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CIIAPTER I 

INTRODUCTIOI 

1.1 GENERAL 

De h;lo pment can be regarded as eflieien t util iz~lti o ll of resources for the we lfa re or present 

and fut ure generati ons of hum all beill gs . It is the we ll-guided and \V eil -planned use 0 [' 

physical reso urce base, wh ieh can form the stab le base for progressive and susta inabl e soc io­

econom ic edifi ce. The maxim app li es equa ll y to rura l as \Ve Il as urban areas. No t;oubt the 

formula ti on and implementat ion of the plans need adequately strong fInancial bases , whi ch is 

more true of urban areas . In urban areas most easi ly and immed iately approached so urce of 

revenue is the t~I X on lanel/house (property tax), whic h can be bett er assessed and m:lx imi 7.ed 

by knowing the particulars of the OCCUp ~\!1ts of land parcels . This ca n be achieved only when 

the oW il crs/users/occ lIp;1I1IS reg istra tions ;11(; properl y 111aintained. Not olll y this, the 

reg istrat ion sys tem becomes a permanent reco rd fo r reg isterin g ;1I1Y ch;l11 ge in it s st atu s, 

ownership, zonality, va luat ion, amenities, etc., and hence th e ever chan ging taxation, the 

immediate and primary source of rev en lie . 

Cad astre is refereed as parce l based lami information sys tem. Th e princip al func liol l or 

cadastre is the prov ision of info rma tio n co nc crIlin g locatio n, owncrship. va lu e, amI usc. In 

other words cadastr provides the informati on component of lane! regi stratio n. Hence, it is the 

process where by var ious ri ght s ill defined 11l li ts uf' LI IIlI ;Ire of'l ie i;dI y reco rded (Lli SSOl l I <) I)() 

(c)) . A more detail ed defi nition of cadastre can be obLlined in th e follow ing statement of 

Mabogu nj e: 

1 



" /I cadusl r e is WI a.!/lciul JJIINic r ecord IIslIulll' IIl l1illlllillCd 10 r('~ is l ('r Ih e o ll 'llc rship 

r ig hls 0/ !ulld i ll a g i l'C!1I jllr isdiC'l ioll, Slo tc or COIIlIl/y. F or coch porcc/ of IUlld, the 

cw!ustr e r ecords !ocU tiOIl , pln 'sinz/ dCSCl'l jJ ll 0 11 , \'lillie, all)' illlpro l'c lll c lIl 0 11 tll c jJurce!, 

all p enolls II 'i l h sOlli e rig hts 10 Ih c purce! (oecll/wIICl I, 01 I'll C'l'S 1111) , r ip,llfs 0/ 1\ '0.1 ', (' t l. .. ) 

as \Vel! os th e cxaci lI al lire of Ih ese r ig hls. If cu duslre Oft CIl gocs hallri ill haml II'ilh {/ 

C(u/ost r c l/l ojJ, \vhiell shOll'S [II C' !egu ! /)}'()! )C'rt\ ' .Fu lII C'\ I'od of 1111 ur CIl, i llc/lidi llg 

p roper ty OOIIl](/alies, Odllli ll iS[}'(l/il'e bOI Il](/(I rics, Icg al roa r! conidors, p ar cel 

idelllifiers, sO lli e tiJil CS th e urcu o/cach po r ec/. el c, ilccollsc o/thcse dc/uils , L'(/(!ustrc 

1Il0jJS (Ire IIslwlly fJrodll ccd 0 11 U lorgc sui/c. "(tvLlbogu nj e, 1992,26 ) 

Evcnthou gl1, at thc bcginn in g cadastral system was creat ed and ll scd for so mc sort of tax ati on 

of land, current ly lanel registration has dc\'eloped well beyond the singular pu rposc. Now 

days, cadastre and cadastral maps are the most important instrument s for effecti ve and 

effici ent managcm cnt of urban lanc1s . i\10rcovc r, tech nologica l devc lopm cnt in thi s area , 

especially as Gcographic Informati on Systcm (G IS) and Land Inform ation Systcm (LIS) 

which usc hi gh-tcch havc made poss ible tl1c productio n oi' suflicicn tl y acc uratc maps and data 

bases that can , in turn, bc used for lan el registrat ion, property taxatio n and mban planning 

process (AmofT, 1989, Li M. , 1993 and Pa rKe r, 1988 ). 

In Africa vcry few cO llntri es lJd \C :l cad~ \ s lr~d \11; \Ppi\lg sys tem lo r most of their citi cs duc, 

primarily to thc fin ancial , in st itu tional ~\\1 d tec hn ological constr'lint s. Mos t or the timc, 

govcrnm cnt s in dcvcloping cO llntri es do not reacli Iy understand problems rclatcd to thc non­

ex. istence o f cadastral syste m, \\' hi clJ in urban areas o f many Afri cc\l1 count ri es is renccted in 



the inclTec ti ve land policy, poo r land managements, etc, resultin g in, ,1I11 ong ot hers, the 

problems o[ revenue co ll ec ti on, co-o rdinat ion o[ di [[ere nt agencies , etc. 

Most of the city ad min istrat ions (muni cipal it ies ) in the deve lopi ng world arc filldin g it 

diffic ult to cope with reg isterin g process o[ l,md tra nsacti ons an d rapidly changin g patte rns o[ 

land uses associ ated with accelerated urban ~', ro\\th s . /\ s a result , a number o[ other problems, 

sllch as in ab ility o[ citi es to increase thcir re\'enue base, di storti ons in the urban land market 

and delays in the implementat ion or urban de\,cloplllcl lt plOjcets cmerge . So, crca til ls , \I I up-

to-da te and effi cient cacb stre C lII do mu ch to all e\iat e these ami other reLll ed pl'Obl ell1 s. 

Cadastra l map ping and land registrati on sys tems, either in traditi onal or modem re m lS, are 

said to be alm os t nOll-exi stent in most o[ the devel oping countries and same is true of 

Ethi opia. Hcre, alt hough m,lp-making technology h ~I S a long hi story, cadastre as a system is 

almost non-existent e\ cn now. E\cn tho\l gh, there \\,IS a spor,l(\i e effo rt to est,lbli sh a 

cadast ra l system somc ti me ago in Addi s Ababa, as it is not updated si nce long, it is al mos t 

non-ex istent as a Sys telll at preSeJ lt. It \\ as Elll pe ror rVl in ilil\. who issued a deClee th at brought 

legislat ion to in iti ate the coul1try ' s fi rst c llb stral sUl"\ 'ey in Addi s Ababa in I () 09 (P,I11khr\l st, 

1966). Thus, landowners were to be gi\en a ce rt ificate refC rred as ",1'nist l\ lomqa t" or Urist " 

paper to be writt en ill All1h aric and fr ellch, \\ ith a lll<1p showin g til e bOll l1li:ll ics of the bl ld 

(see fi gure No . I). Th ough, the l11uni cipal it y \\ as lI :l\il lg a ca tl ~ l s tr<1 1 sect ion [or man)' yC, I1 S, 

its task was li mited to assess iJl g and \aluatio n of LInd ,l lld bu il ding for property t ~L\CS ill a 

sporadic way rather than mainta inin g the cadas tre. 



At PIl:SCl lt til l: 1I1h : 111 Lilid lI Sc SyS IL'll1 ill PlIi' lId);111 CL'lIlL" I S i s hl'Ct )lllill g 111 \l I C :lllti 111 \lIL' 

dynamic , Moreove r, mos t of tile lII'ban ce llt ers \\'itll their current orga ni za ti onal structure Jnd 

man power co nditi ons, arc unable to cope \yilh he frcqucncy oj' lallu tran s:lct ions anu the 

rap idl y changing patterns of !and uses associated \\'ith their :1cce1cr:lt ed grow tll , 

1.2 THE STUDY AREA AND TIlE PR013LEl\l 

The town o f Nazreth in its present form \\as estab li shed in 1909 aOer the advent of Elh io­

Djibuti ra ilway and remaill ed til e "A\\Taja" clpit~d until 1 %7 , Fro m 1 \)'<37 to I t)t}3 it se rved as 

the cap ital of'the th el l Eas t Slle\,;" Admini st rati ve Rcgion , It is now tile ca p i t~d o f East Shcw;l 

Zone in the Oromia Nat ional Regional State , 

Nazreth is alllong th e fa st grow ing urban centers in the country, The lown has att ractive 

potentials thJ t contributed for its acc elerated growth (to be di sc llssed ill detail OIl the 

forthcom ing sect ions) , According to the informa ti on obtained from the Department of 

Planni ng and Economic Dc\'e lopmellt of the Zone ~ln d the Ml ll1i cipa li ty, the number of 

investors in di ffcrent sec tors such as, co nstructi oll , hotels, small scalc indust ri es , etc, is 

grow ing from time to time, For ill st,ll1C e, Lll1d all oca ted th rough IClse arr:mgement shows tile 

develop ment of th ese ac ti vit ies ill the to\\n, Accorcl ingly about 81 investors obta ined land 

through lease to carry out til e aboyc mentioncd act ivities 

D ue to the general factor of the c it y ward mO\'emellt o f popUlat ion in thc count ry as a whole 

and Nazreth in parti cubr during tile recent aIlli coming decades , bnd usc problems :ll1d 



provisioll s of" ~III I Cilitic ~lrc lik ely to ~l gg r~l \ ' ~lt u \\' itlt tilllC. l le llcc , ill ti le ease u l' ~l/ l C tll tlt c 

ex pan sion of the town is beco ming irregu lar, un controllcd and onen res ulting in cre~lt io ll of 

slums . Thi s might be attributed to tile absc l1 ce or <l good c~ld~l s tre sys tem witlt ,dltlle required 

information . 

The major prob lems in Nazretl! attributable to tile nOIl-e\ iste llt or Ilo ll -runct ioll<l l cadastre or 

land regis trati on are many, but some are mellt ioned here as : 

)..- The amoun t of reven ue co llected f"rom property ta \ is ve ry low ,IS compared to other 

sources of re ven ue, for example there ~lre only 10,500 lega ll y recogn ized properly 

owners \y ho arc paylll g taxes. E\'c1'1 from thcse recognized owners there <lrc 

consid erable numbers \\110 cl o !lot p~1y tax . While, the percen tage di stribution of loca l 

tax share of thi s reso urce ~1l0!lg \\'ith property transfer tax in total revellue o f' most of 

the cities in cl eve loping co untr ies are \'ery significa nt (I3<lhl, Roy & J. Linn, 1992). 

);- The sales of the houses aIld fee for appl icat ion for regist rati on arc not treated 

properly, thus encourag ing il legal proced ures or trzlI1 szlcti ons. 

:,- Sign ificant proportions (estinwtcd at >30 lXl) or the inhab itants do not have tit le or 

ccrt i fi eatc of ownership to their property . 

:,- Land di sputes do not ge t quicK and legal so luti on. 

r In th ~ tow n squatt er sett lement s or i I lcg~d co nstruction s ~ lre II1 crclSlng very 

al armin gly. It is estimated that out o f the total housing stock o f the town abou t 24% 

are squatters. 



r Planning and impl ementin g de\c lopm cnt projec ts is hi ghl y ,l ffec tcd by lack of 

surri cient in formatio n and rcso urce cspec iall y fill;mcial. 

Thus, the most important step to be taken by th e tv1unicipal it y, in ord er to have an e llici ent 

and workab le land managcment sys tem, is to introdu ce C<ld;l stral system, so as to h;lve an 

accurate property record and relat ed info rmati on co nccrning land. This h;lS currentl y infused 

in terest among di fferent institut ions like Municipality of Nnreth, lJure<l u of Works ,1I1d Urb,lll 

Development of Oromia Region and Urban Developm ent Sup port Servi ce (UDS S) . Th e 

establ ishm ent of this syste m in NaDlreth can se rve as ;t guid e vr ll sefu l inp ut fOI furthe r 

development of c,ldastra l act ivities in other urba n ccnt ers o f' the cOllntry. 

1.3 OBJECTiVE 

Land is the base for every hum an act ivi ty r or ;In economi c ll, effi cient and proper utili zat ion 

of thi s resource, cadastra l system, \\'h ich offers up-to-date information regarding l,md and 

building, is vita l. The anticipated problems resulting fro m the absence of or ineffic icn t LlIld 

related information in urban ecnters particuLuly in Nazret h ca ll ed the att ention of the author 

of thi s study . To ach ieve this end the first step will be to e:\3mine the statu s of such system in 

hi stori cal perspective. It will be fo llo\\'ed by the assessmcn t of til e evo luti on, use and role of 

cadast ra l system and rev iew of tile present technological 3chi e\'e il1 ent s th at have direct im pact 

on the speed, accuracy ,Inc! cf! ici cI1 C), of the systcl11 \\ hi ch is illlPOI t;lIlt in it self" ;lIld esscnti;Ii 

as a bas is for better uml erstanding oftlle lc\c l oCth e systcm ;It prescnt and its prospcc ts ill the 

future. It will al so co nsist tilc indicati on o f the llecessary measures :lIld steps to be underta kc n 

by th e city admilli strati ol1 or til e !\lullicip;llit y to acco mpli sh til e plan. Thu s, ill line with the 



genera l background to the problem ~lnd th e m ~l in objcc tive, thc I'ullo\\'ing :ll C til e spccil'ic 

objecti ves of the research : 

r Describe the ili stor ical cvolution ~I I ld level o r cldastre <Ind relat ed I11~ltt e rs at the 

global, nati onal and cit y (Nal.reth) level :1I1d descr ibe how the current sys tem operates 

in the to wn. 

;..- To ident ify and di sc uss essent ial elcmcnts til :lt the currcn t system is lacking :lIld 

ill ustrate problems faced as a rcsul t of non-cxistcnce or non-functioning of cadastral 

system . 

;..- Rev iew the amollnt of revcnue the Mun icip:lIity gener,Il es from property L\x (land 

and building), evaluate it s performance in exploiting the potential s and ideIlti fy maj or 

factors related to lam] man:lgel11eIl( prohIbiting the Il1:IxiIl1i l.:l ti on or revenue lrom (his 

source. 

~ To evaluate (he CUlTent assessment and valuation proced urcs and methods of land 

and bui ld in gs . 

;;.. To identify major componcnts and suggest st rat egics appropriate for land 

rcgistratioIl/cadastral sys tem csscllt i,II for the succcss fu l iI11pleIl1 cnt,It ion Il1 short, 

mcdium and long-term pcrIods in the Cutmc . 

>- To describe (he esscntiJ i CkIl1CIltS of th e systcm th at needs furth er cconomic 

anal ys is. 

1 



1.4 METHODOLOGY AND LIi\lITATIO NS OPTIIE PAP(~ R 

Both primary and second ary sources arc used to (J enerate lbt~l for thi s research. The primary 

data is col lec ted wit h the help or structured qu~stio n lla ires admini stered to se lected res id ents 

of the tOW Il. In order to obta in a represell lali\'C sample o r .111 reg istered 1cg~1l Ll11d .111d house 

owners in Nazreth a li st of these O\\'ne rs \\as obtained from the Muni cipality. Due to time 

constraint and other related problellls onl y l OS owners (1 (Yu) were rand oml y se lected from th is 

li st and finall y it was poss ibl e to int ervie\\ 105 owners . A questi on naire sched ul e ecnta ining 

th ree sect ions of closed and open-ended questions \\ 'as admini stered. The schedul e s.) ught to 

find out, am ong other things; inform at ion 0 11 the ow nership Gf l'lIld, l ~ lI1d re/;It ed ~Ictiviti cs , 

cond ition of buildings, property taxation, peo pl e's opinion 011 matt ers rela ted to land 

management, etc ., (sec Annex A for the co ntent s o f th e qucs ti ollll <lire). 

The secondary data coll ect ion constituted extcnsi\'e survey of literature from different sources 

incl uding books, semi n<1r pape rs <lIld :lc](k illic joulIl: tl s. rVlorco\'er , illl erviews with the 

concerned expert s ami authoriti es \\-ere CUll duc tcd with th e help o f checkli st qll esti olls 

prepared earlier (sec Anncx A fo r the contents of the check li st qu estions). In additi on to thi s 

varioll s formal and informal di sc ll ss ion s \\ ere hel d with experts in the fi eld of urban pbnni llg 

and land management. 

Lack or absence of data related to Lllld \\<1 S the m<lj or obstacle to thi s sl ud y. Spec iall y, th e 

Municipality either docs not posses the data or e\en if it ex ists, it is not orga ni zed or arranged 

in sll ch a way th at one can easi ly ex tract the data ll ceded. Similarl y, other zO Il ;! l offices StI ch 



as Planning and ECO l1 0ll1ic i)C\'CIOPIllCI1t i)Cp'lItlll Clll e Ilcet ,111d 1ll ,lkc '1\"lil; lble dat 'l only ,It 

Zonal and Woreda leve l where it was di f[lcult to sepa rate da ta pertinent to urban leyel. Thi . 

might be the result o f the overall devclopillent poli cy o f the cou lltry that givcs little at tclll iOl1 

to urban development. 

1.5 ORGANIZATION OF TIlE PAPER 

The structure or the pape r is as fo llows : Sect ion or chapter I dea ls \vi th the int roduction . 

Chapter 11 provides a literature rev iew abou t the c\o lllti on and deve lopment of cadastre ::1I1d 

til e current advancement o f the system al ong wi th thc dcvclop11l cl1t o f Llild reg istr,i!ion and 

mappll1g 111 Ethiop ia. In chapter III a back ground abo ut the study area will be treated . 

Chapter IV will be concerned with desc ribillg the ClIrrent lam! 11l,1I1agc Illcnl systclll ;)lld 

identifying what is lacking in the system . After trea til1g the maj or aspec ts in the proposa l for 

an improved cadastral system in chapte r V, the prl per is concluded by giving concludin g 

remarks anc! recom mendation s fo r thc rea lizati on o rc;Hb s tr ~d ;lCtiv iti es in th e town ofNazret h. 

l) 
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e ll '\PTER I I 

LITEI~ATURE REV I E\V 

2.1 II1STORIC:\L nr\T LOP\lLNT OF C:;\I)AST IU~ 

2.1 .1 EARLY DE\ 'ELOP;\IE I 'T 

Larson (1 990 (~1)) i,klltili ed t\\'O b:1 Sic reaso l1S for th c initi~lti o l1 of th c Cluastrc (lClnc! 

registration) syste111 the interes t o f the o\\ l1 crs i users of a unit of land to gc t pU blicity or to 

have a doclImcnt to cstabli sh hi s crcdent iClls in reg:ml to hi s specific propcrty Clr~u thc 

interest fr0111 the gO\Crllml'llt side [0 kno\\' thc unit s of land liablc fo r taxation or othcr 

scrv iccs, du cs :lllli 1\:\.':-;, I kll Cl', til ese \\e re til c l\\ '() h:l s ic foul1ll:itiollS Cor th c deve lopmcnt 

ofthc present clay Cl(\:lst rc \\hich must ha\e stClrted at a diffC rent point of tim es in diffe rcnt 

parts of the world , dcpcndil lg Gn the stClge of ci\ ili zati o l1 , but surcl y at thc c~lrly stages of 

their humz1I1 dc\clllP11lCIll. I-I o\\e\cr. at thc beginn ing this as mainl y to prohibit thc 

poss ibility of sc llill g ll r tr:lllsiClTillg LlIld to t\\'O difrcrellt clients. TilliS, s incc thcn somc 

proccdures wcre rcqllill'llt ll b\.' I'ullillulto Jl1:1ke public tli e s:!Ic :llld plllch:1SC of l:lnd , For 

instancc, the r()lIo\\'ill ~ ljll ll\:lt i(11 1 rrom tlie Ii olly Dible sho\\s so mc of the procedures ami 

indi cate how c:lrly Llild tr:lllsi'er proceli lllcs start ed to hc prac ti ced, 

"1 J)J'oceeil('{1 10 liIl\' limll //illl 'il , /IIcl rllc SOli of Ill)' po/erl/ol IIlIrlC 111e' field rl/(/I 

\I' ({S ill / 111 'ililwi /i illldlNtid llili1 Ih e I))"/cc , The il / \\'ro le ill (f deed o/l(1 {{ [fixed Ih e 

SCii/, .' ljil 'l Ii/ell / 1,)(J/i lite ill'cd (:{ IJtIlCi/(/s(', Ihc OIiC sCll l cd IlCC()J'(/il/g 10 Ilt t' 

COIIIIII({//(/lItCIII illlcl I!/(' j:(','..'.lIlllrioIlS , illlcl l/ie Olle' lell 0jJCII: (llId l/i ell 1 g(I\'C Ift c deed 

o/jJ lI l'c l /(/s(' In 1i1l1'1I( /t Iht' SOli (Jj' .\'c.riilh fli(' SO li (:j' /l/Ilh .scillh' In/ol'e Ih e n'cs oj' 

JJUII 'u, /lie! ({lIlllw/Ul'l' (OIl'S oil//(' 'l'iII/CSSeS " " (./('1' 32 ,' 9, 10, / I & J 2), 

LU 



Different countries \\ 'lTe h,I\ 'ill g di frc rent traditi ons or system of Illakin g pu blic the filcts 

re lated to Lllld <I S ~Ir l' Itll ilid ill : \ ~ syr i : lJl- l3<1lJ yIOlli:11l a III I L:gy pliall sO llrces. III all thc_c 

countri es however Ihe Ir'lll s l', · I· I I ' 1' I . I " , .• . CI 1,lt 0 1,I\e p ilce III Il e prese ll ce of wltll esses III ord er to 

have va li di ty (L<1rSSOI1 . I <) t)() (:1)). Silllilar ly, OSlerberg ( 1990)lH.li cat ed Ihat ill :lI1ciellt 

No rdic laws 100 th l"l" l' \\"Crc ,Inicks requi rill g Ir,lll sactioll S or lalld 10 be ,1 1l1l0 li llced at the 

popular co urt witncsscd or cOlll-lrlllcd by t\\"Cnty illlli vidllJl s. 1 ~ l bo gullje (1 992) al so 

indicates t he exi stcllce of" Ill c S ~ llll e Situ,ltioll ill the prim iti \'e tribes , espec iall y ill Africa, 

where histor ical e\'idcllces sho\\ th,lt Lllld tr~lI1sfers \\"Crc ta killg pLlec in the presence of the 

tribes ch iefs and eld ers. 

Likewise, there is ,i\ so illl c, lll y e\idence supported by the pi cture of surveyo rs at \Vork 011 

some of th e tomhs ill :JI1CiCI11 F ~~ypt, S!JO\\' ill g that th ere \\',IS LIIHI recnrd ill g prl)Cl'dlllC I'm 

the purpose of L\\ ,lti oll (I.'lrsso11 . I t)90 (a) ). Th e l~ o l1lans :t! so we re survey ing the 

tenitories und er th eir contlOl, to keep trac k of land hold ings and eizt ill1s o f land . In tile 

words ofF. Dal e ,1I1d D. r-1cLlll gillin (1 988 ). modern Iall d t,lxJ ti on reco rel s CO llie! be traced 

back to the tax ll1<lpping or the ILlkm pro\'inces bel\\een 1720 and 1723 . Tile Austrians . 

who c(liTied out :1 cld;l-;tr:t! Sl\I\cy het\\('cil 178 5 ;\11(1 17S<). ;i\ so fo ll owed thi s experience. 

As per liter:lturc it ;Ippclrs [kit [ile :tCli\ it )" o r cadastre ~IS a ll10dem ami sys tem atic \\":I y 

emerged in Europe. cspec i ~ t11y rr'lll CC . \\11 erc Napol eon I ord ered the sur vey of more thall 

producti vity, to es(;\bli sh Ilh.' Llmous rrellcll cadastre by I S07 . The dominat in g pos iti on of 

F!'qee durin g thi s p\.·liod illllllcllced so me cOllntries to la ll ow til e Frencil cldastrc mode l 

of fi scal C<ltb strc. lI 1l1 U!;il . Ih e Frcll ch Cltl:tstre \\:lS consid ered :IS the mother in Anglo-

il 
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Saxon world the Ill"l i ll obJ' , 'I ' " I' I ' I I ' , 
, U': 1\ C () Ill 'l r ,IIll reg l 11';111 0 11 \\',IS rath er eSlabli sllillg a systel11 

fo r sec urin g oW ll ersll ip ;ll ll l hcili l ;llill g cl'li c ieflt Irall slC r or 1,llld ( 1. ;l rsso ll, I (Jl)() (:I)), 

2.1.2 RECENT DEVELO P:\IE NT 

Henssen (I ()l)() (;1)) ;!l so cl l' 11111I Si /Cd tlLII Ihe french c lt!;l stre cOlild be consid ered ;IS ;I base 

fo r the West Em opedll COllll1l'ies to (b elop or ad opt it. B ig townships, like those 0 1' Pari s, 

L ill ie, and fVL1rsei l lc:; ha\c ,il ready eSlabli shed a llluit ipurpose cadastre, 1n Federal 

repub li c of Germ,l ll ), clld,l stl 'e dc \ eloped from the I:IX cad0stre in to lcg:il rcferellcc, thus 

encouraging the elll Cigencc of 0n ind epend ent lllul t ipurpose cadastre, In other countries 

such as in AlI str,did, S\\itl l' ILll1d ;1 III I lile Nelilcr l;lIld s lile S;l lllC dc\' c luplllClll is Ll ki llg 

p lace, Simil ar ly, il l SCIlilli l l;I\' ;;1 hi ghl y de\ clopec.l C<ldastre sys tem is found, f or eX ;1Il1ple, 

in Sweden the adju stmcnl ul' cllLi stre to a land inforlll:ltion system include even persolla l 

data, il lCludi l lg il il l ll ll l;lliUII (HI puplILtti ull , l'CUIIlll ll Y, LIlil l usc, U\\'ll l'I'S \iip, (;1 :\ , jltlll' \i ;ISl' 

price, as we ll as stati sticll d;II;1 dcr i\cd from census, Similar to the Swed ish system, the 

Norwegian a III I til e li nish C<ld,l stre arc i lllcgrated in a lega ll y b;lsed in form ation systcm, 

Generall y, ;IS per rTF (I () ()(i ), all indu stri0 li 7.ecl cOlln tri es m 0i nt0in som e so rt o f 10ml 

register system th ;11 records ,ill bnd related (bt0, \\ 'hich i s an indi spen sable too l for a 

market eco llomy , II I IllOst ()f' Ill l'se coulltrics I a III I rcLltcd infl )J'Jll;llio ll is ;1 COlll Plilcri;,cd 

ac ti v it y , 

In IllOSt of the rOnller La sl 1,1 11() ]1 C;111 sociali st co untri es such ,IS Bu lg;lri ;l , Czechoslov;lki;I , 

Hungary, etc , th l' ;1 CI ;ISS I I-I Clli oll unit \\ ;IS bll scd 0 11 natura l (l11li techni cal producti ve 

innuellces sucll ,IS 1;111( 1 lI S( , c l il11 ;IIC, \\ ater suppl y, etc, Il ell sse n ( 1990 (a)), Thu s, land 
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was valu ed in tcr lll S 0" its 'I"" It " I ' 

, , ,,, I lUI \ 11 " potclltlal ami hCllce, fann ers were in tructcd to grow 

app ropriate crops, 

Modern cadastre in it s CUllellt <Ipp li c<I ti oll is sa id to be ncw to many of the prescnt day so 

ca lled deve lopi ng cOlll llrics , Il o\\c\'Cr, <1 S indi ca tcd by Il cnsscn ( 1990 (b)) th ere are thrcc 

m ain points th ~\ t 11l ~ lkl' cld:ISlrc " neccss it y to countri cs w ithol!t any sys tem of modern land 

reg istration, These ~Irc : 

> T he m ~lj()j' SU lliCC o l ' l itiS~\li o n in th e co urt s of countri cs w ithout cadast l-al :.ystel1l 

is land di sPllt cs, tllu s L\Ild rcgistration is v it al to reduce these di sput es; 

> Tax revcnu e co l kcted flOlll property is o ft cn a maj or sO llice o f inco me, therefore 

to make ,\11 elj \lit:\b lc ~\nd f~lir al location anu co ll ecti on o f property tax cadas tral 

regis tr ~lt i oll is illl pU rt ~llIt: ~lIld 

'r l \cli v iti l'S slic h ~IS lII h~1I 1 ~lI1d res ional pl~1I111i11 g , and cO l11pibti on of s t~lti s tic s , 

require Lli ld reg i s tl ~llion sys tem, 

2.2 LAND REC ISTR,\TIOl", CA DASTRE, TAXATION, CADASTRAL 

SURVEYI NG ,\ ; ' I) [\ !:\PPIi\'G 

2.2.1 LAND I{I ~ G ISTIL\TION AND CA DASTRE 

Every lane! <Idill il lislr~il i ()n system sholi id include so me sort o f bnd reg istr<Iti on, w hi ch 

m ost of th e time is :\ process ror record in g ri ght s on land, H ence, land reg istrati on 

prov ides S<Iec amI cL' rL li ll "llllll (Lilio ll or tile acq ui siti o11 , cnj oynlCllt ;11ll1 di spos;t! o f ri ghts in 

land (EeE , 19%) II i~ :1 publi c re gister, \\ hich is uscd to rcco rd the exi stence of deeds or 

title documcnt s, ,' ,I);lk ;1I1d ]) i\!CLlugllli n ( 1988 ) furth cr elaborat cd thi s, w hell 

di scuss ing legal r i ~ 'll s 0" LII ]( 1. i,knl i fled th ree method s o f rccordi ll g or reg istrati on, Thcse 
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are: privale c O/I\'C\ '{ II/cill,':.!. . in \\ 'hi ch the rec rd s ;\l1d tran sfers f L1I1d are hal1dl ed by 

pri vate ,I IT;lJl ge ll1 CI1ls' N (,II ' I" / . I I ' , , . 
" , ~ / ,\ I ({II U Il () I eCI S . III witlC it COp l CS of slicil record s <Ire 

maintained by ofTi ci,tl s or b\' St'ltC' 'lll l! I? ' , r I ' .' , ' eglslml/ Oll () IiI e 10 IOlld, where ;1 stat e 

orga ni zation lll:lint:liI1s the I,(Turds or lal1d o\\'nersh ip, 

Cad astre is b:l sed citile r 01 \ tile Llild p:ucel th at is (lre:1S delinea ted by oW l1 ership (lega l 

cadastre) ; or 011 the LIX;lblc (Ilea of bllli (fisca l cldastre), whi ch reco rd s informati ol1 

necessary fo r Icvy il1g t,lxes: or arc(lS defined by land use rat her by bnd oWllership, which 

was the case in lll:l llY IOJ'llll'r sociali st cOlll1t ri es, Therefore. caLiJstre may suppo rt either 

reco rd s of prope1'l y ri ght s, or tit e LIX:ltioll o r bile!. or the reco rding of lal1d use , At preSc llt 

there is a rel,ltively 11e\\' dc\cl op lllcn t in thi s fie ld, that is a cadas tre is mul tipurpose, 

incorporatil1 g ill um: suu rn ', ll l~ legal :lllll li sctl CllLls tre lLlta plus illlo nllatiu ll Ul1 bilL! 

uses, in frastruct url'. huildings. so il :l1lcl othcr releval1 t factors such as the leve l, qu ality al1d 

quant ity of lllUl1 ic ip:tI se l\ic cs (EeL 1996) , 011 the other hand , til e sa lll e source 

emphasizes 011 th c idc;l th;lt bl ll i rcgist r;ltio n cal1 Il ot opcr;lt e crfecti ve ly without c1t1as trc, 

and that a cadastre I1ceds tl) hc complete to func ti ol1 as (l system, while bne! registrat io n is 

not necessa rily COlllpicte ( ';llb<;(re is sill1iLtr to lane! reg istrati on in th :l t it ;tl so contail1 s ;1 

set of reco rd s tthOllt LlI\d, SillliLlrly. most lit erttturcs ;lgrce 011 the id ea t11:1t bot h laml 

registrat io l1 ;11ld C:llL!st l'C mll st O\ll'Lltc with il1 ;1 stri ct Icg: tI framewo rk , 

2.2 ,2 PROPEln'\' 'L\X:\TIOl\;, ,\ SSESSi\ I ENT ANI) VALUATION 

Cadastral in [o rJll :ltioI1 is Il cceSS:l ry because land :lppra isa l IllU St be based on current, 

co mpl ete (lJl(1 ;ICClILl IC cld:lstr:l l 1ll:1pS that show boundari es, areas, bllild in g type, 

co nstruction m:llL'li :l l. dc, :\ s it \\ 'as di sc ll ssed ea rli er onc of the objectives of cadastre . 
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espec ially of that or li sc :ti . is lu r I<lX,ltl'O ll I . I purpose \\. 11 C 1 was pr,1 ti ced Slll ce the ear ly 

times. 

Accordin g to F.D '11c ,Inc! \) i\ IcL\lIghlin ( 198 ), the hi story o f ta xa ti on on 1;lnd could be 

traced back to th e c: lrl y :I s ricul tural sc ttl ement s alc)J1 g the Ti gri s, e uphrat es ,1I~d Iil e 

R ivers. The tax dUling thi s pcriod \\as to be co ll ec ted from all th at culti vated land s 

because, it was ass uill ed tklt all L\llds belonged to the kin g. The Greeks ,111d the 1<.0 111 al1 s 

also were using land reco rd s lor taxat ion purposes in the ea rl y tim es. Further emphas izing 

on the idea that land had bccn cnt irel y o\\'ned or belonged to the crown in the early times, 

P aul N. Balchin al1d et.,ti , ( I ()SS ) re\ eled th at indi vidu,lI s and privat e institutions we re 

paying taxes on lai1d ror the r:lct that they owned ri ght s to use land . 

Rural land valu,ltioll depellll s, ,1I 11 ong othe r thin gs, on topography, nature of so il , proxi111it y 

to source of water. ctc, w!tile \,tluatioll of urb:1I1 land s depend on area, site loca tion, land 

use, proximity to seni ces. ctc. The \alll es can be cx pressed in several ways such as 

market va lue, income \allle and potential \',tlue. As to F.Dale and D. McLaughlin (1988) , 

valuat ion is uSllall y del'i\ ,'d 1'1'0111 th e market pr ice, ex pressed as either a capital sum or a 

potentia l income. 

However, ,Issessed \',tiue. tklt is th e \',tiu e used to cictLTIlli l1 e the propert y t,lX, is usu,llI y 

not the S,lllle ,IS m;lrk et \:tlu e. \ loreo\T r, becau se o f admini strati ve de fi c iencies in 

estimatin g ,Issessed \':ti ues dil'i'L' ICllt coulltries gi\'e d ifTe rellt ll1 e,lIlill g to thi s term , some or 

them ment ioned hy ShC II!; , '1 ( l l) () 2) . :IIT jll st v:I llI e. Llir v:ti ll e, tru e :\I1d f; lir v:l llI e, 1l 0 rl11 ,tl 

va lue, sound v:tiu e. or CC(lIHl lllil' yal uc. as used by di fferent authors. 
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Land tax enco ura(Jcs O\\'nCl"S to I I" I . I '. 
::- l CC .1 1 e t lClr ane! ane! t beglll to thin k abollt defining the 

boundari es of their 1~lnd p ~ l rc~ l s I t preparc the pu b li c I' r th e cOllcept th;lt ;lIollg with 

ownership com es a respon sihility in the form of p<"Iy i ll g taxes. 0 11 the ot her halH! i t ;II so 

encourages l11uni c ip;1I gOllTlll11ClllS to de"clop and il11pro l 'e their cad;lstrc (ShellKeL ! lJlJ _). 

Sim ilarly, K elllleth D;lI'Y (I ()%) confirm s that propert y tax is th e 111 0st co ml11OI1 loell ta x 

and that it neccssit;llcS dli cicllt ;Ic\milli strat ion, w hi ch basica ll y mea n a II-e ll -establi shed 

land and land relat ed illfo l"l l1:ltioll system or cadastrc. 111 the less deve loped cO lill tr ies it is 

true that m ost o f the ti mc thc emphasis is to !<"IX agri cultural lane!, w hil e del ' ~ l o p ed 

co untries gi ve mal\.: L' I11 pll;ISis Oil t;lxalioll of mball 1;llld . Tllus, propert y \<1):al io l1 , 

especially in ur\) ;1 11 ;lll';IS, is II SL' t! ;IS ~I I1I~ljor source of I"CVC llll e. I t i s cO ll sid ered SlIiLlblc tll 

urban centers beca use t;\.\p:llcrs arc acc ustomed to it , it s opportunity o f eV;lsion is less, 

and its base is broad er ( fJ}!Ic alld D. i\ 1cLaughlin 1988) . H owever , attent ion shoule! be 

g iven to the cost o l' co llectill il tklt it nccd not oU1\, eighs the revenue to be ob t;lilled . 

Now a clays ,IS (\ rl' sult u l' dccelltr~"i"alillll process a III I econom ic reform s takill g place ill 

m any countri es, e:lch tie rs (kl~l ) of gOlclIll11 cnt is :1ssigned cert:lin fun cti on, w hi ch in turn 

requires the Ic\\; 1 alHII11 calls or Ill oh ili l. i llg linanci:!! reso urccs to acco mpli sh the runcti oll s 

ass igned. T hu s, l(lei! 01 IlIUllicip~i! gOlc rnlllcllts in orde r to m eet their ob li ga ti ons 0 1" 

providing 1ll1lnicip:Ii scn ·i c\.'s Ilccd to hal'c the rcq uired financial reso urces. Propert y t:1X, 

lI sers charges, li cl'll sl' k~ , L'tl' e lll be SOllIe of' the 1ll :ljo r so urces (U Dj>, I lJSlJ). III til e 

works of Eshetu Chole (l lJ() -4 ), ~Ipp e ars a proposal o f spec i fic t<"lX catego ries assoc iated to 

each leve l of' gOICl"llll1~l\t. :\cc o rdill~ly , loc al gO \'crnlll cll ts/ lllLllll c ipJliti e arc I'espolls ib k 

to determin e th e r;IIl'S, collecti on :lIld ;Hllllill istrat ion of th e propert y \;I X. Il o\\'ever, the 

experi ences or din~'n: llt C(1l1ll tri es shOI\ I 'cu iati on reg:mling their responsib il ities of" 

1.6 
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property t ~lx adlllilli str:lli OII. III ci ti es su h 'IS 8 0(' ot'l n o b ' ! 
" ::> " u III ;1 y, <Ill( ilirob i property tax 

asseSS 111 elit is rrce ly 'llil ili ll 'I' " I , I I ' , " 
, IS lI u ,It ti C 0ctllc\'cl. whilc II I Clti C' such :IS LlI S: lk: l, M:lJl il :l, 

and Seoul it is regubted by ili ghe r le\cl of go \'e rl1m enl. Regaruing the detelll1ination of 

tax rates, in all th \.' ~ l bO\ ' C-lllCllliolle' l CI' tl' CS ," I , I , It IS regu ateu by hi gher leve l of govern lll en t 

(Bahl and Li nn , I ()\)l) 

2.2 .3 TY PES () F C .:\ \) ,\STI{E 

The quantity, breadth and dcu ils of tile data to be included in cildastre vary depending on 

its uses, For eX:ll npk. (I S (Cltilerine F, ami Patrick rv1c A., 1992), stated "ll'itliin E ll rope , 

tIl e IIwclenl ('W 111 .11 n.' ,\ ('1,\,('.1 Jll Ul lli' I(I ,WI/Oll I Jl II}!OS(" II 'hile ill Illll C/i 0/ the r;llgl ;sll-

sp eokillg Ivo rld II/(' ('(Ii/us/rill III'/i l '/I;C,\ l il l\ 'c h ccll rI/rcclct/ ot l i r ole'elillg l }r ojJcril ' rig lils ", 

This ind icates tklt the 111':ljo r use or a cadast re sys tem is fo r taxat io ll alld proal' of' 

ownership , Depe lldil lg on Iil eir li se . type :\I1d quan tit y ,11ll! qu,dit y of dat :l, c,lli astres C,1ll be 

d ivided into three types li s\.·:II . lega l (l1l(11l1ultipurpose cldastrc (Fagerstrom, 1990) , 

a) F iscal C adastre 

A record of in fo rln :ltion Il el'CSS:lr ~ lo r le\yil lg property t:lxes, incluuing locat ion and va lue 

of parcel. Oneil. til<..: illlllJlll :ltiul l is Il ut :IS prec ise ,IS til:l! relJuired lo r a lega l e(\lLi stre. 

Frequentl y, the OCCU Jl:lllt llithe p; lrce l is id <..: ll tified for L L\ purpose. <\I1d no effo rt is Ill:ld e 

to determine tile k g:1I 0\\ 11\.'1, UO\'<..' rIll11Clit S Il eed ill co ll1e , whic il ge ll cr:dl y is gelle r,l tcd 

through some sort 01' LIXC <'; OIl<..' 1l1,\jor rcsou rce in a country tll :1t can be taxed is 1 ~\I1 d and 

land related pJ'Op eili cs L llld t~ I\:lt i O Il ci li s for SO llle so rt of va luat ioll or the 1;l nd, becall se 

land ane! land \);Isl'd !HU!l\: rl ic<; IL I\'C \',liu e. sill ce it pro\ 'ili es :llli ciliti es (till! . ;ll is Llctioll of 

li ving, as in th e CI :;C or rcsidc ncc. se n'ice , in the prod uctio Il of goods, s li ch as 
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manufacturi ng pl ,lJllS ,lI1d il lCOll1C in thc fo rm of rcnl s or locm (f.agc rstro J11 , 1990). Thus, 

a fisca l crIdrI Slrc i11l1 st il lC llId e I ' r cnoug I Inl 0ll11,lli on to ell lclll rI te a valli e II ing certa in 

va luat ion melhods. 

For th e o p e r ~ ltioll lll' li sc;ll CllLls tre, F.D;lle (ll1d D. 'IcLlllghli n ( 1988 ) proposed three 

major steps to be llJ1(ic rl akcll such rIS di sco \'e ring rI l1d id entifying rIll parce ls th at rIre to be 

va lued, class ifying ;lI1e1 dekrillinillg the va lli e of e(lch p(lrce l, ami idcnti fyil lg the perSOI1 or 

persons who P;I Y thc 1<1.\ CS !J cc ;1l1 se th osc \\ho pay Ill rIy not necessaril y own the pro perl y. 

A fi scal cadastre is th c rc !~) I 'c , \'Cry important for an urbJn se ttlem ent to manage i.s own 

affrI irs on se IC-reli; lll t h:lsis. Tili s is to cbrify that :lp:lrt from providi ng urh ;1 11 m:l11 agers 

with inforlll rIt ion Oi l th e city' s ;Issets, it prov id es the amount of revenue to be generated 

which is critical lu r;lise nC'l'eSS;l ry bond s ;lI1 d ge t loan s in the J"i n; ll1ci;t1 mark et to l:cve lop 

rI nd enhance the tjll :li it y or illl'r;l structurc sen ·i ces. 

b) Legal Cadastre 

Lega l cadastre is ;1 reg ister id cllt i I'yin g the leg;] l owner lind prec ise boundari es of each land 

parcel. Estab li shillg;1 k~! ; li cldastrc requ ires both fixin g parce l bounciari es through 

surveying and J11 ,lppill g, ;llld li \ ing leg;t1 ri ght s, whi ch lll ;l Y in vo lve nego ti(ltions among 

invo lved parti es :ll1d ;1 .illcii e·i; d ci elL' llllillati oll o f owncrship (Adjudi cation). 111 other wo rd s 

the legrI l C,ILl slre dc;d s \\ith ri ght s to li se land. Th ese ri ght s elm be ow nership to I:md, 

I . I II ti l" 1' 1 '..'1 It to li S" 1:llld 1'01' SOlll C jwrj)Qsc ill (lCCO rd allce w ith th e w ll C 1 uSlia y InC';III S Co -C' '- • 

legis lation. Thcy (;In al so he h;l scd on clI stomllry ri ght s ,md div ided in cii fferent assc t . 

The ri aht can be SO Il1 e so rl e) r k:l sehold. The possesso r o f the ri ght can be an inLi i\'idu al , a 
'" 

group of imli vidll :li s. <l C(1I111 11l11I C. etc . 
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T he right to land is reg istcrcd in the I ! 
ane regis try , whi ch al so regis ters changes r 

transac ti ons 01" ri g llts CO I 1 C eJ"llill~ lall c!. I . ! 
~ Il orc cr to provc who OWIl S the ri ght to <Ill y 

particular area of 1 ~ llld , It IS Ilccessary to 111\"C ti gatc thc title whi ch is all cvidcllc of a 

perso n 's ri ght to propcrty (! : .LJak and LJ. j\!cLau ghlill, I n~ ). Thi rcco rding sy tcm has 

to be up to date, in othcr \\ord s mec hani sms should bc dev ised as how to c,lpture every 

change in the ri ght s to li se th e p~lI ce l or ch'lIlges of the boundari cs o f th e parcel. 

c) Multipurpose C :lliastr l' 

A relat ively new de\ 'e lopllh,'lll that ill corporat es , at Olle so urce, th e (Jilta concernin g the 

legal and fi scal cllLi stre ~t! Ul lg \\ith il l l u nll~lti o ll all Ll lld L1 SC, in i"rastrll ctllre, bui!di llgs, so il 

and other factors. Fach P:llc l'l IllLl st he ass iglled ~I ullique id cntifi er, so th~lt :\11 the 

informati on C,1 11 be related to the saille plot. According to Li ( 1993), it was afler the 

Second Wo rld \V~lr th :lt tllC tcrlll ' Illultipurposc cad~ l s trc' appe:l reJ :IS a mallLla! fo rm 01" 

LIS, w ith a w ider r:ln ge or Lim! related in formation conta inin g records of not onl y land 

ownership, titl e :lml the n~ltur~t! !Catmes, bllt also m~1Jl Ill:H!e under groLlnd and overh C<ld 

cons truct ion (e.g. pijll' lil les ~llld clhlcs). 

T he devc lop1llcllt ul' Sl1Ci \"i\' (:IIl:-; ror illl(l!"Ill ~ lti o ll on LInd lISC f'or deve lopnl ellt pl :lllnill g 

and env irollnl cllL iI pr(111'Cilllll. lhe h:lsic illi"onll :lti o ll llccded fo r such :Icti v itics Clll hc 

[oLInd from the leg"l 0\' li sct! C:ld:l stres where th ey arc already kept lip to date by 

concern ed org~ll li ;:: ili o ll S . Il l s ll'~l d or crc:ltill g special illlu lI ll:lt ioll sy 'lel ll fur pl:lllllill g 

purpose it has ill IIl :l l1 Y CISl'S pl "l) \ ed LI\"l}r~lb!c to de\"C lop thc C1li:l strc illto ~ I l11ultipurposc 

cadastre . The dc \c lojl I11\.'1 1t 01' tile compllte r tech ll ology has made slich a dc\'C lopm ellt 

possibl e. A ll cf'f i cicilt :llld cO lllprchcllSi\ c Cld:lstre ~Illd l:lIld reg istrati oll sys tel11 o f tili , 

type, accordin g to 1 . ~lrsSO ll (\ l) ()() (c)) ca ll 



';..- F8c i lit,lt c :111 dlic i 'Ill ~ . . . I ' 
l , (,ISle l, C lc;lper and safer transactio n concernin g land . 

',- Prov ide SCl lllil\ ;l lld protcct ioll to ' tl ~c O\\'IICI \\'I!i cl! CIICOlll,l gCS 1;1I1d 11Llrkcts, 

in vcstl11C I1 IS i n I:I IHI dlld Llci li l:lle h;lnk IO;lIls ;Intl IllOrl g;I..'CS. 

',- Reduce di sput es ami lit igation concernin g lanel , rcsulting in bcttcr soc ial and 

hum an rci<lti Ol l ships ,l lltl less \\ 'ork fo r thc co urt s. 

;.. Prov ide too ls fo r ;Isscss ing and levy ing land ;1l1 d cdpita l [:I XCS. 

';...- Facili tatc implc lllcnt;lti on o f laml reform mca sures . 

',- CO lltroltl lC: pos s ih ili t~· 1l1'l:tlllltr;lns;lc ti oll. fll r c\a lllple Ltlld s to Il) reigllcrs. 

',- Fac ili Lltc the iti clllilicatiol1 of O\\' l1 cr ami OCC lIP:lIltS of lal1d fo r possibilit y of 

P LI b lie pi :tlll l i II g u I' ; III k i lid s. 

2.2.4 CADASTRA L SLi R\ 'C\T\G AND i\ I A PPI NG 

C8clastral survcy in g is ;1 S lll\C~ ci rrictl OLlt l'o r thc purpose o f providing inforl1lati ull for the 

drawing of catiastr;Ii Imp. C lose ly related to the w ord cadastre is thc term cadastral 

survey, which is silllp ly dc lill ctl as a SUI"\'C)' of' Do und,lries of' l,lIld unit s. /\. ccl dnstr;t\ 

survcy may be c;\lTi n l out hoth lu I' the illili:t\ ilJil )llll ;lti oll o f the p;lrce l as wc ll as ror ;lJ1 Y 

subseq uent chan ges ,1I1 e1 cS[;lbl i sh ing the boundari es mi ssing on thc ground . 

Cadastral m;lp rcfCrs 10 :111\ 1\l;IJl 011 scIi c Ltrgc enough to show c\'C ry fi c ld or plot of land 

and buildings . Lspl.'cl;Ii I:-- ;1 I.lrgc-scalc 11l ;IP suf'i i cient ly ;ICC lIrate fu r C\;IC t boul ld :lrics a III I 

(i f ncccss,l ry) th e O\\ IH,T:.; llip or rca l plOp l' rl~' is referecd ;IS cH l;lstral 1ll;lp. According to 

F.Dale ancl D. i\ kL'lughlill ( l l) SS ). three ct s o f cOlllp l imcntary tcc hni qucs of cadastral 

survey ing (lrc C0 11l1ll 0 n: fi eld groll llli sUJ'\ 'C y ing, pll otogr;\Jll ctry, ;\JILl IT lllotC sC ll sill g; all oC 

2J1 



-

whi ch ilre CO l1 cerll ed with Ille di sc()ve' . , ' 1' . . Iy, ICCO lt Ill g, ,lIld prCSC lltatl oll a sp:ltiall y re fercilced 

data . 

Ground survey method s '" ' re' , ,' t , I 
C 111 C.'\I S cl1ce, IV 1ere caua tral surveys start ed 0 11 a large sca le 

in western countri cs. (jillulld survcy techniques use both graph ica l alld a l1ul11 crical 

method that is num eri ca l data can akays be ploUed on a map in graphica l orm. Ground 

survey is always necessary because se tting out is a process, whi ch ca ll be dOI1 C ol il y by the 

use of thi s tech nique. These ground surveys were co mposed of chai n or stee l tape 

measurements (when blocks we re regul ar) and graphica l method, plane tab les and 

tachometers (whell hl ocks " 'ere irregular) . Later on th e usc o f aeri.iI photos h,lve wid ely 

increased the poss ibility of speeding up the operation. Alternating wi th grollnd su rvey, 

thi s method W,\S nOll ll .lIl y used in m,lIlY ElIIopean countries (Larsson, 1990 (c)). 

Generall y it is 'I l'Cep tec\ Ih ~lt, the estilbl isi1ment and maintenance of the funclamental 

geocletic networks is the responsibility or nati onal survey ing ami mapping orga ni zilt ions 

(Brook, 1990). He furth er noted that tri angulation, or a combinati on of triangu lati on, 

ti lateratiol1 and tra ve rs in ~ methods should bc used, Traditi onall y, a fi rst o rder nctwork - , 

w ith points 50- 80 km s ap .l rl il l some cases up to 100 kl11 s, is estab li shed. Th ese Il etworks 

are latter to be intensi fi ed by establ ishing network s of second , third and fo urth order 

po ints. 

The fundam en tal dat a obt(lincd rro m cadastre can rUl'l her fo rm a nuc lcus lo r e tabli shing 

al1 inteo rated ildo ll1 1~ltioll svs lcnl of a grea t va lu e for pub li c acti vities or dillc rel1t kinds. 
o -

Fortunate ly, the moci cm tcc ll11ol ogies of co mputer ass isted land in fo rm atio n sys tem (LI ) 



allow LIS to collect mass or )h " I d . ' , I )Slca ata lather astly, reltably and a l less cost th an by 

conventional methods (World 13 I' 199 )' ;I n \, 4 , In mos t o r the developillg cO Lintries, large 

scales up to da te maps of th ei r to ' d ' , " , . \\ ns 0 not eX Ist. Thi S has Inhibited planning sett lement 

and incenti ves fo r eli ITcrclll de " I ' , , , 
\ C oplll cnt ;lctl\'ltl es ;lIang WIth low cost dat;\ g~lt h er in g ;llld 

low cost and e<ls il y 11l~lI1agcahlc bllll illronnation systCI1l, Using geographica l inronnatioll 

system (GIS) ~t!1 c1at~1 conccmin g lane! parce l and building structure for a given area of a 

town can be coll ected, proccsscd, presen ted and di stri bu ted quickl y and at a short intcrva l 

(World Bank, 1994), 

2.3 HISTORY OF L \[\' J) I ~EG I STR;\T I ON, SU RVEY ING AND 

MA PPING IN ETHIOPIA AS A BASE FOR CADASTER 

2.3.1 LAND TENURE 

According to P~1I1khru s t (I ()6()), thc land situati on throll gh a lit much or tlI c Middle Ages 

was influenced by the abscnce or a permanent cap it al cit y, a facto r which prevcnted to a 

great extent the emergence of urban propcrty in land until the es tab li shm ent of Gonder 

around IG 3G , Severa l sholl-li\'ed capit;l ls such as L;llibela , Debreberhan, etc, cx isted only 

fo r a few reigns , 1\ rc~t1 blc~d\ through came on ly aner the estab li shment or Addis Ababa 

as the capiUI! cit y or th e cUlIlllr)' in I no, 

Recoan izin a the cmcr"cncc or nc\\' urb:ln bnd tcnure structure aftcr the estab li shment or 
b . .:::> ::;) 

Addis Ababa as a capita l city. P:lllkhrust ( I96G), indi cated that it was M nilk Ii \\'ho iss ll ed 

the country's li rst urball I:llld related proclamation ~lt the cnd o r 1907, which brought 

legislat ion stating the ch,mgc in owncrship or the land in the cit y or Addi s Ababa, Further 

emphas izin g 011 the signi li c il ICC or thi s proc lam ati on a ll the urban Iaml tenure, Sololl1on 
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Gebre states "Th e /C (T(t/ i"('CoolI/I/O J .. , . 
,"" ,"" II 0) pill w e o\\ 'ncrs/lljJ o/ Ilr /}all lalld lor Ihe Jlrs! li ll1 (, 

through ! ll e ,)),s l elJliIl/c II/lid r eu /s lr I · . I . . . . . 
'" II 10 11 (l/I! I SlI lIlIce oj IIlle deeds 11 '(l S II n/(/icul 

departure i i ·()111 fli(' I )I/sf (Inri u · , . I ... 
,..., /11111 SICI) I()\I ({ / 1 S rh e prll 'I/ {/ :(lIIOIl O/lIr" (l1l 11/1/1[' (. o lomon 

Gebre, 1994:200) . 

Afterwards , duri ng of I:-b ilc Sel b ss ie I, both the 193 1 constituti on and the 1955 re vised 

constitution fur ther ~ L1 ar~lIltee ' l :\11 1_7 tlll·OIJ I·'clllS tile . I t t k I I d I ~ , - rI g I 0 ·eeIJ t Ie an t ley ow n. 

Moreover, the 1932 Decrce aimed at impro\·ing the land tax sys tem in the city of Addi s 

Ababa and legal ly recogni zi ng ownership of urban land had al so contributed to the ri uh ts ::> 

urban res idents (So lol1lon (J ellre, 1<)<)4). 

Duri ng the Derg period, cs pcci ~tll y aft cr Proc lamation 0.47 of 1975 that nationalized 

urban land and extra houscs, prohibited the right to lease, sel l, rent or transfe r land. 

Hence, a persoll was ent itled oill y to usc r ri ght or ri ght o f occ u p~lI1cy . On a formal request 

the muni cipa lity or city cOlll1cil used to gran t land s fo r const ruction of a dwellings frec of 

charge as per the st al1d~ll ·d s of the rvlinistry of Pub lic Works al1d I-lous ing. The 

Proclamation ,tllo\\ l'd 011 1y O\\"llc rship of a single dwelling house in one of the country's 

urban cente rs. 

According to tile II ~\\ cconuillic poli cy 01" the cu rrcnt go\'cn llll ~ llt , urb:ln \a III I rC III ~ \il ls 

under the contro l 0 1" the Sll,·c rlll1I Cnl. ,\ s pcr the Proc LlIl1a ti on of o. 80 of 1993 all urba n 

lands, excep t those prc\ioll sl: used for constructi on of res id enti al hOll ses , ~\re gove rned by 

the lease poli cy. Ne"e l·thc\css , \\·hel1 land s pre" iously held for res i d e nti ~1 1 purposes arc 

transferred to peo pl e olhe'!" II1: ln Il1roll o h inheritance, they will bc und er the lease policy. 
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2.3.2 LAND REG ISTRATION , T \XATION AN D AD 'TR { 

Even if thcrc had been a LI \ Oil I' I ' I: I ' ". , . . . dll( III Llll OP ld fO I many ye,lrs, thi S does not IIHllcatc the 

ex istence of a systcm atic land reg istration, Il owever, in the absence of land reg istrati on, 

the land tax usce! to consti tute' tl I I' k <i s le on y In ' be tween peop le and government, since, the 

payment of th is L\.\ had lJ ~ e n lI sed :IS a Ill'oo f rO l' O\\lll el's lll' I) , E I ' . 
I ' ' m]) liJSlzlng 0 11 thi s 

relationship betwcen t ~l \ :111(\ o\\nership ill the Et h opian cont ex t, Il oben writes "",th c 

payment of the [und tu.c /ws tmilitiOllo//), beell regordeil os obligotioll of 'riSl ' II o/der OJl( / 

evidcnce of olvllers/lIjJ .. . "( Il ohen, 1973:2 11 ), 

Histo ri cally, urbani :;:at ion ill Ethi opia is traced back to th e !\ksllmit e Kingdoll1. I [owc\,er. 

the emergence of rVlodem Cit y admini strati on (mun icipzil iti cs) was a recent phcnomenon, 

which started Llround IlJ-J.2 (Sisay f\ shenafi, 1996), llencc, registrati on of urban land 

witho ut respons ible W;IS lI nt hinkable. There \\',lS littl e crfort by the centrall y based 

Ministry of In terior, to regi ster land and assess taxes Cor some urban centers in the country. 

Later on this lesponsibi lity was gi\ 'C II to the i\ !ini stry o f Urban Devc lopmcnt (lmi l ioll sing , 

This, sporadi c ,l tte ill pt W:1 S cllTicd Oll t mainl y for the purpose of assess ing and co llecting 

land ane! building t:l\ CS . Thus, lIntil rccentl y the rcg istrat ion of lane! was ca rri ed out by 

some l11uni cip:i1ities, whi cll h:I\'c the clpacity to do so . Whil e, the Milli stry o f Work s :lIld 

Urban Deve lopmcnt ca rri ed Ollt assessment of buil ding tax, exccpt fcw urba n centers, 

The Illunicipa li ti es or city CO lll lC il s grant bnd for co nstructi on purposes arkr rcgistrati on 

upon the compl eti on ro rlll ~ t1i tics ~lI1d \ui fiCilti on of appl icat ions, thc city council issucs 

title reg istcr (Jild ellt cr ill to the main reg ister. Durin g the reg istrati on topographi cal 111 ,IP 

sheets and l ~l rgc- sc tl c Illaps sho\\'ing publ ic utili ti c are used, Rcfc rcncc number LI Ses the 



site p lan and layo ll t 11lal1 s lo r til e I' . 't· I gls I y all( a copy I' that is att ached 0 it. Til malll 

purpose or reg istrdt iOIl is to keep l'Cco rds li e . .' . , l \Vever as I eg lstrnt lon IS on olli lltary b,lSis 

for old OCCllP ,lIltS ,Ind obl ig;ltory 1'0 1' new aCll lii sitl'O llS, tll ere I'S 11 compl ete registration or 

land in any urb,lll center o f' the t · M' . . . cO li n I y. 0 1 eovcr, as tllere IS no systematic updat ing 

mechan ism, the reg istrati ons 111 many urban centers arc old and do not show the exact 

situations on the groul lcl. 

There are historica l c\i denc es witness in g that Emperors in ancient Et hiop i::l were 

empowered to co llect reve nuc from land. For examplc, the chro nicle or Empcror Zara 

Yaqob (1434-1 4oS) sLltes, tklt rcvcnu c rrom lane! we rc rcscrvcd 1'0 1' thc usc of the Kin " b 

(Pankhrllst, 19G6). Taxes 0 11 land \\"CrC trad iti onally paid in kind i.e. in grain , honey, 

butter, cotton and lives tock , as \\e ll as in Lab uor. 

In accordance with fvlcnil k' s Dec ree regarding cadastre and land tax in the ci ty or Add is 

Ababa, every l;lI1cl holder was to pay an an nua l tax or 5 per 1000 of thc :lssessed va lue or 

the land (Pankhrll st, 19GG) . Late r on in 1932 Empero r l-13il e Selass ie I took steps, to 

improve the sys te m or land ta\;lti on in ,\ ddi s Ababa. For instancc, thi s Decree or 1932 b y 

down tlla t lanli witiJ il l tile ll lll illdary or Add is A\J ,\!J, \ should be !;l.\ ed irrespec tive o r 

whether it had titl c deed (Si s)' ;\ she ll afi , 1996). 

2.3.3 SURVEY ING r\ ;,\ \) "l APPING 

Land is the platform lo r ,III tile econom ic, political and soc ial ac ti ities or mankind. 

Therefore, know ing tllc !;lnt! in its total it y is very im portan t. In ordcr t study the natural 

resource and thc cOlld iti ollS or thesc rcso urccs, propu survcying and prcp;lrat ioll or mal 



is needed. Moreove r, eadastral syste 1 . did . . . 
. 1 1 <1n an reg istratio n without cauastra l SLi r ey anu 

caclas tra l l11 ap wil l he: inco ll1plete 

The Ethiopian M,lppinu Auenc)1 (E LVIA) I' . d .. v "" \\.1S cleate as a small drartl11g secti on under the 

M inistry of Education ill 1954 G tl r ' . . or le purpose mainl y preparin g geogrQphi ca l books, 

maps and atlases fo r sc hoo ls S' tl tl . . . . . IllCe lcn le Inst itu tion has 1Jassed throuo h several stanes v v 

of organizat ional <tllel tec l1llological developments alld fin al ly named a Ethi opian 

Mapping Authori ty (ElviA, 1998 ) 

There are dirfe l'ent types of maps such as po liti ca l, ph ys ica l, geo logic ll, meteo rologica l, 

ethnological, etc, proeluccd by [l\'IA. It is obvio Li s that a topograph ic map is the base for 

all these types 0 \' III <IpS The li rst ex tensiye mapping activ it y was started ill 1956. For the 

Blue Nile Ri ver [3,l sin i ll\'esti~ation proj ec t, aeri al photography 0 11 I :50,000 scale was 

undertaken, whi ch covered an area of ,lbout 300,000 km~ between 1957- 196 1. In 1963, 

the wo rk on 1 :25U,O(JO sell c Ill,IP was s\:l rt ed, whi ch \\ ',IS co mpl eted ill 1972 ([MA, I t)t)8) . 

Large-sca le aeri,d photogr,lph s L\Ilging from I :8,000 to I :20,000 coveri ng maj or to\\' ns are 

also available , whi ch <liT used for large-scale m<lpp ing and other deve lopm ent studi es . The 

request for huge-sole m<lppi ng 0 11 sca le such as 1: 2,000, 1 :5 ,000, etc, is increasin g from 

year to yea r by dc\'c loJlIII l' 111 urg,lllil,ltiu!l s l'or tU\\, 11 pLII\llillg, i r ri ~; \li U II prujCl' ts. 

agri cul tu ral devcloJllll clltS. mil le r,d id elll i li cati on amI ex ploitati on projec t (EMA, 1998). 

The Mini stry or \\'orl\ s ,\Ild Urb:\Il Dc\'elopment requcs ts ('or large-sca le maps lo r 

preparati on of 11l ,lste r pL\Ils 10 1' the to\\I1S. J\ cco rdin gly m,I])S on scale I :2 .000. 1:2 ,5000. 



-
1 :5,000 and I: 10, 1000 are produced fo r the Mini stry. The fa ll wlIlg t< ble show the 

number of urball celll ers cov T ' lb' 
C Cl Y topographi C il1 aps 0 11 LiilTerellt scal es . 

Table No.1 The Topo grap hi c i\ LIp Scales, the umher Qf Urban C ntcrs ~1I1d the Num her 

of Sheets Usee! to Preparethe maps 

No Topographic map sell e Num ber or urban centers 10. f sheets lI sed to 

produce th e Ill aps 

I: I ,000 2 

2 I :2,O()() I ~() 

3 1 :2 ,500 69 284 

4 I :5,OI)() 24 

5 1: I 0,000 13 19 

Total 237 1519 

Sourc e: EMA, 19S18. 

196 in the coulltry. nllt as some urb ,\I1 ce llt ers have large-sca le ll1<1pS on two or three evell 

in four diffe rell t sClics at tile S ~lI11e time, the tot al Ilumber o f urb <1 1l centers 0 11 the t<lbl e is 

237 . The same so ul'ce iillli cate tll at Ltrge-sczde lllaps \\Tre start ed to be produced in the 

1960s. Accordin gly ill th e 1960s 17 to\\' I1 S we re cove red while ill the 1970s the coverage 

was 85 and lu I' I % (Js ami I ()()()s it \\:I S 31 and 43 respect ive ly. Il ere, it is wortll to 

mention that there ,liT :Ibout 15 brge-scale maps for some urban centers whose producti on 

dates are ullkno\\, ll. Tile lLlta sllows LI S lil at abollt -'+ 5% of the maps were produced ill the 

1970s . 
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2.4 DEVELOPi\I ENT AND LEVEL OF 

ETJIIOP IA 

RB A 

2.4.1 THE EX PERI~NCE OF ADD I A BABA I N CA D , '1')0;: 

According to P;ll lk llrll st ( I %(») t .. I" , 
, 1 ,Il ItIOII,1I Ialld l11 eaSLIrCl ll cn t Il ;ld becil initiated ;I t GUilder 

in the late seventeenth centurv TJ ' J . 
J ' Ie same ,\Lltl0! confirms that, measu rcm nts were not 

initiated elsew here until the tim c ofi\ leni lek ]' I ' ! . ! I' d' I, \V 10 Ollelel ti e lecor In g of land for the 

purpose of identifying th e o\\nership and different land tenure types In he\V Il , Thi s 

measurcment SystCI II , in spit e ()r its sho rt co l11in gs \\,;IS int rodllced ill ot her p;lrt s o r tlt c 

country during iVlcn i Ik 's Er;l. 

During the reign of I'lail e Sebss ie I the iVlinistry of Land Reform and Admini stration \Vas 

engaged in register ing and measuremcnt of rural bnd in co ll aboration with the Ethiopian 

Mapping Agcncy, until I ~7-I, The purpose of the rcg istr;ltion was to: pr:lCticc cadastral 
"-

survey, create the sys tem of free hold tenure, reg ister individua l title to L111d, and institute 

land sale (Hoben, 1973), 

Eventhough, there \\ 'as a sporadic effort to register urban lane.!, the experience of instituting 

a sys tematic CCllbstrc in alillost all citi es 01· the countr)' was very insign ifi c;lI1t, except tile 

famous Addis /\b;i\);l C(ld<I strc :-\ s indicat ed by Pankhrust (1966) , it \Vas Menilck II , wllo 

signed the country's lirst J> lOcbl1lation rel ated to urb ;lI1 blllis at the ellli or 1907 , wllich 

brought legis lat ion sLltin g :1 ckll1ge in o\\'nership of th e cit y's land, This dccree with 3_ 

art icles provided, among ot hers. proced urcs for the sa le ami reg istrati on of land with 'I II 

the necessary leg; t\ :ll1d tecltl li ca l ;\Spcc ts to be fulfill ed for the sa le and n;gistration of land 

holdings; procedures o rt:l \;l ti ol l by the governmel1 t; issuance of;] ce rti ficate fo r purc h ~1sc . 



fix ing transfer tax; system of land ]JlIrCll,"Se b r 
« y ,oreigners; etc. (I·or the de tai l of he 

contents of th e decree refer Ann c.\ 8) 

It was decreed at tile sa mc time that on prov iding the proo f/e vidence that the land was 

Cri st' or priva te pro perl y, ,I co ntr:lct o fZl cqui sition frol11 the fo rmer Cri st owner) or a decrce 

of gi ft from the Emperor or the church, the land own r was to be provid ed a certi ficate 

referred to as "ye ri st w<l r:lqct" or " ri st" paper to be writ tcn in Al11hari c ,lIld Frcnch, with a 

map showing til e houndari cs of the LII1c1 . An exal11p le of tile sample certi fi c lte of tile til11 e 

is shown in Figure ]. At the beginning, e\-cnthough the decree ordered every t ody to 

regis ter hi s !and and rece ive cCltificat e, th e maj orit y did not respond positi vely. Therdorc . 

by late October 1')2 1, the go\c nlmcnt issuecl a noti ce ca ll ing on those who hJd not 

registered their lallli s to do so. othelw ise without a ce rtificate they can not sell , change , 

and mortgage their lands (B:lhc rll, 1986) . As a result by 1935 the registration have been 

more or less compl eted :md a total of 45,000 ce rtifi cates we rc issued (Baherll, 198()) . 

Amo ng the ineenti vcs to llWllCl"S of land to register, jl,mkhurst ( 196 1), cited the pol icy of 

the Bank of J\byss in i:l, \ \' ! ~c h il :ld given pri orit y of mort gages on ly fo r a unit of I,mel tlwt is 

registcred or with ti tl e. 
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Thus, the cadast re ill Add is Alnba wa st··t I b r 
" ( ,11 C( ya 'rcnch C Il1pallyar und that ycar, but 

rcmaineJ witllOlit nl~lilltcll ~ III CC. \ I 
I cal astre anu cad,lst ral Illap Ull kss olilcn isc cOllstall tl y 

lip dated looses valid ity. That is what happcncd ill thc case 0 J\ddi s haha . ctually 

cadastre of Addi s Ababa is non- cx istent. Thereforc, undcr the city aUl11inistration of AJuis 

Ababa, currently thcre is an on go ing project starting from 1994 with it s main purposc 0 

preparing a Illultipurposc cad'l st rc. Thc main purposc of the project could be c;]tcgor izes 

into three mai n P,lrlS, whi ch arc: 

i) Statisti ca l Infoml ,lti oll 

, 
Tn this sccti on ;111 the I1 ccess ~ l ry st;lti st ic; t\ data ;lre g;lthered such ~I S . Illlm ber :lIld 

demographic ch,l raetc ri sti es for each hou schold member, i<1nd ten ure type, type and 

condit ion of a house, wi shes of tlt e in hab itants, in fra structura1 silllatioll, hOll se tenllr~, ctc. 

ii) Graphic Data 

It refers to the convcrsion of some of the statis ti c;] l data and others in the fo rm of graphi c 

represen tati on cspcc i ~t1 l y 111 'lpS. 1\ los tl y it includes th e prepa rati on o f cacl::1strCl I maps with 

different techniques (lalllluse 11l~I P, infr~l st rac tur,tlm ~l p s . etc). 

iii) Comb ination of st,lti stical <!lId gr,lphic d,lta usin g GIS tcehnology 

It has been sa ici that in GIS it is poss ibl e to integratc grap hica l dat a wi th statistictl data . III 

other words thi s (lspect is Illos t e\pee ted ou tcome of the projcct, wh ich is essellt ial for 

cadastrc m,ljJ ;In<.l c;ld:l s t r ~t1 ro stlT. 
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CHAPTER III 

BACKGROUND OF T I-IlL TO \VN or AZAR E'111 

3.1 HISTORI CA L EVOL UT ION 

The tow n ofNa zreth is located ill the central pa rt o r Ea t Shew:-I Zone (f7 igure 2). s it is 

the case with most or the so ut he rn part s of the coullt ry, the King or Slt e\V (\ , Mcn ilik II 

locates it wi til in tlt e arc lS ne\\ ly illco rporated in lat e I ()th century. Th is process or 

expansion was beli e\ ecl to necess itate the cst:-lb li shment or mil itary bases, 011 the outskirts 

for which Nazareth W;IS cO ll sidered ,I S one or the appropri ate 10C<ltions. It was the pr~sel1ce 

of thi s base, \vhi ch gaye impetus to the growth of the town in la ter years. 

The town of Na!.reth, in it s prcsell t rorm Cll1le into being ill 190 C), aft er the ,l ppc lr,l nce or 

the Eth io-Dj ibouti r,l i! w,l), (NU ll " 1 Sl<J5). The same so urce illlli C:lt es tltat tlt e fi rst r,li lw,l), 

stat ion was est,lb li shcd ,It thc ()u tskirt s or the tow ll 'S current bOll ndary, at a pl 'lce named 

"Aroge Acl allla", to the west 0 1· present sit e, which se rved for abo ut nineteen years that is 

unt il 1927/28. Later OIL the presen t suit :-l bl e area \\·:-IS chosen probably because o f a major 

tra in accident assoc idlcd \\i th the locat ion of the prcv ious stati on. There ,Ire so mc people 

who be li eve th at thc r,li! \\·ay lill c was fo rced to 1'011 0\\· thi s route, which had been serving 

as one of thc tra ci e route . cOllnec tillg th e ccntral pd l·t with th e e,lstern p,lrt o f the coulltry. 

Eldcrs fro m thc t(m ll cO ltfi llll th:lt the firstllam e o r tlt e town, "l\d ,lIl1a" is bcli evcd to ha \·c 

ori ainated from iUl Oromo \\ ord "Adam i" meall ing cac tus, show ing the abuIHJancc of th is 
b 

tree in th c '1 rC;1. ElllpCJ"O r ILlik Sci la ss ie rCll ilmed the town as ,Ii'.re th in 19-\ 4/45 during 

hi s 
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official visit to the tow n, At 1)J"se t E l e n , ven t lO u"h it 11 t b ~ a no yet ecomc common to the 

popu lation, officia ls al til e re" ion"ll zo ' I ' 
~ " nd and loca l leve ls lise til e name I\dama instead of 

Nazreth, 

The town stmtec.i to deve lop aro und the Il C\\1 st,'l ll' Oll especiall y down towards thc south 

direction from year to year. However, signifi cant expansion was registered dur ing the 

Italian occupatiull ( It)J7-40) ;11 1l1 it rC'lcllcd u]) to th' 1\ 1,I's I\b ' L' II ' " I bl' , , C luI .1 1.1- ;1\;1\ 10;ll, CII ,1 Ill g It 

to take the advantage of using both the railway and the road co nnect ions, The fOlll'dat ioll 

and develupllll'llt or tllC prl'Sl' lIt to wn oj' Nal.arl' th , thcrl' lu rl', ill OIl l' W;IY or <I noth ~ r, <Ire 

very mllch reLItcd to thc C()l llill ~ lip of the Fr;lIlco-Fthi opi :lIl r;lil w:IY :lIld tlt e CO l1 st rll cti nll 

of road to J-larar, Arsi, ami laler to ;\ss:lb (NUP l. 1995) 

The Ital i ans are be Ii cved to ha \'l' taken ad \'antage 0 f thc locat ion 0 f the to\\' n inman y ways 

such as a center to coll ec t variolls types of food gra ins from the surrounding areas, a center 

for administr;lti ve purposes, a st rategic military base, etc, For these locational advantagcs 

of the town, tiley cO ll ccn tr;ltcd 0 11 infrasru ctural devc lopm ent like building roads, 

introducing the li se o j' lckphoill' , telegraph, am] r;ldio messages that conllec t the tOW I1 w ith 

other eentcrs ,I III I pro\ il1 ci: t! Cl pilal s, Thll S, the 1t;t!i,lI1s h:lve contri but ed a lot to the 

deve lopment of' cconom ic il lrrast ructures, \\' hi ch are belie\'Cd to be tilc backbones of urban 

growth, 

The town cont inll cd to pby ,\II important role in the adminis trativc ,I \\'c ll as economic 

aspects even afte r til e It ;lli ;lIl Ih,' ri od, E;lrli er, it h;HI been se rving as the hCldqu,lrtcrs of 

'Awraja, ' '\Vorcc!;I ' ;1 11c1 ' \Ii kitcl Worcda ' of 'Ycrerna I(cryu,' 'l\daJl1a ' ,ll1d ' hore' 
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respectively. Later, in 1985 when the Countr ". . 
y was dIVIded 111 to eIght pl anning r gions 

Nazreth was chosen to be the capital f th C · . . o e entral RegIon covenng all the pre iOLlS 

provinces of Shewa and Arsi which lasted u n 1989 B . . , n I . etween 1989 and 1993, It served 

as the capital of East Shewa Administrative Region in line with the new admini strat ive 

structure of the country, which had resulted in formation of total of thirty-two 

administrative regions. Presently, starting from 1993, it is the capital of East Shewa Zone 

of the Oromia National Regional State. 

As it is situated on the strategic National Highway network and is surrounded by fertile 

and major crop producing areas of the country, it has been serving as a major focal point 

for trade and small-scale industries as well as some agro-industries. Likewise, apart from 

being an important center of distribution of goods that are produced locally, is also serving 

as the loading and unloading center for some Ethiopian export goods and foreign imports. 

The first municipal administration was set by the Italians, who appointed 'Gimla Niway' 

to be the first mayor of the town. Following the withdrawal of the Italians, 'Fitawrari 

Belachew Yimaru' was appointed Mayor of the town in his place. 

3.2 PHYSICAL SETTING 

3.2.1 LOCATION AND TOPOGRAPHY 

East Shewa Zone, in which Nazreth town is located, form a part of the mid central plateau 

h
· h' 't TI town lies within the Wonji fault belt, a major component of the p YSlOgrap IC lIl1l . Ie 

main Ethiopian Rift Valley system. Being within this main Ethiopian Rift Valley, the area 
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is regarded as seismically active 
area, where many volcanic occurr nce have been 

recorded even in the recent past (AMTD, 1997). 

The town is located about 100 Km South E t f Add ' Ab . as 0 IS aba along the main road to 

Harar, enclosed between 8 035 ' 00"- 8 036 ' 00" N rtl I . d d 0 0 o 1 atltu e an 39 11 ' 57"- 39 21 ' 

15" East longitude at an average altitude of 1620 m above sea level. A chain o[ hills or 

ridges surrounds it almost from all sides, except the south, which are supposed to be the 

faulted boundaries of the Rift system. Thus, the town lies in refilled basin or depression. 

Subsequently, the future main possibility of expansion is towards the southern direction. 

Spatially, the town is divided into four quadrants by the main roads, which pass through 

the town fro111 West to East, Addis Ababa-Harar road and NOlih to South Railway Station-

Asela road crossing each other in front of the post office. Administratively, the town is 

divided in to three 'Kefetegnas' and twenty 'Kebeles' (Figure 3). The town, however, 

does not have a clearly defined municipal boundary. 

The town has a relatively flat topography, with a gentle and general slope to south. 

Varying elevations from less than 1600 above sea level in the lowest part ('Migra' area) to 

more than 1970111 on the ridge named 'Kechema'are observed (Figure3). A considerable 

amount of surface run-off that comes from the surrounding hills and the bui It up area is 

accumulated mostly in kebeles 10, 11 and 13. As a result, considerable portion of the 

urban land is left un-built or underdeveloped. The area of the town is drained by various 

1 t d glllll'es wl11'ch usually start from the scrap slopes of the surrounding 
seasona s reams an . , 

Northem ridges. Awash is the nearest perennial river found about 9 km to the south. 

Hence, Nazareth is found in the Awash River Basin in Southeast Shewa. 



Figure No3 Administrative Olviston of Nazareth 
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3.2.2 CLIMATE 

As it is true for 1110st parts of the t . 
. coun ry, altitude has an indispensab le influence on 

climatic conditions especially on temperature and ral·nc'a ll. 
i. Since most parts or East hewa 

lie in the 'Kola' and 'Woinadega' r t' . c Ima IC zones, It experiences hi gher temperature and 

lower rainfall. 

3.2.2.1 RAIN FALL AND HUMIDITY 

Calculated as based on the records of 39 years period that is from 1952 to 199 1, the mean 

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

that more than 70% of the mean arumal rainfall occurs in the four rainy months (June-

September), with maximum monthly mean values reaching more than 200 mrn. Some 

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

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

as low as 10 mm. Similarly, based on the average ammal relative humidity of near by 

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

1995). 

3.2.2.2 TEMPERATURE AND WIND 

Nazreth lies in sub-humid tropical zone with an average mean arumal temperature of 21
0 

c. 

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

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

d· t' . r. E t West Data (1977-1994) from the anemometer placed 22 km away Irec IOn IS lrom ~ as . ( 

from Nazreth (Melkasa Agricultural Research Center), at the height of I m recorded a wind 

speed of 8m/s, whil e at the height of 2m recorded a wind speed of 10m/s (AMTD, 1997) . 



3.2.3 AREA 

The areal expansion of the town can be visualized in the manner that the fi rst ayor of the 

town appointed by the Italians was administering a town with an area not more than 120 

hectares (3 'Gashas') . Later on, in 1949/50 the size of the town grew to 1000 hectares or 

25 ' Gashas', which by the year 1968/69 increased to 3140 hectares or 78 .5 ' G ashas' . 

Recently (1995) , the town is estimated to be 3240 hectares or 81 "Gashas' showing a small 

rate of increase after 1968/69 (NUPI, 1995). Table No.2, which takes the Post Office as 

the statting point, will help to visualize the growth in relation with the increase in di stance 

along the main roads in different years. 

Table No.2 Distance of Town Boundaries (Kills) Along Different Routes From the Post 

Office 

Town Boundary Urbanized Area 

Road to 

1967 1981 1995 1981 1995 

Assela 2.3 4.3 5.7 5.7 6. 3 

Harar 2.9 3.7 4.0 4.0 4.75 

Mojo 2.8 2.8 2.8 2.8 2.8 

Lugo Peasant Association 3.75 5.0 4.8 4.8 5.8 

Wekera Peasant Association 3.4 7.5 3.2 3.2 4.7 

Source: NUPI, 1995. 

I rly defined munic ipal boundary, the present However, as the town does not have a c ea 

. ·b·t · . and unrealistic. estimated area IS very at 1 laty < 
The absence of the well-defined boundary 

fr et between the ITIllllicipality and also results in frequent urban-rural land-use con 1 
the 
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peasants. The practice of illegal sales of roadside \a d b 
n s y peasants has further fu I d the 

boundary conflict. The current master \ . . p an has proposed to lImIt the devel pment fthe 

town along the m3J'or roads a1 d t'\ ' e 1 U 1 lze the open space within the ex isting t wn's 

boundary. One of the objectives of tl . le proposal IS also to control the linear expansion of 

the town, which consequently may resolve tl b ' . le ur an-rural confhct and 1I1sure a balanced 

growth by way of a planned urbanization promotl·011. However, the master pl an also 

indicates some preconditions which help to convert tl . I ' . , lIS P an 111 to reality. These include 

among others: the construction and management of proper flood drai nage schemes, 

solving the current shortage of potable water and constructing n d d ' . ew rca s an Improv1l1g 

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

3.2.4 LAND USE 

3.2.4.1 PRESENT LAND USE 

The development ofNazreth on a relatively flat surface is believed to have encouraged the 

present rectangular gridiron framework road system, which dominates the entire urban 

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

Azurit" indicating its confusing nature to new comers. Eventhough, some residents relate 

this rectangular grid iron as a preference of planning schemes by the colonizers Italians, 

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

the Ministry ofInteri or in 1971. Indeed, as a result of this framework most of the areas in 

the town enjoy accessibility, have defined blocks and easy urban mobility. 

The major land llses of the town include residential, service, manufacturing and storage, 

administrative cOlllmercial areas, etc. According to the land use class ificati on and 
, 
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estimates ofNUPI (1995), residential servic d . 
, e an manufactunng and storag ar the rn j r 

land uses in the city. 

The residential areas could be categorized into d ' . pure an mi xed residence area . Th 

houses along main roads are Llsed for residences alol1g 'th 
WI commerce, etc. The area 

under residence covers 556 hectares lying mostly in 'Kebel ' 10 II d The es . , an 12. 

population distribution indicates higher densities in Kebele 19,06 and 07, i.e. 730, 710 

and 669 persons/hectare respectively. Services stand next to the residenti al uses in terms of 

areal coverage (257.4 hectares) . The main components of services as per classification of 

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

Manufacturing establislunents and storages are scattered through out the town, hence there 

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

records show that there are ten public sector large and medium scale industries, 182 

privately owned manufacturing industries and more than 61 stores in Nazreth town. 

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

distribution of varioLls Jand use types of present and proposed activities can be observed 

from Table No .3. 

3.2.4.2 FUTURE LAND USE 

. d . a new land use scheme fo r different 
The 1995 Master Plan of the town has tne to pJOpose 

lalld use pattem was based on the forecasted and projected 
purposes. This proposed 

't' at solving the ever-increasing land-use 
activities of the town. Moreover, 1 allns 

tl's urpose the population of the town to exist 
incompatibility problem of the town. For 11 P , 

. ' was rojected and estimated to be 296,225. 
at the end of the plann1l1g penod (2010) p 



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

residential purpose, which will continue to be the major land consuming acti vity, is 

estimated to be 1119.06 hectares (see Table No. 3). 

h 
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Moreover, this new proposal gave p' ··r . 
nOll Ies or emphasIs on activities such a G re tree, 

services and manufacturing and storage l' 1 . 
, W liC 1 need to be provided with more land at the 

end of the planning period than other land S" . . uses. Imilarly, major reduction or area is 

proposed on the land area currently categorized . If ' as specla unction (used by the military) 

from its size of 143 .8 to 33 hectares. 

3.3 POPULATION 

3.3.1 PRESENT POPULATION AND SOME DEMOGRAPHIC 

CHARACTERISTICS 

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

of the town was 77,237. At the same time based on this census, in 1989 the population of 

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

Population and Housing CensLls of the country (1994), showed the population to be 

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

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

population ofNazretb town in different years by CSA are presented below. 

h 
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Table No.4 Population of Nazreth Town 

Year (E.C) PopUlation 

1950 37583 

1960 45589 

1970 66341 

1975 75000 

1982 108232 

1986 127842 

1991 163533 

Source: NUPI, 1995 and CSA, 1999. 

% of Increment 

21.3 

45 .5 

13 

44.3 

18 

28 

The figures on the above table, on the average, correspond to a net increase of about 1438 

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

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

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

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

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

population in the town were immigrants. 

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

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

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

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

following table shows the age composition of the town in a broader age group. 
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Table No.5 Age Composition oft! P . 
. le opulatlOn ofNazreth 

Age Group 
Percentage 

Male Female Total 

0-1 4 16.2 17.4 33.6 

15-64 28.6 32.6 63 .5 

65+ 1.3 1.6 2.9 

Total 48.5 51.5 100 

Source: Adopted fr0111 CSA, 1996. 

The population of the town is composed of different ethnic groups, dominated by 

'Amharas' (44.4%), which is followed by 'Oromos (26%). The major reli g ions in 

Nazareth town are Orthodox (78.5%), Muslim (18%) and Protestant (4%). 

3.3.2 POPULATION PROJECTION 

NUPI (1 995), estimates the average growth rate of the town up to the year 2010 to be 5 

percent. Thus, by applying this growth rate, the projected population of Nazreth from 

1993-2010 is depicted in the following table. 

Table No. 6 Proj ection of Population for the Town ofNazreth (1993-2010) 

Variant Years 

1993 1995 2000 2005 2010 

High 126,611 145,637 206,669 293,276 41 6, 179 

Medium 126,611 139927 179,669 230,700 296,225 

Low 126,611 137,156 167,522 204,6 12 249,924 

Source: NUPI, 1995 . 

.. . V· t 5 0;( and Low Variant 4 %. Note: HIgh varIant 70;(" MeclIul11 anan 0, , 
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3.4 ECONOlVIY 

People in Adama wereda are mainly engaged in . It . . 
agncu ure, Industry, servi ce and trade 

activities. Likewise, people with in the boundal'y of tile to k II . I' I'h . wn ma e lelr I C I 0 d on 

different activities, such as industrial (both fior'nlal and . fi I) . It I d In orma , agncu ura, tra e, 

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

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

13 .1%; agriculture, 3.3% and, finance, administration and services respective ly account for 

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

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

which go umecordecl in the official account (informal sector). For instance, the CSA 

(1 997) data indicates that there were about 12,109 people employed in infomlal sector. 

This accounts for only 30 % of the total employment. 

3.4.1 AGRICULTURE 

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

the town' s boundary to support their livelihood. Privately owned small-scale dairy 

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

fi c: . t'vities Among major factors that The town is suitable place especially or lattemng ac 1 . 

contributed for its sui tability are the following: 

);> Its location , which serves as a market outlet; 

. I fi d (b products of agroindustries); 
);> Availability of concentrated amma ee y-

. ghage feed from the sUlTounding rural areas; 
);> Possibility of secunng rou 

.. , to laces from where li ve an imals to be fattened 
);> Its nearness and accesslblhty P 

are bought; anc! 
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~ It's favorable climatic conditions. 

Having these in mind and al)prec· t· , Ia l11g the eCOl . 10miC contribution of this act ivity, the nev 

master plan has proposed new alt· . , el11atlve and additio I . . na sites out side the ex isting built-up 

areas. 

3.4.2 MANUFACTURING 

Because of its historical and strategic locatio N tl n, azre 1 town has developed as one of the 

areas of highest industrial concentration in the COUllt·I". J This is mostly attributed to the 

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

industrialization in the town the following could be mentioned: 

~ Availabi Ii ty of some raw materials· , 

~ Availability of hydro electric power; 

~ Good road connection and railway line facilitating transportation of goods; and 

~ Availability of different services. 

Due to the above mentioned factors and relatively conducive enviromnent for the private 

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

example, data from Planning and Economic Development Department of East Shewa 

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

the zone were 187 and in 1989 E.C. this figure has grown to 484. Since the concentration 

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

industrial establishments are assumed to be greater than the zonal average. 



Most of the industri al establishments could b . 
e class ified under the category of ft d and 

beverage industries (flour grain a d .J . 
, . , n 01 m1l1s) fo llowed by metal w rk, blocks and 

concrete pipe and wood 'vvo rk industries I t . . . 
. n erms of employment, all 1I1dustnes 111 the 

town generate an employment opportunity for about 2874 people. 
The pri vate industr ial 

sector employs more than 42% of the total industrial employment in the town (AMTD, 

1997). 

In line with the survey of Oromia Regional State, roughly 17% of the industri es are 

performing production activities, 5.8% production and service and the rest 76.6 % service 

only (RSO, 1999). By the same token, industries in the town are more of service ori ented 

than production. Moreover, along with the manufacturing industries, Nazreth is known for 

the abundance of storage activities scattered tlu·ough out the town. The strategic location 

of Nazreth in the nati onal transport network and its closeness to some of the major crop 

producing areas is believed to have encouraged the abundance of these numerous stores. 

All of the warehouses are distributed through out the town the same way as the 

manufacturing firm s clo . 

3.4.3 SERVICES 

U b . d . d by' botl1 rormal and informal sectors operating in the town. r an serVIces are ren eJ e l' 

The main components of the service sector include: 

"'- D· ·b · t · d ser·vl·ce tr·ade (wholesales and retails trade, commercial service, .r Istn u Ive an 

financial service, etc. ); 

~ Administrative and municipal services; 
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~ Social and cultural services ( d 
e ucation, health, social and ultur Inters 

recreation, etc.); 

~ Utilities (water supply, electricity, telephone, postal servic s, transportati on 

etc.); and 

~ Other services slIch as garages, metal and wood work, different repair shops, etc. 

The service sector plays a significant role in absorbing the fast growing urban labour force 

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

Nazreth town has a significant share in the total employment. The following table shows 

the share of the service sector employment in the town. 

Table No.7 Summary of Establishments and Their Employment contribution 

Category of No. of No. of Persons %share 

services Establishments Engaged Establishment Employment 

Fonnal sector 3012 9542 24.6 44.1 

Informal sector 9245 12110 75.4 55.9 

Total 12257 21652 100 100 

. I . d fi- CSA's 1996 sample survey on informal sector, distributive Source: Compiled and calcu ate rom 

and service sector. 

d· t CSA's sample survey of 1996, the total In the formal serVJce sector, accor mg 0 

fl' I wholesale retail and service constituted employment in that year was 9542, 0 w 11C 1 , 

10.4%,35.3% and 54.3% respectively. 
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3.5 INFRASTRUCTURE 

3.5.1 PHYSICAL AND ECONOMIC INFRASTRUCTURE 

a) Transportation and Communication 

Passenger and freight transport services are ava'l bl fr N 
I a e om azreth to places such as ddis 

Ababa, Debre zeit, Assela, Welenchiti WonJ'i and DI're Dawa Th b t . I ' I d 
' . e us elmma IS ocate 

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

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

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

Regarding the quality of internal road system of the town, generally the roads are 

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

16.6 k111 and moterable unsLlrfaced with 26.0 km. Similarly, data from the municipality 

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

scattered along the main roads. 

Nazreth has a digital telephone service with 4086 lines in 1997. There is a digital 

automat ic telephone project with the objective of enhancing the telephone capacity to 

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

. . fl' I 1 2178 are rented. The postal service includes letter havmg 2300 boxes, out o . W 1IC 1 on y 

. . '1' (EMS) money order service, sell of post servIce, parcel delivery, express mal service , 

. 'b t' f wspapers cards sell of revenue stamps anel distn U IOn 0 ne . , 

b) Commercial and Trade Services 

. t mmercial activities in Nazreth . There are Hotels, bars and restaurants are the domman co 

. b' b' the main open market. There were a total of 4496 three open markets; GIlll b Ge ya emg 

licensed traders in 1997 (AMTD, 1997). 
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c) Electric Power and Water 

Nazreth gets a hyclroelectri c power from th· b . lee su -stations located in the l \ n. In I 96, 

the Electric Corporation 113(1 b 1 ( a out 3834 · . customers with 515 new entry qu sli ns. 

Boreholes of various depths and i ld· . yes serve as major sources of water in azareth and the 

surrounding rural community. The Nazreth Wat S 1 er lIpp y and Sewerage Authority, was 

rendering service with about 7915 t " , me er com1ection 111 1996/97. The amount of water 

supplied for the town is 15 litters per capita pe d (11 Id) r ay c . However, there is a proj ect 

undergoing, which plans to increase the supply to 73 .6I/c/d. 

d) Financial Service 

Presently, in Nazreth town all in all there is about thirteen financial institutions. Of these 

seven are banks (three private and four government owned) and six are insurance 

institutions among which only one is government owned. 

3.5.2 SOCIAL INFRASTRUCTURE 

a) Education service 

There are a total of 28 educational institutions in the town of Nazreth, out of which nine 

are kindergarten, six Elementary Schools, Seven Junior Secondary Schools, four High 

Schools, one Teacher Training Institution (TTl), which at present is on the process of 

being upgraded to Teacher Training College (TTC) and one Technical Co llege. In tenns 

of ownership one is owned by a non-governmental organization (NGO), eleven are 

govemmental, seven (Ire public and the remaining nine are private. 

> 
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b) Health 

There are one hospi tal one health cel t . ' , , 1 el, one malana control center, thirteen clini cs, six 

pharmacies and fourteen rural drug vendors Ex t tl h ' I ' cep le osplta , health center and the 

malaria control center, which are government oWl1ed all h Itl ' t' t ' , ea 1 inS ItU Ions are pn ately 

owned , However, the zone's Department of Health revels that there are a number of 

phannacies and clinics operating in the town without any license, 

c) Social and Cultural Centers 

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

Catholic Monastery are found scattered through out the town. In add ition to one Moslem 

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

centers the following are the major ones: 

}- One cinema hall; 

}- One town wide assembly hall and many kebele assembly halls; 

}- One rehabilitation organization; 

}- One public square; 

}- One stadium; 

}- Various unions, associations and cooperatives centers; and 

}- One public parle 

. . ' es or activities in the town are shown on Figure 
The locations of some of the major selVIC 

4. 

b 
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d) Municipal service 

Among those services classified under the municipality, the fo llowing are the main nes In 

Nazareth town: 

> The management and operation of an abattoir; 

> The collection and disposal of both liquid and solid wastes, as well as the 

management of the disposal sites; 

> The operation of fire brigade; 

> The management of market places; 

> Street lighting, and 

> Plantation and protection of road side trees and flowers. 
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Fi gure 4 Map Indica ling The Loca lio n of Major Land Uses 

In Nazarel~ •• 
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CHAPTER IV 

DESCRIPTION AND ANALYSIS OF PRESENT LAND 

MANAGEMENT (CADASTER) SYSTEM IN NAZARETH 

4.1 LAND TENURE AND REGISTRATION 

4.1.1 LAND TENURE 

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

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

nationalized all urban land and extra houses in all urban centers of the country without any 

compensation. Eventhough, private ownership of urban house was not completely 

abolished, an individual could no longer own more than a single dwelling. The ri ght to 

lease, sell or rent land is also prohibited. A person is entitled only to user's ri ght or ri ght 

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

goveming all urban centers of the country. 

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

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

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

The main obj ective of this policy rests in the interest to correct the previous govemment' s 

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

present. Hence with the lease policy the possibility of changing the concept of , 

. . d k t ble item seemed feasible. According to the consIdenng land as valueless an non-mar e a 

. I d reviously utilized for building dwelling above mentioned ProclamatIOn, except an s p 

d b lease system Even when these previous 
houses, all urban lands shall be governe Y . 
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dwelling houses are transfelTed to anothe . 
r person m any manner other than inh ri tan 

will enter into a lease holding system Sim'l I d . 
. I ar y, un er article 15 of the procl mati n 

transitory provisions are given as to how previo lid' 
us 10 mgs used other than for d. elling 

purposes obtain lease holding title and pay the lease . H . 
pnce. ow ever, In almost all urban 

centers including Addis Ababa the provisions of tlll'S PIt' . II 
roc ama Ion specla y [or old 

occupations seems difficult to apply. Therefore, previous holdings whether they are used 

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

of urban land holding existent before the enactement of this new Proclamation. In addi tion 

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

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

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

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

determined maximum plot, in the case ofNazreth 200 m2 ) is granted free from lease. 

According to the information obtained from the Municipality, there are a total of 10,500 

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

hold, who pay land al1d building tax accordingly (see Table No. 8 for the detail of this 

registration) . However, only some of these property owners have a certificate as an 

evidence to the ownership of their holdings. The majority have both a certificate and 

. ' . 1 . Th esult of the survey conducted showed taxatIOn receipts as eVidences of owners lip. e r 

that 68 .57 % of the interviewed owners have a certificate as well as taxation receipts where 

. "1 '1 762 'Y< of the interviewed owners could as 23.81 % has only taxation receIpts. Sum at y . 0 

. . dered without evidence. not present any of the two, hence, are conSI It should also be clear 

b · f I'nllabitants that are not recognized by the that there are considerable num eIS 0 , 



Municipality, especially those earlier resident h 
s w 0 were granted or ob tained I nd be re 

1975. 

Moreover, the situation of squatter settlement in the tow f N th ' . [ 
n 0 azre IS aggravatIng rom 

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

most of the squatters in the town are organized and are returnees from the former 

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

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

present the Municipality has estimated that there are more than 6000 dwellings built by 

squatter settlers acco unting about 24 % of the total housing stocks in the town. 

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

only in ten of the kebeles of the town, which revealed that there are 1,750,540 012 of land 

occupied by squatter settlers. Furthennore, most of the infonnally acquired land is bought 

from the so-called illegal land market, illegal in a sense that selling and buying of raw land 

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

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

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

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

occupants. 

> 



Table No.8 Registered Rea l Property Owners and the Situation ofProoerty Taxation in N azareth . . ~ ~ 

Total Tax in Basic Tax for 2000 Total Expected 
Location Totlll No. of Registered Ownel·s by Type of Land use in 1999 Arrellrs (1974- Tax 

1999) 
Resid ential Establishment Total 

Kefetgna Kebele Paying With Total Payin With Total Registered Birr Cen Birr Cent Birr Cen 
Tax Tax g Tax Tax Owners ts s s 

Arrayed Arrayed 

01 49 145 194 5 5 10 204 21943 50 1681 9 06 38762 56 
05 31 58 89 0 3 3 92 9815 31 4896 19 14711 50 
06 35 123 158 4 4 8 166 12496 92 35177 56 47674 48 

01 07 30 66 96 7 19 26 122 300301 95 68550 02 368851 97 
08 22 68 90 3 6 9 99 6356 95 4312 49 10669 44 
16 180 505 685 13 9 22 707 91496 41 123030 91 214527 40 
17 49 116 165 2 9 11 176 11643 98 10632 43 22276 41 
09 370 835 1205 24 68 92 1297 421935 71 218861 05 640796 76 
10 483 905 1388. 46 100 146 1534 1983 15 93 464025 33 762341 26 

02 11 666 1279 1945 52 154 206 2151 520761 51 518863 93 103925 44 
18 36 67 103 7 13 20 123 12233 95 10450 91 22684 86 
19 29 69 98 9 18 27 125 58381 83 67045 33 125427 16 
20 112 190 302 27 34 61 363 51432 57 4561 I 99 97044 56 
02 82 180 262 2 0 2 264 23012 38 22534 23 45546 61 
03 263 690 953 5 24 29 982 88 109 55 37372 63 125482 18 
04 178 389 567 7 16 23 590 69837 40 56502 25 126339 65 

03 12 102 194 296 3 8 1 1 307 79471 47 566 10 25 13608 1 72 
IJ 162 359 52 1 5 38 43 564 253393 4 1 104 176 34 357569 75 
14 161 387 548 10 7 17 565 76664 65 93655 78 170300 43 
15 90 135 225 5 24 29 254 92909 82 34269 92 126179 74 

Total 31 3 0 6760 989 0 236 559 795 10685 2499495 20 1 9 9 3389 68 4492893 88 
- - -- ----- -

Source: Municipalit y of Adama, 2000. 
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4.1.2 LAND REGISTRATION 

Land registration is part and parcel of any la d d " . 
n a ministratIOn system. It mostl y de Is \ ith 

the process of recording information about ownersll'lp of land . Hence, the main purp se of 

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

preparation of urban master plans, valuation and taxation purposes. [n general, the 

registers are the main legal documents on land matters. 

In the town of Nazreth registration is voluntary for old occupants, while it is obli gatory for 

new acquisitions. The management of registration is somehow satisfactory to serve its 

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

accessibility, etc. Registrations of lands in the town are also different such as registration 

of new holdings, registration of old occupants, registration of mortgages, etc. Each of 

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

section description of these registrations will be treated. 

Registration of New Allocations 

On formal request the Municipality grants a land not exceeding 200m
2 

free from lease for 

construction of a dwelling unit. Similarly, land for residential purpose that is more than 

200 2 d fi b' 's also granted by the Municipality, but with the consent or ill an or uSJl1esses 1 , 

pennission of the Oromia Lease Office. After registration upon the completion of 

fi 1· . d . fi t' of tl1e applicant by these institutions, it is the responsibility of onna Itles an vernca 1011 

. h . t 1d enters it into the main register. the Municipality to issues a title to t e regis er at 

1 d tl I lease or free oflease is ob ligatory. During 
The registration of newly allotted an s rrougl 

. lar e-scale maps showing major roads (at scale) 
the registration topographical map sheets, ' g 



> 

are used. The site and lay-out plans a 
re used for the registration of ne, Iy all tt d pi t 

which will have its own specific rei" . lerence number. H ow ever, as there is no cadastra l map 

no parcel and block identification system no acc .· . 
, lll acy In surveYIng etc. b th rba l 

records as well as site plans are conta· d· I . me 111 t le register. The site plans are pr duced 

based on chain measurement results and . . sometImes adjusted with the master pl an. It is in 

rare cases that a theodolite measurement l·S b . I· e111g app led. 

Most of the boundaries of the registered plots 01 tl d 1 le groun are monumented or erected 

with stone at the corners of the plot. Nevertheless th . I I . . ,as ere IS no ega provIsion for the 

protection of these marks on the ground they could easily be . I d hr , mlsp ace or t own away. 

Consequently, the result of the sample survey showed that only 23 .81 % of the plots have 

their boundaries mOllumented with stone at present. 

Registration of 01(\ Occupations 

The Municipality is invo lved in registration of ownership, in other words legalizing tenure, 

if an applicant is in a position to fulfill all the necessary requirements. In order to legali ze 

tenure or get title to a holding, an applicant needs to submit an application to the 

Municipality. Most of the time the application is presented in the foml of request to pay 

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

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

actual holding, prep8re a site plan and collect infomlation that enables to know as to how 

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

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

I 
. 1 I· t· rllll·tted to pay tax after completin a the 

egahzed and pay tax or 110t. If t le app lcan IS pe ' b 
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payment he would be given title and g t· . e registered. However, in the ase f h iding 

where a confiscated house is present and 't . . 
1 IS not technically possible to di ide the pi t 

proportionally, registration is impossible. 

In most cases legalizing old holdings is very diffi It b' , lCU , ecause eVidences are not easily 

found. Thus, the time needed to legalize tenure depend h s on ow soon one could present 

these proofs. Generally, officials and experts at the Municipality agree that the average 

time needed for legalizing tenure or old holding ranges between three to four months , 

Registration of Subdivision 

In the recent past it was possible to subdivide a plot and transfer it to another person 

through various ways of transfer, such as sale, gift, inheritance, etc. But, presently one can 

not divide and transfer a plot under one title or celiificate. However, when a court 

approves a divorce and orders a division of property between husband and wife and if the 

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

residential building by a court order is possible if the parcel is more than 200m
2

, 

Registration of Transfers 

Real property or property related to land, especially buildings can be transfelTed from one 

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

another. According to the Infonnati~n obtained from the municipality, there are three 

. . .. ' b 'ld' (bviously with the land). These are sale, 
major reasons or ways of transfemng a U1 1l1g 0 

r.I'able No.9 S110WS the numbers of registered transfers by type and 
inheritance and gift. 

year. 
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r---! Rc:. ISO Il ftH 
Years ill EUliopian Calendar 

--, Tr<1 l1 s[cr Type or Build ing TIle 1995/96 1996197 1997/98 1998/99 1999/2 0-

._---j._- - - -
lillIe ' ritallce 59 59* 83 75* 44 

-
5 22 

-
20* 9 10 Residentia l 

---
Sale 38 142 137 148 109 

~r il ,11l ce 
--

G 2 4 2 2 
\-----------_. --_.-

lllli l 

- ---f------- -
1 1 0 0 0 EstablislllllCllt (J i It 

2 14 5 3 2 

'fo tal Trallsfe rs - 111 240 249 237 167 

, . , Source: Munic ipality o f' N,IZdIClli , 2000, 

Not e: i< One bui ldi ng is II 0 t idcllliCicll wheUler it is residential or cstablisJUllent. 

** Six 1l1onths data 

It WJS also illtcndcd 10 evaluale the efficiency of the municipality ill regressing transfers, 

bu t as there is no data on the number of applications it is not possible to do so, 

Furthermore, the survey results show that [rolll amongst the owners with leg;ll ev idence or 

ownership i.e. certi fica te, taxation receipts amI both, 64.65 % said that they obtained the 

laud from gOVCrlltll Ctlt , 32.32 % through purchase, 3.03 % through inheritance. Similar ly, 

from amongst those respondellts who do not havc any lcgal evidence (7, 62% of the 

respondents), SO (% cJ; tilll ed that they obtained the land through purchase and 25 % from 

government. Thi s itdorl11a tion gives an idea that transfers are not efficientl y registered in 

the toYvn, 

b 
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The volume of transfer seems small for a town l'k N 
1 e azreth where there is high land us 

change activities are taking place. According to Table No 9 th 
. e average transfer 

registrati on per year is 223 .1. If it is assumed that the total registered owners arc c nstan t 

during the last four years (1995/96-1999/2000) tIle th . 
, n e percentage of transactIons 

registered is only 3 (Ill. However, according to World Bank (1989) ' d I ' . 
III eve OPIng countnes 

10% property in urban areas change ownership each year. 

Eventhough, there is transfer tax levied by the Federal Government, this is not appli ed in 

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

consuming. For instance in the case of a sale of a building the steps or requirements are as 

follows: 

~The appli ca nt (most of the time the purchaser) is required to advertise in a 

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

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

newspaper; 

~ After sc ru tini zing relevant municipal land registration records, a letter will be 

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

~ Then a technici an/surveyor will be sent to the site to assess the value of the 

bullcl lllg property. In the absence 0 any san . . f t dardize guidelines for valuations in 

the town the Cl SSeSS l11ent depends entIre y on Ie . . I tl personal J'udgment of the assessor. 

. . . I t 11 valuations of buildings is that of The only L1ni fo rmly applIed practIce 11l a mas a 

depreciCl ting th e value by 5% per year; 
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};> The estimated value will b ' . . e written In a format , which will be sent thc 

, le purc laser is required to pay 4% f thc Woreda Finance section where tl I 

ura ax or stamp duty) . estimated value (refereed as As t 

e 0 present the receIpts to conform that the a LIra tax IS };>The buyer is requir d t . 

. umc1pa 1ty leglsters the transfer after collecting 2% of the already paid so that the m .. l' . . 

estimated value as municipal tax; 

};> After completing all these steps the registration of the transfer will be conflrmed 

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

name of the buyer. 

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

. except that for inheritance there is no assura tax and the municipal tax is only 1 %. The 

infonnation obtained from the municipality indicates that the whole process of transfer of 

real property generally lakes more than two months or 8 weeks, with a rough break up of 

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

operations about three weeks. 

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

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

apply, i.e. it is possible to transfer land without being entering in to lease. That is why 

people prefer to buy from individuals rather than from the municipality. 



Registration of Mortgages 

The Municipality gives a serv ice related to . reglstr< ti n f prop rti S til t ar u c a 

collateral to borrow money from fi nancial inst itution . Th an I mini trati 

which deals with lanel registration, makes sllre that the pr p rcc r rn 

any disputes and verifies all the evidences, such as titl e (certific t ) t ati nr c ipt t . 

If the registration is accepted, it enters on a file assigned to thi s purp s and I II r r 

acceptance will be sellt to the financial instituti on. Table o. 10 sho s the number r 

registered properties by year and kebele. This servi ce is given t r al pr pcrty ner v h 

have certificate of ownership and are paying property taxes. As it has been air ad y 

indicated there are 1 0,500 registered and recognized owners in th town. Accordi ng to the 

sample survey resu lt on ly 68.57 % of the owners having certificate of ownership could 

apply to mortgage registration. The rest that is of registered owners who only have 

taxation receipts, as a proof of ownership should app ly to have certificate beD re an 

application for mortgage registration. As it is indicated on the table, Kebele II , 10 and 09 

lead in the number oC tbe registrations of mortgage of properties accounting [or > 62% of 

total registration in the yea rs. In kebeles such as 05, 06, 07, 08 and 18 have few or no 

properties registered Cor mortgage mainly because as has already been indicat d, most or 

the households in these kebeles have no legal certificates of ownership and the h uses are 

in a very poor conditi on. 



> 

Kebele 1989 1990 1991 1992 Tot 1 

01 .., 
. l 2 1 20 26 

02 2 3 2 3 10 

03 7 4 1 4 16 

04 11 10 15 6 42 

05 0 0 0 0 0 

06 () 0 0 0 0 . 
07 1 3 0 1 5 

08 1 0 2 0 3 

09 44 27 34 23 128 

10 62 67 58 36 223 

II 88 75 69 57 289 

12 7 5 7 6 25 

13 21 19 17 12 69 

14 2 4 3 8 17 

15 G 10 8 8 32 

16 17 18 17 I I 63 

17 5 I 2 I 9 

18 I 1 2 0 4 

19 4 6 2 2 14 

20 14 13 13 5 45 

Total 296 268 253 203 1,020 

Source: The Municipality of Nazareth, 2000. 

Note: The Data for 1992 sholVs the Registration up to March 30 of 1992 E.C. 

b 
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4.2LAND AND BUILDING RELATED TECHNICAL ERYJ E 

4.2.1 BUILDINCPERl\lISSION 

In order to erect a new building or to undertake major maintenance or repairs on ex isting 

ones, construction permi ss ion is needed. For construction of a new bui Iding, the 

application for permiss ion has to be made based on a site map showing the I arcel, the 

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

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

the fo llowing procedurcs are necessary for building permission: 

~ Application letter is presented; 

~ Verification by the Municipality whether or not the property is legally occupied 

(certificate of ownership, taxation receipts, etc) ; 

~ Verification of land-use classification from the master plan; 

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

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

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

. I t 301 of the estimated cost of the construction to the Municipality. 
reqUlrec 0 pay / 0 

However, if the holding is obtained through lease no payment is required; 

. . r ' ermission to build will be provided on a 
~ After completIng all these forma ItICS, P 

f01111at prepared for this purpose. 

. of res identi al buildings. For 
'I S on ly for construction or repai rs 

The above procedure 
. t after completing all the above procedures, the 

buildings meant for estabhshmen s, ( . . 
. . Itt . the \11'111 bi ll of quantity and the butld 1l1g 

Municipality will send the applIcation eel, ( , 
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permission format with supporting lett ' er to the Zone s Department forks and rban 

Development offIce. Sinlilarly if thO fIi , IS 0 Ice accepts the proposal, the \l hId umenl 

with supporting letter will be sent to t1 B ' f . le ur eau 0 Works and Urban D el pment of 

Oromia Region for fin al approval. 

1a a e Wlt l t e ureaucratlc From the above explan8tion one can understand tl t dd d . 'I h b . 

procedures in these institutions, how lengthy and time taking procedures are req ui red to 

get permission to build, especially for establishments. It may be for thi s reason that many 

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

town especialJy the olel ones have been constructed without any building permiss ion. The 

sample survey result shows that 34.29 % of the houses have no building permission. 

Similarly, 24.76 % of the buildings remain without any plan. Of the houses without 

building permission 32.95 % are residential units and 30.76 % are establishments. 

Similarly, it also revealed that the majority of the buildings without building permission 

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

without permission are located in kefetgna 1 where the earliest settlements are present. 

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

building permission does not have a mechanism and the capacity to check on the ground 

whether the constructi on is being carried according to its plan or not. In fact, evenlhough, 

there are about ten employees of the Municipality who are ass igned to report on 

. b' I .t Icell without permission as they are not qualifie I are not in a 
constructIOns elllg line el a ' 

. . ',f I 1'1 . \'1 e COl1struction on the ground is similar to that on the plan. 
POSition to verry w le lei , 1 
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4.2.2 PROPERTY VALUATION 

As it has already beell discussed land ta' 'd . , ,x IS pal 111 accordance wi th the area and gra Ie 

land, while building lax is levied by assess ' tl . I . . II1g le renta value of the bu Il dIn g. . xperts 

from the Oromia Rcuioll Works and U b D I :::> r an eve opment Bureau carry out the assessment 

of the rental value of a building. Therefore, there is no need to carry out property 

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

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

of buildings ari ses in occasions such as the following: 

> During the process of transfer of property through sale, gift and inheri lance. The 

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

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

sale the assessment is believed to be necessary, because most of the time there is 

underreporting 011 the side ofthe taxpayer. 

> During an assessment order by a court for different reasons such as 

compensation, divorce, etc. 

> During compensation procedures that is for the implementation of the master 

plan the Muni cipality may evict a resident if the holding is to be used [or public 

purposes. 

A 1 f t 
. tl ost frequent presented case for the calTying out of valuation. 

sa e 0 a proper y tS le m 

But it had been better to have both the assessment result and the reported price by the 

1 b
·' llore revenue to the Municipality. Moreover, as the 

taxpayer and use the one t 1at llngs 1 

. .' I' . d lot consider or include the value f land , it will be 
assessment by the MlIlllclpa tty oes J 

. . d" which prevent it from getting more income. In other 
certamly less than the declare pllce, 



words a building located at the center of the town ad ' , , n another sImilar building located n 

the penphery may be assessed l' " as 1avlJ1g sundar values, Similarly, as there is n any 

assessment criteria on records £ tl ' , or 1e selhng price of buildings the determinati n f the 

JU gment of an assessor. market price depends on the personal ' d Therefore , th 

n le own 1S open for fraudant activiti es, As a procedure of assessment being practiced i tl t ' 

( WIlle assessor so that he may under estimate result of this, many residents opt to deal 'tl tl 

. (ns er ax. filnong the problems identified in the process of the value so as to reduce the tra £ t A. 

assessment by the Municipality, the following are the major ones: 

>- Absence 0 C suffIcient information for valuation of land , 

>- That there is no appealing procedure; 

, >- There is no accountability or checking mechanisms on the works of the assessor' 

>- There is no specifically assigned and trained personnel for this activity; and 

>- In general the whole procedure of assessment is free for back door dealings. 

4.2.3 ALLOCATION OF LAND 

It is the responsibility of' the Municipality to prepare land to be allotted by lease or freely. 

The technical capacity of the Municipality to prepare serviced land both for residential and 

business purpose ranges from 400-600 plots per year. For example, this year it is planned 

to prepare about 400 plots. In the mean time, efforts were made to assess the capacity to 

meet the demand of land, but as it was difficult to fmd the number of registered land 

seekers, this was not possible. At present land in Nazreth is granted both by lease or free 

from lease. AccordinglY, hUld for residential purpose with areas less than 200 m' are 

granted freely on the condition that 

>- The grantee llses the land in accord ance with municipal regulation 

b 
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~ Pays land rent or any other fees cl . d ' . lalge In accordance wIth Ih la. · 

~ To deposit in block account 200/( 0;( f tl . o 0 0 1e constructI on st b re bl I n I ng 

the land ; and 

~ The grantee is able to start the construction within not more than six months. 

Similarly, lands for res idential purpose exceeding 200 m2 area and fo r diffe rent kinds of 

business activities are granted on the basis of lease arrangements. The application to hold 

a plot of land through a lease system should be presented to the Municipality with a 

proposal of the proj ect to be carried out on the land. The Municipality after assess ing the 

proposal and consu lti ng the master plan may accept or reject the applications. If it accepts 

the proposal, it will send the project proposal together with a site plan to the Oromia Lease 

Office at Addis Ababa. Then, members of a teclmical cOlmnittee at the Lease Office make 

a site visit and co llect all the information that help the preparation of a technical report to 

be presented to the Le(lse Board of the Region. 

Land allocated through the lease agreement between the years 1989- 1992 E.e. accounted 

for 303,031 1112. All in all there are 81 individuals, organizations, P.L.e. and etc., that 

entered in to a lease agreement with the Municipality. Most of these allocated lands were 

to be used for busi ness activities, mainly for industries, stores, hotels, shops and the like. 

The table on Annex C shows the number, area, price and other related information on land 

allocated by lease for different purposes in Nazreth . 
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4.2.4 URBAN PLANNING 

To guide the dynamic and continuos d I eve opment of urbanization and so lv many the 

problems associated wi til this growth d' f£ -, 1 erent urban planning approache are being u ed 

in many countries_ The urban plalU1' ll1g approaches at present could be categori zed int 

, 11l1g approac 1 With long term pl anning (20-two major groups: the traditional master plaru . I ' 

apploaces, such as strategIc and aclton 30 years) and short term specific problem focused - h . ' 

plans. 

In our country the traditional urban planning approach is still on use. The preparation of 

master plans for urban centers in our country is the responsibility of the National Urban 

Planning Institute (NUPI) The Institute is engaged since its establishment, in preparing 

master and development plans for different urban centers. However, most of the plans 

prepared by NUPI are not properly implementable for various reasons. 

In towns such as N,IZl-eti1, before starting implementation of master plans, there is a need 

to prepare a detail plan. The preparation of such detail plans for its part necessitates an 

organized and efflci ent institutional capacity, the quality that the Municipality of Nazareth 

lacks. This coupled with other problems inhibited the implementation of master plans in 

the town. Among the major problems for plan implementation: fin ancial constraint, 

absence of trained manpower, lack of legal enforcement of plans, etc, are common. 

Moreover, as there is absence and/or unreliabi li ty of data, especiall y on matters related to 

land and buildings, ll sually plans are prepared on bold assumptions . Hence, the current 

master plan prepared by NUPI for the town of Nazareth is highly criticized by experts and 



officials of the Municipality for bei l' . ng unrea Isti C. Among th critics 111 nti ned b 

professionals: 

>-That the phys ical plan on the map does not overl ap with what exists n the 

ground and even the plans in different sheets does not co incide , 

>- As the master plan is prepared on scales 1: 2000 and 1: 5000 it is el i [(jcu! t to 

locate reference points, 

>-Since, professionals from the Municipality are not allowed to participate in the 

preparation of the plan, they are facing the problem of interpretation, 

>- Some of the proposals of the plan are unrealistic. For instance, it proposes 

buffer zone along small perennial ditches even within the CBD, and 

>- Etc. 

Therefore, the Municipali ty is currently looking forward for an answer for a letter in which 

it requested the Bureau of Works and Urban Development of Oromia Region, to make the 

necessary arrangements for the revision of the master plan. 

> 
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4.3 SURVEYING AND MAPPING 

Cadastral maps are produced fron tl 1 le actual ground survey results. M sUy, maps n scale 

1: 2000 are used for cadastral purposes' 'b 111 lit an areas. In most cases these maps arc used 

as important legal docllment in cases marks on tl d" le groun ale misplaced. !--Icnce the aim 

of cadastral survey is to [LX boundaries of I d . an UllItS or parcels . 

The town of Nazreth does not have any form of cadastral map that is used to fix 

boundaries of land units or parcels. Eventhol1gh, some parcels are plotted on the town 's 

master plan (the only !llap existent for the town), most properties contained in the register 

are identified by verbal records rather than with cadastral maps that enable to identify 

every holding as a unique parcel. The master plan exists on scales of 1: 2000 and 1: 5000. 

Furthermore, the absence of recent aerial photographs to be used as a base fo r the 

preparation, this master plan prohibited the appearance of previous property demarcations 

on the master plan. In addition, the oldness of these aerial photographs is also believed to 

be source of the other problems associated with the physical planning of the master plan. 

The site plan which 8ppe8rs on the certificate that is prepared and given to di fferent rea l 

property owners, is not tied or plotted on one general cadastral map. However, some of 

the properties t118t arc considered important investments of the town are plotted on the 

master plan. Consequently, with the absence of a cadastral map the Municipali ty is not 

able even to know the occupied and vacant plots from the map, The certi fic ates to prove 

1 
' b ' l'elJared on scale l ' 500 and each 0 f these certi ficates are gl ven 

owners IIp are emg P . 
. ~ l . . to be identified on the register. In the ca e of a tran fcr or sub 

umque relerence num )Cl 

. , . .t'fi te l'S being prepared in the name of the nev 0 \ ncr, whi ch 
dIvISIOn another new eel I lca 
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will be given new and consecutive id t' fi . en I Icatlon number. The nu mb r Ih ld 

certificate will be canceled and stated . so on the mall1 registers as a remark . l:I ov r , 

the registration folio is one big rec'd d 01 an not systematically organiz d such as by year, 

location (kebele & kefetgna), land use t 't' . , e c, 1 IS not possible to know the exact number of 

issued certificates. 

The Municipality is also engaged in the demar t' d . . ca IOn an monumentatlon of bound an s. 

Especially when new plots ar"e being allotted, pillar stones are erected on the corners of the 

plots to indicate the exact boundaries. Most of the holdings in Nazreth are fenced with 

stone, which helped for minimizing bow1dary disputes with neighbors . In this respect, the 

result of the sample survey showed that only 9 % of the interviewed real property owners 

said that they have bOllndary disputes with their neighbors. 

On the other hanel, the results of the surveying data that is carried out by the teclmicians of 

the Municipality for different purposes, such as preparation of certificates, allocation of 

granted lands, valuation, etc. are not properly stored and easily retri eved. Hence, they 

remain in the hands of a surveyor who carried out the activity for the time being, and 

drooped anywhere. Therefore, there is a need to improve the system of storing these data, 

with adequate indexing and cataloging mechanisms. 

The total overhead cost to carry out any surveying activity is not being calcu lated and 

k H 
"f t 1 0'[ sll1'veying is necessary for a land and building relat d 

nown. owever, I " as ( 

1
. . .1 . ' I fi 'xed payment of 15.00 Birr by the app licant irrespccti e of 

app lcatlOn, t lere IS on y one I . 

_ b ,,' d out Surprisingly enough, concerned officials and 
the volume of work lu e ca\lle . 



experts in the land <mel building administration t' d sec Ion 0 not know h w thi s I cd rat 

was determined. It is necessary to base this fee on cost recovery bases by c nsidcring 

major costs such as salary of engineers, cost of equipment, stationary, etc. 

Currently, there IS a surveying activity being carried out by surv yo rs from th 

Municipality to fix control networks at reasonably high accuracy using 111 dem 

equipments. This activity, which is intended to enable the town the preparation o[ a base 

map for cadastral purpose, is tec1mically supported by UDSS-UMSS. The preparation of 

this base map at the same time allows to mark on the map physical data such as roads, 

properties, etc., 'which later serve as the basis for cadastral plans of different properti es. A 

method known as GPS is used to identify the exact positioned height of reference points. 

Subsequently, the regi stration structure might follow a pattem: 

MAPPING 

~ _ ____ ~GISTRf\: ION 

FlSCAL (TAX) ' ADA TRE 
LEGALLAND REGIS ' R!\TlON 

> 
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It provides easy computation system b . 
Y USing computers, which \- i.1l h Ip t pr du al 

cadastral maps required for registrati on purposes. However legl's latl'on on ern d \ ith 

presentation of such maps be amended. Moreover, officials an I xp rt in th 

municipality are unaware about the hole pd ' urpose an goals of thi s activity. 

4.4 REVENUE FROM LAND RENT, BUILDING TAX, AND OTHER 

LAND AND BUILDING RELATED MUNICIPAL TECHNICAL 

SERVICES 

4.4 .1 PROPERTY TAXATION 

Property taxation is said to be one of the inherent rights of governments over private 

property. Generally speaking, taxes are payments residents make to government in return 

for services they get or expect to get. Hence, the major reason for levying different urban 

taxes is to finance the provision of public services in these areas. That is why property tax 

is categorized under benefi t tax. Property owners pay local property taxes according to the 

assessed value of their real estate. Given the assessed value, the annual tax is calculated 

from the imposed tax rate or levy. Property tax is universal and it applies on everyone. 

However, it is aInong the tax categories that are difficult to administer as assessed values 

are often disputed. Moreover, due to lack of sufficient information as well as mechanism 

for taxing the Jand value gains resulting from investment in infrastructure, land 

registration, and titl ing it is not possible to use effecl i vely this source of revenue. 

aI1Y 
other town, has been made responsible for the 

The Municipality of Nazreth, as 
. . . p' ce is one of the key resources requir I to 

provision of certain 111Ul1lClpai serVices. man 
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meet its obligations to Ihis end. This reso . 
urce can come from nowh re oth r th an th t \ n 

itself. As any other towll, property tax user h I' . 
, c arges, lcense fee, ll1com from muni ip I 

assets, etc., can be some of the ll1~or sources offi C' h ". mance lor t e mUnIcipality, 

Land is regarded as one of the basic elements frol11 h' h "I' , w IC mUI1IClpa Itl CS can deri e 

wealth. All lands and constructions (buildina ) may be consl'de d I ' I I ' 
b re as 1aVll1g va ucs, t IS 

clear that land value benefits in urban areas are associated with public actions such as 

investment in infrastructure, land registration and titling, etc. The estimation of thi s val ue 

is more an art than a science and depends on many extemal factors as well as phys ical 

nature of the land or property. Subsequently, property tax includes both land and building, 

related to a certain vallie established for each property, A property tax is considered as 

one way 0 r ra isi ng the necessary funds from land and its improvements as well as 

promoting or controll i ng the use and development of land, since they can be used as a 

stimulus or incentive for land owners to use their land optimally. 

In Nazreth, the property tax is the largest source of tax revenue. Land in the town of 

Nazreth is categorized into two grades for the purpose of land rent. According to the 

information obtained from the municipality, only few areas in the town are regarded as 

, . t orized as grade two (see Figure No 5), 
grade one, whi Ie most of the town s area IS ca eg 

, d . composed of plots in "Kebele" 07, 15 , 18 
Subsequently, areas included 111 gra e one ale 

and 19. Moreover, plots within 50 meters on either sides of the following major roads of 

the town are also categorized as grade one; 

> 
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Figure 1\'0.5 j\lap Showing the classification of' Lalld Cradl' ill (\'a/,arcIII 
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~ Addis Ababa- Harar road t ' , s artmg from the entrance to tIl t \ n up 1 lh 

'Amede' market arecl' , 

~ Assela road , starting from the post office to the Total [u 

~ Wonji road , starting from the junction with the Addis 

the 'kebele' 09 o!'flce; and 

tali n' 

baba- H rar r ad up t 

~ The road that passes in front of Saint Marry Church, starling from its juncti on 

na mll11stratlOn Ice up with the Addis Ababa- Harar road (in front of the Zo I Ad " ' Of(i ) 

to the corner of (he block adjacent to the Zonal Department of Education Office, 

All other holdings in the rest of the town are categorized as grade tow, However, 

eventhough it is n~ t yet being used, presently there is a proposal to categorize land in the 

town into three grades, by simply considering all the potential plots on the peripheral areas 

of the town as grade three, But, beyond the above mentioned arbitrary classification, both 

officials and experts in t.he Municipality do not have any explanation as to how plots were 

class ified in to the respective grade categories. In other words there is no defined and 

clear criteria as to how these grades were to be classified, However, at least it was 

possible to set certain criteria that help to categorize lands in the town on the basis of their 

infrastructural development. 

Taxation on building, which sometimes is referced as "roof tax" is also part of prop rty 

1 f 1 b 
' II' l't' tIle assessor who is responsible to estimate the possible 

va ue 0 t le L11 ( mg. IS , ( 

monthly rental value of the building to be converted to annual possible incomc fr m the 

t t
' . tl t B ' 1(11' 11 0 tax I'll Nazreth is lev ied on the result of an estimated rental 

axa Ion 111 le own. L11 ::> 

building. Subsequentl y, 10 this annual rental value, a given lax rale is applicd I calculale 
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the building tax. For all the t . . 
owns 111 Or0l111a Region, there is on ly n gr up 

persons) that travels to all the places d . 
an assesses or estimates rental lue t ta blc 

buildings. 

In the case of tbe owners of new property and for those who had never paid pr pel1y t x 

usually it is the taxpayer that applies to pay an annual tax for ll is rea l propcl1y (land and 

building). Most of the time an application to pay property tax is presented for two main 

reasons. Firstly, when the property owner thinks that the tax burden or the back tax 

accumulated for many years will be difficult to pay afterwards and secondly when there 

arises a need to transfer real property and get registered. When application is presented 

requiring the assessment of real property in order to pay tax, the municipality registers the 

application and opens a file. At the same time, for the registration of the application itself, 

the applicant needs to present evidence showing his ownership of the property . The 

evidence in this case could be one or the combination of proofs such as, certificate, past 

tax receipts, letter of support from kebele, etc. 

4.4.2 DESCRIPTION OF LAND RENT, BUILDING TAX AND 

AMOUNT OF REVENUE COLLECTED 

4.4.2.1 GENERAL 

. d b 'Id' t in our urban centers is lev ied based on 
Property tax that IS lcllld rent an Ul 1l1g ax 

Proclamation No. 80 of 1976. As per this Proclamation, land rent will b determined 

d 1'1 b 'Iding tax shall be based on the estimated rental 
based on the grade of [he lan, w 11 e Ul 

I 
- I d this Proclamation under Article 14 li sts hidings to 

value of the hOllse. On [he ot lei lan , 

be exempted from rent and tax. These are: 
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a) Public roacis, squares, recreation and sport centers and cemeteri s, 

b) Places of worship and their com d poun s, non-profi t mak ing pri t I a C sc 10 I , h spitals, 

charitable institutions recreation m d . , ( .. < 1 sport centers, 

( b lell u gets from the Central Treasury and c) Government institutions drawino tl . . b d 

a ue IS ess than $300.00 are exempt from tax. d) Dwelling houses whose annual rental v I . I 

, n UI lll g ax IS up t Inspite of the fact that it lacks completeness the record 011 land a d b ·Id · t . 

. , or IS revise each month, one can easi ly identi fy the status date in Nazretb Since the rec ·d· . . d 

of payment of each property owners. There are three employees assigned to undertake this 

activity, one for each ' kefetgna' . Accordingly, data from this record reveals that there are 

a total of 10,500 known and registered land rent and building taxpayers in azreth. Of 

these registered properly owners, only 4,461 or 42.5 % have completed the tax required of 

them including for the year 2000. The rest 6,039 or 57.5 % are known as owners wi th 

back tax or tax burden. However, from those who completed their tax up to 2000, there 

may be owners who are not paying building tax for the fact that their building is not yet 

assessed. On the other hand from those that are refereed as non payers, there are holdings 

that their back tax ranges from few years as weI as many years such as twenty years, the 

table on Annex D will help to clearly grasp the performance of property tax admi nistration 

in the town. Conseqm:ntly, the sample survey result also shows that from amo ngst the 

total interviewed property owners 60 %, 25 .71 %, and 14.20% respec ti vel y have back logs 

of one, five and more than five years of both land and building taxes. On the oth r hand , 

as it is stated above, because of their proper1y not being assessed (building) some of these 

. . (23 81°1 ) do not pay buildino tax. M st f these owners 
registered property ownels . 10 b 
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expressed that they were willinG to . . 
b pay bUlldlllg tax, but they ar t ld t \; it r th 

assessors to come and estimate tl . le rental value of the houses. 

All the owners who lI ses tIle I d . h an elt er fo' 'd . I resl entlal or establ ishment purp s are 

expected to pay property taxation A . . . s It IS shown on the Table 0.8 out of the regist red 

property owners 94.1 9 % are resident' I dO ' la an 5.81 Yo establIshments. The percentage of 

registered establishment owners seems 11 very sma for a town of thi s size where one can 

an uses or actiVities. From the sam table it easily observe the abundance of commercial I d ... 

r gls ere plOperty owners bet ween 1974-is possible to observe that tax in arrears on these e . t d . 

. , l1lCIpa I expects a total property tax 1999 amounts to 2.5 million Birr Hence the mu .. l'ty 

amounti ng 4.5 million Birr including the basic tax for the year 2000, which amo unts to 2 .0 

million Bi rr. 

4.4.2.2 LAND RENT 

Most scholars agree on that, especially in urban areas property taxes are essentially 

concerned with improvements to the land. Therefore, in urban areas land taxes are 

generally based lIpon it s valuations. However, eventhough land is the basic development 

resource for towns sllch as Nazareth, due to the insufficiency and absence of basic 

information its valuation is difficult. The fonnulation of land valuation method seemed 
, 

unthinkable even at cOllntry level. Hence, land rent is simply paid based on its area and 

location or grade of land. Until recently, land rent in urban centers of Ethiopia was based 

on Proclamation No. SO of 1976. Thus, property owners in urban areas are expc tcd t 

pay property taxation 011 a yearly base for the respective city council municipality r city 

administration. Accorclingly, the listed tarifffor the land tax for residenti al purr se in line 



with the grade of the zone wher l . 
e t le parcells located and land r nt tio b . 

' . r US Il1 CSS pu po 
given below on Table No 11 IT b . . all( a leN 12 o. respectively. 

Table No . 11 The Rate of Land Taxti ' . . . 
. 0 1 Residential Purpose 

Tax rate (in Birr) by Grade of the Z ne 

Area in square meter 15l 

2nd 3,d 

Up to 500 0.06 0.04 0.02 

501-1000 0.08 0.06 0.04 

1001 -1500 0.1 1 0.08 0.05 

1501-2000 0.13 0.10 0.07 

Above 2000 0.16 0.14 0.1 2 

Source: Negarit Gazette, 35th Year No.-25, AddIs Ababa, 1976. 

Table No. 12 Rate of Rent Payable on Urban Land Used For Business. 

Rate of Rent on Land in Different Grades 

Area of Land pt 2nd 3rd 

Up to 0.06 up to 0.04 up to 0.02 

Source. Negatlt Gazette, 35th Year, No.-25 , AddIS Ababa, 1976. 

These were the rates ll sed to serve as legal bases for levying land rent in urban centers of 

Ethiopia. It is surprising that according to these rates the land rent payable fo r residential 

use is more than that of Jand rent for business lise. The recent improvements of the rates 

by the Oromia Nati onal Regional State, which is supposed to be based on the 

decentralization processes going on in the country and the power 0 [regional govemments, 

do not change th is situ 'llion. The decree only increased all the previous rales [o r land ren t 

b 
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and building taxes three times (300 % increase). 
Accordingly land r nt in azr th i p 

as follows: 

I) If an individual have an 800 sq. m land whicl ' . 'd' 
. 1 selves a leSI entl al purp se in the first 

grade zone, the anllual land tax will be: 

(500 * 0.06) + (300 * 0.08) =30.00 + 24.00 = 54.00 Bin-

ii) If this 800 sq .m. of land is used for business purpose and the land bei ng in the first 

grade zone, then the annual land tax will be: 800 * 0.06 = 48 .00 Birr. This particular 

example indicates that land rent for residential use is higher than that of business purpose. 

iii) If the holding is serving both as residential and business, the land tax will be lev ied on 

the basis of the use on the certificate. That means even if the parcel is used for different 

purpose other than stated on the certificate, the client is asked to pay on the basis of the use 

on the certificate. 

iv) Land allocated for the purpose of religious activities, hospitals, schools, and 

govemmental agencies are not paying taxes. 

v) A land tax for the purpose of temporary uses such as garage, producing building 

materials (blockets), loading and unloading activities, etc., are paying taxes on the bas is of 

the fo llowing rates. 

up to 2000m2 = 1.00 Birr per square meter 

from 200 1-2600m2 = 1.20 BitT per square meter 

from 2601-3300 1112 = 1.40 Birr per square md er 

3300 + = 1.60 Birr per square meter 

. ' I arl set method or crlteria at a national 
It has been already discussed that there IS no c e y 

. . f I d'1 different grades. However, until r centl y there 'V ere 
level for the classlficalion o ' an 11 

. db the Municipality (see Figure 5). 
only two grades of lanel 111 Nazreth use y 



4.4.2.3 BUILDING TAX 

The building tax is levied on the result of the assessment ma Ie on the i te bas d n th 

existing conditions of the bui lding. The information obtained from th Bu r au rk 

and Urban Development of Oromia, an institution that is responsibl t th luati n 

buildings in alJ urban centers of the Region for building tax , reveals that for the process of 

valuation focus is made on the conditions and construction materials [or the bas, vall , 

flOOf , roof, and cei ling of the buildings. In other words the age and type of the bui Iding 

materials will be considered for determining the rental value and impose the building tax. 

Even this estimation is highly ciependent on the experience and the judgment facility or the 

assessor. Proclamation No. 80 of 1976 provides the basis for the taxing of urban houses 

based on their annual rental value. Progressive taxation system is applied in the building 

tax. These values and rates are listed on Table No. 13. 

Table No. 13 Schedule Showing the Rate of Tax Payable on Urban House 

Annual Rental Value of the House in BilT Tax Rate in % 

Up to 600.00 up to 1 % 

Above 600 up to 1200.00 up to 1.5% 

Above 1200 up to 1800.00 up to 2% 

Above 1800 up to 2400.00 up to 2.5% 

Above 2400 lip to 3600.00 up to 3% 

Above 3600 up to 4800.00 up to 3.5% 

Above 4800 up to 6000.00 up to 4% 

Above 6000.00 
up to 4.5% 

I'"lh -Source: Negant Gnzette,]) Yeal , No. 25 , Addis Ababa, 1976. 

-----~------.. -----=~------...................... . 



Thus, after the building is assessed accord' t ' . . mg 0 Its different p rt h t it r nt I 

value, this will be multipli ed by the rate to obt ' tl . ' . am le amount of building ta b P id . It 

has been tried to indicate that the assessment of buildings is th rcsp nsi ility the 

Oromia Works ancl Urban Development Bureau Ho . th . I (. wevel, ere IS on y n gr up f t 

persons assigned for this activity for all urban centers in the Region. 

Attempt was made to fi nd the percentage of building taxpayers in the town, however, a it 

is the case with land, there is no registration of total house owners in the town. The on ly 

registration of land and building owners is that which is found in the section of property 

tax. This section has already registered only 10,500 property owners (see Table 0. 8) and 

due to complications in registration it was not easy to classify these owners into land 

or/and building tax paying and non paying groups. However the result of the sample 

survey shows that 76.19 % of owners are paying building tax. 

4.4.2.4 TECHNICAL SERVICES 

There are different land and bul1ding related services that are provided by the Municipality 

ofNazreth, which, at the same time, are considered as a somce of revenue also. However, 

as the rates for many of these services were established long time ago (197 1), in some 

. d f ' tl services even does not cover the cost of 
cases the revenue to be collecte 10m lese 

. '. d . d by the municipality in of Nazreth include the 
provlslon. The techlllcal serVices Iellele 

following. 

>-Transfer registration 

>- Provision of certificate of ownership to land 

>- Allocation of land 
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~ Plan agreement for constructiOll o·fb ' Id ' UI ll1gs 

~ Registration of mortgages 

~ Assessment anc! valuation of buildings, 

The procedures as to how these services a' . 'd d Ie provi e has already been di scus ed on the 

preceding pages. Here, focus is given to the amount and ways of collecting re enue [r m 

ove services, t e MUl1lclpal1ty fetches the provision of these services. By rendering the ab ' h " , 

some revenue, Among the types of revenue collected from these services the following 

are the common ones, 

~ For the application of transfer registration due to sale or gi ft of a house, the 

buyer is expected to pay 2% of the assessed value of the house to the Municipality; 

~ For the application of transfer registration due to inheritance, the inheritor pays 

1 % of the assessed value of the house to the Municipality; 

~ During the construction and maintenance of a building or fence, plan agreement 

from the municipality is obligatory, For the approval of plan and building permit 

of a building or fence, payment of 3% of the estimated construction cost is 

necessary, However, this does not apply to constructions on land obtained by a 

lease agreement from the municipality, 

~ An applicant for a land for residential purpose that is less than 200 m
2 

will pay 

100 Birr for application registration, 

~ For any application that requires the involvement of a technici an [rom the 

pel
,c
ol

'I1l duties such as field visit, assessment and valuation, 
Municipality to l ' 

'1 ellt at tlle 'leld and office, etc" 15 Birr is paid under the 
surveYlllg ::me 111casurem 11 

title 'engineering service payment with the appl ication, 
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~ For the registrati on of mortgage an applicant pays 10 Iff. his p mcnt until 

recently was based on the amount of loan, that is 0.50 Birr ~ r 

loan. 

~ An applicant to receive new certificate of ownership D r the I 

pay 41 Birr. 

h 

~ For boundary monllmentation with stone 2 Birr is payed per st ne. 

Irr 

m d t 

Efforts were made to [md the amount of revenue collected as a result of rendering these 

services in different years in order to analyze the trend, but as there were no an up to date 

and classified registration of these revenues, it was not possible to do so. 



CHAPTER V 

PROPOSAL FOR AN IMPROVED CADA TRAL T Nt 

5.1 GENERAL 

Prevailing high rate ofmbanization, which is mostly manifested in high r gr \ th urb n 

population and its expected continuation, are to aggravate the problem f urban I nel use 

from time to time. In many of the urban areas of third world growth of citi es arc itT gular, 

uncontrolled and often resulting in growth of slums. As a result urban plannings in these 

countries are not very successful most of the time. Successful planning v ith ut ha ing 

sufficient knowledge and information about the base, the land its I f, is unthinkable. 

Moreover, it is usually not enough to posses a general knowledge, but what is required is 

more detailed specifics regarding land use: as to who owns it, who occupies and works on 

it, what is the pattern of land use, in general an efficient land in formation system is ery 

much needed. 

Because of the above fairly obvious reasons, the need for land info rmation system has 

become an urgent necessity. A land information system is a tool fo r legal, administrati e 

and economic decision l11 aking and could also be used as an aid for planning and 

. . . 1.t COllS1'sts on the one hand of a data base containing spati ally 
development actt Vltles. 

c: dId . 1 t d (\.' ta "'or' a defl11ed area and on the other hand of pr cedures and 
relerence an 1 e a e '" l' 

. I' d ( g processing and distribution f the data. 
techniques for the systematIc co l ectlOn, up a 111 , 

lS as a vital t I in lh ir stratcg 

Therefore, many cities are currently considering 

improve the quality and cnntrol of urban planning and managem nL Land reg
i 

tcr tax 

. lation data physical planning and d I pm nt ntr I 

registers, building registers, popu ( , 
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need ClllTent information about geogl'a I' I . P 11C ocatlon. p rc I b s sy t m \ hi h i til 

basic unit of a cadastre, seems to offer ma I 
< ny ae vanl g ft r th und rt king th 

different tasks. Acadastra I parcel is a tract of land have parti ular tcnur is I d lin 

of boundaries, wi 11 have a unique identl' "Icat' dr. ' 11 < Ion an 01cour e " ill ha 

Infol111ation concerning ownership and other land ri ghts, land us , land alu , I nd 

development, etc can naturally be attached to parcel of land. 

It is obvious that in urban areas most of the human activities are very meaningfull y linked 

to land. Land is the starting point for all settlement development and it pro ides the 

physical location for shelter, commerce, industry, transportation and other public services 

in an urban area. In recent decades with the new technological opportunities co ll ecting 

storing, analyzing and integrating volume of land based information using computer 

programs has become a possibility. Digital mapping and storage of data in a database " ill 

probably be introduced more and more as tecimiques in development of cadastre, uch a 

system will help to have both alphanumeric and graphical data. Thus, spati al data \ ill be 

available in the form of both vector and raster data. 

Having this in mind, in the following section a proposal is suggested by focusing on 

f the technical aspects of a cad as tral system. Thus effort is made to indi ate s me 

important points to be considered before establishing the system, Howe er, thi s pr 

could not go in detail about every aspects of the system, but tries to indi ate maj ra t r 

of the system that need attention and general rules for steps to be taken during app l II1g 

new system development. 

21 



5.2 FACTORS TO BE CONSIDERED 

5.2.1 MAJOR PROBLEMS TO BE SOLVED 

It has been tried to mention some of the problems wl~ i ch r ult r 111 th 

ineffic ient land related information in urban areas of many de ping c untri in the 

previous chapters. Thus, tbe non-existence or the non-functi I1l11 g d stral t m 

believed to be the general problem, which lead to the initi at ion f thi s rc earch . Lit , c en 

if, lack of proper land in formation system is common to most devel ping c untri 

problems associated with it and the reasons to establish an informa ti on sy tcm may di 

from country to country as well as from city to city. Accordingly, the main problem and 

reasons which iniciated the need for establislung a cadastral or land informat ion sy tern 

apart from the general problems were: 

a) Applicants to the Municipality whose cases are related to land and buildings are not 

usually welcomed and treated positively. The following are some of the major prob lems 

encountered by residents. 

I '''allts to sell Ill'S house and applies for registration of >- When an indi vidua vv 

. 1 '11 t be tI'eated properly which encourages illegal dealings in transactlOns le WI no' , 

this respect. 

I'..aces pr'oblems in procedures related to building pennit and >- An applicant l-

main tenance. Evel1 )'f' 11e gets the permission to build and maintain hi i ting 

building, it is mostly with problem. 

d I pply for title to pro e th lr >- When owners of land an louse a 

. 1. the d n t g t qui k nd 
they apply for the updating the statlls of their propel y 



ti II ul n t 

fair solutions. It ' I 
IS C ear that an urban la d . I ( n Wit 1 

developed, can not get loan fro m the b k . an sand t . 

>- Land disputes co uld not get ql ' k I I 
IIC ane eg( I s luti ns r melime en lh 

are beyond the ad III i ni strative and techni ca l capa i ty f the ip lit 

>- As all properti es are not listed a d ' d n appraise obj ther ar m n 

property owners not paying taxes. This is esp ciall y seen in th c building 

tax where owners are willing to pay tax, but as the asse sm nt pr e lur i tim 

taking are discouraged fr0111 doing so. 

b) In the town, squatter settl ements or illegal construction are growing alarmingly. st 

of the time the solution practiced by authorities is only "bulldozing", bu t in ase f 

Nazreth, due to the organi zed resistance of the squatters, even this was not poss ibl e. [t is 

believed that one way of combating illegal settlement is by ensuring the effi cient and 

equitable legal procedure of allocation of urban land. 

c) Due to lack of sufficient information, it was impossible to plan and impl em nt 

development projects. Moreover, separate departments and organizations are prating 

entirely without co-ordination in collecting information. This v ill result am ng other 

things, in misinformation. For instance, the researcher of this paper faced a pr bl m as a 

result of receivill(] two different informations about the land allocated b leas in til 
'" 

of Nazareth, one fr0111 the Municipality and the other from the Planning cpartm nl. 



d) Another area, which (rives il11 t 
c> pe us to the initi ation th tn, h 

inadequate collection of property t Tl . ax. le magnitude f th pr bl 111 in thi r 

shown on the previous sections oftl . liS paper. 

In general, the problems encountered by tl I . . le popu atlon regardll1g land and bu ilding \ r 

manifested through deli allce and poor eco . d I nomic eve opment r tard ti n gr \ th nd 

standard of living, discomaging development investment and in cr ating inc to 

individual applicants in matters related to land and buildings. Therefore, the non- i t nce 

of effective cadstral system in the town was manifested among other things thr ugh thes 

problems, faced by the inhabitants and the Municipality. 

5.2.2 GOALS TO BE ACHIVED 

For a workable and efficient cadstral system it IS important, right from the start , to 

determine the purpose the lane! or cadstral registration will serve. A common proverb 

supporting this iclea reads" if you do not know where you want to go, you will probably 

end up somewhere else". Therefore, it is important to define the purpose of establishing 

the system clearly at the beginning. 

As it was already described in the previous section, the problems, which ari se a a r ult of 

lack of land related information or nonfunctioning cae!stral system, are many. 
nerall y 

speaking, it is possible to note that the purpose or aim for establishing th i s st m c ull 

emerge from these problems. Hence, shortly the purpose [ stabli hing a ada tra l 

system in Nazreth will be giving solutions to the problems faced b th P pulati n 

as the Municipality. 



Generally the purpose and aim of im 
provements of the dl str I t n r gistr. ti n m 

would result in tbe followin J immedi ate d I 
b e an ong-teml b n fit : 

~ To create a more fa ir and effectl've lancl t t' 
< axa Ion system. 

~ To bring about Illore secured feeling of ownersh ip of land . 

~ To encourage capital investment through bank loans and tl r redit in tituti n . 

~ To minimize to the lowest possible means the time and c st ct r in th 

operation of the system. 

~ To create a bett er land record system in order to faci litate adequat dat ~ r 

carrying out land reforms and better control of land administration 

~ To guide propcl'i y urban development programs and land us p li cies 

concerning land division, land ownership, land management, land transfer, and 

land information system. 

~ To establish a multipurpose land infomlation system. 

~ To increase the revenue of the municipality by levying taxes on non-payers. 

The purpose and aim of the cadastral system should also serve as a d cid ing fa t r on the 

level of sophistication needed. The legal registration of land and issuing ti tl es i b lie ed 

. t d bellefi t both the municipality nd re id nt f to be the more comprehensive sys em an 

the town. 



5.2.3 ECNOlVIIC Ar~ A. LNSIS 

5.2.3.1 IDENTIFICATION OF PROBLElYl A 0 ALT I R 'ATI E 

The introduction of cadastnl system' . . . . < lequu es Justlli 

conditions and timing as reviewed abov D . ( e. ue to current fin n nstr int 

system have to be improved gradually. In the identification of th pr bl m th 

have to be considered . 

~ The need to improve land policy, especially those related t c da trc. 

~ Lengthy legislative procedures and its consequences. 

~ Old ineffective legislation acts and its impacts. 

~ Conf1icting land legislations and its impacts. 

I ting 

~ Coordination between departments and organizations in Ian I utili zati n an land 

policy implementation. 

~ Assessment of lack of revenue due to faulty or non existence of cadastral 

system, hence to have the cost-benefit analysis. 

~ Assessment of the required resources (finance, persolU1el , technology, et .) and 

available resources so as to know the addit ional requirements. 

~ Lack of necessary resources, skill and technology. 

~ Public awareness (education) to avoid resistance to chang . 

. ' I , t' h w'cle acc ptance At th initi I slag th I \ -
The gradual approach Ll1 Imp ementd Ion as I . 

• .. .h . bl 'tl'll tIle limi t or financi al P 1 nti aliti . Th grcdual 
cost project pialU1ll1g IS prelel 3. e WI D 

. b f tl ,collowing speci fic reason : 
approach IS preferred ecause 0 le l' 



~ Limited resources and no I'k 1'l d . 1 e 1100 of gelling v t r ur 

change. 

~ Time required for training and install ation [hard 

~ Promote public awareness. 

5.2.3.2 ACCOUNT1NG FUTURE BENEFIT 

In considering the future benefits of the system possible economic and s i I ute me 

have to be analyzed by making use of the cost-benefit analysis and the di sc unting a tor . 

Below, future benefits and cost-benefit factors are outlined: 

Benefits 

~ Better security to landowners, as legislation will back the system 

~ More steering control for goverru11ent for taxation, fair valuation, planning tc. 

~ Better land reform possibilities and hence improvement in production . 

~ Better guidance for urban development and land use program in relati on to 

ownership, management, subdivision, etc. 

~ Better investment and development due to extended bank credi ts I ans etc. 

~ Easily understood and accepted since f0 l111alities in r gistration, subdi ision 

would decrease and as a result will become cost and time sa ing. 

~ Higher degree of accuracy and actuality in mapping and in~ rmati n 
a t 

reduce chance of di sputes. 
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5.2.3.3 DISCOUNTl NG Ii' ACTORS 

Overall costs and outcomes of the program have t be c I u\ , t d r 

time in comparable variable items and then discount d t pr S nt 

the real cost of capital. The cost and benefit items have to be id nt i I Ir t hu : 

~ Hardware/software 

~Training and technology 

~Pllblic mobilization and awareness 

~ Reorganization of the existing structures (administrati e costs etc 

Benefits 

~ Better taxation and revenue 

~ Land reclamation 

~ Improve time constraints, which will mean decr as In c st 

fi t ble uses and better r turns 
~ Better investment, more pro 1 a 

. rfi ble criteria can be develop d and the 
On the basis of these Items qua 1 la 

analysis be calculated. 

t-b n fit 



5.2.3.4 ANALYSIS OF CONSEQUEN E 

The development of the c ldastral t ". ( (sys em helps: 

}- The establi shm cnt of more efli . . LCl ent and equ ll bl r Ie nd 

property taxes but needs amendment on land law. 

}- Consolidate or readjust land holdings ror 
II belt r land us < nd I un II 

development programs since an inventory of tile e"XI' ting I nd u c n b ma c 

available. 

}- Create a useful tool for the execution of financi al inv stment fI r d el pm nt 

purposes through increased bank loans and cred its. 

}- The production of large-scale maps that serve as a basic I nd In rmati on 

system. 

}- Well-defined and identified boundaries will reduce boundary disputes. 

The ordinary people will have an advantage since the system will help p pie to get m r 

secured land rights thereby making it easier to get loans by which they an b c m m r 

productive. Financial institutions like banks and insurance initi ations are also at an 

advantage because they lend out more money against secured ti tl . a r LIlt the an 

make more profits. Different authorities and organi zat ions in luding th n 

Governmental Organizations can share the benefi ts of the y tern. rg ni ali n li k 

revenue departments, survey department, etc, are in a position t b n (it r 111 ac ul11ulat d 

data for their actual and related tasks. Above all the Mun icipality i 

Among the benefits ofthc system for the Municipali ty are: 
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~ More steering control 

~ Minimize di sp utes related to land 

~ Better tax and revenue coli t· ec Lon 

~ Improved phys· 1 I . Ica p anl1lng, management leading t 

will in turn reduce time and cost fo d . . . r a ll1111l stratlve pr dur . 

The introduction of modern surveying instruments (EDP wi II 

m1 hi h 

v nlu Il y enl. il 

t t 1is stage the manual re rds p senti computerized data processing system. A I 

, , aps an 0 lOS would be organ izcd in su h organized in the form of books cards m d fi I· \ Y 

that: 

~ Scrutinize data and disregard not required 

~ Copy clown the data to be reproduced in the system 

> Develop a program for data processing 

> Process the data for check-in purpose 

~ Over and above all the procedure can be accomplished at ne pia c. 

However, continuous approach as to how to choose an appropriate technol g sh uld be 

developed before hanel. The most important qualities to be regarded in hardv ar / fh r 

vendor will include: choice of the system to be used, capacity do um ntati n trainin 

guarantee, maintenance, and background history of the vendor. 



5.2.4 LAND REGISTRATION CAD 
MAPPING ' ASTRAL R o 

Land that is registered is easier t t, c: o [anSler and therefore m r It an al 

important source of revenue to the M " , ul1lclpahty, Once facts r r n indi vidu 

are given titles or documents land '11 b b , WI e ought and s Id \ ith Ie <11 

helping the phase of development Th" , , , IS IS possible with the yst m t up t is u 

documents quickly and erGciently On the tl ' I d ' 0 lei 1an ,more pe pI g t ac 

l' r CO a era, and de el per als il l they could procluce the documents they need Co II tI L 

benefit from an efficient land reoistration because it red th ' t ' b' uces elf ransaetl n st. 

The most expected output or outcome of the system is the cadastral map and adastr I 

roaster. In the previous chapters it has been discussed that loosely app lied, cad stral map 

refers to any map on scale specially a large-scale map, to show e ery fi eld r pI t f land , 

This map should be sufficiently accurate for exact boundaries and the own rship f real 

property (cadastre) to be shown, The urban land use system in our to ns including 

Nazareth is very dynamic in space and time, Therefore, a system that rec r I and pre ents 

the urban mutation need to be established in the town, The documents ntainin , 

cadastral data coulcl be compiled at parcel, block, Kebele, woreda and th v n I el. 

Thus, every information can be refereed to wereda, kebele, block, par el nLl mb r nd 

housing number at all levels, The morphology of the town f azarelh i 

suitable for the application ofthis mode of capturing and retrieving data, 

of ot
-Ile!' COlll1tries \J1 urban land regis! rati n 

The experi ence 

" '1 t /0 Il1aJ' or steps These are: 
registration process lll VO ves \\ ' 

th t til I n 



1. Identifying the location and boundaries of parcels. 

2. To document the legal rights associated with 

Administrative boundaries (wereda and kebele) including bl ks par II. ti n 

and plots could be identi tied and prepared during data entry phas . . or this purp s n 

updated topo map is needed. Currently the preparation of thi s base map i un 1"\ y \ itb 

the help of computer aicled surveying technology. 

The graphic file name and the data base file names should be kept the sam . In ther 

words DBF (Data Base File) and GF (Graphic File) name wi ll ha e a ne 

correlation. The followi ng approach could be used as DBF name and GF name: 

W " 'ereda Number 

K Kebele Number 

B Block Number 

P Parcel Number 

H Housing Number 

I 
'

x, 20 l( "'0 B 10 P 13 H 234 is a single identifiable housing unit ~ r \ hi h 
For examp e, 'Y -) 

I h d cio-economic lands in~ rmati n . nd 
the data base fi Ie is expected to reveal al gat ere so 

dat ',l.. TllUS, both alphanumeric and graphical data ar 
housing condition 

. . , d ' I' bl system establisllment. computer for an efficIent dl1 re La e 

The process of improving the existing system In 
azareth sh uld pt ~ r th 

, [em which is now used on ly n 
registration as a compu lsOlY sys , 

I, t h th r. 
. " 'j cadastre map shou ld properly mp 1m n 

the record 111 the regl stel and t le 

tit I 

id 



All land registration operations shoul ! b . . 
c e carned out In c rdin ti on , nd 

II 
other concerned organi l' ations alld . . ' . . ( agencIes. It is als 

n 
comprehensive cadastral system for the t·· 'b en ne UI an area em 

peripheral areas . However, the implementation process should b 

phase-out program starting with smaller areas so a t I s 0 cover tle \ hit ntu II . 

The unit of registration should a parcel to which a unique identificati n numb r \ ill c 

designed by which it call be easily and clearly identified. Thus, it can b int grat dint 

the legal land registry. 

The procedure to establish the cadastral system should start with co llection of data f th 

existing system, which "viII include basic facts, definition of goa ls, methods empl y d in 

mapping, demarcation, registration and fOl111S of land register. This could be [! II \ d by 

problem identification and assessment and cost-benefit analysis. 

The register should be constantly updated which will consist of the following actu litic : 

- parcel number - valuation 

-location - encumbrances 

Name address -boundary lllap 

- area 
_ reference numb r t ind 

- land use 
- data of regi try 



The main design of the reaister b I I '=' 00 ( s lould contain : 

~ The property section 

~ The ownership section 

~ The encumbrances section 

Y 1a It can e easil y m ni pul ted nd c n b The register sbould be prepared in such a wa tl t ' b ' 

kept in a retrievable manner. Reciprocal connections between re ords nd maps sh ul 

, esponsl I Itl e sh ul b \ ell checked and rechecked to avoid simple elTors l'n entry R 'b' l' , 

defined and observed , Continuous smooth data flow between the concerned rgani 

should be maintained, 

The introduction of automation in the cadastral system impli s a great am unt r mancial 

input to facilitate the necessary manpower and equipment. The desire t bui ld up 

automated system all at a time is undesirable and unattainable fo r tov ns lik 

because it is simply an additional burden to the expenditure, [ntrod uct ion r aut m Ii n 

is, of course necessary, but need be plalU1ed on phased basis, 

The aim of cadastral surveys is to fix boundaries of land units, For this purp a \ id 

spectrum of surveying melhods are in use, Therefore: 

~ The coordinate method of survey is preferred agai nst the lei m th eI r h Inlng 

and plane table survey, 

~ The coordinale method gives more accuracy, 

~ The coordinate metbod provides fi xed boundari 
and in s m as 

boundari es ca ll be used too, 



~ It provides easy cOlllputatio 
, n system by using c mput r • 

produce also cadastral 
( maps required [or r gistr ti n pu 

hi h vlll h Ip 

II \\ ' r, 
legislation concemed with tl . . ' 

le pi esentat lon of such map 

~ Control networks must be fi d 
Ixe at reasonably hi gh < ur nd 

densely settled areas. 

The cadastral system is a parcel-based informatio b ' n num enng sy tem. Th yst m sh ul 

consist of records ancilllaps which would enable to sl t I 
( lOW no on y property \0 ncrship ut 

also all related information about the parcel of land that' d r: b ( IS us lor etter man ag m nt 

the land. 

Large-scale cadastral maps are important for the new system with the follo wing m 1!1 

features: 

~ Maps show fixed boundaries representing actllal ground boundary lin \ ith 

monuments or pegs. The coordinates shall be in the same system as in the nati nal 

trigonometrical points. Photogrmmnetrical and orthophoto maps can be 1I d ~ r 

the purpose. 

~ The cadastral map should show boundary parcel numb rs 

number and other related to property and public utility such 

lines, water and sewer-lines, power lines and roads. 

~ With regard to actuality, size and shape 



> 

~ The map sh:11 1 be produced maO I 
111 Y u Ing ph t gr In In t hniqu The 

system should design a continuos feedback y t 
r ,p up < Illg P 

supplemented by constant ground survey works t 

Therefore, parcels should be identified by numbers in lu ling th r p rticul.r 

location, etc. If alterations have been made to the original p r I n 
11 llum r 

can be coded related to tbe parent parcel number. on th numb ring 

system should be least confusing, easily understood and easy t maintain . Ie 

size and shape of the map is always preferable, the determinant fact r v hi Ie 

to be used. Calculations and plotting activities from the grou nd survey d t uld c d n 

both manually and by employing EDP system. For more ef1iciency anal tical pi tier nd 

total station devices can be added to the system as required. 

Public utility maps should be accurate enough to meet the intended bj and s ti r 

land-use planning. For this normal photogrametric methods of production ar ad quat 

enough to show utility patterns on the ground surface. 
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Chapter VI 

CONCLUSION AND RECOMENDATJ 

6.1 CONCLUSION 

While preparing national economic and social de I 
ve opment p li ei g mm nt h ul 

pay systematic attention to the positive role that urban ization ean pi 
nd 

rural development. 'Similarly, an explicit and well-formulated nati nip lie \ hieh 

relates problems of urbani zation and urban settlement to goals of nati n I d 

needed. In our cOllntry, the Federal Govenunent has not yet issued I gisl Ii n g mlng 

municipal and local governments, which is an indication of inadequate r e gnili n t 

urban growth, For th e preparation of an adequate development poli cy fr mew rk and 

other explicit urban related policies, an up to date information is a necessity, Thu r the 

fonnulation of different urban development policies that recognizes the pos iti and 

negative effects of urban growth in line with the overall national de elopll1ent pi ns the 

need for information is essential. 

A cadastre is an official public record usually maintained to register Ule ownership ri ht of 

, "I" t t . country The cadastre as a publi r gist r r the land in a given JlIn se Ictlon, sa e or ' 

quantity, value and ownership of land, has its roots in antiquity, 

Cadastral information is not merely maps, Instead, records in Iud 

, I ' t ·'stics of land and building properties, sllch as phYS ical c lal ac ell 

. f t ages and property ta, e , values amoLlnts and hold ers 0 mor g , , 

k Y ut 

nam a d 

cli r nt 
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sizes and natures, they li se different methods and te hn I gl 

perform different functions, 

Surveying individual property and registering title are acti viti 
li m i t lu i til 

not represent an integral part of the process of producing a c da tr , 
II uncti ning 

cadastres/land information system can be useful for management 
Ian in n, 

assistance in setting land policies and land based tax policies, o-ordinating 

different agencies, in a broader sense, the improvement of urban management. - ut it i 

important not to make cadastre to embrace information more than can handled at th 

beginning, 

An efficient cadastral system can be used for different purposes, namely: 

~ Management 0 f land information, 

~ Assisting ill sett ing land policies and land based tax policies, 

~ Provi sion of resources local governments, 

~ Coordination of etTorts of different agencies, 

~ Planning for urban development, 

~ In a broader sense, the improvement ofuIban managem nt. 

b ' n pr p r aU nti n b t 's one of the tasks to e gl It is evident that urban I;l lldlllanagemen 1 

urban administrators, 
, . - I ' source which I l ye p iall in U an Lalld is a baSIC natura Ie , 

pi , nnin 

urbani za ti n, - 't as a result of rapid I I I a ' l'we of SCalCI Y areas, las reac lee ( S L ::;, , 

, t begi en pri fit , . ' . ·'1' alion of this resource IS 0 econol1llcal and efiicicilt uti IZ , 

I d Although th pre I , , ao el11ent of the an ' systematic planllll1g ancl mall,::;, 

hi 
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nd up-t -
failures are a subj ect of cons' 1-- bl 

Ie ela e debate, lack of ac ure t 

about the land and properties related to it are the . , maJ r 

planning. 

To manage cities efficiently, authorities d d 
nee ata on the popul ti m nt 

trends, as well as housing types and d 'r £ _. . . ensiles or vanous sect ions th ci ty. 

land information should incorlJOrate I ' I geograp 1JCa land in fo rm ation . the 

information obtained in cadastres are being us d £ b I . e or ur an p anmng and I nd m nagem nl. 

This calls for bringing Looether the information tl t . . . ~ 1a eXists 111 cadastre and land r gl t r in 

land infom1ation and management system in land use ma d t' , ps an zona Ion map etc. I b 

and utilized in a more coordinated fashion. 

Urban planners and administrators must deal with an accelerat ing grO \ th and rapid 

alteration of citi es and consequently there is an increasing demand for urban data \ hi h 

must be produced quickly and at short intervals. The growing demand ~ r increa in 

complex spatial data requires an appropriate management system fo r 

processing, presentati on, storing and distribution. These are known a - in~ nnati n 

System" (GIS) or "Land Information System" (LIS). They are important t Is n r I ga l 

administrative and economic decision-making and aids in pl aJ1J1 ing and de I pm nl. 

Thus, many cities including Nazareth are cUlTCntly considering comput ri zing ada tral 

data to improve the qu,tli ty and control of urban management and pi nnlng. 
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The merits of baving all impro d 
ve comprehensive cadastr I t 

111 r 
individuals, the society and the t 

s ate. In short the est, bli shm nt 

maintenance of c,ldastr;:]1 or land' fi . 
( In ormatIon system can 

pr p r gr lln an . ili l ' le 

the proper and efficient planning a I . 
,nc executlOn of development pr gr m . 

In light of the above considerations f I . ' one 0 t le necessary conditi r impr I n 

management, urb;:]n pl;:]l1ning and in general urban development i ha n ad III l 

infon11ation about lanel. Thus, the establishment of land ,'n("ormat,' on II ysl 111, \ hi h 

incorporates geographical land information and land tenure parcel ori nl d in ffi1 li on 

demographic data and information on buildings could be considered vit r lh I \ n 

Nazreth. 

In line with the objectives of this paper, some of the major problems rial d to land nd 

buildings are identified ;:]nd measured. Thus, the problems that arise as a r suit the n n-

existent or inefficient land related infonnation or cadastre are ast and n pr I r 

attention. Therefore, the establishment of the system in Nazareth i an ur enl n 

Hence, the town is currently considering the computerizat ion of land in ~ nnati n 

with the help of UDSS-GTZ. However, the establishment or impro emenl 

and land registration system is a complicated matter, which needs lh 

various factors some ofwhich are indicated in this paper. It will b imp rt nt t , 

I
. . l' d' It· of tl11'S paper For effi ient impl 111 nl, Ii n lh t 1e major faclor II1C [cale 111 Clap er v . . ' 

proposal the follO'vving major recommendations shou ld be 
nsid r d. 



6.2 RECOlVIENDATIONS 

In the implementation stao-e ther . 
b e ale a number of imp 

n i 

nl 
account in advance for the system to work. 

Firstly a central b d 

or organization) should be established t . . o cooldlllate the I! rmati n nd th 

of cadastral system in cooperation witl d ' 1 an lll(egrated e[1! rts Ih pr 

departments/sections. Currently within the municipality the hnical dcp nl 1 

responsible to c1 eal with land and buildillg relat d ('" (e ac IVltJes. Ther < r l\ 

this department, which are the land adml'nl's(rat' (' d . Ion sec Ion an th n. 

However, their jurisdictions are not clearly defined as a result there i lack f pr p r d I 

flow between these sec tions. 

Similarly, change in ad mini strative procedures is necessary for the 111 int nanc f Ih 

system. Currently many of the procedures are not time and cost effecti . re r the 

valuation of properties shou ld be based on scientific methods to make equilabl nd 

transparent, rather than arbitrary and SUbjective judgments. 

In many respects there is lack of awareness and proper success to a ail a I 
r 111 11 

of the potential users. They lack proper exposure and the chance 10 expl it de I 

be available. There is, therefore, a need to purposely publicize s 111 
f Ih 

. . bl' d tl e otller potential users ar 
mfomlatlOll , so that the pu IC an 1 

th I L1rp 

benefits and obligatory procedures of the cadastral system. 

. l·t of the developm nt 
Training is an essential and ll1tegra par 

. .. . er at different levels and fi Id I 
There IS a need for tI all1ed 1l1 3npOW 

ill 



tasks in the system. The training should tl c. 
, lerelOI e, me I lh I \ 

high It I 
manpower requirements for the system. 

For the development 0 r cadastral systerll ac . 't' f ' qUlsl Ion 0 m d rn uipm nl i Imp r I V 

There is a neecl for the procurement of moder'll te I ' I d . c 1IliCa eVI es yin , mapping, 

data processing, etc plll'poses. However, the purchase of these d 

training costs can be cumbersome hence their acquisition should b pl< nne in ph 

Moreover, the choice of cadastre and any land information system should be s d n n 

analysis of inistitutiol1,li , economic, financial and technical considerations. 

Research is needecl for all the issues in cadastre work from the legal social fin an it I < n 

fiscal point of view. It requires interdisciplinary approach continuously. 

feasibility study and cost-benefit analysis should be undertaken on the ba is r all mati c 

cost and benefit computation, 

All technical matters concerning cadastre and land registration are immat ri al \ ith Lit 

'I t I for lh in 1<llali n proper legal basis for the system. Legislation is essentla no ' on y , 

the land information system but also for its operation, maintenanc 
and Lip ling. 

Id t I . lation to guarantee: Therefore the uovemlllcnt shOll ac egis , b 

. . stem of land records pri mari I y ~ r in 
~ Land pollcy system 01 develop a sy 

mhli Ill! 

. , fi' any error or fraud. 
allowing compensatll1g measures 01 

r II (ransa Ii n r 1< n nd n 
. " . a the rocedllres lor 1 

~ Rules and regulations govel nino P 

simplified 

ill 



~ Review of existing regulations, particularly those Cone ming r 

title and those that cause problems when settlements are arrang d. 

~ Cadastral anc! survey regulations that would enable gr<duall y ping up vith lh 

development of (]utom ation and use of modern survey equipment 

backing and more (]cceptance. 

~ Coordination and consolidation of the cadastral system. 

a th h. 1 .1 



GLOSSARY OF TERMS 

Adjudication: the process whereby the ownersh' d' h . 
Ip an ng ts III land ar 0 lei 

Appraisal: estimating the value of property. 

, 
Assessment: detennining the tax level for a prope~y ba d . . 

se up on Its relall v III rk t v lu . 

Base map: a general-purpose map up on which specific purpose maps are b d. 
m pI 

usually made with reference to the national geodetic survey network and plott d in t nn 0 h 

national coordinate system. 

Boundary: either the physical object marking the limits of a property or an illl gina lin 

surfaces making the division between two legal estates. 

Cadastral map: a map showing the legal property fram ework of all land wi lhin n r , 

including boundaries, administrative boundaries, parcel identifiers, etc. 

Collateral: the use of property as a guarantee for a loan. 

Geographic information system (GIS): a system for capturing, storing checki ng illl ring, 

and analyzing data about Earth that is spatially referenced. 

Global positioning system (GPS): a system for fixing positions on the surfa f lh rth 

measurin a the ran aes to a specific set of satellites orbiting the Earth . ::> ::> 

Land: the surface of the earth, the materials beneath, the air above and all thing 

soil. 

Land administration: the process of detennining, recording and di semin lin m nll I n 

fl d h . lementino land mana,:, III nl about the ownership, value and use 0 an w en Imp ,:, 

L . t C r acquiring processmg and mformation system (LIS) : a sys em 10 , 
U In 

infol111ation about land. 

. d 'th th manaoement of land a a r Land management: the activities associate WI e c> 

ur . 
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Land parcel: an area of land under homogenou . s property nghts and L1ni u wn r hip 

Land register: a public register used to record th . e eXistence of deed or titl 

Land registration: the process of recording right . I d ' . 
S III an either In th oml 

( 

deeds or else through the registration of title to land. 

Land tenure: the mode of holding rights in land. 

Land title: the evidence of a person's right to land. 

Land transfer : the transfer of rights in land. 
; 

Land use : the maimer in which land is used.' 

Land value: the worth of a property detennined in variety of ways which give ri to 

estimates of the value. 

Leasehold: land held under lease, which is a contract by which the ri ght of exclu i p 

of land is granted by landlord (the lessor) to a tenant (the lessee) for an agr d amount m n ' 

for agreed period of time. 

Mortgage: the conveyance of a property by a debtor (called the mortgagor 

the mortgagee) as a security for a financial loan with the provision that th pr p n 
h II 

retumed when the loan is paid offby a certain date. 

Real estate: land-related property. 

Real property: land and any things attached to the land including building, pc nm nt 
n 

other construction and natural objects such as trees. 

. f hip of land is J11 int in 
Registration of title: a system whereby a register 0 owners 

u n 

the parcel rather than the owner or the deeds of transfer. 
fr m i . . f t which may be deri 

Rental value: the value of a property m tenus 0 ren, 

Stamp duty: a levy charged on the transfer of property. 
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Subdivision: the process of dividing land parcel into smaller parcels. 

Trilateration: a land survey techniques of determining position b m ur m n 0 

only. 

Triangulation: lands survey techniques of determining position by mea ur m nt 

a series of triangles. 

Valuation : the detennination of the value of property. 

Source: Directly quoted from different sources (books) 
. ; 
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Annex A List of Questi onnaire and checkl"lst Q (. 
lies Ions s d ~ r Ih 

and secondary Dala. 

I. LAND SECTION 
1. Name and address of the owner 

1.1 Name of the owner '" .. .... .. .. .... ..... .. ... .. .. .. ... .. ....... ...... .... .... ...... .... .. .. . 
1.2 Kefetagna ........ .. Kebele .. .. .... .. ... House No 

2. Grade ofland ......... .... .. ... .... .... .... . 
... .. ....... ............... ... .. ...... 

3. Land and/or building tenure .... .. ........ ..... .. 

(Private, association , 1/[lInicipality,RHA,Kebele,Federal ,Govemm nl Rclgi u ,et 
4. Area of the hold ing ill M2 on a certificate or other evidence (speci fy Ih e id n 
.... .... .. .. ......... " ... .. ... .. ............ ..... ... .. ......... " ..... .. ... ......... .. .. ...... ... ... .. ...... ... . ...... .. ... .. " .... .. . , ... ................................... " . 

.... .. ... ............ . .. ..... ...... .......... ........... ................................. -
5. How was the land obtained? .. ............. ....... .......... .. .......... ......... .. .... ...... .. ........ .. .. 
(From Government, by contract, Gift, purchased, Leased, Inherited etc 
6. The year in which the land was obtained in B.C . .. .... .... .. .. .. .. .. .. .. .... .. ..... .. .. .... .. .. . 
7. What evidellce of ownership do you have? 

7.1 Certificate (title) ..... ....... ..... ........ . 
7.2 HOllse Book ................... ... .. .. ... .. 
7.3 Without allY evidence .. .... ......... . 
7.4 Taxation receipts .. ... .. ........ .... .. ... .. 
7.5 Other, specify .. .. .. .. ......... ............ . 

8. If you have no evidence at all, what is the reason? 
8.1 Procedural or bureaucratic problems .... .. .. ............... .. ...... .. .. .... .......... .... .. 
8.2 No interest ... ............ .. ..... ............. .. ... ... .... .. ..... ... .... ..... .... .... .. .... ........ ... . 
8.3 Not penllitted ......... .... ........ ... .. .. .... ..... .. ........ .... .. ........ .. ............. ......... .. 
8.4 No Ownership evidence ...... .. ...... ................. .. .. ....... .. ...... ... ................ .. .. 

8.5 Other, specify ·· .. · ...... · .. .. · ............ : .... .. .... .. .... .. ~; ·~~d·;·t·~ · id~ ;~;ifi·~·~ ; ·i ~·,~ · .. · 
9. If you have a certifi cate, what was the Issuance ye . .. .. .... ... . .. 

number.. .. .. .. · .. .. .... .... .. .... .. · .. .... .... · ...... .... · .......... .. ~i .. .. :~~~~·~·~~ · ;~;;··~·d v h g it. 
10. If your evidence is a house book, what was 1e 1 .......... .. .... ... . 

.... .. ..... .... .. ... .... ......... : ..... .. .... : ... · ......... · .. · .. ·~i~·~~·i·~·~i~~ · i ~~~ .. d·~~~ you paid tax 
11. If your evidence IS taxation lecelpt, ........ .. .. .............. . 
.. .. .. .. . .. . . . .. . . . . . . . . . . . . . . . . . . . . . . .. .. .. .. .... .. .. .... ~I~di ~; .. b ~ i'l d·i·~·~ '~~~'?' 
12. How much do you pay fot land 

12. 1 Land tax ............. ... .. .. .. . 
12.2 Building tax .... .. .... ...... .. 

Prim 

12.3 I did not pay t~IX .. .. .. .. .... d d building tax is bing I ...... .... .. ...... 
13 . Do you have any idea how tbe Ian a~~ ...... ... .. ..... .. .. .................. .. 

.. ........... . ... ........ ...... ..... .. .. .......... .. .. ... .. ....... . ... ..... .. . 

.. .. .. ·· .. · .. ··· ·· ··········· ·· .. ··. ·· ~ · .. · .. b·· .. ~ · ~i~~ ·~~;~.~~~·~·~ · ~f~i~~;e taxalion r \ h d 
14. Do you have ,lilY Idea a Oll .. .. .... .... .......... .... .. ........ .. . 

...... ..... ..... ... .. 
..... .... , .... .... .. ... ... ....... 

..... ....................... ..... 
.... ..... ... . ...... ....... ......................... .... 

. ... ... .. ... . . 

. .. .... ..... . . ... .... ... .... .... .... . 
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AJUlex A Continued .... 

15. Do you think the taxes on la d . 
.•••.. ••. .•.• . . .... . ... ... ......... . ...... .•.. .. . . C.~1 and budding are fair enough 

•• •••••••••••• ••• • •• • 1 •• • 
1 
•••••••• •••••••••• 

.... .. .... .... ..... .... .. .. ..... ... .. ..... ... . . ... ...... .. . . 
16. Have you applied to the 1~~·L~;~·i·~· .. ··· ·I· .. ······ ··· ············· ·· ·· ····· ·· ... ... .. ::: ::: .. .......... .. 

h 
? . Ipa Ity conceming 111 . • .. ..• ...••••• 

yes, w en. ..... ....... .. ...... ... ..... .. ......... alter relat d t ur h ....... .. 
ling' I 

. .. .... .... . .... .. ....... .. . .. .......................... . ...... ..... ........... .. ..... .... ..... ................. .. ......... . .. ...... .. ...... .. ....... ... ... ...... .... ..... . ............... .......... .. . 
17. For what purpose did yOll·~~~;;i;?················ .. ···· ....... ........... .... , ....... .......... ... . 

17.1 Transfer ofnallle 
17.2 Legali zing owner~i~;·,~··. ·.·.·.·. ·.·.·.·.·.·.·.·.·.· ... ·········· .............. ...... .... ....... . 
17.3 Add itional land .... ....... .. ... ....... ... .............. . 
17.4 Changing old ce~:~ifi~ ~;;~········ · ··· ······· ·· ·· ··· ················ ...... . . 
17.5 Change 0 f land use ... ..... ... ............. .... ........... ...... ... ....... . 

17.6 Other, specify .. .... .. :::::::::::::::::::: .............. .. ............. .. ...... .... .. . 
18. If your answer for question no. 17 is 1··7···1···· ···h····t········/·:··············· ··· . ,w a was IS the reason? 

18.1 Purchase (sale) .. ... ... ..... ... ....... ...... . 
18.2 gift .. .. .................... ............ .... . . .......... ..... ... ............. .... ...... . 
18.3 Inheritance.. . ...... .... .......... .......... ... .. .... ...... . 

i!: ~ ;:I~~,':'~~:~;t,·:' "" '" 
19. If your answer.for question No. 17 is 17.5, what was/is the change appli d r. 

18.1 From resIdence to establishment ........... ....... ... .................. ..... .. 

18.2 From est::tblishment to residence .. ... ...... .... ...................... .. ... .. .. 

18.3 To combine both uses .... .... ...... ... ··········· ··· ····· ··· ·· ·· ····· ·· ........ .. . 
20. Do you have allY boundary dispute with your neighbor? .............. ... ... ... ..... ...... ··· ······ 
...... ... .. .... ...... ..... ... ..... ...... ..... ....... ........ ... ..... .. .... ... ... ..... ... ........... .. .. .... .. ... ..... ............ ............ .... 
... ... ... ......... .... ..... ......... .... .. ......... .. ... .......... ... ..... ............ .. ................ .. ... .... ......... .. 
21. Is yo ur boundary properly monumented? Do they exist today? And by \ hat th 
monunlented '? .......... ..... .. ......... , .. , ..... ....... .... ..... .. ............ .. .. ... ...... .... ............ .. ..... ..... .... . 
...... ... ... ..... .... .. .... ... .. .... .. ... ... ... .... ... , ... .. ..... ... ... .... .. ........ .. ..... .. .... ... .... ...... ...... .. , ....... ... .............. . 
... ... ......... .... .... ..... ..... ........ ................. .... ................ ....... ............ ...... ... .... ...... ... ..... 
22. Do you have any dispute on the ownership of the land? ... .... . ··· ··· ····· ··· ·· ·· ·· ·················· 
.. ......... ..... ... .. ................. ...... .... ...... ... ........................................ ....... .... ...... ... .. ....... ..... ..... .. ....... 
.... .. .. ....... .... ........ ....................... ....... .. ......... .. .......... .. .... ... ................................... 
23. In genera l do you get proper and timely answers for your applicati n t til . 
municipality on matter related to land and building? If you have any . n r t . 'P n n 
of your own give <1n example ,about the procedure ,the bureaucracy tlJl1 r qU lr 

,etc ......... . ...... ............. .... .. .... .... ....... ... ... .... ..... .......... .... ............ .. ... ......... ... .... , ... ..... ... .............................. . 
........ ........ .... .. ...... ..... .... ................. ... .. ........... ... .. .................... ...... ........ ... .... ............................. 
....... .... ......... .... .. .... ................ ...... ..... .. .. ........... ... ..... .. ............. ... ......... ... ... .. ............ .. ................ 
..... .... ....... ...... .... .. ....... .. .............. ...... .. .. ... ..... ...... .. ... ...... .. .. .......... .... .... .. .. ........... ...................... 
.... .... ... ....... .. ....... ... .. .. ... ........ ..... ...... ............. ....... .... ...... ........ ....... .... .. .. ... ................................. 

..................... .... .. ....... .. .. .... ... ... ..... .... ...... ....... ......... .... .. 
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II. BUILDING SECTION 
1. General Information on the H T . . ouse 

1.1 otal area of the plot 
1.2 
1.3 BUIlt-up area of the main house (rve 
1.4 No. of rooms of the main house 
1.5 Nll mber of storey of the main house 
1.6 Area of out door building (M2) 

1.7 No. ofr~oms of the out door building 
1.8 Total bllllt-up area in the compound 

2. Type of The main I louse 3. Purpose 4. T nu rc 

2.1 Detached Builcling 3.1 Residential 4.1 Owner 
occupant 

2.2 Attached Building 3.2 ConmvService 4.2 Rented 

2.3 Detached ord i nary 3.3 Office 4.2.1 From R.H.A 

HO Ll se 

2.4 Attached ordinary 3.4 Workshop 4.2 .2 From Kebele 

HOllse 
2.5 Other 3.5 Other 4.2.3 From Private 

4.2.4 Other 
4.3 Rent /month 

5.BUILDIN G MATERIALS OF THE MAIN HOUSE 

5.1 WALL 5.2 CE1LING 5.3 FLOOR FINISH 

5.1.1 Mud brick 5.2.1 Fabric 5.3.1 Earthen 

5.1.2 Mud plaster 5.2.2 Cheepwood 5.3 .2 Cement scr d 

5.1.3 Brick 5.2.3 Concrete 5.3.3 Cement ti le 

5.1 04 Stone 5.2.4 Wooden parquet 5.3 .4 Timber 

5.1.5 H.C.B 5.2.5 Board 5.3.5 Pl asti 

5.1.6 Wood 5.2.6 Other I 5.3 .6 -Other 1 

5.1.7 KorkOl'o (Tin) 
5.4 Masonry Foundation 

Yes INo 
F < ir I Gad I 

5.1.8 Other 
5.4 Housing Condition Good 

6. SANITAT10NFAC1UTIES 
6.1 Toilet Faci lity Pit 
6.1.1 Type of Toilet Private 
6.1.2 Concl i tion of use 
6.2 Bath i ll g Bath Tube 
6.2.1 Type of bathing Private 
6.2.2 Condition of use 
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7.KITCHEN 

7.1 Presence Yes No 
8.WATER 
8.1 

7.2 Usage Private Shared 8.2 
7.3 With in the hOll se Yes No 8.3 
7.4 Out side the Yes No 8.4 

house 

8.5 Other 

9.ELECTR1C POWER 10. ACCESS (FRO 
9.1 Electric Private Shared Road width 

meter 
9.2 Other 10.1 Less than 4m 

10.2 4-10m 
10.3 10-20m 
10.4 Greater than 20m 

11. Does the house have plan? ..... .. ......... ... ............ .... .. .......... .. .... .. · .. .... .. .. .. .. · .. .... · 

12. Does the house have a building permit? .. .. ..... ... .. · .. .. .. .. .... .. .... .. .. .. · .. .. · .. · .. ........ · 

13. If yes, state the date and number ofthe permit... ... .... ... · .. · .. .. .. .. · .. .. .. .. ·· .. · ........ · 

14. If no, why? ........... ... .. 
14.1 Procedural or bu reaucratic obstacles? .. .. .. ... .. .. .. .. .. .... .. · .... .. · .. .. .. :::::: ........ . 

14.2 No interest? ..... .... .......... .. .... ........ .. ........ · .. .. · .. :::::::::::::::::::::::: .. :: ........ ...... .. 
14.3 Not permitted? .... ......... .... .. ...... ...... · .. .. · .. .. ·.. .. .. .. ..... .............. .... .. 
14.4 Other, spec; fy .. .. ... .. .. ..... .. ...... · ...... · .. · ...... · ...... .... · ...... .. 

-. , J 
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III. LAND AND BU1LDING TAX ESTIMATlON 

1. Land rent and buildillg tax . 

Area of Grade of land rent Estimation of building 
the land the I,md rent 

Monthly 
Birr Ce Birr Ce 

2. Sketch of the Holding 

Name of the Surveyor_ 
Date or the Survey 
Si gnature 

Annual 
Birr 



Annex A Continued .. .. 

Principal Questions aild Check Ll'st p . - 010ts 

1. What types of land tcnure exist in Nazareth? 

2. Are records of land ownership: 

a) Complete in terms of spatial coverage? 

b) Completc in terms of owners? 

c) Complete in telIl1 s of rights? 

d) Up to date? 

e) Access ibl e to the public? 

3. How is reg istration 0 r transaction of real property undertaken? 

4. How long cloes it ta ke to tr:lI1sfer a property formally from one owner to an th r . 

5. How are lalld ri ghts transmitted through sale, gift or through inheritanc 

6. Does the l1lunic ipalit y guarantee title to land? 

7. What is the procedlll'c to legalize tenure and how is the renewal of ti tl prating. 

8. Is the municipality involved in mortgage registration? 

9. How the lllunicipality allocates urban land for different purpose? 

10. How is the lease system operating in Nazareth? 

11 . What procedlll'es ex ist to get a permission to build? 

12. What is the procedu re and the requirement for land use change? 

13. What controls exist over land use'? How are they enforced? 

14. Is there a met hod 0 r to register public utilities such as roads, water line 

what kinds 0 f maps are used? 

15. Is there some sort 01' cadastral system in Nazareth? Is it a functioning n 

bl ' t 'y? is registration of land be 
16. Is registration of lanel voluntary or olga 01 . 

identities or maps? 

d n 

. ' . 'th the cadastral and land r 
17. What kinds of maps eXist \l1 connectIOn WI . 

. . . . , are available for surve ing and 111 . lin 
18. What technical equipment and faCIlities 

activities? 
d? Are boundaries fully monu m 

19. How are boundaries monumente . . 
. . . tl being used to deteml 1n 

20. What methods of surveyIng are cunen Y 
. d? . . , t 'ed and retneve . 

boundaries? I-low me survey c1atd s 01 

nl d. 

r I 
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21 . What sea Ie of fees is currently charged [or cadastral surv 

fees assessed ,md do they relate to the true overhead t co . 
22 How are land parcels numbered? I-[ow are sub (I' . . 

. . . - IVISI n num cr 

23. How is the tax on land and building levied? What is thc I g I b s 

24. What information is needed to assess taxes on land and building. 

policies exist and what methods are lIsed for land valuation and apprai < I. 

25. What are the reasons that require valuation ofland and building 

26. How is the tax on transfer of real property being lev ied and c II 

re It 

la c . 

. Iu Ii n 

27. Is the existing lllulli cipall11anagement capable to implement and m nit r I. /lel 

infol111atio l1 or cad astr<I1 system? 

28. What are the present levels and skills of manpower involved in land in~ m1 tl n 

system? 

29. What policies related to urban land currently exist? Are they being impl m nl eI 

What mechan isms exist to monitor the implementation and consequence 

30. What criteria ex ist lor the classification of urban land in to dif~ r nt grad . 
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Annex B The Translation ofMinilik' L . 
s aw Granting eClIrit 

ur 
Article I 

I, Minilik II, Emperor 0 r Ethiopia I . (, laVe authOrIzed n _ '. 1y COllnt ry m 
whom 1 have given a spectallaw to b I . 

. , uy and Il1 the town f Addis 
not transgress this law. 

Article II 

The Government sball assess the amoLl t f . 
n 0 money to be paid for a 

Government bnd depcnding on its valLIe. 

Article III 

Individual holders may sell their holdings' d . 
Il1 accor ance With the pr 

Article IV 

All measuremcnts of land shall be square meters. A square meter shall m 

land one-meter long by meter wide. 

Article V 

Any person purchasing land shall have its size and value assessed by th 

representat ive (Meslenc) and mapped by an engineer. 

Article VI 

thi I. \ . 

11 t 11 ar a 

mm nt 

A copy of this map is to be given to the Govemment to be included in the ddi s 

map, and shall be called the cadastre of Addis Ababa. 

Article VII 

The delimitation of borders, tile determination of prices, and the meaS Llf m nt 

land shall be clone by (\\,o engineers, one of whom, and preferably b th mu t 

employees of the Govcrnment. They shall survey the land and ha c it r gi t r cl . h 

remuneration of sllch cnvineers shall be met by the Government. v 

Article VIII 

If Government land is bought, the purchaser shall cover the ex pens fth n In r; III 

I h Id et these other cases the parties 111 LIst agree as to w 10 S ou me 
t . 
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Article IX 

The Government represcntative is given tl 
le power to determine th t lu 0 

order to facilit~te its sale. The GovenU11 til . 
en las a so given permis i 

their debts in installmcllts, but has the right t fi I . 
. 0 IX a c oSlI1g date for uch p 

p 

that date payment IS not completed the Gove 
, mment may confiscate th I nd p. Ing , 

the owner without interest the money received from him. 

Article X 

The Government shall issue a certificate of purchase to Phi 
ersons w 0 1av b ught I n 

that they may make use of it in accordance with the provision of thi s law. Til y < n n 

however, obtain sllch ,I certifi cate until they have completed their payment and unl th 

abide by the provi sion of this law. 

Article XI 

A copy of Lil e certiiic,lte issued by the Government is to be kept in the regist r, \ ith th 

following particulars: I) Its number 2) The name of the seller of the land 3 Th name 

the buyer of ille lancl4) The size of the land and 

y 

information 0 f allY kind of property on it 5) The boundaries of the land 6) Th n m r 

names of neighbors 7) The name of the locality 8) The price of the land 

sale. 

Article XII 

The certi ficate shall bear the seal of the Govemment. The fee for this sea l i 

1 % of the lane! is also to be paid 

Article XTI! 

I ·t 1 11 b done in the presence of a g When ind ividuals sell or buy lane, ISla e 

. . 1 t sign on the certificate. representative and two witnesses W 10 mus 

Article XIV 

. . . . I sale shall be recorded in When mcl lvle!ual sale Llild to each othel, tle 

III accol·dance with Article XlI lhe ~ 
and shall bear the official seal. 

$10.00 plus 1 % of the price. 

hall 

mm nl 

rnm nt r gi I 
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Article XV 

Ifthe seller and the buyer agree betw _I 
een t 1emsel ves t stat 

deprive the Gov't of its share the buyer sl II b I' 1a e lable t pay 

initially due to the Go v'l. The seller and witness shall be th 

may be pen aLi zed, if til\' crime is not disco . d . . vele wIth In t\ y < r . 
Article XV! 

Foreigners ancl foreign companies may buy I' d ' . ( an 111 accordance \ I th th 

may not exceed 10 hect ares though the Gov't 11as tl . I . le ng 1t to IIlcr a 

Any person who violatcs this law will be heavily penalized. The 

land, merely by refunding the purchase price. 

Article XVII 

't <11 

lilt 

u h Ilno 

If with in 25 years an individual sells at a profit, land purchased from th v' t h h II 

give the latter one third of the profit. Any one violating this Article she II 

penalties specifi ed in Article XV of this decree 

Article XVIII 

Ifland purchase from the Government is sold before completion fpa m nt th 

seller shall notify the Government who shall complete the payment. u h agr m nt h. II 

be recorded ill the Government register. 

Article XIX 

Liabilities to the GovcrJ1l1lent in respect of land i.e. purchase money and te 

over any other paymenls. 

Article XX 

If the purchascs of the I;md has paid the full amount of mon y and h lI1 iii 

. . • I d I tever he wills with th 1< nd. reqUIrements for a certl {Icate, le can 0 w 1a 
. "'t 'al1tee to borrow mon . I whole or 111 part, transfcr It or use I as gUal, 

II t b I ss than 400 squar III t r. 
city, the area ofthe land sold sha no e e 

Article XXI 
. f I dIll continue as the ar 

The size of present holclt ngs 0 - an s 1a . 
' t1 t1 e provision rthl 

not be divided except ill accordance Will 

. " 

I w. 

Ih 

II it. in 

In < 
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Article XXJJ 

If a person dies before completill CT his . 
b . monetary obligations h' 

. . ' IS succ 
remamlJ1g amOL1nt or make alternative . . arrangements with the G 't. I 

the Gov't shall take the land in accordallc 'th . e WI artIcle 

IX. If a house has been built on the land b tl tl I , 0 1 le louse and the I nd sh II 

after paying the debt, the remainil1 CT amount S11 II b 'd . b a e pal to the heirs. 

Article XXJJI 

If the heirs find it necessary to share the land they m d b ay 0 so, ut they must bl in h 

Gov't's permi ssion to recluee their shares to less than 400 sq. meters. 

Article XXIV 

Heirs shall pay to the Gov't 2% of the value ofland they inherit 

Article XXV 

The Government may cli spossess an individual of his holdings if the land i ~ LI nd I 

essential fo r the orderl y development of a city, and in such cases compen ati n < 

determine by Government experts shall be paid. 

Article XXVI 

If the size of 1<1l1e1 requ ire is small, less than 2 meters wide, the Gov't sha\1 pay th rigin I 

price of the land. If however, the land has been wanted by the individual for more than I 

years, the valu e of the land shall be as estimated by experts. 

Article XXVll 
Ifthere are bu i lei ings on the lanel, the Gov't shall pay the price of the land or m 

give the owner on equi va lent holding elsewhere. 

Article XXViiI 
. . . I' ssors not a consulate to r pr 

I1t him Ih 
If a foreign owner dies and bas nClt lCI succe 

. 1·[ d 1 en at any time an heir m til 
Gov't shall take the land and rent It. •. an w 1 

deduct the following: 
1. Any debt of the deceased to the Gov't 

tl Gov't on improving th 
2. Any amount spent by le 

f tl land in accord an 
.., A ta x of2% on the value 0 le 
oJ. 

land 

\ itll rti 

'I h II 
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Article XXIX 

After 30 years it no !lei r appears the Gov't shall take over the I nd 

claims can be countenanced. 

Article XXX 

lfthe deceased has no heirs, his land shall became the property of 

Article XXXI 
mm nt 

If disputes arise aboul 1:lI1d, the judge shall rule the dispute in ac ord nc \ ith h 

accepted laws of the coulltry; if slIchlaws are insufficient the judge shall apply til 

Napoienic cod e. 

Article XXXi I 

This law sha ll be writtcn and posted in convenient places in the city. ritt n n 

'teqemt' 1900, in the cit y of Addis Ababa. (Pankhrust, PP. 156-1 62 196 



Annex C Land Allotted by Lease for Different Purposes in Nazreth Town 

No. Name of the lesse Kebele Type of Area (m2) G r ade Lese Price/ Total price Date of Remark 
activity per iod n12 issuance 

1 2 
.., 

4 5 6 7 8 9 10 11 .) 

1 lemal Mohamed 09 Industry 2,)00 1 35 5.00 437,500 1990 

2 Tadesse Debele 13 Conunerce 2,000 1 60 9 .00 1,080,000 1990 

3 Gift Trading P.L.C. 15 Conmlerce 787 1 60 21.25 1,003 ,425 1990 

4 Hadia Mohamed 15 Commerce 546 1 50 36. 50 996,450 1990 
5 Ibrahim Ahemed N ur 13 COI1l111erCe 1,02 8 I 1 60 8.08 498,374 1990 

! 

6 Arsi Flour Mill 13 Store 1,1 76 1 70 2.10 172,872 1990 
7 Martread Eth. P.L.e. 19 Real Estate 2,320 1 45 30.03 3, 135,132 1991 
8 Faysa Bedane 16 Recreation 4,000 2 20 2.07 165,600 1991 
9 Yeshi Lema P .L.C. 16 Industry 5,000 1 30 5.00 750,000 1991 
10 Geta Ayida P .L.e. 16 Industry 3,475 2 40 5.00 695,000 1991 
11 Hawas Agri-Business 11 Indusn-y 2,000 1 60 9.25 1, 111 , 120 1991 
12 Fesha Damte 16 Industry 5,000 1 70 5.70 2,000,000 1991 
13 Muga Anisa 20 Commerce 560 1 40 37.50 840,000 1991 
14 AlefP.L.C. 07 Real Estate 1,822 1 40 32 .50 2,369,250 1991 
15 Kasahun Kedir 20 Commerce 787 I 30 50.00 580,500 1991 
16 Ibrahim Abdo 15 Commerce 410 1 30 3.50 430,500 1991 
17 Jemal Umer 12 Commerce 53 1 2 30 8.00 127,400 199 1 
18 NOHE Enterprise 16 Transport 6,000 1 65 5.00 1,950,000 199 1 Depo! 
19 Mekebeb Gebeyehu 16 Industry 2,000 1 40 5.00 400,000 1991 Didn '! pay 
20 Bekele Endeshaw 16 Industry 2,062 I 41 3,400 199 1 Didn '! ply 
2 1- A wash Temesgen 16 lndustry 10,000 2 60 8.08 2,200,000 199 1 DIdo '! ply 
22 Zewde Yunar II Commerce 1,440 I 30 15.00 648,000 1991 Dldn'! Pl} 
23 Alrnem EpICS II Industry 4,670 3 40 3.50 653,800 199 1 
24 Umer Ahemed 07 Residential 8 10 2 60 6.06 294,5 16 1991 

Sub-Total 60,92-' 22.952.839 

1 



-- ---- -

1 2 3 4 5 6 7 8 9 10 11 

26 D anse G urmu 15 Real Estate 5 16 1 - - 237 ,300 199 1 

27 Irzeku A rkader 13 Store 2.046 1 70 8 .00 1,028 ,720 199 1 

28 Ked ir l em a l 04 Sto re 9.5 1 2 30 10 .00 285.300 1991 

29 M uluge ta Afewerk 16 S to re 6 ,000 1 30 5 .50 990,000 1991 

30 M eko Absenu 12 Commerce 160 1 30 10 .00 4 8,000 199 1 

3 1 Yesh ak G/ Mariam 04 Store 2,450 I 30 3 .50 300, 125 199 1 

32 I Yesllak K ltle 16 In c! usn y 2 ,000 J ~o 5 .00 4 00 ,000 199 1 
---:;-.:. 

i3 eke le M ola 11 Comm erce 540 I 30 35.00 56 7, 000 1991 Hotel .).) 

34* Fatuma Ke lifa 13 Indu stry 820 1 - - 106,575 199 1 D idn ' t p ay 
35 K ifle Joj o 0 5 Commerce 53 7 1 30 15 .00 241 ,537 199 1 
36 EFRA P.L.c. 16 Store 2,000 1 30 5.50 330,000 199 1 
37 Getachew M ersha 10 Store 2 ,175 2 30 3 .50 228,375 199 1 
38 N ur M ohamed Seid - Industry 5,000 1- 70 5 .00 1,750,000 1991 
39 Jemal Treading - Industry 8, 125 - 70 2 . 10 1,194,3 75 1991 
40 Hailu W / Amanuel 10 Industry 2,600 - 70 2.10 382,200 1991 And store 
41 Zelalem Mersha 04 Industry 606 - 70 1.88 79,710 1991 And store 
42 Umer Ahemed 07 Store 2,762 - 70 2.10 406,014 1991 Seed cleaning 
43 Danse Gurmu 16 Commerce 223 1 30 25.00 167,250 1991 
44 Glhiwet Kebdom 16 Commerce 690 - 30 8.08 167,256 1991 
45 Mohamed Seid - Commerce 6,000 - 60 6.06 2, 181 ,600 1991 And store 
46 Kalid Abdela - Industry 703 - 40 2.44 105,309 199 1 
47 Ashenafi M en giste - Industry 695 1 40 5.00 152,900 199 1 
48 W .A - Industry 5,580 - 70 2.50 976,500 199 1 
49 T ilahun We rku - Commerce 907 - 60 8.08 39 1,233 199 1 Horel 
50 Oman - Construction 32,900 - 30 5.50 5,428,500 199 1 Engineeri ng 
5 1 TERHA P.L.c. - Sto re 3,54 1 - 30 5.50 584,265 199 1 Seed cleaning 
52 - Shiberu Bulcha 13 Commerce 438 2 - - 328, 125 1992 
53 Chllalo Enterprise 16 Store 6,000 I JO 5.50 990,000 1992 And o ffice 
54 Bambllu Wendemu 16 Sto re 6,000 1 30 5.50 990,000 1992 And o ffice 
55 hfar H3Shlm (Agem) 11 Sto re 2,380 I 30 5.50 392,700 1992 A nti o lliee 

Sub-tota l 105.345 21,430.809 



Annex C Continued .. .. 

~---.-----

1 2 3 I 4 5 6 7 8 9 10 11 

56* Sc id K3 sa 16 [nd ustry 6,000 1 30 ). 50 990,000 1992 
57 Girma D em se 16 Indus try 2,27 5 1 30 5.5 0 375,375 1992 
58 Shamolu Busse n 10 S to re 2,000 1 30 6.00 360,000 1992 
59 T adesse D eb e le 13 ConIDle rce 2,257 2 30 15.00 1,015 ,650 1992 

~--~~-~-------
60 Abi sinya T ransport I 16 C onIDlerce 10.000 2 30 5. 50 J ,65 0.001) 1992 Transport 

61 * JijiCotare 03 Industry 5,400 2 - - 63 0,400 1992 
62 Adama Mekonen 09 Commerce 502 1 30 32 .00 4 8 1,920 1992 Hotel 
63 Yeshi K ebede 09 Residential 350 2 60 4.55 94,500 1992 
64 Bageba P.L.e. 16 Store 3,000 1 30 5 .50 495,000 1992 
65 EFRA P .L.e. 16 Store 2,000 1 30 5.50 390,000 1992 
66* NORE P.L.C. 16 Conunerce 250 2 - - 81,250 1992 Transport 
67 Africa Engineers - Industry 10,000 - 40 5.00 200,000 1992 
68 Railu Abebe 16 Store 7,332 - 30 5 .50 120,978 1992 
69 Aklilu Zeleke 16 Store 5,289 - 30 3.50 872,685 1992 
70 Salia Russen 11 Industry 2,840 - 30 3.50 298,200 1992 
71 Dereje Rordofa 16 Store 44,097 - 30 5.50 676,005 1992 Seed cleaning 
72 TadesseRordofa 16 Store 4 ,791 - 30 5.50 790,515 1992 
73 Kalid Mohamed 16 Store 3,000 - 30 5.50 495,000 1992 
74 Nuria Rasnif - Commerce 5,000 - 60 5.40 162,000 -
75 Gete Dechasa - Commerce 358 - 60 1.44 30,931 -
76 Kadi.r Russen - Commerce 986 - 60 8 .08 478,0 12 -
77 Bakaka U . - Industry 2,067 I 40 5.00 41 3,400 . 
78 Abate Birhanu - Commerce 5,000 - 60 9.00 270 ,000 . 
79 Shalla . Scbool 5,828· . . . -
80 E.E.S . - C linic 2 ,000·· . _. 
8 1 hlundrr Ase fa - Sc hoo l 3,708 · . . --

S ub-Tout 136.330 11 .37 1.82 1 

.... ~~ ·,Gi'andTotal ,~'./ .. f:'" :>": ';~:t .. ~~,* ... :.; .. ~ :"~302.s99 · ~\.:.;.:a:-e-"~~~~ ':~ SS.7SS,519. ~: :O·.·····.J~'i.s'A~ 
- -. - ----

m the Murucrpatm or Ad:utu. 2000 



Annex D Tables Showing Some of the Results of the Sample Survey 
TABLE NO.1 NUMBER OF OWNERS BY WAYS OF OBTAINING THE LAND 

Ways KEFETGNA 1 KEFETGNA2 

01 05 06 07 08 J6 17 09 10 11 18 19 

From gov' t 1 1 -I 1 13 11 11 

Purchased 1 2 1 1 2 2 3 6 1 2 

Inherited 1 1 1 J 

Gift I 
lease 1 
Total 2 2 2 2 2 / 3 13 14 11 2 ') -

TABLE NO. 2 NUM BE R O F OWNER S BY A REA O F TH E HOLDING 
Area in M2 K EFETGNA 1 KEFETGNA 2 

0 1 05 06 07 08 16 17 09 10 11 18 19 
up to 100 1 1 2 
101-200 1 1 
201-300 1 2 1 5 14 2 
301-400 1 4 1 1 
401-500 1 1 3 1 6 6 1 1 
501-600 1 1 
60 1-700 
701-800 1 
80 1-900 1 
90 1-1000 1 
100 1- 1100 
11 0 1- 1200 I I 1 
1201 - 1300 I 

130 1- 1400 
140 1- 1500 I 

150 1- 1600 
160 1- 1700 
170 1- 1800 
ISOO-I900 
1901·2000 
-2000 
IDu l 2 2 2 2 2 7 3 13 14 17 2 2 

KEFET GNA3 
20 02 03 04 12 13 14 15 
1 1 5 5 2 4 5 1 
2 3 4 1 1 2 

I 
~ 4 9 5 :; 5 3 j !~--. -' 

--- -- -

KEFETGNA 3 
20 02 03 04 12 13 I 14 15 

1 1 
1 3 2 2 1 
1 3 

3 4 3 2 2 1 2 
1 

1 
1 

I 

1 

3 4 , 9 :, I .3 l , .3 -I 
:> I 



TABLE NO.3 NUMBER OF OWNERS BY YEAR OF OBTAINING THE LAND ~ 
Year KEFETGNA 1 KEFETGN A 2 KEFETGNA 3 I 

OJ OS 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 
Befo re 1967 1 2 3 1 1 2 2 3 ) 1 2 2 1 :2 
1968-1 9 / 5 1 1 :2 .5 1 1 3 2 1 2 2 i 
1976-1 980 I I 2 6 6 " 1 1 1 , 

198 1-1 985 1 1 1 6 2 I I I 2 :2 1 
1986-1 990 1 1 1 I I 2 I 1 
199 1-1995 I I I I 

J 
----

To tal 2 :2 :2 2 I 2 7 I 3 13 ' I I I I 2 2 " 4 9 .5 C}5 I ) 3 ! ~ 
, 

~-- . 

TABLE NO.4 NUMBER OF OWNERS BY EVIDE NCE OF OWNERSHIP 

W ays KEFE TGN A 1 KEFETGNA 2 KE FETGNA 3 I 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 I 13 14 I 15 

C ertificate 1 
Taxation receipts 1 2 3 3 1 1 1 3 2 3 2 3 
Have both 2 1 1 1 3 12 11 16 1 1 3 3 5 5 1 2 3 
W /O evidence 1 1 3 1 1 1 

N o respo nse 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 I 3 5 5 I 3 I 

ABLE NO.5 NUMBER OF OWNERS BY YEAR OF OBTAINING THE CERTIFICATE 

Year KEF ETGNA 1 KEFETGNA 2 KEFET GNA 3 I 
0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 0 -1 12 13 1-1 15 

UplO 1967 2 1 2 1 6 3 2 5 4 2 2 1 4 5 1 2 3 3 3 
1968- 1970 1 1 

197 1- 1975 I 4 2 2 2 1 

1976- 1980 I 1 5 5 1 

198 1- I 985 2 1 11 I 2 I 

1986-1990 I 1 1 2 2 

1Q91-1992 1 • 
, T 

To~1 2 2 2 2 2 7 3 13 1-1 17 2 2 3 -I 9 > 13 , .) 1) IJ 



--, 
TABLE NO. 6 NUMBER OF OWNERS BY YEAR (LAST) OF PAYING TAX 

Year KEFETGNA 1 KEFETGNA2 KEFETGNA 3 
0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Upto 1967 1 1 3 1 1 
1963-1970 1 
197 1- 1975 1 
19 / 6-1980 1 1 1 
198 1- 1985 2 2 1 I 
198 6-1990 

I 
1 I I 1 1 I 2 6 2 .5 3 2 1 3 I 

I 199 1- 1992 I 1 1 2 1 .3 1 6 10 9 1 7 .3 4 ) 3 1 2 5 7 

I 
-

I Total_ 1 2 1 2 1 2 ,-2 2 7 I 3 13 14 17 2 2 '"' 4 9 5 3 5 5 I 3 .J 
-- -- -~-

TABLE NO.7 NUMBER O F O W NE R S BY RANGE O F TAX ON L AND 

Range KEFETGNA 1 KEFETGNA2 KEFETGNA 3 I 
0 1 05 06 07 0 8 16 17 09 10 11 18 19 20 02 03 04 12 / 13 I 14 I 15 

U pto 15 B irr 1 1 1 1 6 3 5 5 7 I 1 1 1 6 2 1 5 2 I 1 -16- 30 1 3 3 1 1 1 I I I 1 
3 1- 4 5 1 1 1 2 2 I I I I 
46-60 1 1 3 1 1 / I 
6 1- 7 5 3 1 1 1 I 2 I 
76-90 1 I 
9 1- 10 5 
+ 106 1 1 2 6 I I I 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 J J5 I 5 I J I 

T ABLE NO . 8 NU1\-ffiE R O F OWNERS BY IDEA B OW T A.-X IS LEVIED 

Idea KEFETGNA I KEFETGNA 2 KEFETGNA 3 
0 1 0 5 06 07 08 16 17 09 10 II 18 19 20 02 03 ()..I T 12 13 1-1 15 

Y e'\ 1 1 
No 2 2 2 2 2 7 3 13 16 2 2 2 3 --I S ,5 3 :> j J 
To ... I 2 2 2 2 2 7 3 13 17 2 2 2 3 4 9 .s 1 ~ 15 IJ - -



TABL E NO.9 NUMBER OF O WNERS BY IDEA ABOU T THE PURPOSE OF TAX 
1 

Idea KEFETGNA 1 KEFETGN A2 KEFETGNA3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Yes 2 1 1 :2 J 9 10 6 1 2 2 3 9 5 2 ) 5 .., 
.) 

'\ . 0 2 1 1 1 , .+ .+ 11 1 1 1 1 

No response 1 

Toral 2 2 2 2 I 2 / I J 11J 1.+ 17 2 2 J 4 I 9 5 J 5 I 5 J - ._ - - -

TABLE: ~O. 10 l\Ul\lBE R O f O\V.~ERS B'.:· iDE .-\. .-\ BOuT Tn E L-\ IJ~~ESS Of T AX 

Leve l KEFETGNA 1 K EFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 I 12 13 14 I 15 

High 1 1 2 2 1 5 2 11 14 16 2 2 2 4 9 5 3 4 5 3 
Low 1 1 1 
Fair 1 1 1 I 
Don ' t know 1 1 2 1 I 
T otal 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 / 5 / 5 13 I -~ 

TABLE N O . 11 NUMBE R OF OWNERS BY APPLICATION TO THE MUNICIPALITY ON MATTERS RELA TE D TO L AND 

Application KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 I 
0 1 OS 06 07 0 8 16 17 09 10 11 18 19 20 02 03 04 12 13 14 I 15 I 

Y es \ 1 2 2 1 3 2 7 5 10 2 2 1 2 3 4 1 2 2 1 I 
No 1 1 4 1 5 9 5 I 5 I 2 
No re sponse I 1 2 1 I I I 2 J 2 
TOUlI 2 2 2 2 2 7 3 13 14 17 2 2 2 4 9 5 , 3 5 I .s I J , I 



1 
TABLE NO. 12 NUMBER O F OWNERS B Y TYPE O F APPLICATIO N 

Type of KEFETG:\fA 1 KEFETGNA 2 KEFETGNA3 1 

ap p licat io n 01 05 06 0- i)~ 16 1- 09 I 10 11 18 I 19 20 02 03 04 12 13 14 [) 

TI'a nsi"e r or nJllle I I I I I I 
') I - I I I :2 I :2 1 1 

Additional land I 2 1 :5 -+ 8 1 2 2 4 1 

Legalizing 1 1 1 1 
ownership 

Chang ing o ld I I 1 

I I ce ni ri ca tc: I I 
Change of land use 1 1 
No response 1 I 1 1 4 2 6 9 7 2 I 2 J 1 ') 4 3 ) .J 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 / 3 - -

T ABLE NO. 13 NUwffiER O F OWNER S BY REASO N O F TRA.L~SFER 

Reason KEFETGN A 1 KEFETGNA2 KEFETGNA3 I 
0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 1 13 14 I 15 

Purchase 1 1 1 1 2 2 1 
G ift 
Inheritance 1 1 1 1 
Exchange 3 I I I 
N o response 1 1 1 1 6 3 13 14 15 1 2 4 6 5 3 5 4 12 

\ Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 1 5 I 5 I 3 I 

T ABLE NO. 14 N1Jl\'ffi .ER O F OWNER S HA VlNG BOUNDARY DI SPUTES 

DIsputes KEFETGN A I KEFETGNA 2 KEFETGNA 3 
0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 O-l 12 13 14 15 

Yes I 3 2 2 1 J 
No 1 2 2 2 2 6 3 10 12 15 2 2 3 4 9 5 3 .j -l J 
Nore~~e 1 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 -l 9 5 J -( J .) !l 1 



1 
TABLE NO. 15 NUMBER OF OW:,\ERS H.-\ VI\"G THEIR BOU:--iDARY :\IONUl\ IE~TED 

BOlll1 (LJ ry I-.:.HETG~.\ I KEFETG~.' . .:: KEfETG;\.-'I. :-

06 I 0 I 08 16 I 17 I 09 I 10 11 I 18 I 19 I 20 I 02 I 03 I 04 I 12 113 T 14 I 15 

Ye s I I I 2 I 1 I 6 I 3 I 13 I 13 J :; I 2 1 2 I 3 I 3 1 s 1 -+ I 3 I 5 I 5 T 3 
No I 1 I I 2 I 1 1 1 2 

No response I I I 1 1 

Total I :2 \ 2 \ :2 I 2 I 2 J 7 1 3 I 13 I 1-1 I i l r}-- i 2 I 3 /-1 I 9 
I - I 3 J~_ /5 I -~ I ) 

TABLE NO . 16 NUMBER OF OWNERS BY EXISTANCE O F THE BOUNDARY TODAY 

Boundary KEFETGNA 1 KEFETGNA2 KEFETGNA3 I 
existence 01 0 5 06 0 7 0 8 16 17 0 9 10 11 18 19 20 02 0 3 04 12 13 14 I 15 
Yes 1 2 1 1 6 3 11 13 15 2 2 3 3 8 4 3 5 4 3 
No 1 1 1 1 1 
No resp o nse 1 1 1 1 1 2 1 1 I 

I Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 J 5 J 5 I 3 I 

T ABLE NO . 17 NUlVIDER O F O 'WNER S B Y THE T YP E O F BOUNDARY 

Type KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 1 
01 os 06 I 07 I 08 16 17 09 10 11 I 18 I 19 20 02 03 04 12 I 13 14 15 

Stone 2 4 2 3 2 I 1 I 2 I 2 
BUlidUlg 2 
Fence 2 8 11 16 I 1 3 3 6 3 2 , 3 ·1 2 
Building &. fence 
~or~~ 2 2 
To!:~l T 2 2 2 2 7 3 13 14 17 12 12 3 4 -9- .s 3 13 :> ;) 



r , TABLE NO. 18 NUMBER OF OWNERS HAVING DISPUTES ON OWNERSHIP OF LAND 

Ownership KEFETGNA 1 1 KEFETG~A 2 KEFETGNA 3 

di spules 0 1 0) 06 07 O~ I 16 I I I 1)9 1 10 I II I I S j 19 20 02 I 03 0-+ 12 13 1-+ 

Yes 1 1 I l I I I i I i I 1 I 1 
No 2 2 2 2 2 :5 I 3 1 13 1 1-+ 1 17 I 1 j2 3 -+ 9 :5 3 :5 :5 

No res\-= ol, se 1 1 1 T I 1 1 
Total 2 2 12 2 

'----_ .. - _ . 2 7 I 3 I 13 1 1-+ I 17 I 2 I 2 3 4 9 :5 3 :5 ) ..- - --.- _. __ .... _. 

TABLE i~ O. 19 NUMBER OF OWNER S BY T H E IR OPINlO N WHETER TH EY AR E G ETTIN G PROPER AND TIMELY Al'1iS\VE R. TO THEIR 
APPLICA nON 

Opinion KEFETGNA 1 K EFETGNA 2 KEFETGNA3 

I ) 

3 

3 

01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 I 15 
Yes 1 1 1 1 2 1 3 1 1 1 2 
No 1 1 2 5 1 12 9 10 1 2 3 3 3 4 1 4 3 3 
I don't know 1 1 1 1 5 6 1 1 3 1 
No response 1 

\ Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

T ABLE NO. 20 NUMBER OF HOUSES BY AGE 

Age in year KEFETGN A 1 KEFETGNA 2 KEFE T GNA 3 
0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

up 10 5 1 1 1 1 

6- 10 1 7 1 15 1 3 

11 - 15 1 1 3 6 1 1 

16-20 1 2 2 3 3 4 1 1 1 

21-25 1 1 3 1 I I I 

2()"30 1 2 2 2 I 3 1 

3 1-.35 1 1 1 1 I I I 

~36 1 1 1 1 I 1 I 2 2 I I I 

l fol.ll 2 2 2 2 2 7 3 13 14 17 2 2 3 4 q .s J ~ ~ J 

~, 

I 

j 

J 

7 



TABLE NO. 21 NUMBER OF lVIAIN HOUSES BY THEIR BUILT UP AREA 

Area inM2 KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

up to 25 1 2 1 1 2 I 1 
26-)0 I 1 1 8 8 11 1 1 - 6 2 2 4 2 
51 -7) 1 1 2 2 4 1 1 1 I 1 4 2 I 
76-\ 00 1 1 -, 1 4 1 1 1 
+101 1 1 1 1 1 2 1 1 I 
Tota l 2 2 2 I 2 ? I - -, 13 14 17 2 2 3 4 9 5 -, 5 5 -, I - I .J " " '-----_. . .~.~.~ --.- .-- .- .. - . ., - -- _ .- . 

TABLE NO . 22 NUMBER OF HOUSES BY THEIR QUANTITY OF MA1N HOUSE ROOMS 

No. of KEFETGNA 1 KEFETGNA2 KEF ETGNA3 
rooms 01 OS 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 
I 1 1 2 1 1 
2 1 1 1 1 2 1 4 5 1 1 1 1 1 1 1 
3 1 2 1 2 1 3 1 9 3 8 1 2 1 5 4 3 3 3 1 
4 1 2 3 1 1 2 1 1 1 
5& + 1 2 2 1 1 1 1 
Tota l 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

ABLE NO. 23 :\rui\ ffiER OF HOUSES BY THE AREA OF O UTDOORS BUILDING 

Area In M' KEFETGN A I KEFETGNA 2 KEFETGNA 3 

01 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

up to 2 5 2 2 2 I 8 9 10 I I I 6 4 3 I 2 I 

26-50 2 I 5 2 4 4 5 I I I 3 3 I 4 2 

5 1-75 I I I 

~6- I OO I I I I 

~ I O I 2 I I I 

Tn,,,! 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 



TABLE NO. 24 NUMBER OF HOUSES BY THE NUMBER OF OUTDOOR ROOMS 

No. of KEFETGNA 1 KEFETGNA2 KEFETGNA 3 

rooms 01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

i 1 2 2 5 6 1 1 2 1 1 
2 I 2 1 5 4 5 2 .3 I 

.3 1 1 3 1 2 1 1 2 1 2 2 1 1 
4 1 1 1 1 .3 2 1 3 1 2 1 I 
5& + 1 1 5 1 1 1 2 2 1 1 1 1 2 1 
TOlal 2 2 2 2 1 2 _..2._ .... ~._.~_3 . __ 2 ._1 _12. ._ ~. _ _ ] __ . ___ ~ ___ .4 __ J.2.... ... .L:?-. ____ 3 ____ 5 _ _ _ 5_._.~._ . . _ J .. 

TAI3LE NO. 25 NUIVlBER OF HOUSES BY THEIR TOTAL BUILT UP AREA IN THE C OMPOUND 

Area in l\I{2 KEFETGNA 1 KEFETGNA2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

UPlO 50 1 2 1 4 4 6 3 1 
5 1- 100 1 1 2 1 1 1 9 6 6 1 1 4 4 5 3 5 4 
101 -150 1 3 I 4 4 1 2 1 1 
-I "0 1 3 1 1 1 1 I I 
Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

ABLE NO . 26 NUNffiER OF HOUSES BY TYPE 

Type KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
01 OS 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

DB 1 3 3 2 3 6 1 2 2 1 1 1 

AB 1 1 

DOH 2 1 1 1 2 4 10 9 11 1 1 3 7 5 2 5 5 2 

AO H I 1 1 2 

TOlal 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

,\'here A- Attached, B- Bulldlng, H- House, O~Ordln 

.: 



TABLE NO . 27 NUMBER OF HOUSES BY PURPOSE 

Purpose KEFETGNA 1 KEFETGNA2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Residential 1 2 1 1 1 G 2 13 12 15 2 1 2 4 7 5 3 4 4 2 
Establishment 1 1 1 1 I 2 2 1 I 1 1 
l3 0 th li se I J I 1 
T ota l 12 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 1 5 5 3 

-

TABLE NO. 28 NUMBE R OF HOTJSES BY T HE IR TYPE O F W ALL M ATERIAL 

\ Wal l 
---_. .-- - - - - ...• . .• _._ .... _. ..-- -

KEFETGNA 1 I KEFETGNA 2 K2FETGNA 3 
0 1 05 06 0 / I 08 16 17 09 10 11 18 19 J () 02 03 04 1 ) 1 1.3 14 15 

Mud brick 1 

M ud & wood 2 2 1 1 2 6 3 13 8 9 1 2 4 8 5 3 5 4 2 
Sto ne 1 4 7 1 2 1 

H.C. B . 1 1 

Brick 1 1 1 I 
B rick & stone 1 

Stone & 
H.C.B . 

H.C. B . & 
brick 
W ood 
T o ta l 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABL E. NO . 29 ~UMBER OF HO USES BY THEIR TYPE OF CEll...ING 

CeIling KEF ETGN A 1 KE FETGNA 2 KEFETGNA 3 

0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 1-1 15 

Fabnque 1 1 2 1 1 1 1 1 

C heep \V 1 1 3 2 1 3 2 1 1 1 1 2 

Cocre lc 1 

\\ ooden 1 4 I I 1 1 I 

p:u q ue t 
~o ce Iling 2 2 2 1 1 II 7 2 2 7 5 I -I 3 I 

Tn!." I 2 2 2 2 2 7 3 13 14 2 2 2 3 -I 9 5 3 5 5 3 

' ,,-



TABLE NO. 30 NUMBER OF HOUSES BY THEIR TYPE OF FLOOR 

Floor K EFETGN A I KEFETGNA 2 KEFETGNA 3 

:2 
15 011 05 106 107 108 11 6 11 7 1 09 11 0 111118 11 9 1 20 1 02 1 03 04 12 I 1-' 14 

' :~~~¥ -l -- t~ i-~t '-r' -l ~'- ; - r f~ -F- i ' I,--j I: :2 1·. , :2 
.2 

I ~~':~;:;:''' ' '-- _\' J_J ___ ~\~\~\~t-1 ___ -11 ' __ I ~ __ I L_I ~ __ 12 __ II-_1 j 1 . 
PI", tl c \ I 1--- --- \ I I ' I I 

l_~~ _ ___ L _____ L~. __ I _c _ _ .J -:. __ :J -~ ___ .. :. __ L~._.~_ l_L: ___ J _~_~ __ i , :'- - ,-i ' ___ J ...: ~ . 
1--- ' I 

_.1 ~ .. _.l __ ._ .. _J~ ... , 
T .-\ B LL i\ O . .:; i :\ l ::'>1 i>UZ (,) I· I It !l ;S I': S Wi III L I ' IU: SE:NC E 0 F FO U0: 1l .\TI () N 

f' ulI ll ti al ioll l K 1·.IT T(iN !\ 1 KHETGNA 2 

0 1 05 00 V I ~- 10 17 0<) 10 II 18 19 , 20 , 02 I 03 

K FrTTC i N /\ ~ 

12 I 13 04 1-1 15 
Y es 2 I 2 4 4 I 1 2 

No 2 2 I 2 5 3 13 10 15 2 I 1 2 14 1 9 5 2 I 3 4 2 
Total 2 2 2 2 2 7 3 13 14 17 2 2 I 3 1 4 1 9 5 3 I 5 5 3 

TABLE NO. 32 NUM BER O F H OUSES BY CON DITION -

Condition K EFET GNA I KEF ETGNA 2 KEf'ETGNA 3 
0 1 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

Good I 4 I 3 4 I I I I I 

Fa ir I I I I 3 3 3 7 6 I I 2 2 2 1 2 I 2 I 

Gad I 2 I I 9 4 7 I 2 6 4 I 4 2 I , 

Total 2 2 2 2 2 7 J 13 14 17 2 2 3 4 9 5 3 5 5 3 I 

TABLE NO. 33 N Ui\ IBER OF H O US ES BV T il E PRESENCE O F TO ILET 

TOilet K EFETGNA I K EFET GNA 2 K EFETGNA J 

0 1 OS 06 07 08 16 17 09 10 II 18 19 20 02 03 ().t 12 13 1'1 15 

Yes 2 2 2 2 7 3 8 13 13 2 2 3 4 7 3 3 5 5 3 

No 2 5 I 4 2 2 

TOlal 2 2 2 2 2 7 3 13 14 17 2 2 3 -I 9 5 ;\ .5 ;. J 

! • 



TABLE NO. 34 NUMBER OF HOUSES BY TYPE OF TOILET 

Toilet KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 
01 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

P it 2 2 2 2 JG 7 10 7 2 J 3 3 4 
, 

2 2 
, 

1 .) .) 

Flush -1 1 -; 1 -; () 1 1 " i , 2 ~ 

No 2 5 1 4 2 2 

I TOl31 2 2 2 2 2 7 
, 

S 13 13 2 2 
, 

4 7 
, , 

5 5 -' ., , .' , 

' t' .' \l;L."J. r' ~ I~). 3 5 ;\\ l!\iU F 1~ ()l: H( ) l i s }:: ~ B"" _ i l ) ;'':jliT\()j'i UF i; , I L ET U~L 

Toilet KEF ETGNA 1 KEFETGNA 2 KEFETGNA 3 
01 05 06 07 0 8 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Private 2 2 2 2 7 3 1) 13 13 2 2 3 4 7 3 3 5 4 3 
Shared 
No 2 5 1 4 2 2 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

T ABLE NO. 36 NUMBER OF HOUSES BY TIlE PRESENCE OF BATH 

Bath 1 KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 

01 1 05 1 06 1 07 j 08 j16 17 09 10 11 18 19 20 02 03 04 12 13 14 115 
4 I 2 6 I I I 2 I 1 J 2 

2 -l \ \ 2 \ 2 \ 2 1 3 2 13 12 11 I 1 2 2 8 5 2 5 5 

2 \ 2 \ 2 1 2 \2 \ 7 3 13 14 17 2 2 3 4 9 5 3 5 5 I 3 

TABLE NO. 37 N1JMJ3ER OF HOUSES BY TYPE OF BATH 

Bath KEFETGN A 1 KEF ETGNA 2 KEFETGNA 3 

0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Bath rube I 1 

Shower I 3 I 2 6 I I I 2 I I 2 

No Ba th 2 1 2 2 2 3 2 13 12 II 1 I 2 2 8 5 2 5 5 I 

Tota l 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 ~ . .. 



TABLE NO. 38 NUMBER OF HOUSES BY THE CONDITION OF BATH USE 

Bath KEFETGN A 1 KEFETGNA 2 KEFETGNA 3 
0 1 05 06 07 08 16 17 09 10 1 1 18 19 20 02 03 04 12 13 14 15 

Private 1 1 1 1 1 2 - --- -- --_._--
Shared , 2 :- I 

._-- - -
i 1 :2 j 

No 2 1 2 2 2 3 2 13 12 11 1 1 2 2 8 5 2 5 5 1 
Tolal 2 2 2 2 2 7 

, I ' 14 17 2 2 
, 

4 9 ." 
, 

." ." 
, .' .' .' , , 

. 

T A nu~ N O . ~ 9 N f !!' !l: !7 :~ n ~ " 11 () l l ~;FS BY T In : VH E~F,N \' E O F K lTC HEN 

. .. .. .. .. ---_._. ---. . . ._. __ . -. . '- - '- - ' 
K EFETG NA· j---- .--- -Kitchen I K EF ETG NA I K E FETGNA2 

0 1 05 ()6 07 OS 16 17 09 10 11 1 is 19 20 02 03 I 04 I 12 I 13 1 14 11 5 
Yes 2 2 1 2 I 7 3 13 13 12 2 2 2 4 7 I 5 -/.3 J. 5 J. 5 I 3 
No I I I 5 1 2 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 . . 4 9 I 5 I 3 I 5 I 5 I 3 

TABLE NO . 40NUMBER OF HOUSES BY THE C ONDITION O F KIT CHEN USE 

Kitchen KEFETGNA I KEF ETGNA 2 KEFETGNA 3 

0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 13 14 15 

Private 2 2 I 2 I 7 3 13 13 12 2 2 2 4 7 5 3 5 5 3 

Shared 
No I I 1 5 1 2 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 
. 

C H EN . ,..,.u '-' &.;..tI , , "'· --... · · · ...., · · ·· ... _ · ... ....... · -- - --- - - - - --- - - - -

Ki tchen KE FETGN A I KEFETGNA 2 KEF ETGNA 3 

0 1 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

W llh in the I 

house 
Ou t Side the 2 2 I 2 I 7 3 13 13 II 2 2 2 4 7 5 3 5 5 3 

house -
No I I I 5 1 2 I 
T Olal 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 c; , 



TABLE NO. 42 NUMBER OF HOUSES BY THE CONDITION WATER SERVICE 

Water 

f--;:--:-j_ - j ap ill I 1\: 

house 

Tap ill the 
compound 
P ubli c la p 

---- ----- --
Buyill ::; i-I-Oll l 

ind ividua ls 
To lal 

KEFETGNA 1 KEFETGNA 2 

01 !~ OR~_ 

2 \ 2 \ 2 \ 2 \ 2 \ 7 13 -, 

-' 14 17 2 

T ABLe ~O. 43 ~ Ui'\'l B[R OF HOUSES BY THE CON DlTIO N ELECTRI C SEH.VICE 

ElectTic KE FETGNA I KEFETGNA 2 
0 1 OS 06 07 08 16 17 09 10 11 18 

Private meter 2 2 I 2 I 7 3 12 14 15 2 
Shared meter I 1 1 
No electric I 1 
Total 2 2 2 2 2 7 3 13 14 17 2 

TABLE NO. 44 NUMBER OF HO USES BY THE ACCESS ROAD WIDTH 

Road width KEFETGNA I KEFETGNA 2 
in mctcr 0 1 OS 06 07 08 16 17 09 10 11 18 
Less lhan 4 I I 
4- 10 2 I I 3 2 13 10 12 
10-20 1 I 1 4 1 4 4 I 
+ 20 I 1 

TOlal 2 2 2 2 2 7 3 13 14 17 2 

l" 

2 3 

19 20 
2 2 

1 

2 3 

19 20 

I I 
I 

2 
2 3 

KEFETGNA 3 
<I _ --+1 () ~ __ J9~~-l !i __ -- I-~-I---__ 

I 

'-I 2 3 4 4 2 

-, -, 

-' -' 

) 3 4 <) -, 

-' :) 5 

KEFETGNA 3 

02 03 04 12 13 14 15 

4 9 5 3 5 5 3 

4 9 5 3 5 5 3 

KEFETGNA 3 

02 03 04 12 13 14 15 

4 9 5 3 3 5 1 

2 2 

4 9 5 3 5 5 3 



TABLE NO. 4S NUMBER OF HOUSES BY THE TYPE OF ACCESS ROAD 

I Ro~d~)c---I - KF FETCiN A 1 J K EFFTGNA 2 KFFETGN !\ i 

- ~-O-i---0--(·i(;-TT0-· () ~·-r:,~--- i ~· - I T:::J- - -r l'ij -- II I '-;;-- I~'i-"- 2() ~- 11 _, ILl **."! j -;' - ~- II -- '-1 I:, 

_A~~~s:.:.. __ . ___ =-l=~]~=--=_ I ===-l __ -=_-.·=-=-3 _ -~.==_. __ . __ . ______ =-~-J-~ ~==-T-=-- ~.=~~ .. }~= 
\ ~: ';;~:'k +--I -: 1 ;u-\ ; - I~~-t:j~1 ;, ;,~ ~ u _ -,----~ --- -4"--" , -- ~ --~-- , -0--1 -.. -.. ----... -.-.- .. - -.- , .. - -" J' ... I . ..- , ... -. ~ - ..... ..... --... - ...... - . , ... ,. . .. .. 

... I I ) ) \ ., \ .. , I - i· I ; , " ' I -; " .. '" I" " . , I'.' \~ \ ___ __ .-J_=-_._J . .:: _____ ~ _ .. __ :-_ .. _ .... ~ .... __ L .~. ! .' . , ·' J~: ._ .. L_..:.... . __ '-::_ .. __ -.1._.: _ __ ...:~._ .. _ .. L: .. L .. _ . .1 . ~ .. . _ .. L::: __ .. J_~ . _. ______ i 
Wil ere: A=Asphal\ , I3= Bad , C=Conditi o ll, G =Good 

T ABLE NO . 46 I'l l IMB E R OF HO USES BV THE PRESENCE OF PLAN 
.. -------- ---... - -.-.. -.----.-.- ~ 

Plall KEFETGNA I KEFETGNA 2 KLFLTG N, \ :3 
0 1 05 06 07 08 16 17 09 10 11 18 19 20 02 03 04 12 I ~ 1<1 15 

Yes 2 1 1 4 1 12 12 17 1 2 3 2 7 5 I 2 4 2 
No 2 1 2 1 3 2 I 2 1 2 2 2 3 I I 
Don ' t know 

Total 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

TABLE N O. 47 NUMBER OF HO USES BY T I-lE PRESENCE OF B U I LDING PERMIT 

Building KEFETGNA 1 KEFETGNA 2 KEFETGNA 3 

permi t 0 1 05 06 07 08 16 17 09 10 II 18 19 20 02 03 04 12 13 14 15 

Yes 2 I 1 1 1 11 10 16 I 2 2 2 5 4 2 2 4 2 

No 2 1 1 1 6 3 2 4 1 I I 2 4 I I 3 I I 

Don'l know 
TOlal 2 2 2 2 2 7 3 13 14 17 2 2 3 4 9 5 3 5 5 3 

~I 
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