population of the City increased alarmingly since then. The population 

of the City has been doubling itself with in less than 10 years ' time. The population has increased 

nearly four times from 1994 to 2007. This shows that the doubling time in the city (17 years), 

does not coincide with the national standard which is 27 years (This result is based on the 2007 

census) . As can be seen figure 4.1, the population of Hawassa has again began to increase in 

2008 [because this is the time when Tula is incorporated in to Hawassa city Administration] 

According to the city's municipality report, the annual population growth of the city is estimated 

to be 4.02%, though the regional and the national standard were found to be 2.9% and 2.6% 

respectively (CSA, 2007). This implies that the City is undergoing very rapid growth in its 

population which could have huge impact on the land use situation of the study area. 

4.4 Urban Amenities 

Urban amenities or infrastructural services are multi-dimensional concepts but, in this section 

emphasis will be given to : Education, health care services, water supply services and transport 

and communication services. 

4.4.1 Education 

According to HCFED report, total enrollment rate in the city has rose up from 2007 to 2011 

(figure 4.2). As it is observed in, figure 4.2 the enrollment rate has been rising. The decline 

beginning from 2010 implies the opening of more schools outside Hawassa [namely preparatory 

schools]. Formerly, however, most students from the surrounding areas come to the city. It may 
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also be described by the inclusion of Tula and its kebeles in to Hawassa city administration as of 

2008. The same report has confirmed that the total number of schools have increased from 109 in 

2007 to 184 in 201 1. 

,-----------------------------------------------------------, 
r igure 4.2 Toial e nrollment rme in Hawassa through rime 

120000 

Source: HCFEDD, 2007-2011 

As can be seen from table 4.3 , however, it can be understood that student section ratio has been 

improved from 2007/09 to 2010. This indicates the construction of more schools in the city. But, the 

city is still unable to achieve the national objective of student section ratio which is 50: 1. 

In this regard, NGOs are by far better in achieving the national objectives. Of course, this does 

not necessarily imply the reality because; most students prefer governmental schools instead of 

NGO school s due to their high cost. This might, therefore, obscure their potential student-section 

ratio. Conversely, HCFED has reported that in the year 20 1I , student section ratio in 

governmental schools has become 1: 93 for first cycle (1-4); 1: 92 for second cycle (5-8); 1:87 

for secondary (9-10); and 1:114 for preparatory (11-12) . This implies that if government fails to 

build more and more schools in line with the increase in total enro llment rate, student-section 

ratio always become imbalance. 
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Table 4.3 Student-Secti on Rati o in Hawassa City 

Gove rnmenta l 
Level of Educati on Year Schools NGO Schools 

1st Cycle 80: I 60: I 

Primary 2nd Cycle 2007- 82: I 43: I 

1st Cycle 2009 67:1 50: I 

Secondary 2nd Cycle 97:1 30: 1 

Governmenta l 
Level of Education Year Schools NGO Schools 

1st Cycle 70. 1 60:1 

Primary 2nd Cycle 72. 1 43:1 

1 st Cycle 62. 1 50:1 

Secondary 2nd Cycle 2010 73.1 30: 1 

Source: HCFEDD report 2007-20011 

On the whole, the city's education bureau has reported that gross and net enrollment of educati on 

in the city for the year 2011 is found to be 108% and 93.63% respectively. 

4.4.2 H ealth Care Facilities 

Table 4.4 clearly shows the rate of growth in hea lth care servi ces between 2007 and 2011. 

Accordingly, Hawassa city has, currently,S hospi ta ls; 6 health centers; 63 clin ics [out of which 

11 are of NGOs]; 16 health posts; 54 drug stores [out of which 7 are ru ral drug vendors]; 14 

d iagnostic laboratory; and 12 pharmacies. In the same fashion, the number of health service 

rendering professionals has increased fi·om 39 in 2007 to 38 1 in 2011. The increase in the 

number of health care service giv ing centers and health care professionals from 2007 to 2011 

signifi es the rate of change in the prov ision of health services in the city. From table 4.4, 

nevertheless, it can be understood that NGOs are playing dominant rol e in the provis ion of health 

services in the ci ty. Though table 4 .4 shows improvement in the establishment of hea lth care 

prov iding instituti ons, the city's FEDD has kept on reporting 70 percent health service coverage 

since 2007/08. This might be partly explained by the gap between total population growth and 

growth in health service prov idi ng institutions in the city, in that, populati on of the city is 

growing faster than ever especiall y after the incep tion of decentrali zati on in the context of 

Ethiopia. The poten ti al health coverage of Hawassa city, is still , reported to be 70 percent. 
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Tab le 4.5 summarizes the sources of the existing water supply in l-Jawassa City. Accordingly, th e city 

has the potenti al of generating 160 liter per ·second (lis) [out of which 80 li ter per second (lis) is 

generated fr0111 kedo ri ver and ambo sprin g]. 

Table 4.5 Sources of Water supp ly to Hawassa City (liter/second) 

Sources of water supply 
Kedo River 
Lake spring 
Ambo wuha spring 
Gemeto spring 
Bore Holes 
Mitte # 1 
Mitte # 2 
Treatment compound well 
Abell a wando well #2 
Abella wando well #3 
Gara Riqeta well #1 
N 
Source: Hawassa city water supply agency 2012 

Output Capacity (lis) 
38.8 

13 
40 
6 

12.8 
7.3 
7.7 
7 
6 

22 
160.6 

Table 4.6 reveals that that th e existing water supply system of Hawassa city is inadequate to meet the 

water demand of residents. 

Table 4.6 Domestic DO and Consumption by Mode of Service and Coverage in (I/e/day) 

2010 2011 2012 
Domestic 

Mode of DO Coverage Domestic Coverage Domesti c Coverage 
Serv ices (llc/da;t) (%) DO (lie/day) (%) DO (I /c/day) (%) 

House 
connection 74.3 6.27 75.4 6.67 76.53 6.77 
Yard 
connection 
(own) 3 1. 8 62.32 32.3 62.52 32.78 63.46 
Yard 
connection 
(shared) 42.5 14.12 43. 1 14.14 43.75 14.18 
Public 
fountain 26.5 17.29 26.9 16.67 27.3 15.59 

Source: Hawassa city water supply agency 2012 

Rapid ex pansion of the city (horizontally and veI1ically), the increase in the establi shment of private 

and govell1mental institutions may have placed a severe strain over the water supply capacity of the 
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city. In actual fact, Hawassa city's water supply agency has been increasing its sources of water wells 

and springs from year to year. From table 4.6, it can also be conceived that both the coverage and 

domestic water demand in the city is increasing from time to lime almost proportionally. Therefore, 

the agency has to look for more we ll s, rivers, and springs to generate more water, so tbat it meets 

households ' water demand in the city. 

4.4.4 Transport and Communication 

It is believed that Hawassa city has transportation service since 1960. Road infrastmcture of the city 

has begun making a radical change since 2008 [table 4.7] . During this time, the city administration of 

Hawassa has launched a wide campaign for connecting one part of tbe city with the other internally. 

Since then, the city has upgraded many of its gravel roads to asphalt. For instance, the city's asphalt 

road has grown from 32 kilometer in 2007 to nearly 57 kilometers in 20 11 . Presently, the city has 

more than 700 ki lometers internal roads of all kind [asphalt road, all weather gravel road, dry road, 

coble stone and red ash] (table 4.7). Therefore, any means of transportation can easil y move safely 

from one part of the city to the other. 

Table 4.7 Roads Constructed through Time by their Type and Length (KM) 

DIy whether Red 
Year Asehalt All whether/Gravel Road Coble Stone Ash 

2007 32.22 69.54 

2008 47 167 200 2 97 

2009 47 243 .5 200 7.7 171.63 

20 10 56.5 200 241 18 171.63 

201 1 56.5 242 34.4 

Source: HCFEDD report 2007-2009 

According to Hawassa city culture and tourism depaltment, cUlTently there are about 70 Mini bus 

taxis nearly 100 Ladas and more than 3000 Bajaj taxis, and about 175 horse drawn carts which are 

being used as intra-city means of transport. Besides, bicycles and motor cycles are used as a major 

means of transport in the city. Fonnerly horse drawn carts and bicycles were the primary means of 

transport within the city, but presently owing to an increase in the administrative role of the city, and 

the constl1lction of standardi zed asphalt road within the city horse drawn calts are fo rced to serve as a 

means of transport in the outskir! of the city where there are gravel road development. 
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CHAPTER FIVE: PRESENTATION AND DISCUSSION OF THE RESULTS 

lntmduction 

The resu lts and discussion of thi s paper is entirely dependent on the data obtained from 160 

surveyed households in informal settlement areas of two ki/le ketemas [Tabor and Tu li a] and 

three selected kebeles [Dato-odahe, Tula-Geter and Til te] of l-lawassa City; 9 personall y 

interviewed officials [particularly, from tbe municipa li ties of tbe two sub-cities, and the main 

municipali ty of HawassaJ and; 3 FGDs wbich were separately made with the residents of the 

three kebe/es under di scussion. The chapter presents tbe summary of field data [quantitative and 

qualitative] respectively. The analysis of quantitative data is carri ed out with the use of SPSS 

[version 17.0] . Quantitative data are presented by the using frequency tables, crosstabs, pie 

cbarts, and other graphic illustrations. Quali tative data are sunU11ari zed and presented 

thematically. Thi s has made the task of assuring the validity and reli abili ty of field data easier. 

The comparison has also helped to make valid conclusion of tbe thematic issues rai sed during 

discussion and analysis of the results. For, the sake of convenience, tbis section sub-divides the 

analysis part in to nine tbematic areas: background of the respondents; an overview of formal 

housing; rate of informal housing; causes of informal housing; info rmal housing and the urban 

poor; informal housing and tenure security; informal housing and affordability; informal housing 

and governance; respondents recommendation to house the urban poor; and tbe furure of bousing 

in Hawassa and SNNPRS. 

5.1. Background of the Respondents 

This section briefly presents the socio-economic and demographic background of the 

respondents. It, spec ificall y, highl ights on sex, age, marital status, occupation, migration status 

and income dimensions. This helps to understand which segment of the popUlation with what 

kind of socio-economic and demographic status can occupy informal housing areas 

predom inantly. 
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As figure 5. 1 clearly shows, in terms of sex, most of the households in informal housing areas of 

tbe selected kebeles4 are married male headed accounting 89 percent and unmarri ed households 

only account 6 percent. 
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F igure 5.1 Households by Age, Sex and Marital Status 
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From the data in fi gure 5.1 , it is can be concluded that informality increases wi th th e creation of 

a famil y and vice-versa. There is also a tendency of widowed and divorced women to rely on 
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informal housing. With regard to age, informality is negligible below 25 years and above 50 

years . Conversely, age groups between 25-35 years and 35-50 years are predominant in informal 

hous ing areas of the selected kebeles accounting 43 and 45 percent respectively. Thi s might be 

due to the fact that individua ls below 25 years of age are either pursuing their education ill the 

un iversities or are still livi ng in their fam ily's house or they are renters in the cen ter of the city 

until they become more matured economi cally. On the otber hand, it seems that those people 

above 26 years of age are mo re economica ll y active, marri ed and independent of their fam il y's 

accommodation are ab le to possess their own houses. 

Figure 5. 2 Households by Occupation and Place of Work 
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Figure 5.2 depicts that in the study area, the overwhelming majori ty of informal houses are 

occupied by private business workers, palticularl y, merchants followed by government official s 

accounting 62, and 21 percent respective ly. Those who do not bave jobs form on ly 5.6 percent. 

According to fi eld observation, however, it seems that the st11dy area [Dato and Tilte kebele] is 

overwhelmingly dominated by government official s and civil servants. 

In terms of household size, about half of the surveyed households bave 4-6 family members and 

35 percent of the households have 1-3 fam ily members. This implies that the degree of house 

ownership in informal housing areas increases with an increase in household size and with 

occupational status. Therefore, the benefit of daily laborers, NGO workers and other groups of 

people from informal house ownership seems very low, becanse; NGO workers may be able to 

possess formal house [leasehold, condominiums or renting from private land lords in the city 

center] . On the other hand dail y laborers may not be able to afford for informal houses. Figure 

5.2 also confirms the importance of occupation in house ownership because; ovelwhelming 

majority of tile respondents (95 percent) have occupation. 

Figure 5.3 integrates migration status, income level and house ownership of huuseholds. To this 

end, the figure shows that the great majority of the households (more than 90 percent) in 

informal settlement areas are not migrants/newcomers. In the same fashion, table 5. I shows that 

the degree of correlation between length of stay in Hawassa city and households possibility to 

possess houses in informal settlement areas was found to be high (r = 0.7 using Pearson's 

product moment correlation coefficient at 0.0 I level of significance). 

Table 5.1 Corre lation between Length of Stay in Hawassa City and Possibility to 

Engage in Informal Housing 

Length of Stay in Hawassa 

City 

Pearson Correlation 

N 

** Correlation is significant at the 0.01 level (2-tailed) . 
Source: Field Survey, 20 12 

Poss ibility of Informal 

House ownership 

.700·· 

150 
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Th is impli es that most of the households in informal settlement areas are beli eved to be fonner 

res idents of I-I awassa city or the surrounding areas. Figure 5.3 also confirms that the 

overwhelming majority of respondent househo lds (nearly 95 percent) [table 5.2] in the study 

kebeles reside in their own house. Amazingly, there are also tendencies of rental houses in the 

study areas, although at very minimLUn, and most of the tenants in these areas are migrants. 

There are al so some households who are safeguarding a house in the study kebeles. The presence 

of renters and housekeepers in the area might imply that some of the houses in informal 

settlement areas are owned by either city dwell ers or specul ators for the purpose of renting or 

further transaction. 
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As far as income of the households is concerned, figure 5.3 clearly shows that the income of 

households in the study area is highly skewed to the lowest. Jfth is is real, one can conclude that 
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the overwhelming majority of households' informal settlement areas of Hawassa city are with 

low income, of course, this might have happened in the early years (2003 /04 and 2004105) of 

land transaction and this seems a good achievement for the poor to bouse use himse lf. Currently, 

however, it is less likely that the poor will obtain land in these informal settlement areas like the 

early years (discussed detail in the later sections of thi s paper). 

Table 5.2, cross tabulates house ownership with ways of getting a house. In this regard, 

therefore, most households (73 .24%) have replied that they bought their land from a loca l farmer 

and about 21 percent of the households have inherited their land/house from their relatives. This 

implies the predominance of land transaction for house construction in the area. Of course, there 

are households who have inherited land from tbeir relatives, the figure (21 percent) seems 

inflated because; those households who bought land from a farmer also claim as if they stayed in 

the area for long years with the hope of obtaining lega l tenure security very easi ly . 

• 
Table 5.2 Ways of Acquiring Land/House 

How do you get yom Land/House 

I inherited it I bought it 
Through from my from a local 
Land lease family farmer 

It is My own 
2 30 98 

Current House 
You are living I ren ted it from 

4 
111 somebody else 

other 2 2 

N 4 30 104 
Percent (2.8%) (21.13%) (73 .24%) 

Source: Field Survey, 2012 

Other 

4 

4 
(2.8%) 

Total & 
Percent 

./34 
(94.4%) 

4 (2 .8%) 

4 (2.8%) 

142 
(100%) 

Insignificant numbers of households (4 percent) have replied that they obtained their land/house 

through formal land lease. This might imply that either some households have got temporary site 

plans for their ownership through secret deal with the officials or they are probably households 

who are offered land by the municipality in the name of the so called ' investment'. 

60 



c 

a 

G 

) 

Tesfaye (20 I 0) has shown that, in the heyday of land transaction, there are tendencies of further 

transaction of land which were offered by tbe municipality for investment in Hawassa. This in 

turn reduces the probability of the poor to get land for housing formal ly. 

5.2. An Overview of Formal Housing in Hawassa City: Rental Housing and Condominiums 

5.2.1. Rental Housing 

According to Hawassa city housing development agency []-]CHDA hereafter] report, the agency 

registers the housing demand of people [particularly government officials] since the launching of 

business process reengineering [BPR hereafter] in 2008/09. To this end, about 1,320 individuals 

were registered in order to get rental houses administered by the agency. Out of these, 78 of the 

registered individuals are appointed government officials who came from other zones, woredas 

and towns [almost all of them come with recommendation letters from higher officials of the city 

to get priority for housing]. 

Currently, there are about 161 kebele rental houses which are supervised by Hawassa city's 

rental housing administration agency [RHAA hereafter]. These houses are with two or three 

compartments. Though it is difficult to clearly know the economic status of households who 

reside in these houses, it is believed that most of the dwellers are government officials at medium 

or higher levels of administration. HCBDA administers rental houses under three categories: 

houses inherited by the government from individuals [ye mengisl Wllrs beloch}; government 

rental houses [ye kebele beloch] and cost saving houses [woch; kotabi beloch]. All rental houses 

in the city [kebele rental house or cost saving house] were constmcted by the government itself. 

Table 5.3 summarizes .rhe number of rental houses, their time of constmction, the place where 

they are located (sub-city) and the actual rent paid by occupants. Before the BPR, all these 

houses were administered by the HCHDA but, now they are administered by the respective sub­

cities municipality. 
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Table 5.3 Summary of Rental Housing in Hawassa 

Number of Ye~lr of Estimated 
Housing Categories LocatiQn Sub-City Houses Construction Rent/Month 

Addis 
Selassie Site Ketema 52 2008 

Government Rental Addis It ranges from 
Houses SOS Site Ketema 40 2008 5 to 7 Birr 

ElLlcha Site Tabor 103 20 10 

Total 195 
Lake Site Tabor 60 1994 

Addis 145.72 Birr, 
SOS Site Ketema 52 1984 156.99 Birr 

Addis and 183.34 
Old Kera Site Ketema 15 1994 B irr 

Cost Saving Houses Philipas Site Tabor 26 1985 

Total 161 1994 

Source: Hawassa City Housing Development Agency 

Physica lly, the wall and roof of kebele rental houses was corrugated Iroo) later on , however, 

occupants began detaching the corrugated iron from the wall of their dwelling unit and replace it 

with wood and mud. Taking thi s in to account, the agency has replaced the wall of all houses in 

Eulcha site from corrugated iron to mud and thereby attempted to increase the monthly rent for 

the dwelling units from 5 and 7 Birr to 30, 90 and 100 Birr per month . Unfortunately, this has 

created di ssati sfaction and some conflict among the occupants; hence HCHDA has cancell ed 

additional rent from these houses. On the other band, cost saving houses phys icall y greatly 

resembles modem villas with all household faci lities: 2-3 compartments, separate toil ets, kitchen 

and so on. What makes them cost saving is that the dwelling units are built in such a way that 

they share wall s one another, they are built in a chain of blocks so help to use the land 

effectively, and the installation of urban amenities li ke water suppl y, telephone lines and 

el ectri city very easier than scattered vill as in other residen tial areas of the city. Materially, costs 

saving houses are made of concrete wall and corrugated iron roof, so they are beautifu l and 

stronger than kebele rental houses. As can be clearly seen in table 5.3, most of the cost saving 

houses were built in the early years of 1980s and 1990s, therefore, they does not match the 
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current concept of low cost housing wh ich are predominantly explained by the type of 

construction materi als used for building a house. 

Besides, though there are government inherited houses [ye mel/gist w"rs betDch] in Hawassa 

city, it is very difficult to know their number and rent for sure, nevertheless, there are dwelli ng 

units which are rented fo r 1.50 Birr per month . Moreove r, when old res idential areas whi ch are 

overwhelmingly occupied by kebele rental houses are needed for in vestment or redevelopment, 

individual investors buy the investment site through auction or through compromise so that they 

construct houses for households to be relocated in a new site which is selected for resettl ement 

by the municipality. 

5.2.2. Condominium Housing in Hawassa C ity 

Very recently [2011] , UN-HABITAT has di spatched a report on Ethiopian condominium 

housing in which it evaluated the pros and cons of the Integrated Housing Development 

Programme (IHDP). In the document, the HABIT AT has envisaged that Ethiopia planned to 

undertake IHDP initiated by the Ministry of Works and Urban development (MWUD) in 2005 . 

The program highly has resulted in response to the greater housing deficit, slum developments 

[particularly in Addis Ababa]; and increasing demand of tlle lower income segment of the 

population for affordab le housing. The IHDP aims to: a) Increase housing supply for the low­

income population; b) Recognize existing urban slwn areas and mitigate their expansion in the 

future ; c) Increase job opportunities for micro and small enterprises and unski ll ed laborers, 

which will in tum provide income for their families to afford their own hous ing; and d) Improve 

wealth creation and wealth di stribution for the nation (UNHABIT A T, 20 II). Accordingly, 

SNNPRS has begun launching condomin ium housing projects in 12 zonal and some woreda 

headquarters [Hawassa, Yirgalem, Dilla, Butaj ira, Wolki te, Hosaina, Wolayita, and Arba Minch) 

in 2007 and included other four towns (Alaba, Boditi , Sawla and Mizan-Aman) in 2008. The 

data gained fro m SNNPRS housing deve lopment agency has shown that the cost of 

condominiums has been increased from one project year to the other. Thi s might be due to 

increase is the cost of construction materi als. The di stance of the respective towns from the 
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capital city, Addis Ababa, also inflates the cost of condominium housing due to transport 

expenditures. 

Figure 5.4 Cost of Condominiums in SNNPRS through Time 
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Figure 5.4 therefore, depicts the trends of this abruptly increasing cost from year to year. This 

may be one of the major reasons which excluded the overwhelming majority of the poor not to 

benefit from it. In the same fashion, the data obtained from SNNPRS housing development 

agency, from 18,7 13 households who were registered for buying condominium housing, only 2, 

827 households ( 15. 11 percent) have become beneficiaries in the two round distributions [2009 

and 20 II] in Hawassa city. But, the worst thing here is, out of 1,438 households who were 

assumed to benefit in 2009 (table 5.4); only 20 percent (nearly 288 households) were able to 
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afford fo r the down payment. The great majority of the houses (80 percent), therefore, were 

taken by the we ll -off segment of the popul ation. 

Table 5.4 and 5.5 present the incomes of househo lds who have got the chance of buying 

condomin ium houses through a publicly drawn lot which were carried out in 2009 and 20 11 

respecti vely. From the tables (5.4 and 5.5), it can be conceived that more than half of the houses 

were al lotted to households whose income ranges between 500 and I, 500 Birr. Only few 

households (20 percent) were ab le to afford in the first round. This partly implies that the 

registered households may have in fl ated their income during the registration process than the real 

income they get with the hope of obtaining a house. Conversely, only few households, not more 

than 10 (l ess than I percent) were unable to afford in the second round. 

Table 5.4 First Round Beneficiaries of Condominium Housing in Hawassa City in 2009 

Benefici ari es 
Salar;r in Birr Frequenc;r Percentage 

Less than 500 343 23 .86 
500 to 1000 500 34.77 
1000 to 1500 284 19.74 
1500 to 2000 l SI 10.5 
2000 to 2500 70 4.87 
2500 to 300Q 44 3.06 
3000 to 5000 34 2.37 
Above 5000 12 0.83 

N 1438 100.00 

Source: SNNPRS housing development Agency 

Nearl y, 22 percent who have got the chance of condominiums belong to households whose 

income is above I, 500 Birr. 

According to Table 5.4 and 5.5, the chance of getting condominium also decreases w ith one own 

income in both rounds of the allotment. But thi s does not mean that it makes great majority of 

the poor to afford for housing because; poverty is self-exp lanatory and it varies fro m one context 

to the other. if the internotional definition o/poverty .. . those group o/people who get less than or 

equal to 2 dollar per day (which is nearl y 36 B irr per day and 1080 Birr per month), it seems that 

the es timated cost of condominium houses are affordab le to the poor. Neverthe less, the point 
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here is which groups of people are categorized as 'poor' in Ethiopia? According to MoFED 

(2008), the poor are those groups or people who are beli eved to get below I , 075.03 Birr per 

adult per year [which means nearl y 3 birr per day per adult or less than 0.20 dollar per day per 

adult]. If this defin ition ofpoverty line applies to condominium housing, who will be benefiting? 

The poor? .. defin itely ... no . .. because; none of the income categories in table 5.4 and table 5.5 

constitute the poor in Ethiopia. 

Table 5.5 Second Round Beneficiaries of Condominium Housing in Hawassa City in 20 11 

Beneficiaries 
Salary in Birr Frequency Percentage 

Less than 500 230 16.56 
500 to 1000 48S 35.13 
1000 to 1500 362 26.06 
1500 to 2000 193 13.9 
2000 to 2500 72 5.1S 
2500 to 3000 26 1.87 
Above 3000 IS 1.3 

N 1389 100 

Source: SNNPRS housing development Agency 

In the same manner gross income on ly is not a guarantee for the poor because; number of 

dependent households, day to day increase in rental housing and cost of li ving from time to time 

may narrow down poor's chance of affording for condominiums. Even if they pay the down 

payment, it seems that poorer households fear the mortgage to be paid in the future . In fact, the 

data in table 5.4 and 5.5 shows that in terms of income, the distribution of condominium housing 

in the two rounds in Hawassa city is fair provided that the poor has benefited from these houses. 

5.3. Rate of Informal Housing in the S tudy Area through Time 

The trends of informal housing in Hawassa city in general and the study area in particular can be 

di scussed using the year 20 11 and the promulgation of the newest land lease proclamation as a 

land mark. The discussion in thi s section is based on FGDs made with residents of the selected 

kebeles and persona ll y interviewed officials at different administrative ladders of the three 

municipalities [Hawassa, Tula and Tabor] under consideration. 
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At the beginning of 2003/04, the cost of informal land for house construction was relatively 

cheaper. For instance, between 2003/04 and 2006/07, in Dato kebele a plot with an area of 

200m' to 400m2 was so ld between 4, 000 to 10, 000 Birr. Immediately before the municipality 

took action in the area [bulldozed 500 houses in different kebelesJ in 2011, however, the same 

plot of land costs not less than 30, 000 to 40,000 Birr. In the meantime, the cost of the specified 

plot in Tula-geter kebele ranges fro m 25, 000 to 30 000 Birr and it ranges from 35, 000 to 45 , 

000 Birr in Tilte kebele. Actually, the cost of land increases with its size, proximity to the main 

road and other urban services. It seems that its value has increased witb a geometric explosion of 

the city's population and a reduction in the number of people who obtain land for house 

construction through lease or any other formal ways of getting a house from time to time. In 

addition to such gaps, the mWlicipality has stopped to formally lease land to residents of the city 

in 2005/06. As explained by Tesfaye (2010), Hawassa city municipality has set forth only two 

ways of getting land in the city: auction whereby buyers compete freely based on their economic 

capacity; and through compromise/negotiation which demands the proposal about the kind of 

activities to be carried on as well as the economic potential of the concerned body. 1t should be 

noted that, both methods of land provision are still biased to the wealthier groups of the society 

in the City. This is because; the poor let alone to participate in auction and compromise, they 

were not able to afford for land which was given through condominium house (discussed in 5.2.2 

above in detail). This situation has further ignited the already started wave of informal land 

transaction, namely, in Dato-odahe, Tilte and Fara kebeles. In fact informal land transaction for 

house construction in Hawassa city has already started 3 to 5 years ahead of the municipality's 

decision to halt leas ing land (2008). By then , land brokers and speculators have well instituted 

themselves in the land transaction business and benefited well at the expense of farmers and low 

income households. Land or house transaction and its cost in the study keheles has increased 

progressively until 2011. By April/June 2011, nevertheless, the municipality has taken its first 

action that it has mass bulldozed nearly 500 houses in Dato-odahe, Tilte and Fara kebeles of the 

city. This action has partly created fear and hopelessness among all informal households of the 

respecti ve kebeles and has al so greatly reduced informal land transaction. Tenure insecurity has 

also reached its climax with this event in that everybody in these areas began thinking his and hi s 
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fa mily' s fate. Moreover, in the last months of 2011 , the Federa l democratic republic of Ethiopia 

has come up with a new proc lamati on regarding lease holding of land in urban areas of the 

country with its proclamati on NQ 72 1/20 I I. The new proclamation underlines the fact that land 

belongs to the gove rnment and can be leased to individua ls to a specifi ed lease period which 

vari es from the capital city of the country to the regional towns. It seems that this event has 

further muted the process of land transacti on in the selected kebeles of the study area, at least, for 

the time being. Nonetheless, thi s does not mean that the transaction has been totally halted 

because; there are evidences that after June 2011 the transacti on in Data and Tilte kebeles has 

shifted from an open plot to an actual house. People were doing this due to the fact that Hawassa 

city admiJlistration and the municipality have condemned any kind of constructi on, spec ifically, 

in Data, Tilte and Fara kebeles of the city after June 2011 . Surprisingly, even old residents of 

informal settlement areas are not a ll owed to construct toi let, fence their compound, upgrade or 

renew or re-build a houses fell down by wind in the study sites because; the ci ty's administrators 

are suspicious that people may still continue land transaction and build newer houses in the name 

of toilet, fence and so on. 

According to FGD informants in Data kebele, there are tendencies of renewing tbe interior of the 

houses duri ng the night time hoping to get a better compensati on if the standard plan of the city 

is launched in to their locali ty. This is more done by the better-off segment of the residents and 

most government officials because; once the municipality has bulldozed about 500 houses, it has 

surveyed the area with the help of surveyors and has roughly counted the total nwnber of the 

already existing informal households for the first time. It seems that the surveying, measurement 

and counting task done by the municipali ty has given some impetus to some of the residents to 

renew the in ternal part of their dwelling unit, assuming that the action of the municipality is of 

de-facto recognition. Still now, however, the area is under the police protection and if one wants 

to construct a toil et in hi s compound, it is a must for him to get acknowledgement from the local 

kebele administrati on and the police guarding the area so that he wi ll bu ild it under the 

supervision of the kebele and the police. 
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It was also reported that there are some holes of land transaction in the rural kebeles [probably 

Tul a-geter and 'other rural kebeles 1 adjacent to Hawassa city. As can be seen fro m fi gure 5.5 , in 

Tula-geter kebele , the populati on has increased from 6,907 in 2007 to 7,101 in 2008 and to 11 , 

c 310 in 2009. This rapid increase, particularly from 2008 to 2009 by 4, 209 people is partly, 

explained by the arrival of new comers [probably land buyers through land transaction and/or 

government offi cials through transfer from other areas to the kebele). Thi s is also partly caused 

by the inclusion of Tula kifle ketemas in to Hawassa municipality by the year 2008, From this 

one can conclude that informal land transaction in the study area has a tendency to make a shift 

from one kebele to the other. 
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Figure 5,5 Trends of population growth in Tula-geter kebele 
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5.4. Causes of Informal Housing 
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.. .1t is known that the pOOl' are 110t able to live in the city center because; they are not able to 

alIaI'd fo r rent ... even if you are able to olIOI'd for rent. YOll lose your Feedom ... Hence, before the 

current land lease proclamation in 20J I and before bulldozing of some households by the 

municipality, evelybody knows that the poor needs a velY small plot to build their own house/hal 

and want to live wi/h Feedom. This has resulted Fom boredom of city life, hopelessness .. .1 can 

be like other persons .. .1 can do what others are doi/lg and accept the outcome .. . people are doing 

Ih is /lot willingly. They need shelter for living and leading their life. Therefore, informality is 

largely initiated by the municipality itself 

(An informant in Tille kebele) 

Table 5.6 Causes for Informali ty by Surveyed Households 

Options Frequency Percent 

Lack of fonnal land prov ision by the 
44 32.8 

municipality 

Due to unfair land delivery system 
36 26.9 

in the City 

The forma l land delivery system 
32 23.9 

is not affordable in the City 

other 
22 

16.4 

N 134 100.0 

Source: Field Survey, 2012 
As can be seen from table 5.6, lack of formal land delivery by the municipali ty (33 percent), 

unfai r land deli very system in the city 27 percent) and lack of affordab ili ty of houses prov ided 

through formal ways5 (24 percent) were the major factors which pulled the overwhelming 

majority of the respondents to engage in informal land transaction for house ownersh ip. 

Respondents were also asked whether they attempted formal ways fo r obtaining land or not. To 

thi s end, slightly more number of households (53 percent) have attempted and about 47 percent 

did not attempt formal land delivery (tab le 5 .7). In thi s regard, Tesfaye (20 10) has reported that 

5 Formal houses impl ies: Landlhouse obtai ned through lease, auction, compromise; Rental housing; Cost saving 

houses; and Condominiums. 
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when land was leased for house construction in Hawassa city, there were a number of biases 

made in the city on the basis of ethn icity and other po litical factors. This by and large obscures 

the chance of the poor for owning a bouse. informal households ' response on lack of 

affordability might imply that they are not able to pay for land offered in the form of auctioJl, 

compromise and condominiums. 

Table 5.7 Res idents Legal Attempt to Acquire Land/House 

Options frequency Percent 

Yes 68 46.6 

No 78 53.4 

N 146 100.0 

Source: Field Survey, 2012 

With regard to condominiums, a study made by the UNHABlTAT in 2011 has revealed that 

condominium houses are not easily affordable to the poor in that even if poorer households are 

able to afford the down payment, they would not able to pay the mortgage in the years to come. 

But the discussions made in section 5.2.2 it can be nnderstood that the income of more than half 

of the beneficiaries lies between 500 Birr and 1, 500 Birr. From this one may claim that these 

houses are affordable to the poor. But, the question here is, which groups of people are 

considered to be poor? Are the poor in the study area are able to afford for the down payment 

and mortgage for these houses? Inability to afford, therefore, partly might have forced some 

households to informality, at least in the early years of land transaction in the study area. 

Generally, FGDs in all the kebeles have shown that the cause for peoples involvement 111 

informality is partly explained by households attempt to escape from skyrocketing cost of life 

and house rent in the city center and with a hope of leading a relatively better life in informal 

housing areas and to achieve personal freedom . In the same vein , FGD in Data kebele has 

confirmed that fanners in the surrounding areas of Hawassa city are ( h1·'"1 "'00 0 ,'I'm ) urban­

oriented, therefore, they are wi lling to live in urban areas with the hope of changing their small 

hat made of wood wall and grass roof to a house made of corrugated iron roof and wood and 

mud wall. Accord ingly, they are eager to sell part of their farm to realize their dream of 
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constructing a better house, getting access to water supply, electricity and other urban facilities, 

educating their children in a nearby school and so on. Of course, farm ers ambi tion to sale part of 

or their en tire plot for rea lizing th eir dream of improving the nature of house in which they are 

li ving has happened before Apri l-June, 2011[the time when farm ers land was measured and 

registered by the municipality and rural development office of the study areal and before the 

dispatching of the new land lease proc lamation in 20 II by the FDRE. Fanners demand in land 

transaction is partly explained by the fact that they fear the future expansion of urban areas to 

their farml and so that they may lose thei r ownership with little or no compensation fro m the 

municipality. Anyhow, farmers' involvement in the transaction has partly contributed to the 

ocean of land market in the study areas. Households who attempted land through legal way were 

further asked which legal way they tried so far. As can be seen from table 5.8, the great majority 

(84 percent) have tri ed land lease and only 16 percent have tri ed condominiums. From t11i s it is 

possible to conclude that most households in informal settlement areas are former city residents 

who relative ly lived in the ci ty for long years. Table 5.8 also supports tbe explanation made in 

section 5.1, figure 5.3. 

Table 5.8 Legal Ways Attempted to Acquire Land/House by 
Current Informal House owners 

Options Frequency 

Land Lease 57 

Condominium Housing II 

N 68 

Source: Field Survey, 2012 

5.5. Informal Housing and the Urban Poor 

Percent 

84 

16 

100.0 

During field survey, respondents were asked to freely exp lain their feeling whether informal land 

transaction benefi ted poorer households or not. This section, therefore, summari zes divergent 

and equally important views w hich were forwarded by the informants. 

FGD informants in Dato and Tilte kebele noted that ... it is very difficult to conclude 011 the 

dominant seglilent of the population who are greatly benefiting from informol housing 

areas/inforlilal land transaction for house construction. This is because; in these areas it is 

possible 10 find higher government officials, government appointees, NGO workers, farmers and 
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their children who inherited property, namely land or house; known investors of the city who 

have [pollitly farm and daily farm in Dato kebelefor example], merchants, daily laborers and so 

011. With present cost of land, however, it seems difficult for the poor people to come and reside 

in th ese areas. Nevertheless, th e same FGD informants have explained that the poor, who had 

bought a plot if th ey had bought, has greatly benefited from informal housing .. .1n our locality, 

the poor who bought a plot say .. . God has seen us ... he helped us to escapeji'om rental houses in 

the city center ... We need topossess our own house thclil we eat and drink. 

Box 5.1 Case History of Household X 

Evelybody knows his/her own economic sta tus here in informal settlement areas ... as you see 
in reality, the gap between the rich and the poor has been widened. We have only two groups 
of people right now: the poor and the rich. For example, my fam ily and [ lived in rental house 
for seven years. Initia lly, we were three in number and later we become jive. All of us were 
dependent on our father 's salmy. Think of the rise in the cost of life ji'om year to year coupled 
with year to year increase in rent for a house which we were living ... do not mention the 
housing typology we were living in ... ourfood .. . clothing and so on. It was with this challenge 
that we came here and construct our own house. After we came here, you can imagine the 
psychological ji'eedom we have enjoyed despite other problems like piped water and 
electricity supply. In my opinion, therefore, the poorest segment of the population has 
benejited a lot in this regard. 1 recently graduatedfrom Dilla University and right now [ am 
worhng in one of th e adjacent woredas. 

One of FGD informants in Tilte kebele 

Source: Field Survey, 2012 

Informants in Tilte kebele have noted that after the municipality bulldozed some households in 

their locality and after the aJmouncement of the new lease proclamation by FDRE; poor people 

in th ei r locality are not pleased and are very much di ssatisfied. Because, it has increased 

frustration and insecurity conceming to ownersh ip. Most poor people have come here to escape 

ji'om city congestion, high rent, complain of house owners to toilets, relatives and so on. We 

borrowed money ji'om microjinance, relatives, and ikub accordingly and appeared here to lead a 

better life. But, we fee l ill that all human beings have the right to speech, life, work, and acquire 

wealth and so on yet, without a house ail of which are meaningless. We also feel that the 

government has limited our right to buy a plot and build our own house [even if a velY smail 
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hat} ... it is ve,y difJicult to live in urban areas like Hawassa in rental houses, especially, to the 

poor. 

Except some households who have got the chance of buying a plot [probably in the early years of 

the transaction or before 5 to 8 years], however, presently most of the people who buy land for 

house construction are most likely to be the rich: merchants who own training centers, computer 

house, their own organization, govern ment officials and so on. According to one of the 

informants, it is ve,y easy to identify these people and their houses in our kebele by only looking 

at their compound. Through field observation, it was confirmed that some houses in Dato and 

Tilte kebeles are well-planned which does not seem that they are informal. These houses 

physically look modern villas; they also have verandas for parking a car; well erected fence 

made of concrete. This makes one to conclude that the degree of informality is partial because; it 

seems that some are given clues to the future standard plan of these areas and are given 

temporary site plan. FGD informants have also witnessed this fact. On the other hand, the 

municipality might have given temporary site plan to some households who were offered land 

through the so called land all otment options: compromise and auction which seems to be 

reserved only for these groups of people [the rich] but, not the urban poor. 

5.6. Title-Deed and Tenure Security in Informal Housing Areas 

In the study area, the way buyers and sell ers made an agreement about land and/or house 

transaction has passed through three distinct and evolutionary phases: In the early years of the 

process of land/house transaction; the land seller and bis relatives [probably farmers] and the 

land buyer make bilateral agreement in such a way that the seller gives the land buyer a certain 

plot as a gift considering him as one of hi s relati ve but, the se ll er in tum receives some amount of 

money. In this phase, there is a tendency of selling and buying land between relatives. In its later 

periods of the same phase, however, the transaction has invited buyers outside the relatives and 

the same situation has continued but, has resulted in denial, though very rarely. Then, the 

transaction has increased in its intensity which in turn has increased the number of buyers from 

time Lo time. Though it is difficult to dec ide from where the buyers are coming, perhaps, most 

buyers seem to be former city dwellers in Hawassa. The first phase of land transaction in the city 
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has been partly intensified due to rapid expansion of Hawassa city to the farmers' ownership 

(Tesfaye , 2010) . The intensification of the transaction and denial between sel lers and buyers 

have introduced the second phase whereby land buyers and sellers collect the loca l elderly, 

wi tnesses and, if possi ble, one or two re lat ives on both sides and make an agreement about the 

transaction on a hand written white paper as shown in plate 5. l. In the second phase, it is only 

the seller and his wife who are required to sign on the agreement. As it is clearly shown in plate 

5.1 , the agreement between buyers and sellers introduced the rights and obligations of the two 

parties and has also mentions articl e 73 of the Ethiopian civil code as a legal base for the 

transactinn. But, thi s phase has introduced a number of conflicts between the buyers and sellers 

of a given plot or a house. This was partly caused by sellers' ambition to get more money from 

land buyers after some days or months of the transaction. According to FGD informants, sellers 

do so backed by the land brokers and/or one of their relati ves or children who did not sign on the 

agreement during the transaction. According to informants in Data and Tilte kebeles , there were 

buyers of a plot who either have added some money or returned the plot to the former owners 

due to such conflicts. In line wi th this, Tesfaye (2010) has found that there are evidences of plot 

buyers who have added up to 15,000 Birr to ti,e owners in Data kebele after some months of the 

transaction . The same author has also noted that the denial of the transaction is mainly caused by 

the day to day increase in the value of land in Hawassa city in general and in informal settlement 

areas in particular, the increase in the denial of households after sell ing their plot due to an 

increase in land va lue and the arriva l of land brokers and speculators bas necessitated a stronger 

and legally bound agreement between buyers and sellers and this has marked the tllird phase. 

And thi s situation, therefore, have forced land buyers, part icularly the more aware segment, to 

come lip with a new format of agreement w ith a number of artic les and sub articles of the 

Ethiopian civil code. As can be clearly seen from plate 5.2 and p late 5.3, the contents of the 

agreement almost resembles in Data and Tille kebeles but, Data kebele land buyers have more 

number of articles [about 9] than Tilte kebele which has about 7 articles. [n Data kebele. more 

emphasis has been given to the agreement of the sell ers' wife [al1icie 7] and to the condition of 

property transfer [article 3]. This may impl y that most of the conflicts and denial of the 

transaction in Data kebele were related to issues of transfer and lack of the sell er's wife 
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agreement and sign on the transaction . As can be clearl y seen from plate 5. 1, 5.2 and plate 5.3, 

the form, ma.in contents of the agreement and their emphasi s vary from Tllia-geter kebele to Data ' 

and Tilte kebeles. Converse ly, there are common points of agreement in the three kebeles: the 

locati on of the plot/house to be sold; its price and how the payment is to be carried out; ri ghts 

and obli gations of se llers and buyers; penalties to be taken on parties wbo violated the 

agreemen t; se ll ers and buyers sign; witnesses and so on. 

Plate 5. 1 An Example of House Transaction Agreement Form in Tu la ki/le 
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Saurce: field survey, 2012 
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Plate 5.2 an example of house transaction agreement form in Dato kebele 
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Plate 5.3 an example of house transaction agreement form in Tilte kebele 

, 

..- ~-

.... :)IL·}· I:' .)") ~Il'" 'Irr 

":':I"C \'",,-;-1.1' 11.')- ·iiJ'~!.·· 11"',\ ill'''~'''I :I' 

lj·i,_ .. I~' 
!';',. 

;"';,,.'Ij-, 1,'i'~1 11 "-" " :"I'r: ''/''''''''1 "1 .... \./: ·Nlt\ 
I'fr. ,· 

)" '; ,,, .. ,". /"j''', h'I""/ ; ' <I 'C I,i/,-'··'" .... /,\·1: ·Nlt\. 1.(,.) . ): .... 1; 

Ll'~ !~II.' ., "'\'.: H, '~' ;"11 1' 17.11 ),', ~"O J " ",,'f., i· ,',)",,'.1.", .,-)1", : ,'" ,,·:'t ..• • Ii. "· 'ii,I'·,· ";' .<\ 

,)'I" ~ " "'I' W I?. ",· i .• ,·)· ., .~ .;.; 'J."' '' 
',H"Y: , 

" i"'"I ... \''''/.,,,.1'1),- ,.,,,. ";" 
, ),.; '1,'\',. "'/,(1"/' \':1 " 1"/ ,,,.,,\ (,")."1" :,.. Hid"' ·"I.~"U·,~ "(,,.;:,' "I''' ; .... , ;I'<,, ·:·"' ··)'i 

lin'; '" /, I .... ' ;'_"1.' ),n,-I""I 111 .• :\'1: "I",II\. lofl'/"':X'!: <iI"'I'I' \""I:llm0 ('),;,-,,,. (,1 .:1 ' ill 

·"I. :~·f: ~: ... "." HI '''1.')' /; 11.,';11"';· ,p" " .... /. I' I"~,,,··), 

"1~ ,..··ol.~· 

II'~;"(. <I" ",,'j'/-": 

11,,-:·':1,','. \';, )" I", : ,'Il'" 1." .. ;\ ' 

,I>','HI :. r· ;,:1:,' ,hr. \"·"u .. ,· ...... ,,_·) '~~",: \ •. ,,,.; ..... ,. r~')' 

""'1..)-"\,,,','/',:.. 

' ,·H·t; 2 
'I'."'; J,/1~.I.tI 

"': ... ['" 

1.1.1'11.'/' ,,,:/.,'1-\ 'I':' YLJLJII I lIm'\ ii.V ·ur:! fI.lI",} g,v·)",· TI/HI I,';' \·ir." :l' ' I.: ..... .;>!!:}. 
"" ~ .. , 1(1: ' / ')iv" 0'",.,'; ·I.t~ I,',:)' " ... ". Il"~'''' f)·I-t.· ·j·T""'} IIh'''I~,;;'f : •. } . 
!'.,""J)c.j ",,"",.') (! .:.C···O···) ),''-1. :'"''''1''''" ' 

1""/';1;' .1 
(:) , )0'[1 

1,1 fi,·'''·)'- \',;' 1",,,,·', "~ " (: \."".: ...... ,. 11.'/' 111(11' 'J." '/. )'.I':"-i-" .:'(; 'I"'~ " ..... " .. / .. ~ .,.') 
: 1',11 'kY" ""',, II""'''' ' II l,"·, ';·i t. .. ). ,,'Il! },,·I/.)II I';,:"·: I . )."r 'r)",' ·I·(.),II.),,~;;· 

',H'Y,' ~ 
I';i .. "·~·· ·H· .. , . 

~.Ij";l·'h")' IIII,'} ""(.\ ,,'1'1', ,','i'\"'/ II1") l"~ ~I : I ' ",· ·,''':)' 11 ,'/' ·,~.·u .) III.:)""") ,'" .. , .. .... . ' 
' 11".'1 /1 '/' 11'/','0"1"." "'.I'.~" 1I"".'··'j" ."/'\'I"1'lI'; - I,'''!")'''''''''' n,':': (t.p: ,', '"If 'iI"") 
.11"/")'/",1,/'1 i,I.:I"'!~l"·j·· ·1 ,,~"'t"I "'1''11" l,t'1t.l,Il',"t\, 

.j.! ,), .•.. :)" IIlU' ",./.'1 I\Tlr: \·j'i'I··/tu··j )"II"C I",,,,~,,, .. \· It·)· " ,,/'1\'11 ·/·''''',lot.·, :HI':I 
'\';'"1"'"'' f,,,,)"', In·nl.·l, '\~'. II""''' '''"' 11"\ 111 ,/. ./."1 ""." . .,. ;,fI'~ j' '''I. f.\ 'l'''')'II~'' W', 

'~'''': ' 1 i.',.:.. '/'l,ol"'/' ,IITI ,1.,,""1 "")':V') 1I,,"If '-' "., .... ,:.~./. iM···t'{·') (I''').' ' ·I·t ,(.·j,(.") 
·" ';'·UI.·"·' "'I~'j" (.\';{II ,·, ll : fill.tJ t",r.. ,H .";·/'l· ·l"{l,,,,Y"·I·';(.\,, 

&.,,// 
?-t\ 

(~fI:'''' ,'. 

elt-' 

l;./, / . ftd-

,_.~7:jt~ 
... " ;- . ...... ,~ .... ~_.;_..:_._ ...... i"r-~ ... , ..... " ... Ii-:. :::z:&-.A.~.:l., ... .;.:;:-........... ~oI..i~,' 

Source: Field Survey, 2012 

/,')-1'1: ;< 
I'TH: .. /, ... :,. 

'l~j;'1: 1\I''':lIl."i· 1;< .1"") UlO, 'I'~ · )~ rG' ,'IlW", "",,' )'U"'" "(IIC~" U·~ \"It·,: iw" 
W.'·. ·/Of,',,,· II'" ,\.I't: \""I,(I)l"~ "'I')~;"F)~" )1',:.I'Y·:·i· 11'111. I""l.itc) J:.II";',:I." 

/,'H')I,' 0 

""~', .. ' 
.I'.,n·, "'iP'!.'· m·(.\ J'('.L,\ (IIJ:.~" ,.)/.;".,',. ), ;·v,Y .. :,II'" .1'>'.1:, IIrn 

",;,·j'ti,,,t·.,.,·,: I.~IN " .. ,,' 1.'1' ,,,,,,,') '1'0111. ""n , I,' <1\,,0 :;,;''' .... ). ri.tJ "',' 
·""·}"'/I,·j .>000 I) ,')""{"" Ii." 'IIC!" .. , .•• ~ /",:,,- ,,,,,,,~ ,, ,I,'" ,;./. ,'1"; ,'.,,",(.\' 

I"H·~. ~ 

,";'t),.:·'i 
.l'.U ,,,.(.\ i\ .".)I, ~ " 111';"(11 nil ' .. Y"i,/ ,e""-' 

,~';. 

:~'.- -
'7~ 

":'. 
",' 
"',' 

,;/;~, I ::\';:; .:,.;;::-:~) (\~;,~ ;'~;~:~~~~".;,,;,;·;~.~'I ;~~~"'I~""::·"%·/;~':";;" \ .. ,.~. ~:.; ;,~;;.'.'::~;~ ,~!~ ':.1.',; ~"I,~':;;~ 
1~'(.·"·ll"i ",;(.:,"1"10,', ,, 
"":'X~.';:~: .• \:t~·('\ tul';);":'j-') ·1 ··ful'Y. "I"/,~"l: """~"'\ .",.-,,::1 I' ./., 111111 ·il,·· ""'.,: 

I'i' 
$" , 

,",il.-- ')"· (I', " '; ,:.c···, 

/';"{ 

! '~/ 

:I:~{ 

-I~'! 

f,' ;'i 

f,';'1 

------.-.-. -.--.-.-.. --"" 

' '"I' ll: j,y ..... . ~.r."·1 

,"""lll(:':r M"'; .:.« 

--
78 



" ., 

c 

::;. 

According to FGD infol1nants in Dato and Tilte kebeles, the introduction of the recent 

agreement form has, by and large, reduced the rate and intensity of conflicts and denial 

between land/house buyers and sellers. nilu-'I- ol,t t!aD,~'9D .eu-'} C\ .~ il·'l.o·'} ~OD'I''I'.~ £::C9" 

,em,pa~tI . .. 9"h'}Y'p9" ODI-jI-jJ:"}<; f'7Itlll ,eCLlP"CtI'~ 'I' 5"10 nh <j:'i '~' u-~;I- 'i''}!'ltl:: ... (U.o· lI,e?" n)lI~' 1\, 

C;:IIH· n,}g.\J ilil9"C' i'j""J,ttu- ,elltl:: this means . .. nobody has forced me to sale my ploL .J did it 

myself with my own interest and with a neal conscience. This may imply that formerl y, the 

denials were part ly caused by the fact that either the land buyer or the brokers force the land 

se ller (most probably the fanner and hi s family] to sale hi s plot. And thi s might helped the 

land seller and his relatives to reclaim their land/plot again. Therefore, the land buyers have 

come up with the latest form to halt the sellers to reclaim their land after some times (see 

plate 5.2 and 5.3). 

Table 5.9 Ways of Obtaining Title-Deed by Informal Households 

How did you get your title-deed 

The person The local The local elderly 
who so ld the kebe le people and 
plot to you workers the land sell er Other N 

Do you have titl e Yes 
4 (3 .3%) 2 (\.6%) 22 (18.33%) 2 

30 
deed for your (25%) 
ownership No 26 

8 8 10 
(22%) 

N 12 2 30 12 56 
(10%) (2%) (25%) (10%) (47%) 

Do you have titl e Yes 
38 (32%) 4 (3.3%) 12 (10%) 

deed for your 
ownership No 

8 2 

N 
46 4 14 

Percent (38%) (3%) (1 2%) 

Source: Field Survey, 2012 

Household respondents were asked the whether they have title deed or not. As can be seen 

from table 5.9, 71 percent of the respondents have title deed for their holdings. The rest 29 

percent do not have tit le-deed for their holdings. This group of people may be those who 

inherited land from their family or else they are new comers to the area. During data 

co ll ection, it was observed that some individual s who are working in the kebele own these 

land transaction agreement forms indicated in plate 5.2 and 5.3 . 

54 
(46%) 

10 
(8%) 

64 
(53%) 
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Table 5.9, also reveals that, though negligible (5%), the kebele workers are facilitators of the 

land transaction in the study area. Of course, both FGDs and the administrators in the 

municipali ty have confil11led this fact. Bes ides, 35 percent of the households have received 

their title-deed from the person who sold the plot to them and 28 percent of the respondents 

obtained their tit le-deed from the local council s [the elderl y, witnesses, and the land seller] of 

the transaction . This by itself signifies the fact that the transaction is an evolutionary process 

5.6.1. Conflict Resolution throughout the Transaction 

If there are conflicts regarding the transaction, there are a number of ways to mediate tbe 

problem. In the first place, most of the confli cts emanate from the sellers side in that they 

reclaim their plot of land after some times of the transaction. When this happens, the local 

elderly or group of people who witnessed the transaction would bring the seller and the land 

buyer in a round table talk. According to FGD informants, in most cases, nevertheless, sellers 

reclaim their plot when they are lobbied by the brokers or by one of thei r relatives with a 

hope to get add itional payment. In the meantime, the elderly have two options to solve the 

problem: If possible, the elderly try to negotiate the two paJ1ies according to the earli est 

agreement, but this has happened in the study kebeles, namely, Data and Tilte very rarely. 

Otherwise, the land buyer will be asked to add some amount through negotiation to the seller. 

This is the most frequent situation which happened in the study kebeles. When things become 

worse and when the two parties fa il to agree on the above mentioned matters, there is a 

tendency to force the land buyer to return the plot to the seller. This has also happened very 

rarely in the study kebeles. This implies that it is either the weakness of the agreement forms 

or the task of brokers which made the sil1lation worse, particularly, for land buyers. The 

process has eventually, however, resulted in the preparation of a more strong and ' legall y 

bound ' agreement form as indicated in plate 5.2 and plate 5.3 which by and large has reduced 

the recurrent transaction problems and confli cts and thereby buyers insecurities in the study 

area greatly. 

5.6.2. Threats ofInsecurity and Households action in the Study Area 

Through their focus group di scuss ion, informants in the study kebeles have revealed that they 

have organized themselves in to groups and appointed representatives to handle their issue of 

tenure insecurity and thereby to get lega l recognition from the concerned body. At the 
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begi nning, there was a good insight, even though , it did not become fruitful. The residents in 

Tilte kebele, thus, beli eve that the erecting of corner stone' s by the municipality in 20 II is 

partially in response to their continuous request for site plan through their representatives. 

The problem is that they did not forma ll y confirm the legality of their holdings through their 

day to day action. The residents are highly perp lexed by the exact time for attaining their 

legality by the municipality. Besides, they are not able to guess what the municipality is 

planning for them. Moreover, if the LDP is to be fo rmally launched in til eir settlement areas 

and if it touches part of their house and other properties they wish to get compensation, either 

in the form of money and/or material or plot as a substitute if the ir current land is totall y 

touched by road or any other development activity. 

Box 5.2 Threats ofInsecurity in the Study Area 

Informants in the study kebeles have replied that they have many threats regarding their 
ownership: Since the municipality has begun studying their settlement areas, about three 
mayors have ruled the municipality one ajier the other. The LDP has been finished before 
three years but, they did not still get response to their question. To this end, one of the 
informants explained that .. . we are not only looking for getting a 'legal title deed' for our 
ownership .. . as you know there are houses which will be bulldozed with the introduction of 
the LDP into our area, hence, our fear is on the amount of compensation [plot or money]. 
Presently, if you want to build a house with a roof of 20 corrugated iron sheet and a mud 
wall, you must need not less than 15-20, 000 Birr and, yet, our suspect is that the 
municipality might leave us without any compensation because; we are illegal for them. We 
also suspect if the municipality gives us very little money which does not enable us to rebuild 
a house. JvIoreover, the officials always deny us ... we think they are waiting the upcoming 
regional election as usual. Another informant adds that ... we have no confidence on the 
municipality ... rather we pray to God to help us to escapefi'om all these challenges and bring 
us a day for us to escape from this much insecurity but, we do not believe that the 
municipality will give us recognition and site plan .. . the municipality might give a site plan 
for only the remaining part of the households plot? ... what if the households plot is very small, 
say, 10 meter X 10 meter? Are we going to be relocated? So where do we go? FGD 
informants in Dato and Tilte kebeles 

Source: Field Survey: 2012 

From the foregoing discussions it can be understood that informal households are suspiciolls 

of the amount of compensation to be given, that is, if they are given a li ttle amount of money 

they are not ab le to rebuild another house with the current cost of construction materials. 

Secondly, they are also fearful as if the municipality might not give any compensation to 

them due to the fact that they are ill ega l in the eyes of the munic ipa lity. Thirdly, they are 
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This was done by the respective ki/le ketemas rura l development office in co llaboration with 

the municipalities. To this end, the ml1l1icipality has provided surveyors to measure farmers 

land [both cultivated and uncultivated] whereas mral development office has given the 

farmers an identification card which describes the total size of their holdings, the year the 

measurement and registrati on is made, the location of their 1'a1111, the boundaries of their 

holdings in four sides, the ri ghts and obligations of land holders and so on . Accordingly, in 

Tula-geter kebele, for example, about 3 15 [Tula kifle ketema rural development report] 

farmers were offered recognition. This has obviously increased farmers tenure security, that 

is, even if the urban area expands to their farm land they will not be frustrated because; they 

are now fully lega l and more likely able to get compensation. Furthermore, development 

agents in the kifle ketemas supervise farm ers and their land holdings from time to time. The 

farmers are also given high yield variety seeds, Urea and DAP to enhance their productivity. 

Even though, it came very lately, [many years after a number of farmers lost their land in 

cheaper price through informal land transacti on] this is an excellent action taken by the 

collaboration of the two offices mentioned above [rural development office and the 

municipalities of the respective kifle ketemas]. In fact FGD informants have appreciated the 

dominant role of rural development offices of their kifle ketemas for their doings . Through 

ought their FGDs, informants to have explained that the presence of known officials and 

known investors III informal settlement areas has also gIven confidence for 

households/individuals, particularly land/house buyers, who are wishing to join the wave of 

informality. 

5.7. Housing Affordability in the Study Kebeles 

In the early years of the transaction (2003/04 and 2005/06), the farmers in the study area have 

little or no knowhow about the value of land but, most farmers were ambitious to change 

their small hat made of wood wall and grass roof to the one which is made of corrugated iron 

roof and mud wall. Therefore, they were highly ambitious to sa le part of their plot. This has 

made the price of a plot of land in the study kebeles relatively cheaper [ranging from 4000-

10000 Birr] . As time went on, however, the involvement of brokers at the beginning and 

speculators later; the decrease in the purchasing power of money; and increase in farmers 

awareness has sky-rocketed the price of land transaction and the situation has reached to the 

extent that it excludes lower income households, namely, the very poor, fro m land transaction 
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for house construction. According to one of the informants, ... hlF'} .l':um. I,'}!;l,'} (JDG,~'C; (j,.). t'l'll, 

AH:,C'm.9" (,;/>-y·;h:\: : .l':um. h90 0HlC; hh.&..e ovm,Cll'} (,.e:FMv .. • t:\);'. "'I0"'''7C''7 

h.e;rnll9" .. . meaning presently, the poor ... let alone to buy a housellancl ... helshe is not able to 

feed himself ... The poor is not able to aflord more than feeding and paying for rent..for the 

poor~ children education is unthinkable. The on ly option which seems avai lable to the poor is 

that they may get a plot for house constmction if they have relati ves who have ex tra land. 

This, of COlll"se, might happen th rough agreement. Otherwise, the poor have no option to 

possess a house of their own with the present s ih13 tion. 

From the foregoing discussions, one can conclude that, the poor rema1l1s always poor to 

afford for housing. For instance, in the early years of land transaction in the Shldy kebeles 

where land was relatively cheaper, it seems that the purchasing power of money was high and 

the way the poor get money or the line of obtaining money for buying a plot was difficult. As 

time went on, however, when the poor began getting a better income, it seems that the cost of 

a plot has been raised geometrically making the poor again unable to afford for housing. 

Hence, the question here is, what would be the f easible option of the poor in housing: 

condominiums?; Kebele rental housing?; or cost saving housing? Provided that all these 

options are f easible; does the government has the economic potential to materialize it in the 

near future?; do the municipalities have enough urban land to satisfy all the urban poor. As 

to my understanding, therefore, all these things make the issue of housing the urban poor to 

be complicated in the years to come. In thi s regard, a known author Alan Gilbe11 (1992) in hi s 

famous work entitled 'Third World Cities: Housing, Inji'astructure and Servicing ' has stated 

that the only option for the poorer segment of the population in developing countries to be 

rental housing. This argument also elicits another question: do poor people afford even for 

rental housing? 

5.8. Governance in Informal Housing Areas 

According to interviewed officials, there were no ye chereka bet [houses constmcted under 

the moon or during the night time] in the study kebeles of Hawassa before 2011. Formerly, it 

was in an open market that indiv iduals buy a plot from somebody and construct their house. 

After April-June 2011 , however, it becomes diffi cult to do so because; these areas [namely 

Dato, Tilte and Fara kebeles] have fallen under the protection of the municipality. Tn the 
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meantime, households [probably buyers], began bui lding a house under the moon or during 

the night time but, this does not seem functiona l due to firm protection . 

Governance of informal settlement areas of Hawassa seems very perplexing to the 

municipality for years. Because; it is very recentl y that the munic ipal ity begun taking action 

in the area. Tesfaye (2010) has noted that Hawassa city' s municipality has set forth three 

basic options regarding informal settlement areas. These were, tota ll y bulldozing info rmal 

settl ement areas ; or giving temporary titl e deed for indigenous fanners; or launching 

infrastmctural developments in these areas in line with the master plan of the City so that, 

people who have ownership on urban green areas and open spaces which are reserved for 

soc ial services wi ll be victims s ince, land managers in their discussion decided that people of 

th is areas will get no compensation. The same study has predicted the feas ibil ity of the third 

option (i ntroducing infrastmctural developments in the area in line with the standard master 

plan of the City) because; the task of identifying indigenous fanners wi ll be problematic in 

the sense that land buyers in the area are also claiming that they are indigenous (they have 

kebele identification card as if they li ved in their holdings since 10- J 5 years ago). On the 

other hand, the surdy anticipated that bulldozing these informal settlement areas may not be 

fcasiblc, for the reason that it will bring another economic, social, and political crisis. 

Conversely, the mWlicipality has bulldozed about 500 houses in these informal settlement 

areas in its four days campaign in 201 1. 

Picture 5.1 an Example of Bulldozed Houses in Tille Kebele 



c 

(; 

Source: Field Survey, 2012 

Picture 5.2 an Example of Bulldozed Houses in Data Kebele 

Source: Field Survey, 2012 

In the same vein, the municipality has even condemned the constmction of churches in Tilte 

kebele due to the fact that it contradicts with the LOP of the area. 'l'tl'/; 'POt'\. I\.e UD'}??: '1" 01'1-

H4>UDm (lDt:.,} ~OL: M4>,~qn n;i'1ll. V"lt\Ml ~OC: htU' 1l00.VOl. n;l·m.'} MH-hcll-!:.n 11m :: 1l9':r­

UD'I'NJ. hm.<pC; /, '}.PcllrTJ'fm. mV'/?,} "I'} n;i'm. UD'}?!?: MIY~ 'r?!?: ?.'It:'. ... 1l9'r fVr-hcll,tn m f!.9" (JDllt!?: 

h,}?"'I.e6.CIl f!.1~D;i't\.:: hTI\)· m.CLl. hlY): 9",}9" V"'I,etl..CIln'} 9"h'}.I't Yt\9":: .e v'}'}9" VaU.C?..)-

4>Ot'\.9'r ~·;fm.: 9"h'}.1"~9" h)r). ·Ytl.l'm. V'OL'h'l1l ),1']1\ :1' C;'fm.:: meaning, there was a plot 'oj land in 

Tilte kebele which was reserved for road. Formerly, the plot belongs to an individual. Then, the 

person has given the pIotto the religious institution with in which he belongs to. In the meantime, the 

construction of the church has been started. Ajier a while, people come to us to give them 

recognition .. . bul we were forced to stop the construction because it is against the LDP of the area. 

We know that people in these areas believe as if religious institutions cannot be demolished. We know 

that this is dOlle by the kebele officials because; they are II/embers of the community in these areas. 

Presently, there is a tendency that the mlmicipality has developed preliminary information 

about informal settlement areas because; it has rough ly counted the number of houses in 

informal settlement areas [namely Dato, Ti lte and Fara kebeles] of the city. The numbers of 

houses according to the first round counting were found to be about 5000 out of which more 

than 3000 househo lds are be lieved to be in Data kebele. In line with this, one of the surveyors 
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confirmed the fact that they know where is what since April-June 201 1 though it is gross. 

One of the surveyors in Tula ki/le ketemas has noted that the task of convincing and 

identifying and convincing farmers for measuring their land was not a simple task. Before the 

measurement of fa rmers land, therefore, the ki/le ketemas administrators, the municipality 

and rural development office of the respective kifle ketemas have been gathered and made 

discussion regarding land registrat ion and informal households. Then , they decided to discuss 

the local community through the elderl y representatives who are residents in these kebeles . 

Hence, train ing was given to the elderly about the pros and cons of land transaction and the 

value and importance of land registration to farmer households. In due course, farmers were 

informed that the measurement will benefit them and their households in such a way that it 

would allow them to take credit from micro-finance institutions; make investment in dairy 

farming, animal fattening or any other investment as they wish. Besides, the farmers were 

convinced to the extent that measurement and registration of their land is a guarantee for 

them not to sale their land with a cheaper price. In thi s regard, they were firmly 

communicated that the government or the InLlI1icipality will not take over their holdings and 

thereby the government aims at enhancing their productivity. Moreover, after the demolition, 

the city mayor and higher offic ials from the municipality have actually went to informa l 

settlement areas and advised the fanners the fact that the government has no plan to take over 

their farmland. This has made the farmers to be stable and confident about their holdings. It 

was after all these that the farmers allowed the surveyors of the municipality to measure their 

fannland. Eventually, the farmers have taken their identification card (plate, 5.4) which 

endorses the total size of their holding; the kebele where it is located and so on. 

According to FGD informants, nevertheless, the municipality communicates the local 

residents in informal settlement areas when regional, zonal, woreda and kebele elections are 

approaching. According to one of the informants, they treat us like a newly born baby when 

there is election and they lefl us free afler a while ... anyway we positively accept their doings 

so that they made measurements to th e area with the help of surveyors; they condemn 

everybody not to plough, sow or sell their vacant land in our locality in April 201 1. 

Conversely, the government did not make any subsidy to the poorer households yet. To this 

end, the administrators lack transparency in what they are doing because; even there is no 

integration between the municipality and the local kebeles. Informants have also wi tnessed a 
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number of households have given incentives to the local kebele administrators ranging from 

2000 Birr to 4000 Birr to in turn get site plan or formal recognition by them. One of the 

informants noted that, one of the objectives of growth and transform ation plan of the COlllltl)' 

is poverty reduction and development, therejore,. Ollr question is to gel Ollr site plan and enler 

to the jormalland lease system so that we can change our life. Contrwy to this, the mayors of 

th e municipality have killed us .. . as y ou see we have no light, piped water, well paved 

roads ... they only need us jor election. Another informant has expressed his feelings in such a 

way that. .. we appreciate th e task of the current government in development despite the ji;lct 

that we feel sorry for us in that we are suffering from lack of justice being ruled by less 

efficient local officials. For instance, in 2009, 1 paid 2000 Birr to construct a toilet in my 

compound to one of the kebele administrators as an incentive. Another informant adds 

that...I7A$" -P17t!. dDtf,f tirliirJ af tin?! "£b:P til1mtj:! 71:1" ·171101. Prc )dlc.01. l7t1r01. 17[)<'f'-1 af 

)'&:Ct)I1':: in our locality, the officials keep silent while land was/is sold, and a wall is erected 

and a house is built. They eat with buyers and sellers in a party prepared for celebrating the 

transaction. Then, they demolished our houses with the main municipality in 2011. 

One of the surveyors has noted that... ajier the measurement of farmers holdings, we agreed 

not tell and show the local residents about the measurement and subdivision because; if they 

get clues to major and minor roads and other reserved areas, they may jitrther accelerate the 

transaction; we make them sure the fact that the municipality and the city administration will 

never accept any agreement between the buyers and sellers after the measurement «. the 

farmers of the study area were not pleased by our task of measurement and subdivision ... they 

rather like rural development office administrators because; they received the identification 

card Fom them ... but they hate the municipality and surveyors. Farmers do not want their 

land to be measured: on one hand farmers suspect as if the municipality would take over 

either all or part of their land when urban area expands to their farm land; on the other 

hand, they are suspicious in that if their land is measured, they have no chance for jitrther 

transaction. To this end, the only options which seem available for the farmer would be to 

sale his land in the form of gift or inheritance. 

The actions taken by the municipality in the study area vary from one kebele to the other. For 

instance, measurement and land registration, particularly, of the fanners is predominantly 

carried out in Tula kifle ketema than Tabor Idjle ketema. This may imply that there are more 
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farmers in [Dato and Tula-geter kebelesJ whose holdings are exposed to informal ity than 

others in the city. In the same fashion, Hawassa city municipality has already started 

introducing prepared LDP to Tille kebele than Data and TlIla-geter kebeles. However, in all 

the study kebeles, the municipalities have surveyed the area and developed their own 

pre liminary information: houses to be cleared or not; major and minor roads; areas reserved 

for social services or for the installation of urban amenities and so 011 . Through field 

observation, it has also been understood that Tabor kifle ketema municipality is making its 

second round survey [in Ti lte kebeleJ which will help to develop clear and realistic 

information about informal settlement kebeles. Conversely, Dato kebele of Tula kifle ketema 

is still confined itself to preliminary information which was collected in the first rollnd of the 

survey by the municipality [only roughly counting the total number of households in the area 

and surveying the already occupied and unoccupied part of the kebele]. This variation may 

partly imply the juxtaposed nature of Tilte kebele to other formal residential areas; or the 

lesser degree of informality [a relatively smaller number of households were registered 

during the measurement and counting campaign undertaken by the mtmicipalityJ compared to 

Data and Fara kebeles in the city. In addition , it seems that Tilte kebele accommodates a 

relatively better-off segment of informal households, namely, officials, and private business 

workers who were attracted to the area due to a relatively better accessibility to older 

residential areas. The above conditions might force the municipality to implement the LDP in 

Tilte kebele prior to others. 

From field observation it was also conceived that the criteria for bulldozing some households 

and leaving others endorses lack of transparency and the biased nature of the action of the 

tmmicipality. The municipality lacks transparency in that it did not disclose the reason why 

they bulldoze some houses and leave others. The jill1niest thing is how can they leave some 

houses and bulldoze others with in the same row? According to informants, the municipality 

has the tendency to predominantly bulldoze closed and newly constructed houses but, there 

were also evidences of bulldozing houses w ith in which people are living. It was also 

reported that the demolition process in informal settlement areas of Hawassa was not done 

without soc ial costs. 

As it is di scussed in the forego ing sections, currently, informal settlement areas of Data and 

Tilte are under the police protection and no one is allowed to construct even a toilet without 
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notifying hi s doing to the concerned officials. But, through fie ld observati on it has been 

observed that some households are sti ll allowed for constructing a house and others are 

forbidden to do so. 

Box 5.3 an Exampl e of Social-Cost of the Demolition Process 

During the demolition process in Dato-odahe kebele, there was a pregnant woman in one 0/ 
the houses in these informal settlement areas who was wishing to give birth to her baby. 
According to FGD informants, she was asked to leave outJi·OIl1 her house so that the house is 
to be bulldozed. But, she reji/sed to come out 0/ her house. Unfortunately, when the bulldozer 
starts to hit the wall 0/ her house, the woman passed away because 0/ a sudden shock. 

FGD informants in Dato kebele 

Source: Field Survey, 20J 2 

Picttlre 5.3 a hOllse under construction in Dato kebele during field survey 

Source: Field Survey, 2012 

On the whole, it seems that there are some attempts of good governance with regard to 

informal settlement areas [particularly related to farmers and the ir ownership]. This might be 

due to the fact that farmers were greatly victims by informal land transaction in that they have 

lost all or part of their plot with li tt le or no benefi t. For instance, FGD informants in Dato 

kebele have discllssed that some fanners sold much of their plot in Dato kebele and bought 
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another farmland in Wondo Tika area which is on the other side of Lake Hawassa. After some 

time, however, their action has created some challenge [Oromiya region has claimed the area] 

to the farmer because; the area is a buffer zone between SNNPRS and Oromiya region . This 

and other factors might have forced til e municipality and rural development' o ffIce of the 

respective kebeles to offer a legal titl e deed to fil e farmers surrounding informal settlement 

areas of Hawassa ci ty. Perhaps, thi s is a ri ghteous sign of good governance. 

Hawassa ci ty administration has al so decentralized the stmcture and power of administration 

to the kifle ketemas and kebeles with the objective of reducing cormption and maki ng the 

civi l service to be effective and efficient. Conversely from the foregoing discuss ions, it can 

be clearly understood that it mismanagement and di shonesty which is overwhelmingly 

decentrali zed than efficient and effective administration which can be explained in terms of 

accountabi lity and transparency, particularly in administering informal settlements. 

Furthermore, from the foregoing di scussions, it can be conceived that the administrators in 

the sttldy area are partial in that they give much emphasis to the farmers than informal 

households. Therefore, good governance in the sttldy kebeles seems far from reality. 

5.9. Recommendation by the Respondents to House the Urban Poor 

Respondents were asked to freely forward their vi ews regarding feasible options to house tile 

urban poor. To thi s end, a variety of divergent views were put in place. This section therefore, 

summarizes the respondents' views Witll scholarly comments. 

Some informants argued til at .. . the concerned body has to stop crime timely .. . Nonetheless, 

the mlU1icipalities and administrators took action on informal households after things have 

gone wrong for years. Had they made consistent follow-up, things would have been solved 

with little or no social costs. Anyhow, there must be urgent follow-up and supervision in the 

years to come to reduce the social , political economic and psychological costs which were 

seen in informal settlement areas so far. 

Everybody in these areas needs to be legal ... big or small people wants to 

build a hat for living but, they do not need lux ury life rather they need to 

subsidize one self and to educate their children. Therefore, the introduction 

of the LDP should not be at the expense of the poorer households so that the 
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concerned bodies have to make it fair. Fairness, according to the informants 

implies the compensation of households whose house and other properties 

are hit by roads or any other urban land uses considering their plot size and 

the properties 10 be cleared accordingly (il also means money and land 

compensation) ... so that everybody knows his or her rights alld obligations 

and this will, finally, make every households 10 be legally secured. 

But, the question here is does the municipality has the economic potential to compensate 

these househo lds fairly? Perhaps, it is this complexity which delayed the process of 

incorporating informal settlement areas of Hawassa city in general and the study kebeles in 

particular to the formal master plan of the municipality. 

Some other informants in the study kebeles expressed their feeling in that they aspire to be 

incorporated to the formal lease system very easi ly so that they mobi li ze their households ' 

potential to thrther build additional dwelling units for rent provided that they have got de-jure 

recognition. This contradicts with the information gained from most informants which is 

discussed in section 5.6.2 in detail [most households explained that they are not able to 

reconstruct their house if they are left with little or no compensation). Of course, there are 

evidences of households who currently rented houses in informal settlement areas [figure, 

5.3). From this one can conclude that there are households who are better-off and waiting for 

the arrival of the LDP and thereby lega l tenure security for further investment. 

Some respondents still have a lso recommended the concerned bodies to identify households 

who have more than one house in the city in general and in the Shldy area in particular so that 

it is redistributed to the segment of the popUlation who have no any house for living. This 

argmnent, however, contradicts with the current political-economy that the COlUltry is 

undergoing: ' free-market' ... the fact that everybody has the right to acquire propelty as much 

as he can with the logic of the free market. Even if the sociali st ideology of limiting 

households in urban areas only to one house is to be implemented, the task of identifying 

households who have more than one residential housing seems very difficult because; most 

households who have more than one house in urban areas may not register their extra house 

in the same name; rather they might use their ch ildren or relatives to do so. Besides, the 
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scarce nature of well documented information system [both house and land] makes the 

recommendation far from reality. 

Others suggested the continuation of the already started condominium housing projects so 

that the poorer households will have a chance of buying these houses. Conversely, the 

overwhelming maj ority of the respondents have opposed condominium hous ing because; 

according to them, it is still the rich who have the abi lity to pay down payments and own 

these houses and rent them to others [l ess likely to the poor due to high rent value]. The data 

obtained from SNNPRS housing development agency and Hawassa city condominium 

housing transfer department has shown that from 18, 713 households who were registered for 

buying condominium housing, only 2, 827 households (15 .11 percent) have become 

beneficiaries in the two round di stributions [2009 and 2011] in Hawassa city. But, the worst 

thing here is, out of 1,438 households who were assumed to benefit in 2009 (table 5.4); only 

20 percent (nearly 288 households) were able to afford for the down payment [see table 5.4 

and 5.5]. The great majority of the houses (80 percent), therefore, were taken by the well-off 

segment of the population. 

One of the officials in the municipality ... 1 myself was registered for condominiums in 

2008 .. .1 heard that its down payment for one bed room is about 14, 000-15000 Birr. 

Contrary to this, at the beginning, it was said that condominiums were meant for the poor 

but, reality does not coincide thought. Therefore, it is better to create ways for the poor to 

escape from private rental housing exploitation. The poor needs a timely solution to housing. 

Since the poor need urgent measures, it is better to constmct highly subsidized least-cost 

rooms which may allow the poor to get rei ief from private rental housing because; 

government built rental houses are believed to be cheaper. But, the question here is, from 

where does the government get currency for constructing a highly subsidized house? Does 

this be feasible in the short-mn? 

5.10. The Future of Housing in Hawassa City and SNNPRS 

According to one of the officials in the muni cipality, the past trends have shown that 

condominium housing has missed its target of housing the urban poor. Commenting on the 

already implemented programs [namely, condominiums], one of the offi cials in the 

municipality has explained that, there is a no culture of measuring its impact on either 
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employment creation and poverty reduction or whether these housing projects and programs 

are benefiting the poor or not. This makes the remedial measures to be taken very unlikely to 

minimize the problem. Therefore, policies, strategies, programs or proj ects should be put in 

place with the targets to be measured and this would help to take remedial measures on a 

timely basis. For instance, about 5 to 10 years has been elapsed after the start of 

condominium housing projects in the cOlllltry but, in the meantime its impact [particularly on 

the urban poor] has never been measured and known for sure. In the same fashion, the 

discussion in section 5.2.2 has confirmed that in the context of Hawassa, the poor did not get 

the chance to own and reside in condominium housing. Moreover, the national government 

has also planned to only confine condominiums to Addis Ababa because; it is by far better to 

meet its target: job creation; reduced housing shortage greatly; and played a great role in 

changing the physical picture of Addis Ababa. Conversely, condominiums are not able to 

create jobs; did not benefit the poor; and it did not result in solving the housing shortage in 

SNNPRS as planned and expected. Moreover, urban renewal is not a serious problem to the 

regional towns currently. It was with all these shortcomings that the government planned to 

freeze the construction of condominiums in the regional , zonal and some woreda towns of the 

country, at least for the time being. As it is broadly discussed in section 5.2.1 rental housing 

[be it kebele rental housing or least cost rental houses] are believed to be inaccessible to the 

poor very easily. The basic question here is, therefore, what will be the future of housing in 

Hawassa city in general and in the study area in particular to house the urban poor? 

The fact that Hawassa is the seat of SNNPRS and Sidama zone has made its population to 

grow very rapidly from time to time. According to the regions finance and economic 

development office report, the population of the city has rose up to 315, 459 in 2011112. The 

installation of basic infrastruchlral services; the increase in socio-economic role of the city 

from one year; and other factors have necessitated the demand of many people to choose it 

for residence and thereby to own their own house. SNNPRS housing development agency 

also witnessed that the housing projects carried ont so far were not able to meet the demand 

of people for housing. Accordingly, the agency reported that out of 18, 713 people who were 

registered to acquire a hOllse it is only less than 20 percent who benefited from the integrated 

hOllsing development program [Il-IDP] in the city. Besides, in 2011 from 4, 230 people who 

have paid the down payment [ranging from 7, 500 Birr to 45 , 500 Birr] to benefit from IHDP, 
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it is only I, 389 people who have got the chance. Accordingly, the agency reported that the 

remaining 2, 84 1 represents effective demand of housing in the city. Currently, Hawassa 

city's hous ing transfer agency is returning the already received down payment [more than 65 

million Birr] to the people. Besides, about 105 associations were registered for constructing 

their own house in the [01111 of condom iniums. However, many associations were fai led due 

to many reasons; one of these might be the failure of the municipality to provide them land 

fo r constnlction. Currently, howeve r, there are 57 legally recognized associations [having 

j ,668 members] who have saved about 3, 532, 095 million Birr capital in a closed bank 

account. These associations are waiting for land to be given by the municipality. This implies 

that the presence of people who are willing and able [effective demand] to own a house. 

Furthermore, the report by the SNNPRS housing development agency shows that more than 

2000 civi l servants in different ladders of the administration were registered [recommended 

to be given priority to condominium houses]. The agency has also reported that, though it is 

ill ega l, informal land transaction in Dato; Referral hospital area [Tilte kebele]; Pepsi facto ry 

area [Fara kebele] areas of Haw ass a city show the presence of high demand for housing. 

Above all , it is based on the above assumptions and evidences that SNNPRS has planned to 

lalllch another housing program in tbe years to come. The program is called co,t ' living 

housing development programme in such a way that people save 40 percent of their income 

and the government borrows them 60 percent of the households income so that households 

will become owners of a house. According to the same report, the program is aimed at: 

creating about 12, 000 jobs, especially to the woman and youth. In the region, two towns 

[Hawassa and Arba Minch] are selected for the initial implementation of the program. In the 

program, those people who are wishing borrow money from the bank are expected to pay 7.5 

percent interest. SNNPRS's housing development agency also wishes to make the housing 

typologies to be apartments tllan villas and houses constructed in a raw form with the aim of 

enhancing the municipalities' capacity in accessing land and to make access to basic urban 

services very easy. Still the question here is, does this be a final solution to house the urban 

poor in the years to come? 
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CHAPTER SIX: SUMMARY, CONCLUSION AND RECOMMENDATION 

6.1 Summary and Conclusions 

The objective of this paper is to assess the rol e of informal housing in address ing the housing 

problem of the poor in the selected kebeles of Hawassa city [Data adahe, Tula-geter and 

Tille kebeles). In its due course, therefore, the study attempted to address issues like: rate of 

informality and their potential to house the urban poor; tenure security in in formal housing 

areas, good governance; and affordability of informal housing to the urban poor. 

For addressing the already stated objectives, both qualitative and quantitative data were used 

For the purpose of this study, quantitative data were basically collected using 160 household 

survey questionnaires. Besides, qualitative data was collected through 3 FGDs which were 

separate ly made in the three selected kebeles and through personal interviews made with 9 

officials who are working in housing and land administration departments of the municipality 

and rural development offices of the respective kifle ketemas where the study was carried out. 

Moreover, the study has made effort to obtain secondary data [both qualitative and 

quantitative] from the SNNPRS housing development agency, Hawassa city' s housing 

development agency, Hawassa city condominium housing transfer depaliment, the respective 

municipalities' and rural development offices in the study area. Moreover, field observation 

was made to strengthen the data obtained through questionnaires, interview and document 

revIew. 

This section of the paper, therefore, presents summary of the findings in the study keheles 

and thereby conclusions. 

Informal settlement areas of tlle study kebeles are overwhelmingly inhabited by married male 

headed households [which accounts 89 percent as indicated in figure 5.1] making the rate of 

informality to increase with marriage. There are also evidences that the divorced and 

widowed women occupy these areas more than males. In terms of age, the data in figure 5. 1 

has revealed that the great majority of the residents in informal housing areas are those whose 

ages are ranging from 26 years to 35 years [accounts more than 80 percent). This implies that 

informality increases with age in the study kebeles . Figure 5.2 also reveals that most of the 

households [nearly 90 percent] in the study kebeles have jobs. Figure 5.2 depicts that in the 

study area, the overwhelming majority of informal houses are occupied by private business 
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workers, particularly, merchants fo llowed by government officials accounting 62, and 21 

percent respectively. Those who do not have jobs form only 5.6 percent. According to fi eld 

observation, however, it seems that the study area [Dafo and Tilte kebele] is overwhelm ingly 

dominated by government otTtcials and civil servants. In terms of household size, about half 

of the surveyed households have 4-6 family members and 35 percent of the households have 

1-3 famil y members. This implies that the degree of hOllse ownership in informal housing 

areas increases with an increase in household size and with occupational status. Therefore, 

the benefit of daily laborers, NGO workers and other groups of people from informal house 

ownership seems very low, because; NGO workers may be able to possess formal house 

[leasehold, condominiums or renting from private landlords in the city center]. On the other 

hand daily laborers may not be able to afford for informal houses. Figure 5.2 also contirms 

the importance of occupation in house ownership because; overwhelming majority of the 

respondents (95 percent) have occupation. In terms of income, figure 5.3 clearly shows that 

the income of households in the study area is highly skewed to the lowest. If tbis is real , one 

can conclude that the overwhelming majority of households' informal settlement areas of 

Hawassa city are with low income, of course, this might have happened in the early years 

(2003/04 and 2004105) of land transaction and this seems a good achievement for the poor to 

house themselves. Currently, however, it is less likely that the poor will obtain land in these 

informal settlement areas through land transaction like the early years. 

The results of the study has revealed that the poorer segment of the population in the study 

kebeles of Hawassa city have neither benefited from cost saving rental housing or 

condominiums because; as it is well discussed in section 5.2.1 and 5.2.3 there are tendencies 

that tllese houses are occupied by the well-off segment of the population [namely, 

government officials and those group of people who are able to afford]. HCHDA administers 

rental houses under three categories: houses inherited by the government from individuals lYe 

mengist wurs betoeh] government rental houses lYe kebele betoeh] and cost saving houses 

[woehi kotabi betoeh]. For instance, according to HCHDA's report, only few residents of the 

city, probably government officials, have access to information regarding the registration of 

individuals for rental housing in the city. The agency has also reported that though it is 

di fficult to clearly know the economic status of households who reside in these houses, it is 

believed that most of the dwellers are government officia ls at medium or higher levels of 
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administration, but not the very poor. In the same vein , the result of the study has confirmed 

that the poor did not benefit from condominium housing which were allocated to residents of 

the town in the two rounds [2009 and 200 11]. In this regard, the di scussion in section 5.2.2 

has shown that the cost of condo minimll houses is increasing on one hand making the poor 

unable to afford for them. For example, table 5.4 and 5.5 revealed that the incomes of more 

than half of the households [55 percent in 2009 and 61 percent in 20 II ] who were assumed to 

get condominiums in the two rounds li e between 500 Birr and 1, 500 Birr. Converse ly, 

according to MoFED (2008), the poor are those groups of people who are believed to get 

below 1, 075.03 Birr per adult per year [which means nearly 3 birr per day per adult or less 

than 0.20 dollar per day per adult]. If this definition of poverty line applies to condominium 

housing, who will be benefiting ... the poor? .. definitely ... no . . .. because; none of the income 

categories in table 5.4 and table 5.5 constitute the poor in Ethiopia. Furthermore, the report 

by SNNPRS housing development agency revealed that out of 18,713 households which were 

registered in 2008 for obtai ning condominiums, it is only 2,836 [nearly 16 percent] who have 

got the chance. In the first rOlmd of the allotment, from 1, 438 households who were se lected 

through lot for condominiums, only 20 percent [nearly 300 households] were able to pay the 

down payment. This implies that either the very concept of poverty needs to be clearly 

understood in the context of the country or poverty is needed to be redefined so that poorer 

households will benefit from the IHDP. 

The result of the study has also shown that most households [nearly 96 percent] obtained land 

for house construction through informal land market and through inheritance [table 5.2]. 

According to the results of the study, informal land transaction in the study kebeles has been 

increased [both in rate and cost] since the early years of the transaction [2003/04] and has 

reached its climax with the involvement of brokers first and speculators later. The bulldozing 

of about 500 houses in Dato, Fara and Tilte kebeles by the municipality in 2011, however, 

has reduced the degree of transaction in the area. The promulgation of the new land lease 

proclamation number 721120 11 has also fiJrther muted the rate of informal land transactions 

in the area at least for the time being. The municipalities also believe that they have 

controlled land transaction in the city through their actions . But, there are evidences that the 

transaction has shifted from an open land to an internall y modified house [houses modified 

internally because; the area has fell under the police since April-June, 2011]. 
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The result of the sttldy has confirmed that the process through which informal households get 

their illegitimate title-deed has passed through three distinct but evolutionary phases: getting 

a titl e-deed via a family conference which is more of verbal and happened in the early years 

of land transaction in the sttlc1y area; obtaining title-deed from based on a hand written 

agreement between the buyer and the se ller [during this phase, the husband and wife of the 

seller households and the elderly who are witnessing the transaction are expected to sign on 

the agreement form as indicated in plate,S. J]; and the arrival of a more legally bound 

agreement format [plate 5.2 and 5.3] which is introduced in the late years of the transaction 

[2008-2010]. This third phase has been introduced with the intensification of denials between 

the buyer and the seller. Respondents of the study area, however, witnessed that this form 

[plate 5.2 and 5.3] has reduced the rate and intensity of the problem related to land 

transaction in the study area. 

The result of the sttldy has revealed that tenure insecurity has also reached its climax with the 

demolition of about 500 houses in the study kebeles, in that, everybody in these areas began 

thinking his and hi s family 's fate since April-Jlme 2011. After June 2011, even old residents 

of informal settlement areas are not allowed to construct toilet, fence their compound, 

upgrade or renew or re-bui ld a houses fe ll down hy wind in the sttldy sites because; the city's 

administrators are suspicious that people may still continue land transaction and build newer 

houses in the name of toil et, fence and so on. Currently, therefore, most households in the 

stUdy area are still perplexed about their ownership and they are not sure of tile actions to be 

taken on them. Accordingly, informal households have expressed their tlu'eats: suspicious of 

the amount of compensation to be given, that is, if they are given a little amount of money 

they are not able to rebuild another house with tile current cost of construction materials. 

Secondly, they are also fearful as if the mlmicipality might not give any compensation to 

them due to the fact tllat they are illegal in the eyes of the municipality. Thirdly, they are 

confused of where to go by leaving their neighbors. Though tlley did not lived for long in 

their current holdings, they have created friends, social networks of idir, ikub and so on. 

Conversely, however, the result of the sttldy has also shown that there are some households 

who have the potential to upgrade their dwellings and build more dwellings for renting if they 

are given legal titl e deed by the municipality. 
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The study has shown that loca l farmers in in formal settlement kebeles, namely, Dato, Ti lte 

and Tul a-geter have got a legal tit le deed confirming their ownership and they were given an 

identification card from April to June 20 11 [plate SA]. This was done by the respective kitle 

ketemas ru ra l development office in co ll aboration with the municipali ties. In fact FGD 

informants have appreciated the dominant rol e of rural development offi ces of their kitl e 

ketemas for their doings. This has obviously increased fat11Jers tenure security, that is, even if 

the urban area expands to their farm land they wi ll not be frustrated because; they aTe now 

full y legal and more likely able to get compensat ion. Furthermore, development agents in the 

kifle kelemas supervise farmers and their land holdings from time to time. The farmers are 

also given high yield variety seeds, Urea and DAP to enhance their productivity. Even 

though, it came very lately, [many years after a number of farmers lost their land in cheaper 

price through informal land transaction) this is an excellent action taken by the co ll aboration 

of the two offices mentioned above. 

The resu lt of the study has shown that in fo rmal settlement areas of Hawassa city seems 

affordable only to some households who have got the economic potential in the early yeaTs of 

land transaction [2003/04-2005/06]. In the late years of the transaction, nevertheless, the cost 

of land for house constmction has increased dramatically to the extent that it excludes the 

very poor. In the study area, therefore, it seems that the poor remains always poor to afford 

for housing. For instance, in the early years of land transaction in the Shldy kebeles where 

land was relatively cheaper, it seems that the purchasing power of money was high and the 

way the poor get money or the line of obta ining money for buying a plot was difficu lt. As 

time went on, however, when the poor began getting a better income, it seems that the cost of 

a plot has been raised geometrically making the poor again unable to afford for housing. On 

tile whole, from the discussions made in chapter five , it can be understood that that the poor 

seems optionless with regard to housing which is affordable to him. 

According to the results of tile study, informal settlement areas of Dala and Tille are, 

currently, under tile police protection and no one is allowed to constmct even a toi let without 

notifying his doing to the concerned officials. But, through fi eld observation it has been 

observed that some households are still constructing a house [pichlre 5.3). From fi eld 

observation it was also conceived that the criteria for bulldozing some households and 

leavi ng others endorses lack of transparency and the biased nature of the action of the 
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municipali ty. The municipality lacks transparency, in that, it did not di sclose the reason why 

they bulldoze some houses and leave others. The jimniest thing is how can they leave some 

houses and bulldoze others with in the same row? According to infonnants, the munjcipality 

has the tendency to predominantly bulldoze c losed and newly constructed houses but, there 

were also evidences of bulldozing houses w ith in which people are living. It was also 

reported that the demolition process in informal settlement areas of Hawassa was not done 

without social costs, in that, a death of a pregnant woman is evidenced in the process. 

Hawassa city admin istration has also decentralized the structure and power of administration 

to the kifle ketemas and kebeles with the obj ective of reducing corruption and making the 

civil service to be effective and effi cient. Field result, however, has shown that it 

mismanagement and dishonesty which is overwhelmingly decentralized than efficient and 

effective administration which can be explained in terms of accountability and transparency, 

particularly in administering informal settlements. Furthermore, it can be conceived that the 

administrators in the study area are partial, in that, the municipality gave much emphasis to 

the farmers than informal households. On the whole, it seems that there are some attempts of 

good governance [particularly related to fanners and their ownership]' This might be due to 

the fact that farmers were greatly victimed by informal land transaction, in that, they have 

lost all or part of their plot with little or no benefit. However from the foregoing discussions, 

it can be concluded that good governance is deficient in the study kebeles. 
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6.2 Recommendations 

Based on summary and conc lusion of the results, the study has come up with the fo ll owing 

recommendations. 

Revisiting Hous ing Development Prog,-ams/Projects 

According to the result of the study, the current hOllsing development programs or projects 

[namely condominiums and cost saving housing] do not match their predefined targets. 

Therefore, attention should be given to development proj ects [namely of housing] in such a 

way that it benefits the poorer segment of the population. Besides, the upcoming housing 

development programs and proj ects should incorporate the interest of the poor as much as 

poss ible. 

Monitoring and Evaluation 

The results of the shldy has revealed that power has been decentral ized from the malll 

municipality to the kifle ketemas and then to the kebeles. The shldy has also shown that there 

are some attempts of good governance in the study area [say, the municipalities have at least 

developed a prel iminary information system about informal settlement areas, farmers have 

got their legitimate title-deed and so on]. But field survey has also confirmed that there are 

mismanagements and signs of cormption. Therefore, power decentralization has to be 

coupled with monitoring and evaluation of local administrators hoth at the respective 

municipalities and at the kebele level. Otherwise, if the current sihlation continues, things 

wi ll be worse than ever. Monitoring and evaluation can be done either by Hawassa city ' s 

administration or by the municipality_ 

Implementing Preventive Measures 

According to the results of the shldy, the concerned body [the city's administration and the 

municipality have kept si lent for long years [5-10 years] , even at least for developing 

info rmation systems about informal settlement areas . But, currently, beginning from Apri l 

20 11 , they began bulldozing of some houses [about 500 houses were bulldozed in main 

informal settlement areas of the city] ; some officials were jailed; almost all informal 

households in the study area have been put under threats of insecurity; though negligible, 

deaths are also witn essed in the process of demolition. All these social complex ities/costs 

happened in spite of the fact that the concerned bodies are taking reacti ve measures . Hence, 
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there should always be preventive measures so that the above discussed social costs will be 

minimized. 

Promoting Housing F'inance 

In the country, Ethiopia, hOllsing is mostly financed by either the government [least cost 

hOlls ing, kebele rental hOllsing, condominium housing can be ev idenced] or by people 

themselves. Of course, there are evidences of housing finance by vo luntary assoc iations like 

idir and ikub in Add is Ababa. In this regard, therefore, considering housing of the urban poor 

as one of the poverty reduction strategies, it is better if the concerned bodies invite local and 

international organizations so that they cO l1 stmct [some] highly subsidized hOllses for the 

poor and in reUirn they are given with a plot of land for investment. This, however, also 

requires need assessment at the grassroots level. 
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ADDIS ABABA UNIVERSITY 

SCHOOL OF GRADUATE STUDIES 

INSTITUTE OF REGIONAL AND LOCAL DEVELOPMENT 

DEPARTMENT OF URBAN CHALLENGES IN EAST AFRJCA 

Appendix: J 

This questionnaire is prepared for an academic purpose i. e. for the fu lfillmen t of Masters of 
Arts Degree in Urban Challenges in East Africa from Addis Ababa University Institute of 
Regional and Local Development and the NOlwegian Uni versity of Science and Technology 
[NTNU). 

The objective of the study is to investigate the ex tent to which informal housing addresses the 
housing problem of the poor in selected kebeles' of Hawassa City. It is believed that the 
study will help to reach at some recommendations wh ich will be helpful for making some 
policy interventions. Therefore, your cooperation with honest response to the questiollllaires 
is important for the overall success of the snldy. The information to be obtained through this 
questiolll1aire will remain confidential and used only for research purpose. 

Thank you ill advallce for youI' cooperatiol1 !!! 

A' Name of Your Kifleketema,_---:---:-:-__ -:--:­
B. Demographic and socio-economic characteristics 
1. Sex Male Female,_-:-:--::-:::-
2. Marital status A. Married B. Unmarried C. Widowed D. Separated E. Divorced. 
3. Age in years A. J 5-25 years B . 26-35 years C. 36-50 years D. More than 50 years 
4. Educational level A. Read and write B. Not literate C. Ifliterate, specify your level_. 

:' 5. Number of Household members presently A. 1-3 B. 4-6 C.7-9 D. If any other, 
Specify ______ _ 

6. Are you employed? A. Yes B. No 
7. If you are employed, where do you work? A. Government office B. Private Business. 

C. Daily Laborer D. NGO worker. E. If any other specify ___ _ 
8. The di stance from your home to your work place? A. 0-5 km B. 6-10 km 

C. 11- I 5 km D. > 15 km E. If any other, Specify--:::--:--::-:-::-:--=-=--=-=.,-__ 
9. Your income per month? A. 200-500 Birr B. 600-1000 Birr C. 1000-1 ,500 Birr. 

D. 1,500-2,500 Birr E. 2,500- 3000 Birr F. > 3000 Birr G. If any other 
Specify __ _ 

10. Are you a migrant to Hawassa City? A. Yes B. No 
11. For how long have you lived in Hawassa City? A. 1-3 years B. 4-6 years 

C. 7-9 years D. Ifany other, Specify_.,--.,...-::-_____ -=:--::-::--_ _ _ 

12. For how long have you lived in your holding? A. 1-3 years B. 3-5 years 
C. 5-7 years D. 7-10 years E. If any other, Specify __ _ 

13. If your answer for question N° (10), is 'Yes' , would you please explain How, Why, from 
Where and When did you migrate to Hawassa? 

14. Do you think you are influenced to migrate to Hawassa by your relative who already 
resides in I-Iawassa prior to your migration? How? 
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C. Land/House Ownership and Tenure Security 
I . The current house you are li ving in? A. It is my own B. I rented it ti'om somebody 

else C. Ifany other Specify:-:--:--:-::-,--__ -,--,-_-:c 
2. If your answer for question NQ (1), is 'It is my own ' when did you get the plot? 

(Sl'lecify the exact year)_---c::--_,---,---,-____ ,---,.....-,-_,--_ 
3. If your answer for question N" (1), is ' It is my own ' what is the size of your total hold ings 

in (nl)? ----------0---
4. If your answer fo r question N° (1), is ' It is my own ' how did you get your land? 

A. Through land lease. B. I inherited it from my family . 
C. I bought it from a local farmer D. I occupied a vacant land. 
E. If any other, spec ify_.,-,,:-c-c--c-c=-

5. If your answer for question N" (4), is ' I bought it from a local farmer' , what forced you to 
buy your land/plot? 
A. Lack offonnal land provision system by the local administrators. 
B. Due to tmfair land delivery system in the City. 
C. The formal land delivery system is not affordable in the City. 

D. If any other (specify) ---::-:;;-:-::---c--;-:-:---:---:--::----:--
6. Tfyour answer for question NQ (4), is 'I bought it from a local farmer' , what is the buying 

cost your plotlhouse? Please specify Birr. When did you buy it? 

7. Have you ever tri ed to get land for housing through form al/legal ways? A. Yes B. No 
8. If your answer for question NQ (7), is ' yes' which formaillegal ways you have tried so far? 

A. Land Lease B. Condominium Housing C. Land provided through Auction 
D. Land provided through Compromise E. If any other specify-:-_---=-=-__ -::--:c=-

9. Do you have a title-deed for your holding (total land plus housing)? A. Yes B. No 
10. If your answer for question NQ (9), is ' yes' how and from where did you get it? 

A. The person who sold the plot to you B. The local kebele council 
C. The local elderly people and the land sell er 
D. Land brokers/speculators 
E. If any other specify _ _ ____ --:-

11. Have you ever tried to secure your ownership individually? A. Yes B. No 
12. If your answer for question N° (11), is 'yes' explain how you did that? 

13 . Have you ever tried to secure your ownership in groups/with your neighborhoods? 
A. Yes B. No 

14. If your answer for question NQ (13), is ' yes ' explain how you did that? 

15. Did you face any challenge from Hawassa City municipality regard ing your ownership 
[land/house]? A. Yes B. No 

16. If your answer for question NQ (15), is ' yes ' how, and when, Explain _______ _ 

17. Was there any attempt made by Hawassa City muni cipality to introduce the standard plan 
of the City in your locality? A. Yes B. No 
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IS. If your answer for question NQ (17) is 'No' what do you think is the reason? 
A. The municipality does not have sufticient information about your locali ty 
B. The complexity of the problem in informal housing areas 
C. The suspect of disnlpting households in infonnal housing areas 
D. Offi cers in the muni cipality are reluctant for doing so. 
E. If any other specifY:---:-:;;-:-=--:--:-::-:--:---,---___ _ 

19. If your answer for question NQ (17) is 'Yes' what measures did the municipality plan to 
implement? 
A. Demoli ti on of the area totally 
B. Introducing the standard plan of the City to the area accordingly and expanding basic 

urban serv ices to the area with little or no cost on res idents. 
C. Taking taxes from households based on the then land price from both parties [seller 

and buyer]. 
D. Fixing the prices of land/m2 to the area and leasing the land to the already land/house 

owning households so that these households pay the fixed price to the government 

E. I f any 0 ther, s peci fY:--_ ----,_-:-::;;:-:-,--:-:----:-:-:-__ :--_---:--:-:---:--::-----::-:--::--__ 
20. From the options given for question NQ ' 19' which one do you think is feasible for 

securing households ownership? Why? 

2 1. Do you think that the absence of standard plan to your locality determines your housing 
quali ty and size? If yes, how? ____ ---: ______ ---.,. ____ .,-----,-----, __ 

22. How do you rate the demand for urban land for house construction in your locality? 
A. Increasing B. Decreasing C. It has remained the same. 
D. If any other specifY---:----:-:::-:-_-,-=-_ 

23. If your answer fo r question NQ 21 is ' Increasing ' or 'Decreasing ' the reason 
IS-,-____ :--

24. How do you rate informal land market in your locality? 
A. High B. Moderate C. Low 

25. Do you think that farmers in your locality are involved in the informal land market? 
A. Yes B. No 

26. Tfyour answer for question NQ (23) is 'yes', what do you think is the major reason? 
A. The absence of tenure security to the farmers B. Farmers demand to urban life. 
C. The prospect of the City's physical expansion in to their farmland. 
D. The low compensation the government is giving for their land after eviction. 
E. If an yother s peci fY ____ ----:-_-,-----,----:----:::_---:-:----:-_ 

27. In your opinion, what factors are accelerating the informal land market in your locality? 
A. The migration of people from other regions and Cities. 
B. The inability of the government to provide urban land at affordable price. 
C. The exhaustion ofland for urban use in the City. 
D. The invo lvement/action of brokers and land speculators 
E. If any other specify _ _ ____ -::-: __ :--_--:-

2S. Do you think that the poorest segment of the society are benefiting from ' informal land 
market' in your locality? A. Yes B. No 

29. If your answer for question No (2S) is 'No' the reason is:-
A. lncrease in the value/cost of land from time to time due to an increase in the 

administrative role oflhe city. 
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B . Decrease in the saving levels of poorest households due to the rise in the cost of 
living from time to time. 

C. Absence of subsidy for housing the poor by the government. 
D. The absence of local and in ternational institutions for finan cing the poor in housing. 
E . If any other specify--:-=--___ ,---_---.,.--,----:-:-

3D. What do you recommend Hawassa city municipality to house the urban poor? 
A. Maintaining the already started condominium housing to the poor 
B. Leasing land in the urban fringe or anywhere in the city where there is open 

space through plal1Jling befo re in fo rma li ty happens 
C. Constructing highly subs idi zed public rental hous ing due to high cost of 

condominiums ancl informal land 
D. Increasing government subs idy for housing the poor 
E. Welcoming local and international institutions which are targeted at housing 

the urban poor through appropriate planning. 
F. Making some policy changes regarding house/land ownership [prohi biting the 

possess ion of more than one plotlhouse per family]. 
G. If any other, 

specify~~--~--~~,----~-__:_~-~-~--~ 
31. What do you advise Hawassa city municipality to reduce informal land transaction and 

to legali ze households ownership in your locality [landlhouse]? 

D Housing Affordability 
I . For how much did you buy your plot/land for constructing your house? Please 

Specify Birr 
2. How much is the total s ize of your plot [land plus housing]? Please 

Specify M2 
3. From where did you get the money w hen you buy your plot for house constmction? 

A. I borrowed from my fami ly B. I spent my own personal saving 
C. I borrowed from cred it association D. T have gained it from ikublidir 
E. If any other, Specify . 

4. If your answer for question N° (3) is 'A' , 'C' or 'D' , for how long did you pay your 
debt? A. In less than a year time B. \-2 years C. 2-3 years 
D. 3-4 years E . 4-5 years F. > 5 years G. If any other, Specify_ 

5. Do you think that the total amount of money you paid to get a plot for house 
constmction [including what you pa id for brokers] is affordabl e to you? 

A. Yes B. No 
6. If your answer for question NQ (5) is 'No' , why and how 

explain,...,..c-c-__:_--:-,----
7. Do you think that land/house acquired through informal market is more affordable 

than condominium housing? How? _________________ _ 
8. What do you adv ice Hawassa city municipality to enhance poorest households' 

capacity to easily afford for housing in general and get plot for housing in particular 
through info rmal market in 
particular? _____________________ _ 

9. What was the total month ly income of your house hold in the year you bought your 
Plot? 
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A. < 500 Birr B. 500-1000 Birr C. 1000- 1500 Birr 
E. 2000-2500 Birr F. 2500-3000 Birr G. > 3000 Birr 
H. If any other, Specify _ __ _ 

10. What is the total monthly income of your house hold currently? 

D. 1500-2000 Birr 

A. < 500 Birr B. 500-1000 Birr C. 1000-1500 Birr D. 1500-2000 Birr 
E. 2000-2500 Bi rr F. 2500-3000 Birr G. > 3000 BilT 
H. If any other, Specify _ __ _ 

Thllnk you!!! 
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ADDIS ABABA UNIVERSITY 

SCHOOL OF GRADUATE STUDIES 

INSTITUTE OF REGIONAL AND LOCAL DEVELOPMENT 

DEPARTMENT OF URBAN CHALLENGES IN EAST AFRICA 

Appelldix: 2 

This Interview Guide is prepared for an academic purpose i.e. for the fi.llfil hnent of Masters 
of Arts Degree in Urban Challenges in East Africa from Addis Ababa Uni vers ity Institute 
of Regional And Local Deve lopment and the Norwegian University of Science and 
Technology [NTNU] . 

The objective of the study is to investigate the extent to which informal housing addresses the 
housing problem of the poor in selected keheles ' of Hawassa City. It is believed that the 
snldy will help to reach at some recommendations which wi ll be helpfi.ll for making some 
policy interventions. Therefore, your cooperation with honest response to the questionnaires 
is important for the overall success of the stndy. The information to be obtained through thi s 
questionnaire will remain confidential and used only for research purpose. 

Thank you in advance for your cooperation!!! 

General Information 

l. Name of the kifleketema ._------
2. Education level_-:-c-:-_______ _ 
3. Administrative position __ -,-_ ___ _ 
4. Date of interview/data co llection ____ _ 
5. Time ofInterview: beginning time ending time. ____ _ 

A. Interview Guide Questions for officials in Hawassa Municipality 
1. How do you rate informal housing in Hawassa city in general? What do you think is 

the basic cause? 
2. Would you please explain tbe trend in informal housing in Hawassa city in the 

previous few years? Who can afford for them. 
3. Do you think that the poorest segment of the society are benefiting from informal 

houses in the city? Are they affordable to them? Why and how? 
4. As you know informal housing areas are not legal in the eyes of the municipality. 

Hence, what tangib le measures did the municipali ty take so far to legalize the area 
and provide tenure security to the households in the area? 

5. Have you ever noticed how informal households try to secure their holdings 
individually and/or in group? 

6. What do you think were/are the main reasons for not taking measures on informal 
households lmtil now? 

7. How do you evaluate informal housing areas and their access to basic serv ices [piped 
water, electricity, road networks, waste di sposal sites, schooling and so on ... ]7 

8. What measures do you think are feasible to be implemented in informal housing 
areas? [Regarding land brokers, speculators, fanners and households themselves]? 

9. Who could be blamed for the already created informal landscape? The municipality? 
Brokers and speculators? Fanners? Informal households? 

116 



10. To what extent does the municipality gave recognition [de-facto or de-jure] to 
intonnal households? 

11. Do you think that the workers in the municipality have transparency and 
accountabi lity to house the urban poor through proper management of the ex isting 
urban land resource and appropriate exercise of power in the city? 

12. What do you think wi ll be con ective measures to house the urban poor as far as 
housing is concemed? 

B. Interview Guide for Fllrme,'s 
I. For how long you stayed in your plot? 
2. How much land did you possess before few years/decades? What about now'? 
3. Did you sell part of your plot? If 'yes' what forced you to sell? 
4. Does urban expansion affect you and your household life? How? 
5. What opportunities and challenges farmers in your locality face due to informal 

urban expansion in to your land? 
6. Do you think that Hawassa city municipality is undertaking good governance 

[through accountability and transparency] with regard to land and housing in your 
locality? 

C. Interview guide for Brokers 
I . What do you think is the cause for informal land transaction in the city? 
2. Who do you think has benefited from informal land transaction in the city? The poor, 

the rich, land brokers and speculators? How and why? 
3. Do you think that land/house which is obtained through informal land market is 

affordab le to the poorest segment of the society? Why? 
4. How does land/house buyers get ownership security from sellers? Do you think that it 

will guarantee buyer's ri ght on the land/house? How? 
5. Have you ever come across conflicts between the informal land buyers and sellers? 

Please explain why and how. If so, how was it settled? 
6. Does the va lue of land vary from one part of the city to the other? How and Why? 
7. Whom do you think has benefited from the land/housing market in Hawassa city? 
8. 06 you think that Hawassa city municipality is undertaking good governance 

[through accountability and transparency] with regard to land and hous ing? 
9. Have you ever seen any attempt made by the mlmicipality to legalize informal 

households in the urban fringe? 
10. What do you recommend the mlmicipality regarding the provision of temlre security, 

access to basic services, and housing the urban poor in informal housing areas in the 
city? 

D. Interviews Guide for FGD 
I. How do you evaluate the trend of infonnality [housing and land] in Hawassa city? 
2. What do you think is the cause for informal land transaction in the city? 
3. Who do you think has benefited from informal land transaction in the city? The poor, 

the rich, land brokers and speculators? How and why? 
4. Do you think that land/house which is obtained through informal land market is 

affordable to the poorest segment of the society? Why? 
5. How does land/house buyers get ownership security from sellers? Do you think that it 

will guarantee buyer's ri ght on the land/house? How? 
6. Have you ever come across conflicts between the informal land buyers and se ll ers? 

Please explain why and how. If so, how was it settl ed? 
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7. Does the value of land vary from one part of the city to the other? How and Why? J 
8. ·What practical measures did the municipality and city government of HawaSsa ta <e 

o n officials, brokers and speculators so far? . 
9. J-Iow and from where do infonnal households get access to basic services [pIped 
~ater, electri city, road networks, waste di sposa l sites and so on . . . J? . .. ? 

10. --yVJlO could be blamed for the already created infonnal landscape? The muntClpahty . 
B r okers and speculators? Fanners? Informal households? 

11.0.0 you think that Hawassa city municipality is undertaking good governance 
[tbIough accountability and transparency 1 with regard to land and housing? . . 

12. H a ve you ever seen any attempt made by the municipality to legalize IO[OI111al 
bOL l seholds in the urban fringe? . 

13. WJ~at do you recommend the municipality regarding the provis ion of tenure secUrIty, 
acceSs to basic services, and housing the urban poor in informal housing areas 111 the 
.. ? 

Clty - . . . d 
14. HoW'" can you sense affordablhty, tenure security and access to basic servIces, an 

good governance in relation to housing? 

1/' Thallk yOIl • • • 
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