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ABSTRACT

Land-use planning is a complex process involvingettgoment of a land-use to include a statement of
land-use issues, goals, and objectives; summadataf collection and analysis; land-classificaticspm
and report describing and indicating appropriateettgoment in areas of special environmental concern
Because land use decisions are critical deternmsrafrenvironmental quality it is imperative thatdause
controls be effectively practiced to combat sucbbfgms as pollution, the occupation of hazard-prone
areas, the degradation of wetlands and other dosstaurces, and the loss of open space and other
cultural resources.

The rapidly increasing of private investors in depég countries has raised the demand of urban
serviced land for investment purposes. On the aontthe delivery procedures of urban land for
investment purposes are cumbersome and longtiniegtakat discourages investors from investing in
Sabeta town. Hence, this study assessed the fomnveh land delivery system for investment purpdases
the town. Also the study focused on urban landvdeji procedures, stakeholders involved in urbad lan
delivery system, and challenges that faced in trendl urban land delivery system for investment
purposes. Since the research assesses the exstiation of decentralized urban land delivery syst
for investment purposes in the town, descriptiveagch design was employed in this study.

To draw a sample of the study simple random samplias applied to select 234 private investors while
purposive sampling techniqgue was employed to se&l@cgovernment officials. Empirical data was
collected using both primary and secondary soui@egstionnaire was use to gather data from private
investors; in depth interview was done with goveental officials; and observation was employed to
gather data from the field through non participaiservation. Data collected from different sounses
presented in the form of tables, photo, and ch@its.results show that formal urban land delivgistesm

for investment purpose is not encouraging privatestors in Sabeta town. Challenges of formal urban

land delivery system for investment purposes dectfhe socio-economic development of the town.

Finally, to address these challenges and solvertidems the suggested responses are forwardad to
town administration, regional government, policykeis, concerned bodies and stakeholders in order to
prepare manageable procedures, examine state-al@efrstakeholders, and provide strategies toaedu
challenges of urban land delivery system for invesit uses.
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CHAPTER ONE

1. INTRODUCTION

1.1 Background of the Study

Different governments across the world have showmes commitment to promoting the
provision of an adequate supply of land in the exhbf sustainable land use policies with
varying degrees of success. Approaches to the gmobhve always varied from one country to
the other because of differences in national lamda systems of tenure. Ensuring equitable
access to land has always been a daunting tasksafioy governments even though the majority
of the obstacles hampering access to land (Gondp, n

According to Tian and Ma (2009), in China, publiereership and the role of state in serviced
land production are carefully maintained. Compawméti land on freehold system, looking back
at the evolution of Chinese cities; governmentrirgation in land supply has had its own
benefits and pitfall. The state has substantiatrobover land supply and land use. Since 1988,
urban land reform, the country has extensively gstbphe tools of land supply to achieve its

goals of increasing state revenue and controlkmgl|

Most government interventions into urban land managnt are far too centralized.

Many nations have national regulations regardimgldase planning. Locally prepared land-use
plans are frequently required to be reviewed byionat ministries of planning or local
government. Since this review process takes motithsapproved plans are clearly out of date.
Such reviews offer little benefit to the local gavment, but where they become effective, they

ensure that the central government can maintaitralavver land management.

The lack of good cadastral, registration, and temecords is a serious constraint on efficient
city growth in developing countries. Formal systemsuch countries were often established at a

time of slow urban growth, but now the increasimume of land transactions, and changes in



land use related to urbanization, are causing taggstration agencies to fall further and further
behind in their work. In addition, the costs ofistigation and related procedures, including staff,
time, transfer taxes, stamp duties, and in somescasofficial payments, may breed a cynical
attitude in the community about the supposed btnefi using the formal process. Further
problems arise in the many cities where up to 8@ewe of residents occupy their land and
dwellings without any formal security of land teapas in squatter settlements in Latin America.
In Africa, the situation is more complicated sino@ny areas in cities are still controlled by
tribal systems of land tenure. In these circumstancentral and city governments have little

control over planning, land allocation, and adntmaison.

In fast-growing cities, infrastructure deploymemrgistently lags behind demand. The lack of
adequate services imposes tragic health effectsiltions of households in terms of dysentery,
hepatitis and cholera. Even when resources ardablaifor infrastructure investment, poor
coordination may constrain land development. In saases, the problem may be insufficient
coordination between the infrastructure agenciemtielves. In other cases, there may be more
general weaknesses in the plan-making and enforgemechanisms available at the city act as
an effective framework for their investment pla@her reasons include conflicting objectives
among line agencies and different funding souroedifferent infrastructure components. The
formal urban land delivery system for investmentpmses requires a considerable level of
institutional capacity, policy frameworks and prdeeal steps, so as to avoid unnecessary work
steps, long time taking and tedious bureaucracy tesults to temptations for favoritism,

informal payment or corruption.

Farvacque and Auslan (1992), argue that differepeeences show that, the journey towards
the lawful acquisition of plots of land is a longdaconfusing for developers access to land,
registration of land, and permission to developdlanvolve time consuming and costly
procedures, which make the legal system very diffito access land. The formal urban land
acquisition system was dominated by the informad @am most of developing world urban

centers.



This is not the view everywhere, however; extremedficiencies, corruption and partiality (as in
Nigeria), over centralization delivery systems f@asshana) have affected the management of
public lands by land administration agencies so tte wheel has in effect come full circle, and
the argument now is that land is more efficientlyd aequitably allocated by the market
(Farvacque and Auslan 1991).

The above argument shows that in the case of lehidedy system, developing countries were
not adequate for the effective demand of privatestors need at large. The towns of Ethiopia,
like most cities in developing countries suffer franany challenges caused by poor land
development and management policies including ptarning, slow provision of infrastructure
and services, poor land information systems and $émd transaction procedures (Belachew
2010). The three periods can be distinguishedlatioa to land policy and changes: the period
of the Imperial Era, Socialist System which opedigcouraged private sector investment
activities and the Market Orientation Phase (P@§1192), during which various liberalization
and policy reforms were promulgated to encouragaf sector investment and its participation
in economic activities (World Bank 2004).

After the down fall of the strongly centralist néiy regime Dergue, the EPRDF government
witnessed the introduction of an unprecedentedtipali structure in the modern history of
Ethiopia. Hence the FDRE constitution founded om phinciple of the sovereignty of nations
nationalities and peoples as a guiding principlds aocommodating the diversity and
decentralization of powers and responsibility betwéhe central and regional governments was
adopted in December 1994 and come into force irb 198lomon, 2007). Therefore the existing
government of Ethiopia launched an economic refpoficy, towards land in the country is
public property and individuals, companies and otirganizations have only the use right of
land. According to Proclamation No. 280/2002 thecemagement and promotion of investment
has become necessary so as to accelerate the d@codewelopment of the country and to
improve the living standards of its people.



In general, at the federal and regional level, cigsion, and at town administrations level office
are established as executive implementation agendie line with this, Sebeta town

administration has established investment offictgasnent of the town.

1.2. Statement of the Problem

Ethiopia is known for strong unitary empire partasly during the Imperial and Dergue regimes.
But the current government of Ethiopia has intratl@ more radical change in political
organization of the state. However, in the Ethiop@ecentralization scheme, including the
constitution of 1995 did not recognize urban adstmation as an independent entity to which
power and resources can be devolved (Tegegne asghkan, 2007). In addition to this, both the
federal and regional constitutions and proclamatioave no say on the municipal fiscal power
till 2002/03. And hence municipalities were entjrelependent on their own inadequate fiscal

resources. And also there was no regular grant &itimer the federal or regional governments.

As a broad tool of urban land management, publnd ldevelopment rarely works. This is
because land development is extremely complex asids.rInspection of successful land
developers reveals that they are small, highlyepméneurial, pragmatic and staffed by highly
skilled personnel willing to take risks. Most publigencies don’t have these characteristics
(Dowall, 1989).

In the public sector, on the other hand, most ladedelopment agencies are quite large,
frequently running into the thousands. Obvioudhgse agencies are much more bureaucratic in
structure and style of operation. Professionalskimgr with these operations will tend to be
concerned about following the rules and playingafie. They are not interested in taking risks.
According Tegegn and Kassahun (2007) point out, ttmet FDRE Constitution Article 88(1),
Article 50(4) Article 52(2a), makes a fertile graurfor the establishment of municipal
government by sub national state by saying thatv&&mment shall promote and support the
people’s self-rule at all level'. Therefore, themgicles give power and function to regional
states to establish state administration that laelstance for self-government respectively.
Beginning from 2001, many regional governments hamacted municipal legislation that

defines the position of municipal fiscal power wiitlthe decentralization system. In the reform,

4



urban administration with Woreda status power aegdponsibilities as an independent
administration unit two years or more in the aftetimof the second wave of district level

decentralization program (DLDP).

In the early 2001 E.C Sebeta town became sepanatedlistrict administration and boundaries
from Sabeta Hawas Woreda with a total area of (¥&)3hectares. There are a number of
domestic and foreigner private investors are inmgsn the towns of Ethiopia. However, urban
land delivery system has not been able to solvetblelems of developers and improving access
to land is still faced with a number of challengéscording to Regulation No. 141/2004 in
Oromia Regional State, the governmental organsoresple for urban land delivery for
investment purposes (Floricultures, Real StatesroAmdustries, Manufacturing, Social
(Education and Health) Hotel and Tourism) are: Begdinvestment Commission, Zone and
Town Investment Offices.

These governmental agents have been operating ubad3s Process Reengineering (BPR)
reform in order to provide the one stop shoppinggiple that is used to a single point of contact
for customers to offer lower costs, faster and gaheimprove land transaction facilities;
however, investors should visit at least three Ikevad government to get plot of land for
investment purposes in the region. Certain basiblpms have been observed in Sabeta town
regarding the formal urban land delivery system fovestment purposes, which could

discourage private investors.

The procedures towards the formal urban land dslisgstem for investment purposes in Sabeta
town leads to informal payment and take long wgitiime. As revised the secondary data of
Sabeta Town Investment Office it require about I8e@) months to supply plot of land for
investors. However, the current implementation shtivat private investors are waiting for more
than one year to get plot of land for investmentppsges in the town. The procedural steps of
formal urban land delivery system for investmemntpeses are cumbersome and not accessible to
private investors because the process passes thtlotgg governmental tiers. The final decision
making power of land transferring for investmentpgmses have been centralized at regional

level.



In the town remain the principal challenges becafseeak institutional capacity characterized
by finance to provide serviced land and infrasuieadt provision. What has been observed in the
problem is either the investors have no interegfotdo invest in the town or even if they wish to
invest their capitals, the process might be latddiog time. The situation is discouraging private
investors from investing their capital in the towHowever, the philosophical underpinnings of
decentralization, the sole income of local govemisiés from immobile capital specially land.
In contrary, the town administration that is fouimdthe region alone does not have decision
power on investment issues and Sebeta town ismekxeeption of this. The centralized decision

trend further worsens the land delivery for investinpurpose in the town.

1.3. Objectives of the Study

1.3.1. General Objective

The overall objective of the study is to assesdlemges and prospects of decentralized urban

land delivery system for investment purposes.

1.3.2. Specific Objectives of the Study

The specific objectives the study is:
* To examine the procedure employed in decentraligbdn land delivery system for
investment purposes.
* To identify the stakeholders involved in decensedi urban land delivery system for
investors.
 To investigate the challenges associated with desdezed urban land delivery
system for investors.

» To suggest response options in order to addresshdiknges.



1.4 Research Questions

Based on the above objectives of the study theviatig research questions are stated.
* What are the procedures employed in decentralizbdnuland delivery system for
investment purposes?
» Who are the stakeholders involved in decentralinelsan land delivery system for
investors?
* What are the challenges that are associated withndi@lized urban land delivery system

for investors?

1.5 Significance of the Study

The study will help the stakeholders and decisi@kens in developing a win-win strategy in
urban development policy in terms of land delivéoy private investors in order to achieve
economic growth and improved urban developmentsTthe results of the study will contribute
to the debate that exists on the formal land dglivsystem issues, since it focuses on the
problem of cumbersome procedural steps is delathegwaiting time to get plot of land for
investment purposes. The study can be considerednaaddition to the limited literature
available on formal delivery of urban land for istt@ent purposes. Given the appropriate
delivery mechanism, it is hoped that the resulttisf study will have an impact on the academic
community, governmental and nongovernmental orgdiozs (NGOSs), investors, policy makers
and the public at large by providing appropriatéorimation to help plan or the problem

observed in the study.

1.6 Delimitation of the Study

The study is spatially limited to Sabeta town adstration to assess the prospects and
challenges of decentralized urban land deliveryesysfor investment purposes in the last five
years (1999-2005) in the town. Contextually, thelgtfocuses on problems associated with land
delivery system, major challenges that hamper iefficland delivery system and the extent to

which the system is discouraging private investdterefore, the study concentrates on private
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investors who have been engaged in different imvest activities in the town and different

concerned governmental bodies.

1.7 Description of the Study Area

Description of the study area shows area, shapatitm, demographic characteristics, economic
and investment activities of Sabeta town adminisina



1.7.1 Location

Sebeta is the capital town of Sebeta Awas Distriéddromia Special Zone Surrounding Finfine
(OSZSF) situated at about 24 km west of Addis Abalomg Jimma road. Located within an
approximate geographical coordinates 0f’53838.50"N_859'58.17"N latitude and

38°35'11.91"E_3839'33.75"E longitude. With regard to relative locat, it shares common

boundaries with Addis Ababa in the North, northtesasl east, Burayu town in the North and
rural villages of Sebeta Awas district to the soatid west. Climatically, the town is classified
under Woynadega zone that has the same generatalogically characteristics as that of
Addis Ababa. The temperature of Sebeta area layhéntemperate climatic zone with a

temperature range of 18c7to 24.4c.

1.7.2 Area

Total area that is covered with the current baggofjraphic map of the town is estimated about
99 sq. km. According to the Master plan of the tammch was prepared in 1988 E.C Sebeta has
about 1762 hectares of a reserved total area frarmhwabout 433 hectares of land is actually
urbanized. In addition to this, according to théomm of 1996, Sebeta town total area is
estimated that 17.62 Sq.kms accounting for 0.18%efzonal area. It is the largest industrial

zone in Special Zone of Oromia Surrounding Finfinne

1.7.3 Shape

There are many facets of shape of an.arba longest and shortest axes of Sebeta boundaries
measured from topographic map are 16.97 km andidrbrespectively.

Hence, the computed result is about 1.9 indicdtiagthis town has a relatively oval shape.



Plate 1: Location and structural plan of Sabeta

town.
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Source: Sabeta town OFED, Planning Division 2013

1.7.4 Demographic Characteristics

According to the 2007 population and housing cetisedotal population living currently in the
town is about 131,123 (68,258 males & 62,865 feg)akgth a rate of population growth at 4.2%
per annual. Immigrations from hinter lands ruradl ather town to search for urban services and
job opportunity is also another factor for rapidoptation growth of the town. The peoples are

composed of Oromo, Amhara, Gurage as a major egnaigps and others also found.

Oromo language ‘Afaan Oromo’ and Amharic languages widely used languages of

communication in the town where as ‘Afaan Oromatisofficial language of the town
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1.7.5. Economic Activities and Employment

The people are engaged in different economic aietsvior livelihood. The main ones are commercial
activities, small and medium scale constructiontking in organized micro and small enterpriseslydai
laborers in recently expanded flower investment arder organizations, employment in public

organization and agricultural activities in hintartl ‘Kebeles’ in the town.

1.7.6. Investment Activities

The widely practiced investment activities incluffiewer industries, agro-industries, commercial real
estates, factories (leather, flour, plastic, etmy] water processing factory, stone grinding petidn, and

hotels. The manufacturing industries are the laaditvestment sector in the town. It is the capital
intensive investment activities in the town andypla significant role in reducing unemployment
problems in the town. There are more than 596 invesst projects registered and inter to agreemetht wi

a capital of more than 7.357 billion birr. Creamepdoyment opportunity for more than 50,000 peoples.

Table 1: Shows types of investments

Type of  investment Number  of| Capital Employment| Land  given
projects investors (000,000) opportunity | (M2)
Manufacturing industry 295 5577 33,714 26,314,250.
Real states 12 226.5 592 904,908
Flower farm 14 365 1,857 1,615,634
Agro-industry 64 425 5,776 693,800
Service giving 35 139.84 948 146,864.8
Commercial 71 183.1 1,624 120,396.5
Hotel and tourism 56 234.16 2237 216165.7
other 49 207.2 1,278 280,740
Total 596 7357.45 48026 30292770

Source: Sabeta Town OFED, Planning Division 2013.
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1.8 Limitations of the Study

While carrying out the research work the researdheed with different challenges, such as
reluctance of the respondent to answer all thetouness lack of organized secondary data from
the investment office of the town on procedureke and regulation related to the issues and full
profile of private investors in the town due tokaxf well-functioning recording system and even

the available documents are fragmented and not lebenp

The major limitation of this study may be that tpeneralization were drawn from results of
analysis of data from sample private investors Wéee been given a plot of land in the town for
investment purposes, but may ignore the others ave@sked for land for investment purposes,
and those who are on the process of asking are@nchtded, because they are come from
different places of the world and the country, savould be difficult to get them. Time and

financial constraints had also the main factors lilat the study.
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CHAPTER TWO

2. LITERATURE REVIEW

2.1. Introduction

This chapter describes conceptual, theoreticaleanglirical literature. The conceptual literature
describes the concept of decentralization, landimdtmation and management, land tenure
systems, Land and Urban Land Systems, Types ofrllthad Tenure Systems, Urban Land and
Physical Planning, Policy Issues to be Resolvediidseconomic Significance of Land in
Ethiopia, characteristics of decentralized goveceasystems land governance; the theoretical
part describes theories of urban land delivery gdaces, stakeholders, and challenges that
hinder land delivery systems for investment purpo3de empirical one illustrates the formal
urban land delivery procedures, the stakeholderslve in formal urban land delivery system,
and challenges hinder the formal urban land defiegsstem and the way to improve prospect

and address the challenges had dealt with natarhinternational prospects.

2.1.1. Concepts of Decentralization

The term decentralization is difficult to definesince it can take different meaning specific to
the dimension of the situation.

According to O. Nyanjom (2011), as a governancé texentralization is based on thenciple

of subsidiarity which assigns specific functions hitherto condddby the center (of an entity) to
the lowest feasible sub centers on the periphargolvernment, such distribution of
responsibilities could involve any one or more (agoany) responsibilities, including problem
identification, policy making, planning, revenuengeation, budget execution, accounting and
auditing, and monitoring and evaluation. An undeadylogic behind decentralization is that it
enlarges subnational participation in decision mgkiver interventions, and consequently

enhances their local relevance and citizen padimp in implementation. These measures
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should then expand the scope for efficiency and-effisctiveness. The various types of
decentralization are historical realities of mamaget generated by theory and practice: the

clearer the structure of decentralization, the tgrethe scope for efficiency.

As O. Nyanjom (2011) pointed out, Decentralizatias three fundamental dimensions, which
may occur independently or jointly: the administrat the political and the fiscahdministrative
decentralization transfers responsibility of fuono8 from a central agency to one or more of its
lower levels internally, or to peripheral agenc®s;h as a state corporation — which may itself
also transfer responsibilities to subordinate agsneolitical decentralization separates powers
and responsibilities horizontally or vertically. timese instances, decentralization is between or
among agencies of comparable status, such as ¢leetese, legislature and judiciary, or
vertically to agencies that relate hierarchicadlych as local authorities. Finalfiscal
decentralization involves changing the locus oerewe generation, primarily, but also offers
expenditure autonomy. Through this dimension, #@ral agency assigns some revenue
generation responsibilities to Sub national agencidether the product enters the central kitty

or is retained at the collecting agency for logareding.

Beyond the foregoing dimensions, there are alseratypesof decentralization, including
deconcentration, delegation and devolution, whiehret necessarily mutually exclusive.
Deconcentrationnvolves assigning responsibilities to regionaperipheral agencies within the
same institution, such as the central governmesigaisg policy implementation (oversight) to
subnational levels, which might not have origingt{policy making) authorityDelegation
transfers responsibility to substantive and po&digtindependent institutions, such as state
corporations or local authorities. Delegation coalkb target entities in the nongovernment
sector. Whereas deconcentration and delegatiorepeie the central place of the originating
authority,devolution— also referred to as democratic decentralizatiaan internal
arrangement that gives target entities near-autonsmights, ideally embedded in a legislative
framework specifying relations among the peripheiities, as well as between them and the

center.
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Closely related to devolution is the concepteaferation While devolution involves the Centre
ceding authority to the periphery — even if in @sge to the latter's demands — federation can be
the initiative of initially independent entitiesling to cede some autonomy for an anticipated
greater collective good, as with the five indepemnidmuntries of the East African Community

initiative.

Thus, whereas a federation recognizes a centertlvbiaty, the component states are self-

contained entities in as many respects as thaimsints of federation provide.

2.1.2.Concepts of Land Administration and Managemen

Land management and land administration are offed interchangeably in Africa, including in
policy and legal contexts. Even functions of lardmaistration and land management are
overlap and frequently implemented by the samedsodn addition, land administrators (or land
managers) may have responsibilities for land despasolution. Despite overlap, Alden (2003)
was attempting to define land administration anedlamanagement separately: Land
administration cover institutions and processee@ated with land rights, regulation and among
which the recording of rights is prominent. Landmagement refers to land use regulation such
as associated with zoning, placing a ceiling upbe size of holdings, conditions and

environmental protection measures.

According to Farvaque and Auslan 1992, outdatednptex and inflexible regulations and
legislation is another factor hampering an effitieand effective working of the urban
landmarket. Overcoming this requires regularizatidnand tenure and simplification of the
registration process particularly to improve theess of the poor to newly acquired and serviced
land. A central role for the municipality requirespable institutions at this level and a political
constituency at higher government levels to ledwe in the hands of local government. Apart
from insufficient municipal autonomy, and regulatand legal constraints, the limited financial
and institutional capacities of municipalities arajor constraints to improving access to land for

the urban poor. These factors are interrelatedlsTeach as an operational Cadastre and GIS
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(Geographical Information System) contribute to itherovement of municipal performance in

land management.

2.1.2.1 Land Administration

Different authors and organizations define land ia@trations accordingly. Peter and

McLaughlin (1999), define land administration ag frocess of regulating land and property
development, the use of land, conservation of ldhd, gathering of revenues from the land
through sales, leasing, taxation, and other soleingpnflicts concerning the ownership and use

of land.

UNECE (1996) defines land administration as thecgse of determining, recording and
disseminating information about the tenure, valnd ase of land when implementing land

management policies cited in (Rhea 2009). It cowreststutional and regulatory system.

2.1.2.2. Land Management

Access to land is a basic condition for housingutEn poor and formal acquisition of a plot of
land is often difficult for them. Access to lanégistration of land, and permission to develop
land involve time-consuming and costly procedurdsctv make the legal system difficult to
access. Improving the efficiency of urban land metskthrough an enabling regulatory
framework could, in particular, promote accessatudl by the poor. An efficient system of land
administration is necessary but not sufficient igwe the best use of land as a resource. Land
management can be described as the process by wisatesources of lands are put to good
effect. It includes policies and regulations fornfitng, mineral extraction, nature protection,
property convincing, property valuation and taxatidevelopment and management of utilities

and services, and fiscal planning (Enemark 2003).

UN (2005) defines land management as the activaisseciated with the management of land as
resource from both an environmental and an ecorainmerspective. It covers all activities
concerned with the management of land as a resofifoma an economic, social and

environmental point of view.
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2.1.3. Land Tenure Systems

The term land tenure is derived from the Latin wtaderewhich means hold, Tenure defines

the social relations between people in respechefabject of tenure, in this case land. Tenure
also defines the methods by which individuals avugs acquire, hold, transfer, or transmit
property rights in land (Waiganjo and Paul, 2001).

David E. Dowall and Giles Clarke 1996, pointed that, central government should recognize
the multiplicity of land delivery mechanisms in arbareas and accept the roles played by the

various actors and rationalize them as appropriate.

Public land delivery will need to be carried outitransparent and market oriented manner. It is
recommended that, in the interests of efficiencg a&guity, this be devolved to the local
government level. For this to work effectively, will be necessary to strengthen local

governments’ institutional, fiscal and human capesi

According to IFAD (2001), Land tenure systems aweige and complex. They can be formal or
informal; statutory or customary; legally recognizer not legally recognized; permanent or
temporary; of private ownership or of common progeprimary or secondary. Tenure systems
in many developing countries have been influengetbbmer colonial land policies that overlaid
established patterns of land distribution. Thuspynaational and local systems are made up of a
multiplicity of overlapping (and, at times, contretdry) rules, laws, customs, traditions,
perceptions and regulations that govern how pespights to use, control and transfer land are
exercised.

There is no single ‘land’ issue, and the forces bear upon access to, and control over, land
among poor rural women and men vary from regioretpon, from country to country, within
single countries and from one community to the n€ke answer to one group’s land issue may

mark the beginning of difficulties for another.
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Governments and institutions have promoted landreemeforms to formalize rights and land
title registration, but these have not always poeduthe expected positive impacts, particularly
for the poor. Indeed, promotion of exclusive, adiele and legally registered individual land
rights is not always the best solution for pooratyseople, many of whom depend on more
flexible, diversified, decentralized and common gaxy systems over which they can often

exert greater influence and that are more conduoioptimum uses of land.

Land tenure security is necessary, but it is nfficsent for sustainable rural poverty reduction

and improved livelihoods. Measures to strengthed teanure security must be complemented by
pro-poor policies, services and investments thatice vulnerability and enable people to make
the best use of their access to land. Furthermemabling policies are needed beyond the
national level to address issues such as migrapastoralism and conflicts that cut across

national boundaries and even regions, and requiteaounty or regional approaches.

2.1.4 Land and Urban Land Systems

Classical economists treat land as distinct fropitahand identify “land, labor and capital” as
the three mutually exclusive basic “factors of proiibn”. To them they are comprehensive,
including all economic agents. Each is also “Lifiitaal” since at least a part of each is needed
for all economic activity (Gaffney, 2004). Neoclas$ economists, however, disregard the
distinction and stress on similarities of land aagital, totally ignoring all differences. In
asserting that land does have distinctive qualfbegconomic analysis and policy, the classical
economist Mason Gaffney in his essay “Land as &ér2tsve Factor of Production”, outlines a

number of primary reasons that distinguish landhfaapital. These are summarized below.

a) Land is neither produced; nor is it reproducible

“Land” in economics refers to all natural resoureesl agents with their sites (locations and
extensions in space). Land is not produced; iteveated. Land is a gift of nature. It can only be

acquired and man, at best, can only improve andldp\capacities inherent in the land. There is
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no “made land” in the economic sense. It is realled from other uses. Hence, economic land
excludes, for example, land fill or land reclamathy which cities may be extended into shallow
waters. Here, the site and seabed are properly lahie the land fill is considered only an

improvement.

b) Land is permanent and recyclable

Land as “site”, namely its location and extensidmes not normally depreciate, spoil, obsolesce
or get devoured by human activities. On the coptdand is normally expected to appreciate in
real value in the long-run. This is so because ewdllues go in cycles, they tend to go upwards
as population, capital, and demand all grow whelsad remains fixed. Most attributes of land
also withstand use and abuse. Both land and capiabubject to demand-obsolescence from
changes in tastes and fashions, but overall the tasland as a consumer good rises as incomes
and wealth grow.

The land share of residential real estate vales riharply with its total value, making the land
part of residential real estate a “superior goottilevthe building part is not. It follows that the
demand for land arises over time with incomes faster than incomes. For example, the soaring
demand for an economic activity preempts usesitizatasingly dwarf mere rudimentary uses
for prime lands. There is also a high and risinghtécal multiplier of demand for land to
complement economic activities, such as the neegdoking space etc. Land is reusable or
recyclable. Technically, all land is second-handystmof it previously-owned. With no new
supply of land, the old is recycled periodicallydan perpetuity without changing shape or site.
Land, hence, is fi t for another use at any time.séich, land retains a practicable, measurable

and meaningful opportunity cost.

c) Land supply is fixed

Being permanent and not reproducible, the supplamd is fixed. While buildings that occupy
a site may have been demolished, replaced or lye@rntodeled, streets repaved, widened and
utilities enhanced over time, the land remainsdhme. This nature of land manifests itself in

various ways, starting from the fixed nature of theerall planet and political jurisdictions
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defining areas of land. The immobility and permaeeaf land as site and the acquisition of land

of necessity from others thus makes land a peredsagis of market power.

d) Land is immobile in space

A growth in demand for land in a specific location neighborhood cannot result in the
migration of land from another location to meet thgher demand. Under the circumstances,
higher demand for land results not in increaseglsyput in rises in ground rent. Hence, land
values are marked by continuity in space, mearhagthe price of land is closely related to that
of adjoining land, for they are usually near subgs. It is, therefore, possible to map land

values as one would map elevations, drawing cortioes of equal unit value.

e) Land price serves as a guide and determines the alaater of capital

When rents and land prices are high investors teedorms of capital that substitute for land,

tempering land scarcity and shaping capital stock iparticular way. Such substitution is an
integral part of the equilibrating function of matk. While high wages induce labor-saving
capital, high rents evoke land saving capital.dspect of urban land, high rents and high land
prices induce a number of substitutive capitals.

These include:

* Land-saving capital, like high-rise buildings;

» Land-enhancing capital, in the sense of capgabito improve land for new, superior use;

* Land-linking capital, like city streets; and

* Land-capturing capital, resembling squatters’novements.

2.1.5 Types of Urban Land Tenure Systems

A pioneering UN study in 1973 on urban land pobay land use control measures identified a
wide range of formal and customary tenure systéhagrie, G., 2000). As a general working

definition, land tenure relates to the mode by Wwhand is held or owned, or the set of

relationships among people concerning land orriaslyct.

20



Property rights are similarly defined as a recogdimterest in land or property vested in an
individual or group and can apply separately tallandevelopment on it. Rights may cover
access, use, development or transfer and, asexishjn parallel with ownership. Different
forms of tenure may co-exist in the same countd; antimes, even within the same city. Each
form of tenure has its advantages and limitatiémsong the most common types of tenure in

developing countries are the following:

Customary tenure. Customary tenure is found in most parts of Afriteevolved from largely
agricultural societies in which there was littlengeetition for land, and hence land had no
economic value in itself. Allocation, use, and &f&@n of land have been determined by leaders of
the community according to needs, rather than diropayment. With urban expansion, the
system has become subject to commercial pressures.

Private tenure. This system permits virtually unrestricted use @&xdhange of land and is
intended to ensure most intense and efficient éend. The primary limitation of private tenure

is the difficulty of access to land by lower incogr@ups.

Public tenure. It seeks to enable all sections of society to obé&icess to land under conditions
of increasing competition. Although it has frequgraichieved higher levels of equity than the
private systems, it has rarely achieved the intéridgh level of efficiency due to bureaucratic

inefficiency or systems of patronage and clientage.

Non-formal tenure. This type of tenure allows holdings in the formspfuatting, unauthorized
subdivisions on legally owned land and various frof unofficial rental arrangements with
varying degrees of legality or illegality. Sometbése non-formal categories, such as squatting,
emanate from the inability of public allocation ®yas or land markets that provide for the needs
of the poor. Even then, access to lower income ggdhbrough such arrangements is becoming
increasingly constrained. Despite this, informaluie categories remain the most common urban
tenure category in many countries and accommodtatengjority of lower income households,
oft en expanding more rapidly than any other tewategories.
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There may be more than one legally acceptablersysperating in many countries.

The co-existence of these different tenure systamassub-markets within most cities creates a
complex series of relationships in which policyatet to any one may have major and oft en
unintended repercussions on the others. It isetbes, vital to assess the full range of de jure
and de facto tenure systems and sub-markets tistiexany city before any attempt is made to

intervene in land markets.

2.1.6 Urban Land and Physical Planning

An aspect of urban land that is associated witleasnomic value is its physical planning. For
the purposes of this study physical planning is thesigning of the optimal physical
infrastructure of an administrative land unit, suab transport facilities/roads, power and
facilities for towns, and other human settlementanticipation of population increase and socio-
economic development, and taking into account titeame of land use zoning and planning.
Physical planning has both rural and urban devedspnaspects, though the latter usually
predominates.

Physical planning is normally carried out by thatest or by local government organizations for
the general good of the community. The purpose tsve a holistic view of the development of
an area than individuals can or would. Physicahmpiag has two main functions. Those
functions are developing a rational infrastructanel restraining the excesses of individuals in
the interests of the community as a whole. Theedaisually leads to physical planning being

associated with a system of laws and regulations.

Hence, land use planning is considered a decisiakifrg process that facilitates the allocation
of land to the uses that provide the greatest sadi®e benefits based on socio-economic
conditions and expected developments of the pdpualat and around a natural land unit. This is
best done through the analysis of multiple goald assessment of the intrinsic value of the
various environmental and alternative uses ofdhe lunit for an indication of a preferred future

land use or a combination of uses. A process obtregns with all stakeholders would further
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help generate concrete mechanisms for the allotatidand for specific uses and/ or non-uses
through legal and administrative measures, whidhlead eventually to implementation of the
plan. In this exercise are also included per-urbegas that directly impinge on rural areas

through the expansion of building construction ordtuable agricultural land.

As already noted, land use planning requires tlauation of options and subsequent decision-
making which precedes implementation of a decigiorplan. It further requires sound land

resources management. Land resources managemaeisred the implementation of land use
planning in harmony with and the direct participatiof stakeholders. This is achieved through
political decisions; legal, administrative and igtonal execution; demarcation on the ground;
inspection and control of adherence to the decssiamd solving of land tenure issues. This
hinges on three elements: the stakeholders, thityqoa limitations of each component of the

land unit, and the viable land use options in tle@aThe factors to be considered in the planning
process include the amount of land available aadtéhure; the quality, potential use, and
suitability of the land for a designated use; amgytation density as well as the needs and

standards of living of the people, all interactargong one other.

2.1.7 Policy Issues to be Resolved

Under conditions of rapid urbanization, competitfonsecure and serviced land increases. This
places pressure on existing tenure systems andesgovernments to formulate policies, which
encourage efficient land use and improve acceggibil land, without sidelining the urban poor.
The central policy issue, hence, becomes what faffend tenure best achieve these objectives

of efficiency and equity.

Among the diverse approaches toward land tenufdjgpland ownership, as opposed to private
freehold ownership, became popular in many cowjtespecially in the 1970s. Some 20 of the
then 40 countries in sub-Saharan Africa, for instarhad nationalized all lands at the time.
Nevertheless, the increased strain that public cstm@ places upon the state has, in many

instances, proven to be beyond the ability to dgveind allocate lands according to needs. In
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countries where governments pursued private landeoship, high costs and inappropriate
regulatory frameworks restricted access to lance mbed to resolve both the issues of land
tenure and, where public ownership is the prefemextie, withstand the strain that public
ownership places by creating the requisite capdoitgevelop and allocate lands according to
needs and in a manner that such a policy intendgt¢omplish, thus becomes of paramount

importance.

Through land use planning, improved and sustainabig uses are identified which optimize the
objectives of the individual land user and thosé¢hef community at large. National, provincial,
and local governments may levy fees on certain &lottation mechanisms, including formal or
informal land market transactions in urban or pdran areas. They may place limitations on the
leasing, owning, buying or selling of land, if thésperceived to be detrimental to equitable land
use or community interests. They may also proundentives, such as subsidies or infrastructure

works, to ensure more equitable, productive or enradional use of the land.

The evaluation of land and land use planning féfedént actual or potential purposes requires a
series of steps including the following:
0 The establishment of achievable goals and objectiuth stakeholders;
o The identification and delineation of land and larsg on the basis of comparable
characteristics into zones;
o0 The assessment of identified land units for theppsed objectives, including
constraints and opportunities;
0 The assessment of the alternative land uses aghéseeds and aspirations of all
population groups (to be) involved and affectedhwhe stakeholders; and
0 The identification of policies, strategies and meas to be taken to move from
the current to the recommended land use and wihative participation of all

stakeholders.

Once consensus has been reached through consultationegotiation on the contents of a land
use plan, its execution involves a number of astidinese include political decisions to proceed

with the identification and acquisition of the ragd funds for implementation; the legal,

24



administrative and institutional execution; deméozaon the ground; and finally the inspection,
monitoring and control of adherence to the decsiaken. Updating and adaptation of the plan
at various stages of execution is also requireé. gdal of an integrated approach to planning the
use and management of land resources is to makead@nd informed choices on the future
uses of the land. This can best be achieved throngghactions and negotiations between
planners, stakeholders and decision-makers atnadtioegional and local levels. This would
enable all stakeholders to be involved in the dewcimaking process on the sustainable,
equitable and economic use of the land and tovioitdhrough to a successful implementation.

2.1.8 Socio-economic Significance of Land in Ethigp

Land has enormous socio-economic significancekas groductive asset and source of income.
In Ethiopia, as elsewhere in the world, this enarmeocio-economic significance stems from
the fact that land is a source of wealth, econognawth, employment and a source of basic
survival of the majority of the population. In resp of urban land, this is further accentuated by
the rapid urban development that leads to swift dmtic changes in the physical, economic,

social, political and administrative structuresho cities.

Governments in all countries and at all times Haltebound to guide and control the important
structural changes taking place in the urban laatkat citing the following main justifications:

» Redistributing society’s scarce resources to bettefidisadvantaged groups;

» Eliminating market imperfections/failures to incseaoperating efficiencies; and

» Removing externalities so that the social costddind market outcomes correspond more

closely to private costs.

The justifications given are both political and momic. A wide variety of tools are available for
governments to implement the objectives of reguptand use, however much limited these
may be in practice. Those mechanisms include phanmools, zoning ordinances, building

regulations and by-laws, permits, inspections aahfiies.
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The Urban Land and Extra Housing Reform of 1975 avaseasure that fundamentally changed
both the ownership of urban land and housing ardnmty these are administered by abolishing
private ownership of urban land and extra housésont any compensation to previous owners,
ending a feudal order and the corresponding lamgréesystem that had existed for years.

Following the ouster of the military governmenttive early 1900s, however, urban land lease
holding system was introduced to the country —siystem in rural parts of the nation remaining

more or less the same as that of the past regime.

2.1.9 Characteristics of Decentralized GovernanceyStems

All important decentralizing changes take placem® or more of three dimensions: political,
fiscal, and administrative. It is important ta@at the outset that changes in any one dimension
do not necessarily require changes in the otherd,that none of these dimensions is more
significant than the others. As the decentralizatieend has gained speed, there has arisen a
tendency to consider the political dimension maghiicant, and to conclude that genuine

decentralization cannot happen in the absenceliicpbdecentralization.

Decentralization can also serve as a mechanismrdowaultiple goals, including stability,

democracy, and economic development.

Therefore, decentralization’s multiple dimensiogsals and arenas make it a complicated and

somewhat difficult phenomenon to understand.

Despite all this complexity, however, all decengialj changes must embody certain key

characteristics in order to succeed. These are:-

I.  Authority: - For decentralization to be meaningful, sub nati@aministrative units or
governments must work in a way that benefits thesidents, who should be made aware
must know what authority local administrators oumalors. It is hence necessary for
sub national governments or sub national admirniggraunits of the national government
to be given authority that enables them to undertgdecific functions.

II.  Autonomy: - Decentralization requires that sub national adstiative units or

governments be given some degree of autonomy beerauthority.
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lll.  Accountability: - Decentralization can be effective when those wittharity have an
adequate accountability to local citizens. Accobility provides a central link between
formal decentralized institutions and citizens, athis the core relationship in democratic
local governance. Without accountability, sub nadioofficials with strong authority and
autonomy will be functionally equivalent of autotsta

IV.  Capacity: - Effective decentralization requires that sub naticedministrative units or
governments have adequate capacity to use théiortytand autonomy to be responsive
to local people. If these authorities are unabled®iver to the local residents’

expectation, the potential benefits of decentrtibraare unlikely to be realized.

2.1.10 Land Governance

Governance is the exercise of political, economi@ aadministrative authority in the

management of a country’s affairs at all levels.

Similarly, land governance refers to the power #mal political economy of land. The power

structure of society is reflected in the rules ahd tenure; at the same time, the quality of
governance can affect the distribution of powersatiety. Tenure is the relationship among
people with respect to land and its resources. & hdes define how access is granted to right to

use, control and transfer land, with its associa¢sgonsibilities and restrictions.

Therefore, land governance, entails rules, proseasd structures through which decisions are
made about the use of and control of land. Itreefe the manner in which the decisions are
implemented and enforced and the way that compatiegests in land are managed. It includes
state structures such as land agencies, courtsienistries responsible for effective management

of land.

Accordingly, Ethiopian regional governments haveéietuito administer land and other natural

resource in accordance with the Federal laws.
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2.1.11 Land Use-Related Issues

According to Ruben and Paez (200§avernment presence in the land and real estatketar
through land use and planning and urban managemmeratins weak. Severe problems affect the
land markets in the country and these arise froofean and inconsistent land laws, policies and
inadequacies in land administration and managenhemqlace of a comprehensive land policy,
there are uncoordinated laws that guide the dewsop of specific land types and a web of

fragmented institutions that manage them (Merca@62).

A recent study (Ballesteros, 2000) on urban landketa in Metro Manila emphasized the
urgency of correcting contradicting policies ondaurse planning and management as they lead
to land misuse, land speculation and high transaatosts. It is thus, interesting to note that
while Metro Manila has the lowest per capita unists of construction among neighboring cities
in Asia; its housing is more expensive as a resfilthese transaction costs. Meanwhile,
transportation network has strongly affected urtbewelopment direction and land use.

Land use zoning, which was institutionalized startin 1981, did not guide much the
development process. Instead, strong market f@edsactive private sector played a key role in
determining urban formation in which the availayilof transportation infrastructure is the key
consideration. Yet again, this is largely attrilalte the fragmented institutional responsibilities
and the unclear role of the LGUs in implementingdigolicy and determining land use
classifications. This is exemplified by the traoiital weak link between land use plans which
LGUs are mandated to prepare and the transportatifvastructure strategy that national
agencies formulate and implement. A more comprehengefinition of the future direction
(vision and structure) of the metropolis could baae effective strategy to guide LGUs in their
development planning and the private sector intinganvestments in lieu of inflexible land use
plans and zoning which have been deemed to beettafé planning instruments in large urban

areas such as Metro Manila as they are often ighorenade irrelevant by market forces.
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2.1.12 Public land development

Scores of developing countries have set up parsdtesrganizations to carry out land

development. Most often they were established toycaut three objectives: to 1) channel

affordably priced land and housing projects to lamd moderate-income households; 2) ensure
that the land-value increases associated with strfrature provision were not appropriated by
private developers; and 3) that important but ripkgjects avoided by the private sector are
undertaken. Implicit in these sensible goals a important assumptions: the fruits of the land
development agencies actually end up going to lawd moderate-income households and the
public land development agencies are efficient.pResthe great hope placed on public land
development, it has mostly been a failure. As &,rpublic land development agencies have
evolved into very large and inefficient organizasancapable of reaching a scale of production

which would justify their size (van Meurs, 1986).

2.1.13 Land as the Platform for Economic Activity

It is essential that decentralization or at leastamhcentration of authority to municipal level
concerning reform and coordination of land manage#nte take place for effective land
management. Direct involvement of central governmenland management and delivery
obstructs adequate policy and decision-making anicpal level because it lengthens
bureaucratic procedures and widens the gap bettheguianning process and implementation at

that level

Poor spatial patterns can cause diseconomies dbraggation. Under such circumstances,
traffic congestion, pollution, and land degradatiompose external costs on enterprises and
cancel-out the beneficial effects of agglomeragoonomies. As Richardson points out, large,
megacities cannot operate efficiently if they hardy one main business center; they must
transform themselves from “Monocentric” to “Multitieic” metropolitan areas. This
transformation is difficult, and most planning cai$ have not been successful in redirecting
growth (Richardson, 1988).
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Poor infrastructure conditions have dramatic effemt economic productivity. Recent research
on urban infrastructure in Nigeria has illustratedt unreliable infrastructure services impose
heavy costs on manufacturing enterprises. In Lagosially every firm has its own electrical

generator to cope with persistent blackouts an@vboaits. These firms typically invest between
10 to 35 percent of their capital and operatingemges to compensate for other unreliable
services — water, telecommunications, and pubdicsportation for workers. The impact of such
compensating investments falls heavily on smathdir making it more difficult for entrepreneurs

to start-up new firms (Lee and Anas, 1989).

2.1.14 Obstacles to Access to Land

According to David E. Dowall and Giles Clarke 1986d their review of 21 case studies across
Africa and the Arab States, the main conclusionsa akcent inter-regional seminar noted a

surprisingly high degree of similarity in commonstdcles to access to land:

* A multiplicity of land delivery mechanisms in urbareas, which has not been acknowledged
by government. This has led to the emergence gélaregular settlements which are not or
are undersupplied with basic municipal services.

* Land information systems that are not uniform aredgenerally inadequate.

* Access to land for women and the poor is impedel@@gl, economic and cultural obstacles.

» Direct central government interventions in the lanarket have generally been found to be
ineffective and wasteful, while the positive potahtor local government has not generally

been utilized. In consequence, the public landvdgli system has generally not been

responsive to people’s needs.
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2.2 Theoretical Literature Review

In this chapter the theoretical part describes riesoof urban land delivery procedures,
stakeholders involved in land delivery, challengeat hinder the decentralized urban land

delivery systems for investment purposes, respopsens in order to address the challenges.

2.2.1. Urban Land Delivery Procedures for InvestmenPurposes

An adequate land supply for variety of investmaetivéties, sites of various sizes and locations
are necessary to accommodate a range of potemtiall, smedium and large land uses, in
accordance with local economic development objestiof equal or greater importance to job

growth is the provision of adequate roads andtietli

Doebele (1982), states urban land acquisition podeegin by selection and prioritization of
appropriate area for development through chandiegagricultural land to urban use or through
redevelopment program. Land development is stratbgly helps to tap potential that exist in
urban land delivery system. Dauskardt (2003) prewidhe important starting point for
examining land management in cities and towns ofeldping countries is to develop an
understanding of the relevant delivery systemsthedorocesses and dynamics at work cited in
(Lechisa 2010). Providing of adequate serviced laftdact investors and investments. An

appropriate procedure of urban land delivery systeaitool of adequate supply of land.

Otak and ECONorthwest (2002) point out that, witha adequate supply of readily serviceable
sites, job growth will be slower; existing firmslinhave trouble expanding; local start-ups will

find space expensive; firms interested in locatmthe region will go to where serviceable land
is available and less expensive. Land-use plannicgies and town areas takes a different form

and often has different objectives from those mriral areas.

Land consolidation and other land reforms needitiress a wide range of social and economic

issues in order to achieve sustainable developniém.land administration authority can be a
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prime source for information in support of landamefi. In general, land consolidation is a set of
procedures that can enhance the quality of lifeearmburage the whole investment activities.

Land-use planning in cities and town areas takediffarent form and often has different
objectives from those in the rural areas. Land cbdation and other land reforms need to
address a wide range of social and economic issuasler to achieve sustainable development.
The land administration authority can be a primarse for information in support of land
reform. In general, land consolidation is a sepmfcedures that can enhance the quality of life

and encourage the whole investment activities.
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2.2.2. Stakeholders Involved in Urban Land DeliverySystem for Investment Purposes

Many land administration organizations are now earbusiness lines and operate in accordance
with organizational and financial plans and stregedhat anticipate developments at least five
years ahead. The first requirement in running & ladministration agency as a business is to
have something equivalent to a business plan. Tirester with responsibility for land

administration will issue broad guidelines but thesay need to be expanded to define more
clearly the way in which the service will operatbether as an authority or as an agency. Some

agencies operate entirely from the center whilemsthvork through regional and district offices.

The degree of decentralization may be determinedebgnomic factors or by political
considerations, the responsibility for which liegde the control of the agency concerned. It is
important to have a unified system throughout thentry but depending on the circumstances
there may need to be some regional variations.eThety also need to be compromise between
the different land administration activities, sushaccess to the land books or title registratron o
to cadastral data (UN 2005). When preparing aegratplan, part of the analysis will relate to

organizational structures and how services shoelddbvered.

A careful examination of the actions that natiomadl local governments have taken to improve
urban land development will reveal a depressingreof failure and mismanagement in most
countries. Although there are pockets of succéss; are exceptions. Most problems fall under
one of three headings: poor conceptualization oblems, such as failing to consider market
forces; poor inter-governmental agencies ‘coordmatnd coordination between government
agencies and private organizations, both at a foamé informal level; and not enough funds to
undertake the appropriate execution (Dowell 198&¢k of appropriate organizational structure

can limit administrative allocation of urban laraf fnvestment purposes.
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2.2.3 Challenges Hinder Urban Land Delivery Systerfor Investment Purposes

The most critical element of the assessment is#iienate of the current and future supply of
developable land. Developable land is defined ad that has reasonable access to roads and
other critical infrastructure systems, such as watel electricity, and is not constrained by
physical impediments such as steep slopes or bgrgmental limitations on development.
Which lands are potentially developable can berdeteed by examining parcels for physical
constraints, governmental policies, and the locatd current infrastructure must additional
assessments should be made of the potential foretthevelopment of urban areas (Dowall
1995).

2.2.4 Response Options in Order to Address the CHahges of Urban Land Delivery

According to (UN 1996), in order to encourage inment within a market economy, the State
should establish mechanisms whereby land marketsmarate efficiently and effectively. Every
government delegates the implementation of its faoity to its ministries and departments or
to other governmental authorities. In additionnay receive appropriate levels of support from
the private sector. The structure of most goverrimércludes a cabinet or central decision-

making body, and a series of ministries.

Centralization can lead to economies in admirtisia procedures, standardization in
documentation and the exchange of information betwesers, and economies of scale in which
large and powerful systems can be used with maghkiption techniques. Decentralization offers
advantages, especially in a country where distanpegreat or travel is inconvenient. From a
political perspective, bringing government closerthe people through decentralization has
considerable appeal. From a practical point of yiplacing land administration offices at the

district or local government level tends to engynesater accuracy and effectiveness.

According to Ljung and Farvacque, 1988 cities mak@ortant contributions to economic
growth, accounting for approximately 60 percenttteg gross national product of developing

countries. They are the principal engines of nali@ronomic growth, serving as incubators for
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new and emerging enterprises and places where giodoisnation, labor, and other services are
efficiently exchanged. In short, cities are theatd#reconomic productivity and land serves as the
stage. If the stage is cramped, too expensiveacking adequate infrastructure, economic

activity will be stifle.

2.3. Empirical Literature Review

The empirical one illustrates the formal urban laetlivery procedures, the stakeholders involve
in formal urban land delivery system, challengasdar the formal urban land delivery system
and the way to improve prospect and address thédeobas had dealt with national and

international prospects.

2.3.1. Urban Land Delivery Procedures for InvestmenPurposes

Around the world, fertile land is being made aVal#ato investors, often in long-term leases and
at giveaway prices. Various experiences of differenuntries have shown important facts
regarding to administration and management of utbad. In Ukraine, conditions for efficient
functioning of market institutions (land exchangksd banks, land auctions), which should
facilitate development and functioning of the setamy land markets, are not created, clear and
accessible information on land plots, their vathejr market history (information on time value
of land plots) and restrictions on their use argeah Lack of a clear, publicly accessible system

for managing market transactions is another grsaiantive to investment in land.

Potential investors are more concerned with thetemce of a reliable, stable and transparent
structure than with the specific nature of propeigits (Strong 2003). In order to implement the
new urban land administration, Ukraine introducebyt aggregating the legal, spatial and
normative decisions that enables the authoritiepréwent multiple interpretations of the pre-
designed use of land (Petrakovska 2010). Pradégal and regulatory frame work is important

in order to run out urban land delivery systemogéfitly.
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In most developing countries, land application atidcation procedures for urban land area
often protracted and time consuming and poor peapée often left out of land allocation
processes (UN-Habitat, 2010, p.85). Due to pootesysof governance, poor people are
becoming out of land acquisition through formaldamarket should stay longer time, waste
money and energy and at the end become hopelestiantheir face towards informal land

market.

The complex organizational procedural steps regeitbnical knowledge to get access to land,
which the major has not been able to afford it. Sshdelay and complex procedural steps

hindered access to formal land.

According to Dowall and Ellis (2009), in Pakistamopessing of applications for site
development, approval of related plan and issuah@ssociated permits is slow and complex,
and may take up to a year to complete. Dowall (J39@ues that, land allocation process is
highly bureaucratized and inaccessible; it is tomglex, and requires technical knowledge and
majority of the people does not have access to tandave difficulties to afford it. The high
capital cost of obtaining development approvalglaelay in obtaining approval, attributed to
cumbersome procedures, and lack of capacity in rgovental organization are the major
challenges that constraint the formal land all@raprocedures. Issuance of associated permits is

slow and complex, and may take up to a year to tetep

Dowall (1991) argues that land allocation prodedsghly bureaucratized and inaccessible; it is
too complex, and requires technical knowledge aagnty of the people does not have access
to and or have difficulties to afford it. The highpital cost of obtaining development approval,
long delay in obtaining approval, attributed to @i@rsome procedures, and lack of capacity in
governmental organization are the major challertbas constraint the formal land allocation

procedures.

In Zanzibar, the general objective of the land &itjan procedures is to enhance urban and
rural planning while maintaining both sustainabtmtcol and management of land use. To

formally acquire a plot in a planned area, it nfust be declared as planned, and then undergo
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formal land acquisition accompanied by a procesadpfidication, surveying, demarcation and
compensation for the residents and people withresteto the land in question. This process
involves an application and a discussion of thed lallocation by the district land allocation

advisory committee (Zanzibar Land Acquisition Decead Land Tenure Act, 1992).

According to Garba and Mubaiyedh (1999), in Nigehigh standard in land allocation leads to
a waste of valuable land and contributes to shegtaghe shortage in land supply pushes up
price and limits the access of land. Complete latlestablished information system coupled
with the centralized decision making system thatrabterizes the system inefficient, has led to

the isolation land management from the reality batis going on in urban area of the country.

Achieving efficient land use, encouraging investaral investment and realizing the cost of
urban land and make an efficient use of it are softbe major national and regional goals in
Ethiopia. To achieve these goals, the governmeritbiopia has accepted urban land lease
policy as the alternative land tenure system s @sovide a room for individuals and investors
to land to use land use rights through transferfrogh the state to land users. All new land
allocation to Ethiopians or foreigners is to be maohder the lease system with a minimum
duration of 70 years (for commercial activities)daam maximum of 99 years (for residential

purposes) (Belachew 2010).

To obtain land, investors are also required to @rtheir financial capacity to undertake their
proposed investment plans. The major formal land/ely system for investment purposes in
Ethiopia urban centers is through the lease meshanBut in some smaller towns it is on a
rental bases. Land is a public property and arviddal can enjoy only the use right of land
under his/her possession. Thus, the means to actpgally (formally) a plot of land for

investment purposes is dependent on the efficiericiease policy application. Gondo (n.d),
Lease Proclamation No 272/2002, is the active legarding land provision, and indicates
different ways how one can acquire a piece of |1 way land lease transfer include auction,
negotiation, lottery system and through an awastesy. For investment purposes in Ethiopia

urban centers is through the lease mechanismnBadre smaller towns it is on a rental bases.
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2.3.2. Stakeholder Involved in Land Delivery Systerfor Investment Purposes

China’s urban land reform has created a fast-groweal estate market. According to the

Chinese land law, the government owns all urbad lanChina Private parties can lease urban
land from the government, then sell or mortgageldéhd use rights. The maximum lease terms
are 70 years for residential, 50 years for indaktamnd 40 years for commercial. In Beijing, there
are three ways to obtain a land lease: private tregym, private tender and public auction

(Frederic 2003). Yet, the law does not stipulatéctvitevel of the government is the owner.

Actors involved in land allocation of Zanzibar avinistry of Water, Construction, Energy and
Lands, Attorney General Office, Registrar of Docuise General Office, Radio station
Government Gazette, District Commissioner Offichelsa and Village Elders and Sheha’s
Advisory Committee are the main stockholders inedlin urban land allocation procedures in
Zanzibar (Zanzibar Land Acquisition Decree and Ldmhure Act, 1992). The stakeholders

involved in land allocation various from countrydountry.

All the three tiers of government federal, state &cal are involved in land management in
Nigeria in most cases through their agencies. hy&sons revealed that there is within the
ministry land use and allocation committee credbgdthe land use act for the purpose of
allocating lands to desiring members of the pultishould be noted that the activity of the
department in the area of land allocation is lichite government land which account for less
than 10 percent of urban land use in Akure (Aribigh2008: 6). The responsibility for

controlling and managing land in Akure rests on ity of Works Lands and Housing.

In Ethiopia, the authority to supply and sell urlbamd and determine the terms of redevelopment
rests with the regional and local governments &edpiower over land lease by the individual
regions is supposed to create incentives and ajpmbes for them to attract investment capital
and promote developments in their jurisdictionse Hecountability of organization shows from
a political perspective, town administration is @aatable to; Zone administration and Zone is
accountable to Oromia Regional Government and nedigovernmental is accountable to

Federal Government.
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Redevelopment rests with the regional and locakgawents and the power over land lease by
the individual regions is supposed to create ingcestand opportunities for them to attract
investment capital and promote developments inr thgisdictions. The accountability of
organization shows from a political perspectivayricadministration is accountable to; Zone
administration and Zone is accountable to Oromiagidtal Government and regional
governmental is accountable to Federal Governnidrt.onus for allocating land for investment
activities, and creating leases and setting rewtalnd to be transferred to investors rests with
them. Starting with the investment Code Reform N&/1992, the government established the
Ethiopian Investment Agency (EIA) to service inwest and in 1993 a Proclamation
(Proclamation No. 80/1993) was officiated for tlemde holding of lands, which was later
enacted by the urban land lease holding Proclamadtio. 272/2002 ( Alebel and Genenew
2007a).

New investors or those who want to expand operataam get plots only on a lease-hold basis,

with a right of use for periods ranging from 509 years depending on the purpose of use and
location. Each regional state has also its own-lasel regulations that fix the rental value and

lease period of the land (Gondo n.d). There atksstme outstanding issues (for example, the

process of converting existing land permit tenuredand leases and the cost to the existing

permit holders).

2.3.3. Challenges of Urban Land Delivery System fdnvestment Purposes

The major challenges hinder formal urban deliversteam for investment purposes are pointed
out by different authors and organizations areutised below.

2.3.3.1. Institutional Challenges

Institutional challenges are the major factors timait administrative allocation of urban land for
investment purposes. Dowall (1989) indicated thhe staffs of the most public land

development agencies are lack the necessary &kifig|anage the complex and risky process of

land development. Lengthy and complicated buredicarad tape and procedures are limit land
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development and delivery system (Teshale 2010)s irhplies that institutional related issues
influence formal land delivery system. Lack of ammiate organization set up for land
management and development system and absencenahlresource development and capacity

building in relation to land development supplyteys are forefront problems.

Another institutional challenge is about estabhgha suitable balance between national policy-
making and local decision-making. This challendates to good governance and to the issue of
decentralization with regard to the delegation §emade between governmental levels.
Decentralization of land-use decision-making imragely raises the question of suitable local
institutions and organizations for managing theskg (Enemark 2003). It will be far easier to
reform urban land policies if responsibilities them are delegated to local governments. As a
second step, national level assessments of thedadanstitutional arrangements for urban land

policy making and implementation should be undeak

If power can be developed to local government, réferm initiatives outlined below can be
more effectively pursued and better structuredttméal land market conditions (Dowall 1996).
In addition, they must clearly define and enhanclip-private sector relationships and
partnerships, and the operation of professionaamggtions pertinent to land administration
(Melkamu and Shewakena 2010). Since strong ingtitstare the major vehicles of policy and
legal enforcement, it is generally recognized tinajppropriate institutional arrangements are
often the biggest bottlenecks in undertaking laddhiaistration reforms. Thus, governments
must address a number of major issues relatingnstitutional reform such as defining

responsibilities, setting intergovernmental cooatiion, and promoting decentralization.

2.3.3.2. Centralized Decision Making Power

According to Giles Clark 1996, final and cross-itigtproblem of “too much government” is
that most government interventions into urban larehagement are far too centralized. Many
nations have national regulations regarding larelfplanning. Locally prepared land-use plans

are frequently required to be reviewed by natianalistries of planning or local government.
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Since this review process takes months (actualéysyen many instances), the approved plans
are clearly out of date. Such reviews offer littlnefit to the local government, but where they
become effective they ensure that the central goment can maintain control over land

management.

A clear example of the problems of centralized larahagement is reflected in the bottlenecks
associated with land titling and registration. Ghaand Peru have operated with highly
centralized procedures for land registration arlihgi. In most cases, the process is time
consuming and complex. In Peru, before recent megptitling required 207 bureaucratic steps
handled by 48 different government offices, inchglihe Office of the President. Navigating
through these hurdles took about 43 months (de36&9).

In Ghana, securing title to a plot can take attleas year, usually longer, and involves shuffling
papers back and forth between local and natiorfadesf of Land Commission. The Byzantine
administrative structure severely impedes thengtystem. Responsibility for service provision
should be allocated on the basis of the principlsubsidiary, that is, at the closest appropriate
level consistent with efficient and cost-effectigdelivery of services. This will maximize the
potential for inclusion of the citizenry in the pess of urban governance. Cities should be
empowered with sufficient resources and autonomymeet their responsibilities (UNCHS
2000).

Decentralization and local democracy should imprale responsiveness of policies and
initiatives to the priorities and needs of citizeAgcording to Dowall (1991), there are laws,
policies, and procedures that dictate how land lmammade available and how it should be
developed. Bernstein (1994) argues that, excessnteregulations have constrained the supply
of land in developing countries. Lack of effectilend policies and inadequate ambitious
regulatory frameworks are some of the major facersounting for efficient land delivery.

Public monopoly ownership of land and centralizatid power and its inherent characteristics:
bureaucracy, lack of transparency, corruption amefficiency are the main bottlenecks to

efficient land allocation (Belachew 2010).
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The national government’s role in land managemestds to be reconsidered. National
government is better suited to set broad standardstling and registration, and policies on
environmental impacts related to urban developmkeatal governments should have more
control over decisions regarding land developmeittng of major facilities, and land-use

regulation.

More discretion should be granted to the privatdae and reforms should be encouraged that
promote competition in the construction and landettspment industry (Peterson, 1990). Private
enterprises should be regulated to minimize advense@onmental impacts associated with land
development and where appropriate, they shouldebeired to provide and/or build public
goods such as parks and drainage systems. Addiyipmaportant linkages between the private
and public sector should be made to improve lardl lemusing development for low-income

groups.

It will be far easier to reform urban land policigstheir corresponding responsibilities are
delegated to local governments. As a second stemnal level assessments of the legal and
institutional arrangements for urban land policy king and implementation should be
undertaken. If power can be developed to local govent, the reform initiatives outlined below
can be more effectively pursued and better stradttw fit local land market conditions (Dowall,
1996).

Last but not least, Parfect and Power (1997), caleclthat an increase amount of land
development takes place out the formal sector &edgovernment lands the major factors
accounting for efficient land delivery. Land devaieent policies were “flying blind” without

what was going on the land market takes placehmutdrmal sector.

2.3.3.3 Land Speculation

It can drive land prices beyond the productive gatf land and causes a bubble land and
property market. On demand side, land speculatoonhe triggered by excess liquidity in the
financial markets caused either by rapid economavth or due to lack of opportunities by

investors to invest in other sectors of economyglaw growing economies, on the supply side;
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land speculation can be caused by bottlenecks enatrailability of serviced land (Doebele,
1987).

It is the process of purchasing and selling initcertain land and property with high price. It
occurs when the demand for lands at present time thre near future, outweighs the supply of
land. In different country the process of land sp&toon was observed. As Abrams (1964), has
demonstrate the example of Turkey’'s land speculatizaracter, private speculators buy large
aggregations of land from farmers or from the statéhe city, run a line through each plot

horizontally as many times as possible, then asymares vertically as possible.

This situation would be proper where land is pelatowned but in the case of Ethiopia, the
farmers shall not allow to sell their land but esply at the pre urban area. More often what the
private speculators did is, they buy a plot of land build a small house at the back of their plot.

They keep the land until the development reacheir surroundings.

2.3.3.4. Poor Infrastructural Facility

Infrastructure services are a major factor for semt socio-economic development in general.
The availability of socio-economic infrastructunech as road, power and water supply are the
pre-conditions for attracting private investmenenide, access to a well business developing
infrastructural base is critical to business depelent and the attainment of economic growth.
World Bank 2005, point out that infrastructure igm@condition for attracting private sector
investment. One of the factors contributing to Igwowth rates in developing countries, is
insufficient, inappropriate and poorly maintainellygical infrastructure. The availability of
relevant infrastructure, therefore, has a major achpon enabling environment for socio-

economic sector activities.

In fast-growing cities, infrastructure deploymerdgrgistently lags behind demand (UNCHS,
1987). In Karachi, only 50 percent of housing utitsse water and sanitary connections, 70
percent have electricity and 38 percent have gamemions (Dowall, 1991c). The lack of

adequate services imposes tragic health effectsihions of households in terms of dysentery,
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hepatitis and cholera. Infrastructure deficiencaso exact a heavy toll on businesses and
industries. In Nigeria, lack of electrical, watand transportation services forces enterprises to
divert precious resources to fund the self-proviad infrastructure (Lee and Anas, 1989). This
self-provision is extremely inefficient since it iimpossible for firms to achieve economies of
large-scale production. In Lagos, up to 35 peradgnthe costs of new plants go for on-site

infrastructure.

The most critical constraint thwarting infrastruetunvestments is the chronic lack of capital to
finance projects. Given the limited financial resms available to local governments in
developing countries, it is of paramount importatwelesign and implement new methods for
financing infrastructure to support urban land depment. Unless cities adopt a system of
taxes, user fees and charges, inadequate infragteyarovision is likely to persist. One method
gaining widespread acceptance is for projects yofpainfrastructure development. Urban land
policies can be implemented to increase funds éwetbpment by levying taxes, fees, or user

charges.

Another intervention to improve land market effretg and promote the financing of
infrastructure systems is to tax or levy fees ocawd land owners. Many countries are or will
soon start taxing vacant land owners. The argurfeerbe tax is to make the cost of withholding
“ripe” land from the market more expensive and ncaurage owners to sell or develop their
parcels. The track record of these taxes is mikdolst taxes are insufficient to modify the

behavior of property owners (Renard, 1991).

A more efficient mechanism is to impose speciaksssents on all owners of land to finance
new infrastructure investments regardless of whdtheland is developed. The assessment will
ensure that the costs of infrastructure are reeavby passing them on to benefiting properties.
It may also provide a more powerful incentive tc@irage the development of vacant land.

Even when resources are available for infrastrectinvestment, poor coordination may
constrain land development. In some cases the gmwolbihay be insufficient coordination
between infrastructure agencies themselves. Iir afiees there may be more general weakness

in the plan-making and enforcement mechanisms aail at the city level which leads
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infrastructure agencies to dismiss the planningaegips as too weak to act as an effective
framework for their investment plans. Other reasimietude conflicting objectives among line

agencies and different funding sources for eacdhefnfrastructure components.

2.3.35. Joint public-private real estate development

One of the clear roles for scaled-back public ladelelopment corporations is to assist
developers in tackling large and complex projedise risks of large projects can be better
managed through partnerships between private |lawelapers, construction contractors and
government agencies. Teaming up creates mutuafitsefoe public agencies and developers.

The possible benefits to the public sector includeban redevelopment of decayed
neighborhoods considered too “risky” by develogergackle on their own; increased economic
activity and taxes as under-utilized and surplusisabecome developed; financial gains from
ground lease income and participation in ongoinghcdow from joint development projects;
private developer-provided public spaces and amesrsuch as theaters and cultural centers; and

developer subsidies for new public facilities.

Land readjustment is one method for structuringtjaievelopment projects where the public
sector uses its land acquisition powers to asselabte It has been very successful in Korea and
Japan (Doebele, 1982. In the Seoul area has besrded through readjustment schemes. In
many urban areas, the configuration of individuatgis inefficient and does not allow for the
efficient provision of roads and urban servicesiténsimplest form it involves the pooling of
land owned by the participants of a redevelopmehésie. Upon completion of the planning, re
plotting and deployment of urban services, theigpents receive back a portion of their land.
Not all of the land is returned to the participabecause some of it is used for roads and
infrastructure, and some of it is sold to genefatels to pay for the redevelopment of the area.

Land readjustment can be voluntary or it can bepdsory.

Other variations of land readjustment have beereldped including land pooling and land
sharing. These approaches have been promoted tesadtie problems of slum clearance. In the

case of land sharing the squatters negotiate @eagmt to share the site with the owner.
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In many central city locations squatter settlememéson very valuable land. Instead of forcing
the squatters off the site, the owner agrees teeshavith them. The squatters move on to a
portion of the site (living at higher densities)dathe remainder (usually that portion located on
or near a major road) is developed for commeraal The financial costs of the redevelopment
are the subject of negotiation but it is frequentlg case that the owner pays the costs for

relocation, planning and redevelopment.

2.3.3.6. Response Options in Order to Address theh@llenges of Urban Land Delivery.

Countries in transition can learn from the expearganof countries with long-established market
economies, but with different approaches to pudatid private sector involvement. It recognizes
that organizational structures differ widely frorauatry to country and hence only issues of
broad policy are considered. Transition countrgesking for solutions to institutional problems

should study, compare and analyses different appesato land administration and identify the

best elements that are relevant to their own unageeimstances (UN 1996).

In Hungary, Ministry of Agriculture and the Land f@e network in order to promote the
interests of the citizens in a manner that suppgbescurrent activities and protects the interests
of future generations. It is becoming clearer that Ministry needs to harmonize all aspects of
its activities (internally and externally) and ceomte with other government sectors, both
locally, and internationally in order to meet thedgectives.

In Nigeria, participation of the public sector ianl assembly and development is viewed as
critical and inevitable in the bid to improve bdtte supply of land and access to it. There is a
need to review the existing land use control praces| processes, instruments and measures, to
make them clearer and more appropriate within tmext of the existing social, political, and
economic situation in the urban area (Garba andsuBatl). The procedures of urban land

delivery system have to clear, accessible and nesideg.

In Ethiopia concerning speculation, the lease gaditows individuals to own as much land as

possible and transfers it whenever they want, whth only condition that they should at least
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build the foundation of the project approved in ldned use plan. According to Belachew (2010),
there is articles on both regulation and the proek#on concerning exceptional circumstances
allow regional governments to grant urban landlyree without public tendering for investors
that the government wants to encourage privatesiove in Ethiopia. This will discourage

speculation on undeveloped land, but people wéktsfate on developed land.

2.3.3.7 Land-Use Planning in Zhejiang Province

In Zhejiang Province vast areas of agriculturatlan the fringes of cities are being converted to
urban uses. In Hangzhou, for example, total resiglefoor space more than doubled between
1980 and 1986. The massive expansion of urban ar¢as direct result of population increases
triggered by migration, China’s vigorous housingi&touction programs which have increased
the amount of floor space in the province by 5@eet since 1980, and the development of new

economic activities which require land for indussitestates (World Bank, 1987).

The rate and extent of land conversion in Zhejimdprgely conditioned by urban planning
policies implemented by cities. Despite the fadtthgricultural land is very scarce, urban
planning standards call for a reduction in the dgrd development in Zheijiang urban areas to
a very low 150 persons per hectare density. Thisoooe reflects the fact that planning is

completely divorced from resource constraints erdlscipline of market pressures.

If present land-use policies and norms continudanized land in Zhejiang Province will
increase by140 percent, from 21,600 hectares ib 19®81,800 hectares in the year 2000. On the
other hand, if future urban development occurrethattypical higher densities found in other
large cities (gross densities of 210 persons petahe), the land requirements to meet future
development would be slashed to 50 percent of tasten plan amount — 36,700 hectares. The
rigid application of current master plan policiesults in a dramatic reduction in population
density in the four principal cities of the provénand considerably more conversion of rural land
to urban uses (World Bank, 1987).
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2.3.3.8 Challenges of Decentralized Urban Land Dgkry System

Decentralization appears to have generated nevospteblems, sometimes opening new arenas
of conflict between local public officials and pate investors leading to corrupt practices and
abuse of power. This adversely impacts the busickssgmte and economic activities due to

lengthy, cumbersome and increased cost of accdasddor investment purpose.

Such a political corruption mainly concerns decaited state land management and includes
activities such as illegal sale and lease of state by public officials, as well as transfer adtst
property to political elites. Hence, high cost anefficiencies, prolonged procedures related to

land delivery practices discourage local investonsivest in landed properties.

These challenges emanate from complex, inconsistent obsolete policies and laws,
fragmented institutional arrangements, incapadtatstitutions and courts, weak participation

from civil society and private investors and Ladkegitimacy of authorities.

In addition, such causes of failed decentralizedl lgovernance are hosted by inefficient land
registration system. When the registration systdosot function adequately, investment in land
is considered risky, and financial institutions aften reluctant to lend for the development and

improvement of land.

2.3.3.9 Prospects of Decentralized Urban Deliverystem

Decentralized well-functioning land administratisystem is an important pillar for a robust land
market. Because, decentralized land governancemsygtovide authority and autonomy to the
local governments and administrations to promotelitmns for investment and local economic

development.

2.4. Research Gap

Different literature reviewed show that institutedrcapacity and complicated bureaucratic red-
taps limit administrative allocation of urban lamiuit lack of appropriate organizational structure
can also limit administration allocation of urbamdl for investment purposes. From a political

perspective, town administration is accountablédoe Administration and Zone Administration
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is to Regional Government. For this reason, at domestment Office the procedural steps of
formal urban land delivery system for investmentpose is doing again the function already

done at Town Investment office.

Hence, to ignore the irrelevant procedural steps$ mduce the waiting time of urban land
delivery system for Investment uses Town Investn@ffice should be accountable to Regional
Investment Commission concerning on urban landréelifor investment purposes. There is no

other literature on formal urban land delivery systfor investment purposes in the town.

2.5. Conclusion

In this chapter various literatures are revieweskldeon the issues of challenges and prospects of
formal urban land delivery system for investmentpases in developed countries, developing
countries and particularly in Ethiopia. The revieMigerature used to determine a theoretical and
empirical base on the study. The existing litemtwon urban land administration and
management were reviewed to find out the prospafctsrmal urban land delivery system for

investment purposes and factors that had influetitoedystem.

So, in the literature review concept of land adsthaition and management was conceptualized,
while the theoretical and empirical review were raikged land delivery procedures, actors
involved in it and challenges hinder the deliverystem from international and nation
prospective. The review of literature part is tharfdation of the study which strengths the ideas
of the study. The literature sources are diffeiatgrnational organization, books, internet and
reports. Based on theoretical and empirical liteest reviewed lack of appropriate
organizational structure can limit administratiofoe@ation of urban land delivery system for

investment purposes was identified as research gap.
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CHAPTER THREE

3.RESEARCH DESIGN

3.1 Introduction

This chapter describes the general overview ofafiyigoach in which conducting the research.
Accordingly, the chapter includes the researchgiesiesearch approach, sample design, data

sources, methods of data collection and data asalys

3.2. Operational Definition of Variables

The variables made operative and clearly desciibbélis study are time consuming procedures
of land delivery system, stakeholders involvedand delivery and challenges of formal urban
land deliver system for investment purposes. Famgte, waiting time to get a plot of land
indicated by months and years, the stakeholdersivied in urban land delivery system are
expressed by level of governmental (Investment Cmsion, Zone and Town Investment
Offices) while, challenges that hinder the formdban land delivery system are indicated by
institutional weakness, centralization decision mgkpower, poor infrastructural facilities and

land speculation.

3.3. Research Approach

The quantitative and qualitative research apprdeshbeen used in this study to measure and
describe the problems and challenges associatéteiformal urban land delivery system for
investment purposes. Quantitative consists of rata chcluding figures regarding the delivered
land in hectares for different investment actigtigere required while to assess the institutional
structure, procedural steps, stakeholders, ruleragdlatory frameworks, challenges and gap in

accordance with the different literatures quahatiata was examined.
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3.4. Research Method

The appropriate methodology employed to conducté #iudy will be descriptive research

method which enabled the researcher to collecouaridata depending on the decentralized
challenges and prospects of urban land deliveriesy$or investment purposes.

Kothari (2007) pointed out that research desigrvides the framework for the collection and

analysis of data. The researcher used this metha@dcribe the existing land delivery system
and problems related to provision and procedureseovice delivery. The reason for using

descriptive method is it helps to profile and defiestimate predictions and examination of

situations in the study.

It also allows the researcher to use survey metsfoshformation gathering in primary data
collection. The survey technique of data collectadlows the researcher to gather information
from the sample by using questionnaire and intervieethods of data collections. It also
provides quick, inexpensive, efficient and accunaieans of assessing information about the
causes and effects of the ineffective land redistiafrom the representative sample during
application survey. This method is helps the stwiolydescribe accurately qualitative and
guantitative data about trends of the land redisttaunder the study through collection of

primary data and secondary data.

3.5. Sample Design

To conduct the study the population was concermmegmpmental officials and private investors
who have been hand over plot of land and investingjfferent investment sectors in the town
were observed. According to Investment Office ob&a town administration, the total private
investors who registered and engaged in diffemargstment activities in the town are about 596

while concerned governmental officials are 63 imber.

51



3.6. Sample Size

The sample size of this study was 234. These reptéise total target population to get adequate
information. To determine the sample size depemdthe selected research design, confidence
level and accuracy the study was use the sociahseiformula sample size determination with
confidence level of 95% for the total size samptel @andomization techniques to distribute
within population.
The sampling size is calculated by the formula efZpg

d2

z= standard normal variable at require level of maTice.
p= proportion in the target population estimatetidwe characteristics being measured.
g= 1-p and d= level of statistical significance set.
n= (1.96)*(0.5*0.5)
(0.05)°
=384

Sources: Kothari (1995)

Since the total populatiofN =596) is less than ten thousand, the followingmigdia was
employed in order to determine sample size.
If N< 10000, therfn=_n____fn=384

1+n/N 1+384/596 =234

After the sample size was decided, the member efsdmple unit was determined by simple
random sampling. On the other hand, out of 63 \dixtee) administration officials in different
governmental institutions 27 (twenty seven) of theave been selected through purposive
sampling method in order to get the required infation with respect to the objectives of the
study because the researcher is judged to selegilsgurposively from different officials of
stakeholder agents which has involved in formalaarttand delivery system for investment
purposes.
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3.7. Sampling Technique

The sampling techniques used for this study wetlk pwobability and non-probability sampling.

Furthermore the sampling techniques enabled theareiser to focus on the desired study goals

for the support of the issue under discussion.

Table 3.1: Sampling size and techniques used instady.

S/N | Sample Elements Total Sampling Method Sample
Population Population
1 Private Investors in the town 596 Simple randdB4
sampling

2 Oromia Investment Commissior23 Purposive 8
Commissioner, Process Owners, and
Higher Experts
Zone Investment Higher Official 2 Purposive 1

4 Sabeta Town Investment Commitie@ Purposive 6
Members

5 Sabeta Town Investment Offic& Purposive 2
Process Owner and Experts

6 Sabeta Town Municipal Officials 22 Purposive 6

7 Sabeta Town Land and Environmental Purposive 4
Protection Process Owners and
Experts
Total 659 261

Source: Compiled by the Researcher, 2013
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3.8. Data Collection Processes

The study was used data from both primary and skeggnsources. To complement the study
both sources of data are important. Primary dat gethered through questionnaires, interview
and observation form different investors and odilici

3.8.1. Questionnaires

To gather primary data during the study the stmectuquestionnaire were prepared in English
language and for the local people who did not wstded the language translated in to Amharic
language. It was prepared and distributed to ssdeetspondents who would be expected to read,

write and respond to both types of close-endedo@et-ended questions.

3.8.2. Interviews

The supplementary data was collected using straictguestionnaires. The interviews were
designed and interviewed to concerned groups. €spondents were selected with regard to
their close link to the formal urban land delivéoy investment purposes. The interview guides
was prepared in two separated forms (to town adwnation officials and to zone and region
investment officials). The schedules were desigstedcturally and semi-structurally and the
selected officials had been interviewed after i@ty into Amharic language. The flexible oral

discussion was undertaken face to face with diffeofficials.

3.8.3. Observations

Site observation also made to gain detail insighdsticularly on development processes,
infrastructural conditions, speculated land andswafyinvestors get plot of land were enable the
researcher look and support data with photograptvas employed to gather additional data
from the field through non participant observatiaosing behavioral observation scale on
development of land by different investors and thkated process in the study area so as to

capture a great variety of speculated land phopigveas taken using digital camera.
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3.9. Data Analysis and Interpretation

Data that had been collected from both primary sewbndary sources was tallied, tabulated, and
organized by using qualitative and quantitativentegues. A qualitative technique was used to
analyze information in the form of text while theiamtitative techniques used to analyze
numerical data through using statistics such asageeand percentage. Data was that analyzed
and edited is presented in form of table, chaigsyés, photo, and text.

3.10. Conclusion

The research method employed for this study wasrigi¢ise which enabled to collect various
data relied on challenges and prospects of formahruland delivery system for investment
purposes that exist currently at the study arealif@tive research approaches was used to
generate data relevant to challenges and prospédmmal urban land delivery system for
investment uses. The sampling frame of the study g& of private investors in Sabeta town

and concerned governmental office officials.

The total sample size of the study is 596 (234)@ansize selected from private investors
through simple sampling techniques while 27 samsple selected from governmental officials
through purposive sampling techniques). The dalleatmn method employed for this specific
investigation is survey method. Both primary ancbselary data were collected and used for this
study and analyzed using in average and percenGlgarts, tables and narrations used to

facilitate the findings and discussions.
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CHAPTER FOUR

4. FINDINGS AND INTERPERTATION

4.1. Introduction

This chapter presents findings of the study anerpmetation that are based on objectives of the
study such as procedures of urban land deliveriesysstakeholders involved, challenges that
hinder urban land delivery system for investmenippaes and suggested response options in
order to address the challenges. Data interpretatarts from the presentation of characteristics
of respondents that were relevant to the study.

4.2. Response Rate

To conduct the study properly about 234questioesaivere distributed to different private
investors who are investing in different investmesactors in the town and 27 interview
schedules were filled through face to face intewi@hus the response rate of each concerned

group is presented in the Table 4.1.below, 91.6%thaf response is returned back for

interpretation.
Table4.1: Response Rate
S/ | Respondents Sample | Data gathering techniqugsResponse Rate (%)
N Size (Questionnaires and
Interview) Distributed Returned
1 Private Investors in the town 234 234 98 93
2 Oromia Investment Commission Commissiores, 8 5 62.5

Process Owners, and Higher Experts

3 Zone Investment Higher Official 1 1 1 100

4 Town Investment Committee Members 6 6 5 83
Town Investment Office Process Owner gn2l 2 2 100
Experts

6 Town Municipal Officials 6 6 6 100

7 Town Land and Environmental Protection Proceds 4 100

Owners and Experts

Total 261 261 121 91.6

Source: Filed Survey 2013
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4.3. Demographic Data of Respondents

Demographic characteristics such as educationat¢l leand gender are the background

information of private investors. The demographrofie of sample respondents’ responses

presented in the following subsections below.

4.3.1. Educational status of government officials

Different level of government officials were indied their general information through

interview schedules as discussed below in the #aBle

Table 4.2: Educational status of respondents ofggoament officials

S/N | Respondents Educational Status Total
Diploma (%) £ 2nd Degree and aboye
Degree | (%)
(%)
1 Oromia Investment Commissign 80 20 100
Commissioner, Process Owners, and
Higher Experts
2 Zone Investment Higher Official 100 100
3 Town Investment Committee Members 20 20 60 100
4 Town Investment Office Process Owner 100 - 100
and Experts
5 Town Municipal Officials 16.7 33.3 50 100
6 Town Land and Environmental Protectips0 50 - 100
Process Owners and Experts
Total Frequency 14.4 63.9 21.7 100

Sources: Filed Survey 2013

Table 4.2 shows that 14.4% of the respondents okrgoent officials are qualified with
diploma, 63.9% of them are qualified with first deg, while 21.7% of them are qualified with

second degree and above. This shows that edudafjoaliication of responsible governmental
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agents officials have significant contribution &fficient land delivery for investment purposes

according to provided procedures.

4.3.2. Educational status and sex of private invests.

Private investors are sampled respondents thatiqe@vquestionnaire in order to get their
general information as discussed below in the Talde

Table 4.3: Educational status and sex of privateestors

No. | Educational Status (%) Sex (%) Total (%)
Male Female
1 Grade 12 30 10 40
2 Certificate 5.6 2.2 7.8
3 Diploma 17.8 8.9 26.7
4 1st Degree and above 22.2 3.3 255
Total 75.6 24.4 100

Sources: Filed Survey 2013
In the above Table 4.3 the general background @dunal qualification and sex) of respondent

private investors in this field of work are preszhtin this case the amounts of male private
investors investing in the town are 75.6% wheré#as;female private investors are 24.4%. This
indicates that there are more male private invedtwan female private investors acquired a plot

of land for investment purposes in the town.

4.4. Findings of the Study
This section presents the formal urban land defiggistem for investment purposes in light of
the procedures of delivery system, stakeholderslwed in the delivery processes, and

challenges that hinder the system of urban lan@etglfor private investors.
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4.4.1. Formal urban land delivery procedures for inestment purposes

According to Sabeta Town Investment Officials, ldued delivery system for investment follows

series of steps. The final decision is providedh®y Regional Board of Investment. Figure 4.1

below shows the road map of formal urban land @ejiyrocedures for investment purposes.

Figure 4.1 The Road Map of Formal Urban Land

Purposes.

Applicant Investors

Town Investment Office

Town Investment
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Zone Investment Office

Zone Investment committe

Land is transferred to
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Investment Office

DelivdProcedures for Investment
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Oromia Investment
Commission
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Board of Investment
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Source: Sabeta Town Investment Office 2013
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59



4.4.2 Distribution of Delivered Land in Hectares.

The share of distributed land for different investmsectors are presented in hectares below in
the table 4.2.

Table 4.2: Share of Delivered Land for Investmett® in Hectares

26314260.55

1,615,634
904,908 693,800 146865 120,396.50 216165.7 280,740
| - -

manufacturing Real states Flower farm  Agro-Industry  Service giving Commercila Hotel & toursim other
Industry

Source: Sabeta Town Investment Office 2013.

Amount of delivered land for each investment seetithin last Five years in Sabeta town has
been presented in the above Table 4.2. From theefiit can be understood that 1,615,634
hectares of delivered land for investment purpdsese been occupied by Flower industries,
693,800 hectares of delivered land are occupiefidgrg industries, hectares of supplied land for
investment purposes are occupied by 26,314,260.&5ufdcturing sectors, 146,864.8 hectares
of land for investment purposes are allowed to &dservices, 216,165.7 hectares of transferred
land are permitted to Hotel and Tourism, while temaining of 280,740 hectares are given to
other investment activities. This shows that thfoulifferent procedural system 302, 92,770

hectares of land were delivered for different inment purposes.
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4.4.3. Tenure system of delivered land for differennvestment sectors.

Land was delivered for different investment purgoaéhin different period of time in the town.
Conceptually land tenure refers to the nature amgje of rights that individuals have to land,
water and other natural resources in relation ghitsi exercised by other individuals, social

groups and the state.

With regard to rangeland management, tenure pdiEgrs on four objectives; viz. resource
conservation, economic efficiency, stability anduigg The issue of resource conservation is
directly related to grazing of communal pasturdsictvin turn is related to the carrying capacity
of the land, and the number of livestock a giverdlaan sustain, while maintaining biologically
optimum levels of forage production. This delivetadd was holding through both permit and
lease holding system as identified in the Tableb&ldw.

Table 4.4:Tenure system of delivered land

S/N | Investment sectors Tenure system | Permit Total%
% Lease%

1 Flower industries - 100 100

2 Agro-industries 34.5 65.5 100

3 Manufacturing 22.2 77.8 100

4 Hotel and Tourism 63.3 36.8 100

5 Social Services 63.6 36.4 100

6 Others 15.8 84.2 100
Total Frequency 33.2 66.8 100

Sources: Filed Survey 2013

As identified in the above Tables 4.4 from thisivizled land for investment uses are occupied
through permit and lease holding system. The sumfathe Table shows 33.2% of investment

land is occupied by permit system while 66.8% ofdldor investment purposes is transferred
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through lease holding system. This indicated thfierént procedures of urban land delivery
systems were applied when land was transferreditatp investors in the town. From these

holding systems lease is the most transferringesysif land for investors.
4.4.4. Lease holding system of delivered land.
As identified on the above tables 4.4 deliveredl ltor investment purposes were owned through

both permit and lease holding systems. From the tfeat land owned through lease holding

system was transferred to developers through begjotration and auction system as shown in
the Figure 4.3 below.

Figure4.3. Share of lease holding system

Sources: Filed Survey 2013

As illustrated in the above Figure 4.3 the landupied through lease system was transferred to
private investors through negotiation and auctigstesn. The figure indicated that from the land
holding through lease holding system, 48% of dediddand are transferred through negotiation
made with different tiers of administration, wh82% of delivered land for investment purposes

are transferred through auction system. This shihas the procedures of delivered land for
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investment purposes through lease holding systeneamployed both negotiation and auction
transferring system in the town.

4.4.5. Stakeholders involved in urban land delivergystem for investment purpose

Different actors have been involved in formal urband delivery system for investment
purposes in Oromia regional state. In this studyegomental agents that have direct role in
formal urban land delivery for investment purposes identified. These stakeholders are
involving from different tier of administration bm$ and each administration tier has its own

responsibility concerning land delivery for investmh purposes.
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The following figure4.4 shows the stakeholders lmgd in urban land delivery system for
investment purpose. Figure4.4. Stakeholders ineblue urban land delivery system for

investors.

szone Adminstration office

« Investment office

+land and Environment Protection office

e Industry and Urban development office

2000 b s nat = gqe] ®technical Vucativnal and educativnal |Trending ollice
«reventue Office

committee

» Investment Potential Investgation Core work process

« Investment Plan and progroam core work process

= Invesrment communication core work process

« Investmnt projects’ plan Evaluation core work process

. s Invesunenl Projecl supporlive and Moniloring care work process
Investiment « Internal oditer care work process

commissionlown [EReEY power and Assets management core work process

» President oftice

s Investment Commission

eland and Environmental Protection Bureu

e Industry and urban development Bureu

= « Tzchnical Vocational and educational commission
Board Ot s Forestand wild life conservation Institute

Investment

Also other stakeholders have indirect role Fomaxia

e Telecommunication
e EEPC
* Water supply authority

Source: SabetaTown Investment Office 2013.

4.4.6. Channels of Urban Land Delivery System fomivestment Purposes

Urban land was delivered for investment purposediffigrent governmental agents within
different period of time in Sabeta town. The shafdransferred land to private investors by

different administration tiers presented below lom figure 4.5.
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Figure 4.5.Shows the share of administration ageasferred land to private investors.

 Series1, Zone,
u ; 119%,11%

Source: Field survey 2013.

Delivered land by different governmental agentsvarious investment sectors within last ten
years is presented in the above figure. Fromithed it can be understood that 75% of private
investors acquired land for investment purposem ftown administration, 11% of developers
obtained land for investment purposes from zoneimidtration; while, the remaining of 14% of
private investors occupied land for investment psgs through the permit of regional
government. This indicated that majority of deleerland for investment purposes were

transferred to private investors through town adsiviation.

4.4.7. Challenges of Formal Urban Land Delivery Syem for Investment Purposes
There are different obstacles that hinder formddaar land delivery system for investment

purposes. Selected private investors respondentgifded their opinion on the barriers that

hinder the system as summarized in the followitdetd.5 below.
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Table 4.5: Shows Challenges Faced Private Investors

Challenges

faced private

Respondents of different investment sectors

investors Flower | Agro Manufacturin | Social | Hotel& | Other | Challenge
Industrie | industrie | g Service | Touris | s s Total
S S (%) s (%) m (%) | (%) Frequency
(%) (%) (%)
Centralized | - 23.3 111 5.3 9 14.4
Responsibilit
y (%)
High Lease 10 20 22.2 21 27.2 23.4
Price (%)
Poor 70 30 334 31.6 36.6 33.6
Infrastructura
| Condition
Bureaucratic | 10 16.7 11.1 26.3 18.2 13.7
Complexities
Long Waiting| 10 10 22.2 15.8 9 14.5
Time
Total 100 100 100 100 100

Source: Field Survey, 2013

The above Table shows the summary of private iove'sbpinions regarding the barriers of

formal urban land delivery system for investmentpases. From the total respondents, 14.8%
are pointed out that centralized responsibility 428 are mentioned that high lease price, 33.6%

are sighted on poor infrastructure, 13.7% are ifledtthat bureaucratic complexities, while the

remaining of 14.5% are picked out long waiting titoeget a plot of land are the major obstacles
that hinders the system of formal urban land dejifer investment purposes in the town. This

indicates that different challenges faced privateestors according to their nature of investment

activities.
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4.4.8. Challenges Faced Governmental Agents on Lamklivery System for Investors

Administration challenges that faced governmeng&nés on the urban land delivery system for

investment purposes are summarized in the followiagle 4.6 below.

Table 4.6: Administration Challenges of Urban Lddelivery System for Investment Uses.

Challenges Respondents Total
Frequency
Investmen| Zone Town (%)
t Investment Investment
Commissi | Officials (%) | Office (%)
on
(%)
Unclear - - 34.4 11.4
Responsibility
Institutional 70 100 - 56.6
Weakness
High Lease Cost| - - 27.4 9
Land 30 39.2 23
Speculation
Total 100 100 100 100

Source: Field Survey, 2013
The above Table shows the summary of governmemntiaff pointed out on the barriers of
formal urban land delivery system for investmentpoges. According to the responses, the
administrative obstacles that hinder the formalaarband delivery system for investment
purposes are; unclear organizational responsipiligtitutional weakness, and high lease price
and land speculations. The data shows 11.4% aregmexed that unclear organization
responsibility, 56.6% are mentioned that weak fagstinal capacity, 9% are indicated high lease
price; while 23% are highlighted land speculatians the major obstacles that hinder the system

of formal urban land delivery for investment purgesn the town. This indicates that different
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responsible administrative organs are faced witferdint challenges according to delegated

responsibility and their institutional capacity.

4.4.9. Centralized Decision Making Power of Land O&ery for Investment Purposes

Out of 18 selected administration officials 17 m@sgents asked whether or not the
responsibilities of decision making power of urland delivery system for investment purpose

are centralized at regional level as presents beiovable 4.7.

Table 4.7:Decision Making Power of Land Delivery s&m for Investment
Purposes.

Respondents Centralized decision makinlg
response power of urban land delivery

system at regional level.

Agreed 69.5 %
Not Agreed 26.1 %
No Response 4.4%
Total 100%

Source: Filed Survey 2013

The above Table presented that 69.5% of the regmscgreed that the power of formal urban
land delivery system for investment purpose has loeatralized at regional level, while 26.1%
of the respondents are not agreed, and the rengaihi.4% are sighted as no response whether
or not the power is centralized at regional leféle respondents also recognized whether or not
clearly written identified responsibility betweerganizational agents. This shows that there is a
challenge of centralized decision making power ifan land delivery system for investment

purposes and it is the cause of inefficient land/dey systems.
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4.4.10. Suggested Options to Address Challenged.ahd Delivery System to Investors

According to results of opinion, town administratidias to implement a comprehensive
institutional capacity program focusing on urbandaelivery for investment purposes in order
to decisive solution to problems of procedural carsbme. Investment office of the town has to
enhance the linkage between different stakeholdestitutional arrangement. Regional
Government has to delegates the decision makingep@iv urban land delivery system for
investment purposes to town administration. In &aidiit may give appropriate levels of support
to the local agents. Town administration ensuretiggaation of private investors in provisions
of basic infrastructural facilities in the town. d8buraging speculation through taking
appropriate administrative measurement on who wgalleveloped land and ready to sell and

encourage those who developed land.

4.5. Interpretation and Discussion

In this chapter interpretations and discussions$ fastrates the result of the study based on
formal urban land delivery procedures, the stakddrsl involved, challenges that hinder the

formal urban land delivery system and the way tprowe prospect and address the challenges
are discussed.

4.5.1. Formal Urban Land Delivery Procedures for livestment Purposes

According to Sabeta Town Investment Officials saghthe land delivery system for investment

purposes is follows the series of steps.

Step 1: Identification of an Area for Investment Pupose

Here the core process of Surveys and Urban Planinorg town Land and Environmental
Protection Office coordination with town Investmedffice identifies a suitable area for the
intended investment use. This identification prgaedone with the guidance of master plans or

development plans of the area concerned and alsolves the participation of ‘Kebele’
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leadership after negotiations with land occupievsders. The negotiations include settling on a
mode of paying compensation. The compensation psobas been done by a team which is
assigned from concerned offices. The team revieagh @roperty, notes the value and lists the
owners. Then, the team prepares a compensatiodiudehier the property of each occupier/user
and transfer to Finance and Economic Developmefité®bdf the town in order to pay the

compensation to the owners after the approvalmaf End environmental protection office head.

Step 2: Applicant Investors

The applicant who wants to invest in the town déscwith head of town investment office
whether or not intended investment land is ready tae procedures follow up in order to get
plot of land for investment purpose. The officelets he/she about the next steps, and gives his
/her some directions to be follows as presented. riéhe applicant has to buy the application
form from information desk by 500EB and fills inrpenal information about the project wants
to develop. The forms are filled out accuratelyoading to the nature of the project. He/she
must mention the source of the capital, employnog@piortunity, location, size and the actual or
estimated value. The applicant is made the follgwdriteria such as submitting bank statement
to ensure capacity to develop and project proposhaen, applicants submit the justified
application forms to the investment office of thewh and waiting for town investment

committee’s decision.

Step 3: Town Investment Office and Investment Comntiiee Decision

A Town investment official has to be examiningtal applicant documents in order to submit to
town investment committee within one week if it asceptable. The committee meets and
comment by writing “lI don’t have objection,” or, ‘bject,” and include the reasons for the
decision in order to transfer the document to zanestment office then send them back to the

town investment office to send the profile withirffive) days if acceptable.
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Step 4: Zone Investment Office and Investment Comrtiee Decision

Zone Investment Official will examine the documeatdd, if they are acceptable, will approve
them by putting a seal and signature there on had submit them to the Zone Investment
Committee within 20 (twenty days). The committeeetsetwice a month and comment on
submitted project profiles include the reasonstli@ decision in order to transfer the document
to Regional Investment Commission through Zone dtment Office within 10 (ten) days if the

project is acceptable. This shows that Zone Investrdffice and Zone Investment Committee

are do again what Town Investment Office and Contemitvere done.

Step 5: Investment Commission and Board of Investnmt Decision

The Region Investment Commission will investigalte tdocuments transferred from Zone
Investment Office and if it is acceptable approyeplitting a seal and signature there on and
then submit to “Board of Investment” in order tetghe final decision within one month. The
board meets ones a month in order to making a flaeision on submitted investors’ document
include the reason for the final decision in orderpermit/reject the land for investment

purposes.

Step 6: Announcement of the Decision Made

The final decisions of the board send back to itmeat commission from the board. Regional
Investment Commission Commissioner sends back itre fecision of the board to zone
investment office through the carrier of applicamtestors or commissioner’s worker. Then,
Zone Investment Office Head send back the finalisimt of the board transferred from
investment commission to town investment officeotlyh applicant or through worker of the

office in order to transfer the request land fareistment purposes to the applicant investors.
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Step 7: Payment of Lease Cost

The Town Investment Office Head call for applictmtlease payment. The applicant pay (10%)
percent of the total lease cost plus first yeasdeaost to the cashier at the account sectioneof th
Revenue Office and the town collects the fee aconglyt

AXIxP=T

T x 10%=B (The first advance payment form the total cost)

T — B = C(The remain cost which will be paid within the dam40 years)

C+40 =D (The division of the remain cost by 40 years whigh paying yearly)

B+ D= E (10% of the total lease cost plus first year leasst = the first total payment)

i.e.

A= Total area of the land permitted to invest byl@appt

I= Initial price of land lease according to usesaofl and plot grade

P= Lease period, and

T= Total cost within the given period.

The cashier at the Town Revenue Office collectartbaey and gives the voucher papers to the
applicant. Then, the applicant has to go to theestment office to registrar and sign the
agreement with the head of the office. The offiaglt retain a copy for office records and
deliver the other copy to the applicant for his/femords. Investment officer with Core Process
of Survey and Urban Planning shows and transfespleeific piece of land to the applicant. The
Head of Town Land and Environmental Protection €&fforders the Land Surveyors to prepare a
site plan for the plot. The surveyors have to dghe site plans to the head in order to approval
and signature. After approval, the head of theceffvho is also the committee members of town
investment gives the site plans to the head ofstmrent office in order to provides to applicant

investors.
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Step 8: Building Permit

The applicant submits the application to the Cax®ss of Building Permit and Control at the
Land and Environmental Protection Office in the mowhe office has to order the applicant to
bring architectural design of his/her project. Thére applicant contacts an architect and the
architect prepares the drawings according to the of investment and the area concerned. Once
the architect finishes the drawings, he returnsntie the applicant. The applicant receives the
prepared design to the structural engineer at laam Environmental Protection Office in the
town for final approval. After the approval, thepipant takes the building permit from the Core
Process of Building Permit and Controlling in orttestart construction phase.

This indicated as sited in UN-HABITAT (2010), in stadeveloping countries land application

and allocation procedures for urban land area gftetracted and time consuming.

4.5.2. Stakeholders Involved in Urban Land Deliverysystem for Investment Purposes

According to Oromia Investment Commission OfficidBoard of Investment’ in the region is
the collection of different concerned bureaus, cdssions and institutes head. Board of
investment has eight members in it. President efRlegion is Chairman of the Board, while
Commissioner of Investment Commission is Secre@ageral of the Board. The other members
of the board are Head of Land and Environmentateletmon Bureau, Head of Industry and
Urban Development Bureau, Head of Forest and Wilde LConservation Institute,
Commissioner of Technical Vocational and Educatidmaining (TVET) Commission, and two
other members are assigned by President of theoReghe board gives final decision of land

delivery system for investment purposes.

Oromia Investment Commission (OIC) is the governmargan responsible for promoting,
coordinating and facilitating investment in theicgg The commission delivered land already in
its boundary that is identified and transferredligppt investors profile from zones, town and
from applicant itself by submitting applicants downt to the board of investment. The
commission has 7 Core Work Processes in order toy caut the responsibility of the

commission. The commission evaluating the projedfile which is transferred from lower
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agents in order to submit to investment board foalfdecision. The other mandate of
commission is controlling, evaluating and suppa@rtihe ongoing investors investment projects
and interrupt the agreement by submitting to therdhaf the land is speculated or ideal for long

time.

According to Zone Investment Officer, Zone Investin€ommittee is the collection of different
concerned offices head. Zone investment commitsesix members in it. Zone Administrator is
the Chairman of the Committee while Head of InvesitmOffice is Secretary General of the

Committee.

The other members of committee are Head of LandEandronmental Protection office, Head
of Industry and Urban Development Office, Head @chinical Vocational and Educational
Office, and one other member is assigned by zonarastrator. Committee gives decision on
the applicant project profile documents submittgdnyestment office which is transferred from

town investment offices.

Zone Investment Office is the government organ aesible for promoting, coordinating and
facilitating investment in the zone. The office ideted land already in its boundary that is

identified by Town Investment office and Town Laawatl Environmental Protection office.

The Zone Investment office has two Core Work Preegsn order to carry out the responsibility
of the office. The office evaluating the projectofile which is transferred from Town

Investment offices in order to submit to Zone Irtwent Committee for decision making
whether or not the application is transferred tagiBe Investment Commission. The other
mandate of office is controlling, evaluating angporting the ongoing investors investment
projects and interrupt the agreement by submitngvestment commission through investment

committee if the land is speculated or ideal fargdime.

According to Town Investment Officers, Town Investmth Committee is the group of different
concerned offices head. Town investment commiteeedix members in it. Mayor of the Town

is Chairman of the Committee, while Head of Inve=mtOffice is Secretary General of the
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Committee. The other members of committee are Héddcaind and Environmental Protection
Office, Municipal Manager, Head of Technical Vooatl and Educational Training (TVET)
Office, and one other member is assigned by Maydinetown. The committee gives decision
on the applicant project profile documents submitig town investment office which is applied
by investors.

Town investment committee has six members in ityddeof the Town is Chairman of the
Committee, while Head of Investment Office is Stamg General of the Committee. The other
members of committee are Head of Land and EnviromaheProtection office, Municipal
Manager, Head of Technical Vocational and Educatidmaining (TVET) office, and one other
member is assigned by Mayor of the town. The cotemigives decision on the applicant project
profile documents submitted by town investmentoaffivhich is applied by investors.

Town Investment Office is the government organ eesgble for promoting, coordinating and
facilitating investment in the town. The office deled land already in its boundary that is
identified by town surveyors and asked by applicanestors by submitting applicants’
document to the investment committee. The office dx@e core work process in order to carry
out the responsibility of the office. The officeadwating the project profile which is submitted
by applicants in order to submit to town investmeommittee for decision making whether or
not the application is transferred to zone invesinodfice.

In Ethiopia, the authority to supply and sell urdand is rests with the regional and local
governments in order to create incentives and dppibies for them to attract investment capital
and promote developments in their jurisdictionsef@dl and Genenew 2007). The other mandate
of town administration is controlling, evaluatinghda supporting the ongoing investors
investment projects and interrupt the agreemergutynitting to zone investment office through

town investment committee decision if the landpsaulated or ideal for long time.

4.5.3. Challenges that Hinder Formal Land DeliverySystem for Investment Purposes

According to the data presented in the findingt pérthe study, challenges that face private

investors are quite different from challenges tlaaed the responsible governmental agents of
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urban land delivery system for investment purpo€dmllenges that faced private investors are
also identified according to their investment at#e; such as centralized decision making
power at regional level, high lease price, poorastructural facilities, bureaucratic complexities,
and long waiting time to get a plot of land are thain obstacles that hinders private investors

from investing in the town.

The challenges that hinder responsible governmegahts are also recognized according to
level of administration such as doubtful organ@aail responsibility, institutional weakness, and
land speculations are administrative challengesftte the respondent officials. However, the
major challenges of urban land delivery systemirieestment purposes are identified according
to the response rate of each challenges presentdtkifinding part of the study. The most
recognized challenges are institutional weaknessiralized decision making power, poor
infrastructural facilities, and land speculatiore ghe major barriers of urban land delivery

system for investment purpose.

4.5.3.1. Institutional Challenges

Sabeta Town Investment Office is accountable to Mweyor of the town, Special Zone
Surrounding ‘Finfine’ Investment Office and Regibiravestment Commission for technical and
administrative responsibilities. Opinion from th#i@als show that town investment office do
not have open power in order to give the final sieci of urban land delivery for investment
purposes. The challenge of institutional capacityaliso characterized by finance to provide

serviced land and infrastructural provision.

According to the responses identified in the ab@mding part table 4.6 one of the major
administrative obstacles that hinder the formalaarband delivery system for investment
purposes is institutional weakness. From the fotgjuent of respondents 53.3% are recognized
that weak institutional capacity as the main ctmages hinders urban land deliver system for
investment purposes. This indicates that lack gbr@miate organization set up for land
management and development system and absencepaityabuilding in relation to land

development supply system are forefront probleneslitale 2010).
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4.5.3.2. Centralized Decision Making Power

According to Sabeta town administration view theisien making power of urban land delivery
for investment purpose is centralized at regioeetl. As the data presented in table 4.7 above in
the finding part of the study 69.5% of the respantsl@greed that the power of formal urban land
delivery system for investment purpose has beetraleed at regional level, 26.1% of the
respondents are not agreed, and the remainingi®é are identified as no response whether or
not the power is centralized at regional level.

4.5.3.2.1. Effects of Centralized Decision Makingd®ver of Land Delivery for Investors

As identified in the above table 4.7 decision mgkpower of urban land delivery system for
investment purposes are centralized at regional.l@his centralized decision making power of
formal urban land delivery system has their owre@l. Governmental officials are recognized
the effects of centralized decision making powetaofd delivery system for private investors,
according to their position in the office as prdedrin the table 4.8 below.

Table 4.8: Effects of centralized Power of Land iDety System for Investment

Purpose.
Effects Respondents Position Total
Frequenc
Head of theg Process Expert | y (%)
Office (%) Owners s (%)
(%)
Long waiting time 100 75 75 83.3
Bureaucratic - 12.5 - 4.2
Complexities
Corruption - - - -
Informal cost - 12.5 25 12.5
Total Frequency 100 100 100 100

Source: Field Survey, 2013
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The above Table summarized the effects of centdltecision making power of formal land
delivery system for investment purposes. The tdtajuency of respondents of different
positions shows that 83.3% are identified long wwgittime, 4.2% are identified bureaucratic
complexities, while the remaining 12.5% are recoegdiinformal costs are the major effects of
centralized decision making power of land delivgstem for investment purposes. This
indicates that different respondent officials atentified effects of centralized decision making
power of urban land delivery for investment purmoaecording to their position in the offices.
Majority of the officials from different positiorecognized long waiting time is the most effects
land delivery system for investment purposes intolen. This effect is cause for inefficient land
delivery system for investment purposes in the town

4.5.3.2.2. Effects of Inefficient Urban Land Delivey System for Investment Purposes

Different effects of inefficient land delivery dgsn for investment purposes have been
discouraging private investors from investing theapital in the town. Selected respondents of
governmental officials are recognized the effedtanefficient land delivery system due to
identified effects in above Table 4.8.

Table 4.9: Effects of Inefficient Land delivery 8ym for Investment Purpose

Responses Total
Respondents of governmental agents Frequency
(%)
Investment Zone Town
commission | investment | administration
(%) (%) (%)
Low investment attractionq 40 - 35.3 25.1
Losing of investors trust 20 - 5.9 8.6
Discouraging investors 20 100 41.2 53.7
Distortion of land use - - 5.9 2
Emergency of illegal land 20 - 11.7 10.6
market
Total 100 100 100 100

Source: Filed Survey, 2013
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The above Table summarized the effects of ineffiicigban land delivery system for investment
purposes. The Table shows that 25.1% are identifsed investment attraction, 8.6% are
identified losing of investors trust, 53.7% arehsegl to be discouraging private investors, 2%
are identified distortion of land use, while thengening 10.6% are recognized emergency of
illegal land markets are the main effects of irméint land delivery system for private investors.
This shows that the major effect of inefficient dadelivery system for investment purposes
discouraging of private investors due to variousibes hinder the delivery system in the town.
The effect of discouragement of private investoosnf investing their capitals and skills in the

town is cause for socio economic distortion intihen.

4.5.3.2.3. Effects of Discouraging Private Invester

Effects of discouraging private investors due tefficient urban land delivery system for

investment purposes are presented below in thee#ah0.

Table4.10: Effects of Discouraging Private Invesor

Responses Total
Respondents of governmental agents | Frequenc
y
Investment | Zone Town (%)
commissio | investmen | administration
n officials | t officials | office
(%) (%) (%)
Low Revenue base - - 35.4 11.1
Unemployment 40 100 23.5 54.5
Economic Distortion | 40 - 23.5 21.2
Low technology| 20 - 17.6 12.5
transfer
Total 100 100 100 100

Source: Field Survey, 2013
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The above Table summarized the effects of discangagrivate investors from investing their
capital and skills in the town. The summary of table shows 11.1% of the respondents are
identified low revenue generation base, 54.5% aeognized losing of employment
opportunities, 21.2% are sighted to be the whotamemic distortion, while the rest of 12.5% are
highlighted low transferring of technologies aree tmajor effects of discouraging private
investors. This indicates that inefficient landidedy system is the cause of discouragement of
private investors and the effects of this discoenagnt is leads to unemployment and financial
constraint. It is strongly advice the responsipifir service provision should be allocated on the
basis of the principle of subsidiary, that is, hé tclosest appropriate level consistent with
efficient and cost-effective delivery of serviceiNCHS 2000).

4.5.3.3. Poor Infrastructural Facilities

According to result of opinion shows that privateestors acknowledged lack of infrastructural
(road and electric power) are the main challenged investors during their investment
activities. As the above table 4.5 presented mdstprivate investors recognized poor
infrastructural facilities are the major obstadmatt hinders the system of formal urban land
delivery for investment purposes in the town. Tindicates that land for investment purposes
are delivered without provision of basic infrastures (i.e. road, electric power and water

supply) in the town.

Infrastructure services are a major factor for semt socio-economic development in general.
The availability of socio-economic infrastructunech as road, power and water supply are the
pre-conditions for attracting private investment.oMdl Bank (2005b), point out that
infrastructure is a pre-condition for attractingvpte sector investment. One of the factors
contributing to low growth rates in developing cties, is insufficient, inappropriate and poorly
maintained infrastructure. The availability of nedat infrastructure, therefore, has a major

impact on enabling environment for socio-econorear activities.
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4.5.3.4. Land Speculations

According to the town investment officials sightéaind speculation is occupying plot of land
and keeping it for a long period of time withoutyaskevelopment on it to get much profit by
selling the vacant land to other investor. As sumized in the above Table 4.6 one of the barrier
of formal urban land delivery system for investmpuatposes is land speculation. According to
the data analyzed, land speculation hinders thendbrurban land delivery system for
investments, because land kept ideal for long smely by bounded land by scattered wooden

fence only to identify the boundaries.

This indicates that the area is not developeddsffidult to deliver land for investment purposes
from the area and even the situation can discoursye applicant from investing around
speculated land. The best way of discouraging daeon is not only to tax more those who sell
undeveloped land but also encourage those who ajgelland as has been proposed by the
policy makers (UN 1996).

4.5.4. Suggested Options to Address Challenges d@rid Delivery System for Investors.

Most of the respondents mentioned a comprehemsstiéutional capacity program focusing on
urban land delivery for investment purposes hasufgport by establishing relevant institutions
and systems is the most decisive solution to problef urban land delivery procedure for
developer investors. Investment office of the tdvas to enhance the linkage between different
stakeholders institutional arrangement. RegionalgBument has to delegates the decision
making power of urban land delivery system for stweent purposes to the town administration.

In addition it may give appropriate levels of sugpo the local agents.

Decentralization offers advantages, especially coantry where distances are great or travel is
inconvenient. Such an arrangement will guaranteebist possible coordination between the
various parts of the whole process (UN 1996).

Town administration must show a commitment to einguthe provision of an adequate supply

of land by enacting and implementing a one stogpgimy. Cities should be empowered with
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sufficient resources and autonomy to meet thepawesibilities (UNCHS 2000). Discouraging
speculation through taking appropriate administeatmneasurement on who sell undeveloped
land and encourage those who developed land. Teé&sune of encouraging people to develop
land before selling would increase the amount ektsed land in the town.
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Table 4.11: Summary of the Findings Research olbyestProblems.

Summary of the Findings Research objectives Prablem

1 | Identifying the procedure used in formal urban latelivery system for investment
purposes. Urban land delivery system for investmamposes is subject to complex

procedures. The land delivery procedure is longgse and discourages private investors.

2 | Recognizing the stakeholders involved in formalamrttand delivery system for investors.
Land delivery system passes through Town, Zone Region investment agents. But|at

Zone level the procedural steps are simply do atipgirfiunction of town.

3 | Ascertaining challenges associated with formal mrdlaad delivery processes for investars.
Institutional related instability and centralizedctsion making power are hinders urhan
land delivery system for investment purpose. Padrastructural facilities and land

speculation are also major challenges.

4 | Suggesting response options in order to addresscliaienges. Enhance institutional
capacity program, empower town administration, eranthe role each stakeholders,

infrastructural provision and discourage land spe@ns.

Source: Compiled by the researcher, 2013

4.6. Conclusion

The finding, interpretation and discussion parttto$ study show that the procedure of urban
land delivery system for investment purposes ismahageable task and discourage investors.
The stakeholders involved in urban land delivergtem are: Town Investment Office, Zone
Investment Office and Regional Investment Commissibhe major challenges that hinder
formal urban land delivery system for investmentrpoges are institutional weakness,

centralized decision making power, poor infrasuat condition and land speculation. In order
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to address the challenges the stakeholders havatdnd to provide institutional capacity
building program, improve infrastructural conditjoempower town administration and

discourage land speculation.
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CHAPTER FIVE

5. CONCLUSIONS AND RECOMMENDATIONS

5.1. Introduction

This chapter presents conclusions and recommemdati@ased on the formal urban land delivery
procedures, stakeholders involved in land deliveygtem, and challenges that hinder land
delivery system for investment purposes It presarssmmary of results and discussion likely to

suggest possible solutions to address the idehiiieblems.

5.2. Conclusions

In this chapter the conclusion part summarized ssessment of formal urban land delivery
system for investment purposes based on the spetifectives discussed in the finding part of

the study.

5.2.1. Procedures of Formal Urban Land Delivery Syem for Investment Purpose

The process of land delivery procedures is follavseries of steps and involved different
offices. The results of formal urban land deliveggtem show that land delivery procedures are
complex, requires long waiting time, expensive.isTd¢reates dissatisfaction on the side of and

applicant investors in terms of land delivery piawes in the town.

As efficient formal urban land delivery system fmvestment purposes encourage private
investors and enhances the socio-economic develdpofiea town, inefficient delivery system
could have an adverse effect. An efficient forntélam land delivery system for private investors
is the result of quality of inputs such as requipgdcedures, actors involved administrative
related issues and time spent to get a plot of.l&amdhe town the procedure of formal land
delivery system for investment purposes is inedfitidue to do again the function of town
investment office at zone investment office, encasses irrelevant process and unnecessary

steps. In general, despite the fact that diffeigmternmental agent has the responsibility of
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delivering urban land for investment purposes m tihwn, the finding of this study is discover
that there is a cumbersome procedure of urbandahdery system for investment purposes that
hinders socio-economic development of the town Bcaliraging private investors in the

previous time.

5.2.2. Stakeholders of Urban Land Delivery Systenof Investment Purposes

In the town of Sebeta, different governmental agéwatve the responsibility of delivering urban
land for investment purposes. In this study govesmtal agents that have direct role in formal
urban land delivery for investment purposes aré idehtified. These governmental agents have
the responsibility of formal urban land deliveryr fmmvestment uses, according to their
institutional capacity, administration level andlegmted responsibility. Regional Investment
Board has eight members in it and these memberso#leetion of different concerned bureaus,
commissions and institutions head. The board haspthwer of making the final decision
concerning land for investment purposes in thetteyrof Oromia region. The other government
organs who have responsibility of land delivery iforestment purposes are Oromia Investment
Commission, Zone Investment Office and Town InvesthOffice.

5.2.3. Challenges that Hinder Urban Land Delivery $stem for Investment Purpose

The cumbersome procedural steps of urban landeaiglisystem for investment purposes are
reasons for corruption, informal payment and ex¢endaiting time to obtain requested get a
plot of land. These situation become causes offiarefit urban land delivery system for
investment purposes in Sabeta town. Due to inefficand ineffective land delivery system for
investment purposes, private investors are disgaardrom investing in terms of capital, skills
and technology in Sabeta town. This fact has douted to the increase of unemployment,
revenue base de-generation and distortion of semmomic development of the town. Opinion
results from town administration officials, privaitevestors and field observation shows that
poor infrastructural facilities, centralized deoisimaking power, bureaucratic delay, extended
waiting time, high lease cost, institutional weadsiand land speculation are the main challenges
that hinder the formal urban land delivery systemirfivestment purposes in the town.
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5.2.4. Suggested Options to address Challenges @fnd Delivery System for Investment

A comprehensive institutional capacity programuiking on urban land delivery for investment
purposes has to be in place by establishing retewatitutions and systems. This is the most
decisive solution to problems of procedural cumbersness of land delivery system for
developer investors. According to this study’'s oesfent suggestion, regional government
should to delegates the power of urban land dsfliggstem for investment uses to the town

administration.

5.3. Recommendations

The following recommendations are intended to mevibased on findings of the study. The
subsequent courses of action are strongly recomadetadmake the formal urban land delivery
system for investment purposes in Sabeta towrgieffi. The researcher believes that these
decisions will encourage private investors and mtenhe socio-economic development of the

town, which is the ultimate goal of investment.

5.3.1. Prepare Manageable Procedures of Land DeliigeSystem for Investment Purpose

Land delivery for investment purposes and develogmeethods are subject to rather complex
procedures in Sabeta town. Efficient urban lanavdef procedures for private investors help to
bring visualized sustainable development, whichumeg specialization, experience and local

knowledge and understanding.

The land delivery process should be short, smoath teansparent, through involving only
relevant stages in which investors acquire a pldand for investment purposes. This will in
turn bring strength through increased participatodrprivate investors. The efficiency of the
system will assure fund availability to cover thgn#ficant cost of land delivery. The overall
effect, will be as sustainable development of thert, through increases encouraged investment

and hence revenue.
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5.3.2. Examine State-Wide Role of Stakeholders inrban Land Delivery System for

Investors

The responsibilities of each and every stakehaldarlved should be clearly identified by the

Regional government, in urban land delivery forestment uses in order to make the system
accessible for investors in the town. Town admiatgin should be capacitated and encouraged
to look for solutions to institutional problems aligh continuous feedback, study, and analyses
of facts, using different approaches to land adstiation and identify the best practices relevant

to their own unique situations.

The procedure of formal urban land delivery systeminvestment purposes passes through
Town investment office, Zone investment office @bmia investment commission including
their committees and the board. Here, Zone invastioiéice has no any other function except to
repeat the function of town and regional investmesrhmission. The existing redundancy of
procedures and unnecessary bureaucratic steps dshmul reformulated by the regional

government in such a way that human and finanesdurces are not wasted.

5.3.3. Provide Strategies to Reduce Challenges ofrddn Land Delivery System for
Investment Use

Based on the major challenges ascertained inttlty,sthe recommendations are intended to

provide suggestions on building institutional capacimproving infrastructural condition,

empowering town administration and discouragingl lapeculation.
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5.3.3.1. Build Institutional Capacity

The town administration need to implement a comm@nsive institutional capacity program
focusing on land related human resources developreepported by establishing relevant
institutions and systems. This could be the mostsdes solution to problems of land delivery
systems for investment purposes. The office shdotdis on the enhancement of the link

between different land administrations instituticaaangements.

5.3.3.2. Improve Infrastructural Condition

The fact that poor infrastructure conditions havanthtic effects on economic productivity,

urges for town administrations’ investment on urb#nastructure by developing revenue bases
through bond selling and enhancing corporation wélghborhood towns and rural districts. The
administration can also provide basic infrastruesuthrough participating both foreigner and

domestic private investors who are actively invegtn the town of Sabeta.

Partnership with the private and the community wWdug possible especially for operation and
maintenances, since it is a shared interest. Tgienal government pioneer ship in the providing
of basic infrastructure would trigger developerd éminhabitants to fully participate. Otherwise,
the investors would be discouraged to invest ine&atobwn and turn their interest to other town
with potential infrastructural development. Thidlwlefinitely hinder the overall development of
Sabeta town.

5.3.3.3. Empower Town Administration

Regional government should delegate the powerlmrutand delivery system for investment at
town level. The decision making power of urban lalativery system for investment purposes
have to be decentralized to town administratiorcddéralization offers advantages, especially in
a town where distances are great or travel is weoient. From a practical point of view,

placing land administration offices at the distraot local government level tends to ensure

greater accuracy and effectiveness.
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From a political perspective, bringing governmeloser to the people through decentralization
has considerable demand. If these offices areddcatlong way from the land for which they
want to invest, investors might be in conveniend@scentralization would allow the overall

formal land delivery system for investment purposeproceed smoothly and would permit the

system to respond more effectively to both domestit foreign private investors.

5.3.3.4. Discourage Land Speculation

The local government of Sabeta town has tried tevemt speculation through launching
construction regulation. Discouraging speculatibnotigh taking appropriate administrative
measurement on who sell undeveloped land and emgeuhose who developed land. This
measure of encouraging people to develop land éefeling would increase the amount of
developed land in the town. Taxes on vacant or wutifieed land are a potentially strong and
direct instrument to punish speculators, especiélipted according to the date of acquisition
and the degree of underutilization. However, th&t &y of discouraging speculation is not only

to tax more those who sell undeveloped land.

5.4. Conclusion

Land is a key and the scarce natural resource.igaisbed in different literature it requires
proper consideration in urban development so dseta focus of attention to any government
and society, because of the base of all econonticitaes. If the process of urban land deliver
system for investment purpose is efficient, thetesyswill be encourage private investors and
develop the socio -economy of the town. The cundees procedural steps of urban land
delivery system for investment purposes are caoséformal payment and extended waiting

time to get a plot of land.

This situation becomes cause for inefficient urtzard delivery system for investment purposes
of Sabeta town. The land delivery process shouifidiefit, smooth and transparent, through

involving only relevant stages in which investocgjaired requested plot of land for investment
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purposes. Efficient urban land delivery proceddoegprivate investors help to bring visualized

sustainable socio-economic development of the town.
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7. APPENDEX

Indira Gandhi Open National University

Public Administration Masters Program

Date
Code

Annex 1: Questionnaire Addressed to Private Invests.

For the partial fulfillment of the requirement dflasters Degree in Public Administration from
Indira Gandhi Open National University, | am contilug this dissertation on ‘Challenges and
Prospects of Decentralized Urban Land Delivery &wstor Investment Purposes’ in the case of
Sabeta town. The result of this study can be ugewn investment office or other concerned
bodies to address the challenges on formal lantegl system for private investors. So, |
request you to give me clear and unbiased infoonain what you are asked below. | would like

to thank you very much in advance for your coopenat

Part I: Demographic Characteristics.

Answer by putting sign in the box
1. Sex:

* Male —
* Female [™O
2. Age
3. Educational status
4. Place of birth
5. Nationality
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Part Il: Land delivery related questions.

6. In which sector of investment activities you/yoompany engaged in the town?

A. Flower industry L B. Agro industry L]
C. Manufacturing (- D. Hotels and Tourisnt—
E. Social service — F. Others —
G. Commercial —

7. When did you or your company get this plot aida =
A. Before 2001 — B. 2001-2005

C. 2006-2010 I D Afterl20 I

8. How much time you were waiting to get this pbdtland starting from application date to
secure title?

A. Less than 6 month B. 6 to 11 month —

C.1to 2 years :| D. More than 2 years. -

9. Please write year of starting your investmenjemt?

10. How much is the total area of your/companyt pf land?

A. < 500M° - B. 500M-1000M -
C. 1001M-5000M - D. > 5000M -
11. How did you hold this plot of land?

A. Lease system [ PBrmit system [

12. If the answer is ‘A’ on Question No. 11, howuyabtained it?

A. Through negotiation [

B. Through auction I

C. Other -

13. How much financial capital have you been ineésh this project? (Birr).
14. Which administration tier was gave you to depehis plot of land?

A. Town administration | B. Zonal admingdion [
C. Regional administration (- D. All -
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15. If your answer on Question No. 14 is ‘D’ in whiadministration agent the response is more
delay?

A. Town administration (- B. Zonal adminisibpa [J

C. Regional administration

16. Which administration agent has a great rolenwloel permitted to develop this land?

A. Town administration 7 B. Zonal adminigioa (] C. Regional administratic—
17. Which administration body you select to cary the responsibility of urban land delivery
for investment purpose starting from applicatiosegure title?
A. Regional —_ B. Zonal —_
C. Town (- D.ldontcare [ @&hers
18. What are the most socio — economic benefitgoof project to the local administration?

(Tick the most one).

A. Revenue generation - B. Providing employtrapportunity
C. Providing infrastructural facilities ™ Participating in social affairs -
E. Other [

19. What is the major problem that hinders the f&drtand delivery system for investment
purposes?

A. Centralized responsibility — B. High lease cost —

C. Shortage of basic infrastructural facilitiec Bureaucratic complexitr

E. Long waiting time L1 F. Other [

20. What is your opinion about the overall formedan land delivery procedures for investment

purposes in the town?
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21. What do you suggest to tackle the challengaisabnstraint the formal land delivery system

for investment purposes in the town?
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Indira Gandhi Open National University

Public Administration Masters Program

Date
Code

Annex 2: Interview Guide for Oromia Investment Comnission and Zone

Investment Officials.

| am conducting this dissertation on ‘Challenged &nospects of Decentralized Urban Land
Delivery System for Investment Purposes’ in theecakSabeta town. The result of this study
can be used by town investment office or other eomed bodies to address the challenges on
formal land delivery system for private investds, | request you to give me clear and unbiased
information on what you are asked below. | woulet lto thank you very much in advance for

your cooperation.

Part I: General information

1. Sex:
« Male [
* Female —

2. Educational status

3. Qualification

4. Position in the office

Part Il: Formal land delivery system for investment purposes related questions

5. Which administration agent is responsible fa tbrmal urban land delivery for investment

purposes?
A. Town investment office (- B. Zone investm office [
C. Region investment commission [ D. All —
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6. If the answer on Question No. 5 is ‘D’ pleasecdsfy the responsibility of each organizational

agent?

7. If the answer on Question No. 5 is not ‘D’, wha¢ the structural functions of the remaining

agencies? (Please specify).

8. Who are the main stockholders involved in urlbamd delivery system for investment
purposes in the region/zone?

A.
B.
C.
D.
9. Who are the members of investment board or “@o&investment” in the region?
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10. What are the responsibilities of this board?

11. Is it a clear organizational responsibilityveeen town, zonal and regional in terms of urban
land delivery for investment purposes?
A. Yes ] B. No O

12. Power of formal urban land delivery system ilavestment purposes is centralized at

regional level.

A. Agreed —J
B. Not agreed —_
C. No response O

13. What is the major challenge that hinders tms&b urban land delivery for private investors

in the region/zone?

A. Uncertain structural responsibility 7  Bstitutional weakness —

C. Lack of basic infrastructure - HDgh lease price —

E. Land speculation 1 F. Other -

14. Dose the delivery system benefit both domemtid foreign private investors in equitable
manner?

A. Yes — B. No —

15. If your answer is ‘Yes’ please justify, if ‘Nplease reason out.
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16. What are the full procedures of formal urbardldelivery systems for investment purposes?

17. How much time is waiting to get a plot of ldoyglinvestors starting from application date to

acquisition of land?

18. What are the most effects of an inefficientldelivery system for private investors?

A. Low investment attraction — B. La¥snvestors trust —
C. Discouraging investors - D. Distortion of lamse -
E. Emergency of illegal land marke Fhét -

19. What are the most effects of losing privateestors due to inefficient land deliver system in

the urban center of the region/zone?

A. Low revenue generation — B. Unemplewn I
C. Whole economic distortion - D. Low technologgrtsformation —
E. Other -

20. What do you suggest to tackle the challengas ¢bnstraint formal urban land delivery

system for investment purposes in the region/zone?
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Indira Gandhi Open National University

Masters Program on Public Administration

Date
Code

Annex 3: Interview guide for Selected Sabeta Town dministration Officials

and Town Investment Committee Members.

| am conducting this dissertation on ‘Challenged &nospects of Decentralized Urban Land
Delivery System for Investment Purposes’ in theecakSabeta town. The result of this study
can be used by town investment office or other eomed bodies to address the challenges on
formal land delivery system for private investds, | request you to give me clear and unbiased
information on what you are asked below. | woule lto thank you very much in advance for
your cooperation.

Part I: General information

1. Sex
« Male =
e Female 1

2. Educational status

3. Qualification

4. Position in the office
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Part Il: Formal land delivery system for investment purposes related questions.

5. What are the widely practiced investment adésitaken places by private investors in the

town?

A. Flower industries — B. Agro-indusiie [
C. Manufactures — D. Commercials —
E. Hotels and Tourisir— F. Other —

6. How many hectares of land delivered for privimeestors for different investment sectors
within last ten years (2000-2005)7?

SIN Investment sectors Land delivered in hectare
1 Flower industries

2 Agro-industries

3 Manufacturing

5 Social services

6 Hotels and Tourism

7. Which organizational agent is responsible fa fibrmal urban land delivery for investment

purposes?

A. Regional Investment Commissio— B. Zonal InvemtbOffice [
C. Town Investment Office — D. All —
E. Other (-

8. If your answer on question No. 7 is ‘D’ is ieally written regulation which is identifying the
responsibility between those organizations?
A.YesB.No [— -
9. In your opinion is it the power of formal urbkamd delivery system for investment purposes is
centralized at regional level?

A. Agreed

B. Not agreed

000

C. No response

105



10. If your answer on question No. 9 is ‘Yes whatthe major effect of centralizing the
processes?

A. Long waiting time to get a plot [ B. Bureaucratic complexity [

C. Corruption — D. External cost —

E. Others —

11. What are the full procedural steps of formdam land delivery system for investment

purposes starting from application to secure title?

12. Who are the stakeholders involved in the forarhlan land delivery system for investment
purposes?

13. What are the human resource requirements éointrestment office of the town according to

organizational structure?

S/N | Man power and educational level Profession ilake Required
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1 >Grade 12

2 Diploma
3 <First degree
4 Other

A. Grade 12 g
B. Diplomas
C. First degree [
14. What is the current status of private investorgerms of acquire land for investment
purposes?
A. Low -
B. Medium -
C. High ]

15. What ate the status of private investors’ mioje the last five years?

—

S/IN | Investment sectors Number of Project with titéLs Invested Created employmen

capital (Birr) | opportunity

Under under

construction production

Flower industries

Agro-industries

Manufacturing

Social services

Hotels and Tourism

O g B~ W N|

Others

16. What are the major challenges hampers the fdama delivery system for private investors?
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A. Uncertain organizational responsibilc=1 B. Hitgase cost [

C. Low basic infrastructural facility — D. Landesplation ]

E. Bureaucratic delay O F. Other -

17. What are the most effects of an inefficiendlaelivery system for private investors of the
town?

A. Low investment attraction (- B. Loss of investtiust -

C. Discouraging investors (- . Mistortion of land use %

E. Emergency of illegal land markg*— F. Other

18. What are the most effects of losing investars tb inefficient land deliver system in the
town?

A. Low revenue generation [ B. Unemployment -

C. Economic distortion — D. Low technology transfer -

E. Other -

19. What do you suggest to tackle the challengas ¢bnstraint formal urban land delivery

system for investment purposes in the town?
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Annex 4: Observation Checklist

This observation check list was prepared to obs#rgenfrastructural condition; development
process of land occupied by private investors gedsated land.

1. Investment Zone
1.1 Location of private investment activities.

1.2 Availability and quality of infrastructure.

2. Procedural steps of formal urban land deliveryesystor private investors.
3. Speculated land.
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