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PROVISION OF SHELTER IN URBAN AREAS OF ETHIOPIA 

By 

FISSEHA WEGAYEHU 

ABSTRACT 

In Ethiopia, the lack of adequate shelter provision has lead 

to a rapid deterioration of living conditions for the urban poor. 

To ameliorate this situation will require changes in the structure 

of public expenditures, and the development of alternative' 

mechanisms for housing delivery. 

The magnitude of current and likely future housing problems 

in urban areas was estimated. Programs recently employed to resolve 

these problems were then documented and alternative approaches 

suggested, that better meet the needs of the urban poor. What 

emerged was an awareness that efforts should not be directed solely 

towards conventional low-income housing programs. Instead, a full 

range of environment strategies should be considered including: 

"site and service" schemes, housing rehabilitation and, institu¬ 

tional programs aimed at providing needed support for more 

autonomous provision of housing. 
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L INTRODUCTION 

The central concern of this thesis is with the problem of 

providing shelter and related services within urban-areas of 

Ethiopia. Here, the central proposition is that adequate 

provision can only be achieved through a blend of traditional and 

"popular", or "progressive" programs which emphasize autonomy and 

"self-help", and reinforce and upgrade existing improvised and 

formal processes. This generally represents a programmatic, or 

policy orientation, quite similar to that practiced successfully in 

Tanzania* and now in Ethiopia, and one that is also consistent with 

the more theoretical proscriptions of other researchers, such as: 

2 
Turner, Fathy, and Friedmann. 

In the following chapter, the urbanization of Ethiopia is 

described in some detail prior to 1974, with a brief analysis of 

social, economic and political changes, after 1974, under the 

Provisional Military Administrative Committee (PMAC), the current 

regime. Throughout this narrative, the similarities and 

differences between Ethiopia's urbanization and urbanization of 

other black African countries are presented. This provides a basis 

for potential extrapolation of the results of this study to 

conditions in other areas and also emphasizes the essential 

differences between Ethiopia and other black African nations, 

especially with respect to the colonial era. 

1 
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An estimate of the magnitude of the current and likely future 

(1980 - 1990) housing demand in 17 major urban areas of Ethiopia 

is presented in chapter 3, with relevant qualifying commentary. 

This estimate was developed using a model of housing demand, 

formulated from available statistical data, and conforming to a 

"stock-flow" format in which the "stocks" represent household 

characteristics and housing units and the "flows", or changes in 

"stocks", are represented by rate variables that are subject to 

policy initiatives or changes in consumer behavior. Here, several 

necessary assumptions were made with regard to government policies 

on income redistribution and program administration. The purpose 

of the model, and its results, was to more accurately guage the 

nature of the urban housing problem confronting Ethiopia and to 

explore the factors, or variables, through which appropriate 

solutions might be sought. 

Prominent theoretical positions regarding low-income shelter 

provision and "sites and services" projects are the theme of 

chapter 4. Here, the proscriptive means of Turner, Fathy, Friedmann, 

and others, are summarized and their applicability to Ethiopian 

conditions is evaluated. Essentially, the sections that follow 

deal with the issue of program formulation in line with current 

policies of the PMAC. Here, several strategies are evaluated with 

respect to their apparent administrative and economic feasibility 

in meeting the projected demands for shelter provision. This 

discussion is followed, in chapter 5, by presentation of general 

conclusions and recommendations for future work. 
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NOTES 

1. Tanzania's achievements in providing shelter, basic services 
and infrastructure, as well as primary education and health 
care facilities are considerable. After a policy of public 
housing construction in the 1960's, Tanzania adopted a more 
realistic approach to providing shelter, infrastructure, and 
related services, for low-income families and to undertake 
urban renewal projects. The emphasis in urban housing policies 
are, to upgrading existing sub-standard housings and the 
provision of serviced plots to accommodate new urban dwellers 
in planned communities. In doing so, it has improved the 
lives of many people, although some critics doubt if such 
ambitious programs can be maintained, given limited 
resources and scarce skilled manpower. For further informa¬ 
tion regarding national settlement policies in Tanzania and 
other two African countries namely Kenya and Nigeria, see 
Jorge E. Hardoy, et âl. Shelter Need and Response. New York: 
John Wiley & Sons, the Pitman Press, bath, 1981, section IV. 
pp. 155-190. 

2. Housing problems in lesser-developed countries suffer from 
the lack of concrete evidence on specific issues. However, 
some impressive work has been done by a few researchers, such 
as Turner, Friedmann, Fathy that have been quite influential 
in documentary important issues that should be taken into 
account in evaluating low-income housing efforts. Although, 
the number of case studies that discuss low-income housing 
investment options from the perspective of efficient 
allocation of scarce resources is still limited, the work 
done by these researchers are of obvious importance. For 
further information about work done in the field of housing, 
see John F. C. Turner. Freedom to Build: Dweller Control of 
the Housing Process. New York: McMilan, 1972, and 
John F. C. Turner. Housing by People Towards Autonomy in 
Building Environment" New York: Pantheon, 1977. See also 
John Friedmann. Retracking America. New York: Doubleday, 
1973, and Hassan Fathy. Architecture for the Poor. Chicago: 
University of Chicago Press, 1973. 



II. URBANIZATION AND HOUSING CONDITIONS IN ETHIOPIA 

Prior to the twentieth century, the major factors responsible 

for establishment and growth of towns in Ethiopia were the caravan 

trade, the proliferation of regional capitals ruled by feudal Lords 

and the constant shifting of the capital.* In addition, the 

establishment of military garrisons associated with the conquering 

of the southern part of the country also lead to the formation of 

towns. Since the beginning of the 20th century, towns have grown 
o 

up in response to the Italian occupation (1936-41), around 

important natural resource centers, and along the Addis Ababa - 

Djibouti railway line. 

A. Urbanization Prior to 1974 

Indigenous Ethiopian towns owe their character and development 

patterns principally to political and military considerations. For 

instance, the current capitol city, Addis Ababa, was founded in this 

fashion. Later forms of development were made in response to the 
4 

economic and political activities of both indigenous and foreign 

interest groups. Urban development was unlike other African cities 

with long colonial heritages, where one observes a spatial pattern 

of settlement in quarters, segregated along class and racial lines. 

By contrast, the spatial development of the Ethiopian cities fea¬ 

tures unplanned settlements, surrounded by modern residential and 

commercial edifices. Poor and wealthy urban dwellers have always 

lived in close proximity. 

4 
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Social integration in the spatial distribution of cities is 

clearly evident today in Addis Ababa, as well as many other urban 

centers. One exception is Asmara, the second largest city and one 

subjected to the colonial rule for sixty years. Another exception 

is Dire Dawa, the third largest urban center, where the need for a 

depot and repair station at a midway point along the French 

railway line connected Addis Ababa to the Red Sea in 1902 led to the 

establishment of a completely new urban settlement. Here, as a 

result of the presence of foreign interest groups, residential 

development occurred in colonial patterns along racial and class 

lines. Most engineers and skilled foreign workers, as well as 

other Europeans, lived in the central section of the town, known as 

"Kezira", while the indigenous people lived in densely populated 

local market areas.® In all the urban centers of Ethiopia, only 

Dire-Dawa, Asmara, Addis Ababa and its surroundings, were the focus 

of the few existing industrial activities that comprised Ethiopia's 

largest enterprises. 

Although there is a long history of urban development in 

Ethiopia, systematic urban population censuses and sample surveys 

were not carried out prior to 1960. As a result, data on 

population growth for urban and rural areas are limited. However, 

according to the national sample survey conducted in the mid 

1960's, only 8 percent of the country's population lived in 195 

towns of more than 2,000 inhabitants^ each. Although this 

proportion is relatively small for the continent of Africa, urban 

growth in Ethiopia during 1960 - 70 occurred at a rapid rate of 
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6-7 percent annually. In the late 1970's the Central Statistical 

Office (C.S.O.) listed 255 towns with populations more than 2,000 

people. According to a C.S.O. projection, the urban population 
Q 

for 1980 is approximately 4.1 million (13.6% of the total 

population) and for 1985 the urban population will be 5.4 million 

(15.6% of total population). Of the urban centers, the largest 

cities of Addis Ababa (1.7 million), Asmara (439,000) and Dire-Dawa 

(97,300) accounted for nearly 47 percent of the total urban 

population in 1980.^ About 2.5 percent of the annual increase in 

urban population has been attributed to natural growth and more 

than 4 percent to migration from rural to urban areas.** This is 

equivalent to an annual urban growth rate between 6.5 and 

7.5 percent, which is more than two and half times the national 
12 population rate. 

The rapid population growth of small and intermediate-size 

urban areas in Ethiopia results primarily from "rural-urban 

migration" within the same region. According to a C.S.O. survey 
13 of seventeen major urban towns, an average of 28 percent of the 

town population have migrated from rural areas to the same region. 

Furthermore, an average of 20 percent of the population have migrated 

from other urban centers and from rural areas of other regions, 

while only 45 percent were born in the same region. In the case of 

Addis Ababa, available data for 1961-67 indicate that a total of 

194,300 migrants were arriving in the city each year. Of these 
14 migrants, 30 percent were from the regions of Addis Ababa. 
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In the process of migration, the age profile of about 

60 percent of the migrants falls within the age groups of 15 - 49 

years. The C.S.O. (1980) shows that, in the 17 major towns 

(excluding Addis Ababa and Asmara), 37 percent of migrants were 

between 15-29 years of age and 28 percent were in the 30 - 40 age 

group. 

The basic motives behind the process of migration are the 

same as in most lesser-developed countries.^ However, in the 

case of Ethiopia, there were additional reasons for internal 

migration during the late 1960's and in the 1970's. These were 

the occurrence of severe drought and famine, as well as the wars 
16 with Somalia, and the Eriterian Liberation Front. 

Urbanization in Ethiopia, like most other African countries, 

has not been accompanied by industrialization. Until the early 

1970's development planning had been focused on the three major 

urban centers. Consequently Addis Ababa, received more than 

50 percent of the manufacturing industries operating in Ethiopia, 

and the rest were concentrated in the other two major cities 

(Asmara and Dire-Dawa).^ A complete absence of large-scale 

economic activity is characteristic of smaller towns and a number of 

urban settlements with population exceeding 10,000. Most of these 

settlements have low incomes per household and low living and 

educational standards, particularly when compared with the three 

major urban centers. The vast majority of towns serve as adminis¬ 

trative and educational centers, with small-scale trade as the 

principle economic activity. Although one observes a continuing 
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increase in the urban population, the traditional commercial base 

activities have stagnated and in some cases declined, creating 

unfavorable economic conditions. By contrast, the three major 

cities have become major marketing centers, where imported goods 

and locally manufactured products are distributed and stored. 

Among the most serious problems facing Ethiopian urban centers 

are inadequate employment, inadequate educational facilities and 

poor housing, infrastructure and related services. Newcomers.to 

the city come not because of the abundance of jobs but because of 

the relative poverty and educational limitations of the countryside. 

As statistics for Addis Ababa show in 1967, over 50 percent of the 

working age population is unemployed; of which more than 75 percent 
18 are female. According to the C.S.O. survey for 17 towns taken in 

1979, there were 421,659 working age people (10 years and above) of 
19 which 58.4 percent were unemployed or economically nonactive. 

The overwhelming majority of migrants to the city are mostly 

laborers with minimal skills. The exceptions are those who migrate 

from urban to other urban areas. Once in town, switches are often 

made by employees from one occupation to another more favorable one. 

Common non-laboring occupations include: house building; security 

and other clerical jobs related to commerce; selling of food, 

operating teg-bets (local bars), knitting, spinning and dress¬ 

making, as well as prostitution. Before the government change in 

1974, a laborer's job, and other similar jobs, paid roughly less 

than one Ethiopian Birr per day. 



Issues related to development planning in Ethiopia have been 

limited to the physical features of a few towns. At least until 

the early 1970's, social planning through urban education, training, 

employment and health, as well as welfare programs, was practically 

nonexistent. Only a few towns outside of the capital possess 

master plans and none actively engage in comprehensive planning. 

During the regime of the conservative monarch, Haile Selassie, 

government authorities and foreign consultants prepared different 

town plans without involving urban residents in their formulation 

and execution. In a very few cases (such as Addis Ababa) 

employees of the municipality's technical department participated 

in the drafting of city development plans. However, for any of 

the plans that were developed during the period, unrealistic goals, 

limited legal authority and inadequate resources prevented their 

achievement. 

Barriers to the implementation of urban development plans in 

Ethiopia are numerous. One major barrier is the broad definition 

given to goals and the uncertainty of political support attached to 

the planning objectives identified by foreign planners with little 

local input. This uncertainty has generated serious administrative 

and management problems, a common phenomenon in most African 

nations. Budgeting to set specific priorities, even for short-term 

objectives, became the subject of confused and extended debate, 

resulting in distorted and unnecessary implementation strategies 

and wastage of resources, through a lack of coordination. For 

instance, in Addis Ababa newly built roads typically did not provide 
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for bus stops and had to be torn up and rebuilt several times for 

laying underground cables, drainage ducts and water pipes. In 

addition, the lack of effective zoning authority by any of the 

responsible agencies, created a favorable situation for unscrupulous 

private developers, who laid out plots and built dwelling units at 

their own discretion. In practice, they rarely complied with 

building guidelines and typically made no provision for adequate 

infrastructure, even street access. 

Besides the problems created by inadequate resources and a 

lack of administrative skills, there were other obstacles of a 

legal and political nature. Land-use guidelines proved to be more 

concerned with protecting and furthering the interests of the urban 

elite, than with accommodating the pressing needs of the majority 

of city and town dwellers. 

The other major barrier to better development in urban areas 

is the extensive construction of unauthorized housing units. For 

instance, dwellings suddenly appeared in places designated for 

recreational or educational uses, or in places where other 

projects were already underway. Consequently, one could see 

buildings in most urban centers, which do not meet minimum 

construction and sanitary standards, covering more than 70 percent 

of the land area. 

B. Management Of Urbanization After 1974 

In 1974, representatives from most of Ethiopia's military 

units formed an Armed Forces Coordination Committee, called "Derg", 

and gradually assumed political power. These representatives 
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included mostly radical junior officers. After suspending the 

parliament and the constitution, arresting the Emperor, Haile 

Selassie, they established a provisional military government in 

September of 1974. The new Provisional Military Administrative 

Council (P.M.A.C.) drastically altered the inherited urban norms 

by nationalizing all rural and urban lands, large firms and extra 

houses. By late 1975, central government officials stressed 

the importance of planning for social and economic development and 

argued that urban development must no longer occur in isolation 

from rural considerations. The staff of the Ministry of Urban 

Development and Housing (formerly the Ministry of Public Works and 

Housing) began work on a new structural arrangement designed to 

institutionalize integrated regional planning in Ethiopia. Along 

with other measures, the PMAC moved to centralize the function 

of preparing regional and urban development plans under the 

Ministry in July of 1975. (As we shall see later, the implemen¬ 

tation of these development policies are decentralized.) 

In short, the new government's initial actions indicated a 

commitment to comprehensive planning and social change throughout 

the country. The PMAC removed many barriers to planned urban 

development. Urban planners no longer needed to struggle to resolve 

complicated land ownership disputes. Speculation in land suddenly 

terminated with the abolition of private ownership. The government 

shifted sizable tracts of urban land under its direct control, with 

the arrangement that persons or families could secure possessory 
22 rights to use no more than 500 square meters of the land. 
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Proclamation No. 47 of 1975 also allows the government to retract 

possessory rights, whenever urban land is not utilized within a 
23 specified period. Finally, the government retained broad 

authority to expropriate any urban land or house for public use. 

These measures greatly strengthened the ability of the Ministry of 

Urban Development and Housing (MUDH) to control land use and con¬ 

struction, and to generally direct physical growth in conformance 

with the objectives of comprehensive urban plans. In this respect, 

Ethiopia became one of the very few countries in Africa to achieve 
24 the capacity necessary to resolve problems of urban environments. 

Following the above-mentioned changes by PMAC, it further 

established a new socio-economic structure at the local level: 

the urban cooperative, or urban dweller's association. Under 

Proclamation No. 47 issued in August of 1975, the PMAC assigned 
25 important urban development roles to the Kebeles. Neighborhood 

cooperatives are expected to mobilize the energies of their members 

in support of the government's urban plans. With the advice and 

technical assistance of local and central government experts, the 

Kebeles are authorized to participate in the construction and 

direction of schools, clinics, roads and other infrastructure 

facilities, as well as markets and recreational facilities. 

Proclamation No. 104 of 1976 expanded the list of Kebele association 

duties and powers. Within their jurisdiction, urban dweller 

associations are given responsibility for preserving and main¬ 

taining private trees and forests, to fell, mow and sell trees and 
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grasses except those specially demarcated. They are further 

empowered to develop forest resources, protect the soil from 

erosion and beautify the urban centers by carrying on afforesta¬ 

tion to replace felled trees in unutilized areas, along streets 

and around residential areas. They are also concerned with public 

health in conducting hygiene, education activities, eradicating 

illiteracy and keeping a register of the number of residents, 

births, marriages and deaths. 

Proclamation No. 47 also incorporates important provisions 

related to housing that allow the Kebeles to overcome the financial 

barriers associated with implementing development planning objec¬ 

tives. It grants each Kebele access to revenues from local rents, 

in its locality, that do not exceed 100 Birr. Rent payments 

are to be collected by the cooperative society and used for the 

building of economical houses and the improvement of services in 

the area. In most neighborhoods, urban Kebeles are collecting 

sizable sums of money from rent payments. For instance, the city 

of Addis Ababa, according to the Ministry of Housing and Urban 

Development (MUDH) report in 197/, there are 224,140 housing units. 

Of these, 34 percent are in the category of "privately-owned" and 

4 percent whose rents are more -than 100 Birr are administered by 
26 

Public Housing and Rental Administration Office. The rest, 62 

percent are administered by Kebeles. With the rental value of the 

housing stock mostly in the category of between 3-20 Birr per month, 

the Kebeles are effectively responsible for most of the money that 

is collected and allocated. 
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All Kebeles within an area, that are defined by MUDH, form a 

higher urban dweller's association, or Kefetegna. It is the 

Kefetegnas that are charged with numerous functions, including the 

study and implementation of ways to improve community service 

delivery by coordinating the financial and manpower resources of 

the Kebeles within their boundary. In the most populous cities 

where more than one higher cooperative exists, such associations 

must jointly form a central urban dwellers association, whose 

function is to perform the duties expected of the municipalities. 

Specifically, central urban dwellers associations are charged and 

empowered to: 

1. lay out sites, close and maintain streets, squares, 

bridges, resorts, parks and public gardens; 

2. to insure that sewage systems and houses are built 

properly and according to plan; 

3. organize and prepare for public use water, electricity 

supplies, large market places, cemeteries, drainages, 

public baths, theaters and public halls; 

4. provide, in cooperation with the concerned government 

offices, adequate transport services through the urban 

center; 

5. organize fire brigades, ambulance services and garbage 

trucks; 

6. insure public health and hygiene in the urban centers; and 

7. operate and coordinate social service programs in 

collaboration with the concerned agencies. 
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In summary, the most innovative feature of the new proclamation 

has as its base neighborhood associations (Kebeles), with membership 
27 ranging from three to more than five hundred households governed 

by an executive management committee with a minimum of fifteen 

members. At the next administrative level there are the higher 

associations (Kefetegnas) with committees of twenty six to thirty 

members. Finally, in the larger towns and cities, there would be 

a central urban dwellers association, roughly equivalent to a 

city council and elected mayor. In towns where central urban 

dwellings associations are not established because of the 

population size, the higher urban dwellers association (Kefetegnas) 

perform the duties of the central association. (See figure 2.1) 

While the introduction of this new type of institutional 

structure seems to be approaching maturity, the basic problem, 

especially at the basic level of the Kebeles, is the inadequacy of 

funds to finance projects. The magnitude of this constraint is 

clearly evident when it comes to solving the massive problems 

associated with housing and related services. 

C. Housing Conditions and Their Causes in Contemporary 

Urban Centers 

Under the PMAC government, the housing problem in Ethiopia, is 

becoming recognized as being both social and economic in nature. 

The negative impacts of high rates of urbanization on the standards 

of the urban life is a major contributor to inadequate and sub¬ 

standard housing conditions. These conditions are characterized by 
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a settlement pattern where basic services, such as access to 

treated water, sanitation, electricity, transportation, health 

services, education centers etc., are either nonexistent or are 

inadequately provided. In addition, the income level of a majority 

of the population is far below the level at which favorable living 

standards can be provided. Above all, the problem is one of 

poverty and poor physical settlement conditions. 

The socio-economic benefits to be gained from amelioration of 

substandard settlement conditions are likely to be substantial. 

First of all, it will alter and substantially improve the health 

conditions of settlement dwellers. Diseases which are affecting 

the majority of the urban population, primarily due to a lack of 

adequate sanitary facilities, garbage disposal and treated water, 

could be at least minimized, if not eliminated. Secondly, the 

improved public health would substantially increase the productivity 

of the population, so that they could participate more actively 

and effectively in the urban economy. Thirdly, the resulting 

increase in household income would allow for more saving, better 

levels of investment and, ultimately, for a higher standard of 

living. 

As mentioned, in the past there were no programs that addressed 

problems of housing and related services. The immediate effect of 

nationalization of urban land and extra houses, was that it 

brought the housing problem to the surface: a problem repeatedly 

underlined by recent housing surveys. However, while the 

nationalization of the housing stock also had an immediate impact 
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on the poor and middle-class by way of rent reduction, it seems 

that the Ministry of Housing and Urban Development have not yet 

been able thoroughly redress the problem of poor housing 
29 conditions. As the latest statistics indicate there is an acute 

shortage of adequate housing and a continuing problem of maintenance 
30 for housing that is still in reasonable condition. 

1. Household Income Levels and Housing Conditions 

The bulk of the urban econon\y of Ethiopia is not only 

characterized by a slow rate of growth * but also by a wide 

disparity in the wealth of its citizens. For instance Figure 2.2 

represents data for most major cities (except Addis Ababa and 

Asmara), where the Central Statistical Office (C.S.O.) classified 

household monthly income starting from those whose income is less 

than 24 Birr to those exceeding 1250 Birr. Although there is a 

significant difference in the percentage distribution of income 

groups among the different urban centers for which data were 

available, the combined average monthly income of the 17 towns show 

that 61 percent of the total households have incomes less than 

100 Birr per month, while 1.8 percent have incomes more than 

700 Birr. In Addis Ababa, which has the highest per capita income 

of the Ethiopian cities, only 3 percent of the households command 

earnings of more than 700 Birr per month and about 50 percent 

have income of 50 - 100 Birr, compared to 20 percent for the 

same income group in 17 other major towns. This indicates a 

disproportionally low income group concentrated in urban areas 

outside of Addis Ababa and Asmara. 
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Figure 2.2. Percentage distribution of households by income group 
for 17 major towns in Ethiopia, 1979 (excluding 
Addis Ababa and Asmara). 

Monthly 
income 
group 
in Birr 

Percentage 

Source: C.S.O. Addis Ababa. Statistical Bulletin 27, 1980, pp. 318-326. 

Although it is too early to assess the impact of PMAC's 

policies, at least from the past regime it can be observed that, 

as the urban population grew so did the proportion of the lowest 

income group. This happened without apparently diminishing the 

power of the wealthy minority. 

Since 1974 there has been a freeze on salary increases for 

those earning above 285 Birr per month in government service, and 
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450 Birr per month for those employed in state enterprises. 

Actually the freeze was extended to all salary levels, with the 

exception of those groups whose income was below 50 and 100 Birr. 

Although the steps taken by PMAC were justifiable in terms of 

income redistribution, Its continuation has begun to have serious 

effects on living standards, particularly for unskilled and semi- 
32 skilled lower income groups. The policy of land reform was 

largely aimed at rural areas, and in urban areas there were fewer 

benefits from the reform. 

Based on studies of the income level of the urban households, 

(especially the lower group) one can speculate with caution that 

a very limited proportion of household income can be devoted to 

housing over the other necessities of subsistence, such as food and 

clothing. Consequently, households in the lower income group, 

which amounts to over 60 percent of the urban population, would 

have to invest a large proportion of their income in order to 

provide themselves with modest housing. Those households whose 

income falls between 100 and 300 Birr per month can, in theory, 

afford proper housing with less difficulty. However, in all 

cases the size and the quality of housing depends upon the 

households relative position on the income ladder. It is 

generally only those at the top of the income ladder who enjoy the 

security of regular employment, sufficiently high incomes and some 

collateral that gives them access to credit for the construction 

of their own dwellings. In the ease of Addis Ababa these households 

amount to 20 percent of the population, while in case of the other 
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17 towns for which statistics are available that only accounts for 

12 percent.^ 

Another indicator which demonstrates the incapability of 

lower income groups to own their own houses is that almost 68 percent 

of the total households are paying rents and about 75 percent of 

the total housing stock are rented for less than 5 Birr per 
34 month. Therefore, it could be concluded, although again with 

caution, that the monthly rent reflects the quality of affordable 

housing: housing that can only be described as being substandard. 

In addition, there appears to be an imbalanced distribution of 

the housing stock among income groups in most urban centers. For 

instance, households with favorable (higher) incomes seem unable to 

find the quality of housing commensurate with their income level, 

end up with units whose rental values are less than 5 Birr per 

month and are also in relatively poor condition. 

A further factor contributing to both household income and 

indicator urban housing needs is family size. In the case of the 

17 ihajor towns, where data are available (see Table 1.2), the 

average number of persons per household is 4.08, and the average 

number of children per household, whose age is under 15 years old, 

is 1.83. Consequently, the average number of persons per household 
35 who are employed is relatively low at 1.15. Furthermore, in these 

towns the principle source of employment is from seasonal jobs, 

(construction, farm production, other labor, etc.). And, in reality, 

those who have regular or fixed jobs are much less than the figures 

indicate. In addition, within the household, there are those who 



Table 2.1 Population, Households and Average Number of Persons 
Per Household by Town (For Seventeen Major Towns). 

TOWN 
TOTAL 
POPULATION 

TOTAL 
NO. OF 
HOUSEHOLDS 

AVERAGE 
NUMBER OF 
PERSONS 
PER HHS.* 

AVERAGE 
NUMBER OF 
CHILDREN 
UNDER 15 
YRS. PER HHS 
(USING TOTAL 
HOUSEHOLDS) 

AVERAGE 
NUMBER OF 
CHILDREN PER 
HOUSEHOLD 
(EXCLUDING 
ONE PERSON 
HOUSEHOLDS) 

Bahr Dar 48,200 10.620 4.54 2.02 2.34 

Debra Brehan 22,135 5,993 3.69 1.58 1.94 

Debre Ze1t 44,722 10,880 4.11 1.90 2.30 

Nekenrt 24,478 5,283 4.63 2.30 2.66 

Metu 9.877 2,515 3.93 1.67 2.05 

AMASSA 24,175 6,366 3.80 1.83 2.51 

Dire DAMA 73,466 19,965 3.68 1.50 2.01 

Goba 19,943 4,839 4.12 2.18 2.58 

AssailA 31,475 7,726 4.07 1.80 2.34 

Godar 58,359 13,960 4.18 1.90 2.23 

Mekala 42,130 10,088 4.18 1.90 1.23 

Dessle 67,298 15,954* 4.22 1.86 2.26 

Akakl 32*321 8,204 3.94 1.71 2.01 

Jltima 57,861 14,087 4.11 1.84 2.32 

Arba Minch 14,250 3,812 3.74 1.54 2.01 

Harar 55,519 13,714 4.05 1.80 2.23 

Nazareth 61,505 14,382 4.28 1.86 2.28 

Total 

(17 tOMns) 

687,714 168,388 • 4.08 1.83 2.25 

Source: Central Statistical Office (C.S.O.). Population, Labor 
Force and Hiring Characteristics of Seventeen Major Towns. 
Statistical Bulletin 27, Addis Ababa, 1980, p. 34. 
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either too old to work or are handicapped, and therefore currently 

unlikely to find favorable job opportunities. Considering that 

only about one person per household has a regular source of income, 

the rest of the family (75 percent of the household members) seems 

to be totally dependent with regard to basic health expenses, 

shelter, food, education and other basic necessities. These 

conditions of: (1) inadequate economic opportunities resulting in 

a majority of incomes below 100 or 50 Birr per month and, (2) the 

vulnerability of the source of family income, combine to make 

sufficient long-term investments difficult to achieve. 

2. structural Conditions of the Housing Stock 

The proper building materials play a key role in the provision 

of housing. In Ethiopian urban areas, most of the housing stock has 

been constructed using traditional techniques but with unskilled 

labor and insufficient or improperly used building materials. 

In the 17 major towns, 74 percent of the total housing units 

have walls constructed out of wood and mud, with only 2.7 and 

16.8 percent of the housing units having walls constructed out of 

brick, and concrete blocks or stone, respectively. Other materials 

are also commonly used, although not specifically stated in the 

statistical data. For instance, about 6 percent of the houses 

probably used waste materials (i.e., pieces of woods, metals, 

hard-board) for wall construction. 

Within the 17 towns, different types of floors construction 

are also used. Statistics show that more than 68 percent of the 
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existing units have earthen floors, while 20 percent, 4.6 percent 

and 3.5 percent of the housing units have floors made from concrete, 

wood and tiles, respectively. In the case of the ceiling of the 

house, more than 77 percent of the housing stock have nothing, 
38 while very few houses use hard-board and fabrics. 

The type of material used in the roof construction of most 

urban houses is mainly corrugated iron sheets. In this respect 

more than 90 percent of the urban houses use corregated iron 

sheets as a roof, while the use of cement or concrete in roof 

construction is almost non-existent. Thatch roofed houses are 

still in existence in most urban areas, although their number is 

relatively small (less than 5 percent). There are certain 

urban areas (Harar, Dire-Dawa and Mekele) where wood and mud are 

the basic components of roof construction. This is mainly due to 

the hot climate, and to some extent to traditional techniques of 

housing construction. 

By and large the materials used in housing construction are 

appropriate. They are indigenously produced, relatively cheap and 

abundant, and fit the environmental conditions (e.g., climate) of 

the country. However, the problem is that they are used 

insufficiently, inappropriately and in an unskilled manner. Con¬ 

sequently, durability and adequate maintenance are severe problems. 

By contrast, houses constructed properly using indigenous materials 

and methods have long-term durability, lasting sometimes more than 

fifty and sixty years. If they have proper foundations using 

cement and concrete, their life span can be even greater. 
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One consequence of the improper use of materials in the 

housing construction is impairment of public health. For instance, 

most urban dwellers suffer from illness caused by climate 

(weather) changes. Many have been victims of natural catastrophies, 

such as rain, storms, heat and waves. In some areas, where the 

winter cold combine with rain, the houses are incapable of providing 

adequate protection to their inhabitants. Many houses, rather than 

providing proper shelter, become havens for health vectors like rats 

and insects, resulting in high potential for disease and illness. 

Fire incidents are also very commonly observed in many urban areas. 

3. Construction TeChnolOgy 

In Ethiopian housing construction, at least until the early 

1970's, it is possible to identify three different scales of 

operation and levels of technology. First, there were very few 

major enterprises with large fixed capital investments and advanced 

technical capacities. Those few were located mostly in the capital 

city and were mostly engaged with large government construction 

projects. The second type of technology involved small units 

operating with limited capital, but with considerable labor 

intensity (skilled and unskilled). These firms sometimes operate 

as sub-contractors on big governmental projects, but mostly they 

operate independently in the construction of individual housing units. 

Again the firms are small and very few in number and they are 

usually operated within the limits of the three major cities. In 

both cases, especially in the big enterprises, construction 
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materials, such as cement, steel and other finishings were imported. 

There were no government-backed public housing projects involved. 

Finally, there are informal operations, using traditional (craft) 

technology and indigenously produced materials. 

While Addis Ababa accounted for close to three-fourths of all 

housing production, mostly from technologically advanced operations, 

almost all the housing stock in the other 17 major centers were 

produced using informal, traditional technology. The heavy demand 

for modern building materials (locally made and imported) from 

government projects and the few private projects tended to push up 

the construction material prices, leading to rapidly increasing con¬ 

struction costs. Consequently, available construction materials 

were limited to the large cities and could not be afforded by the 

majority of the urban population. The inevitable result is that 

a high percentage of urban houses are constructed with locally 

available resources and, as pointed out earlier, in an improper 

manner that results in a hazard to their inhabitants and in a luck 

of durability. In fact, according to the 1967 Addis Ababa housing 

and population census, where all urban houses were classified based 

on their structural type into three groups ("permanent", "semi- 

permanent" and "improvised"); the number of "improvised" dwelling 

units dominate. As the name suggests these are houses of a 

"make-shift" nature, roughly akin to rudimentary shacks. 

In 1979 the Ministry of Housing and Urban Development reported 

that there are 224,140 housing units in Addis Ababa. Of these, 

34 percent were privately owned and 62 percent, with rental values 
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less than 100 Birr per month, were administered under the urban 

dwellers association (Kebeles) and only 4 percent, with rental 

values above 100 Birr per month were administered under the Public 

Housing and Rental Administration. Of these publicly owned houses, 

those with rental values less than 100 Birr (i.e., 62 percent) were 

classified as "semi-permanent" and "improvised".40 In the 

seventeen towns, other than Addis Ababa, there are a total of 

150,546 housing units. Of this total 63 percent of the housing 

units were categorized as being "semi-permanent". Nine percent as 
41 "improvised" and only 28 percent as "permanent". 

4. Service Infrastructure 

Another major indicator of the adequacy of the housing 

environment is the extent to which housing units are provided with 

proper infrastructure. Here, consideration should be given to 

services, including piped water supply, sanitary toilets, 

electricity, proper kitchens, fixed baths or showers, adequate 

sewage disposal and solid waste collection. Besides these 

services, others that might be considered to relate to the well¬ 

being of the community are: paved streets, neighborhood recreational 

areas, educational facilities, and accessible commercial services. 

However, of primary consideration here are the basic service 

necessities within the immediate environs of the dwelling unit. 

With regard tp treated water, available statistical data show 

that there are four modes of supply to housing units (see Table 

2.2). They are: piped water delivered to (1) the dwelling compond, 

(2) the community, (3) the housing unit, and (4) by water delivered 



T
a
b
le
 
2
.2

. 
D

is
tr

ib
u
ti

o
n
 

(
P

e
r
c
e
n
ta

g
e
)
 

o
f
 

H
o
u
s
e
h
o
ld

s
 

b
y
 

M
o

d
e
 
o
f
 
W

a
te

r 
S

u
p

p
ly

. 

28 

4t 
S- to 
CD C 
x: fd CM o CO 
4P CD 
O E 

r— CM 

L <D 
CDX >> 

4P 4P 4P 
fd *r- in 
3 CD c • 

-a 3 CO in 
T3 i- E CM 

CD to E 
CL c o 

*r- •!—“ O 
CL 

•It 
4t 
CO 

S- 
CD *0 

4P CD C 
fdd 3 
3 O 

to CL CO ^fr 
•O C E 

CD T- O 
CL O 

CM 

•r— 
CL 

L 
CD in 
4P CD 4P • 
fdTJ'r in CO CO 
3 C CM CM 

to 3 
-a c 

CD T- 
£L 

CL 

CO 

cn 
t—4 

CT> 
to cn fM 
s- 
CD 

4P r— CM to 
C c 
CD LO 
O fd O 

-Q cn 4P 
c fd i— 
fd JO S_ 

PD <C o 
S- to ■*-> 

=D to L fd 
♦f— fd E 
-a E 
"O to r** 
< C r— 

s- 
<u 

+-> 
«s 

fd 
u 

•o 
c 
to 

to 
E 
to 
<D 
u 

CD 
4P 
fd 
5 

<u 
5 

to 
s- 
O) 

4- 
<u 
i- 

I 

to 
c 
<0 
CD 

s- 
<D 

O 

* 

CD 
u 
u 
<u 
CL CO 

•tr* 
CO 

sz 
u 

4P .f- 
to JC 

5s 

I 
to 
CD to 
•P a • 
tO tO >% 
4P 4P 4P 
tO •«— 

S- C 
>>0 3 

•— O E 
Q--0 E 
EPO 

•r- 3 U 
to O 

fd 
<0 E 
4P O C 
fO £• -r— 

-O 4- 
-o 

CD >> C 
r— r— fd 
-Q O- 
fd Q-"0 

•— 3 C 
•r IO 3 
fd o 
> U CL 
<d <u E 

4-> O 
ai <d u 

5s* 
CO 

I c c 
•I- •*— 

fd 4P 
XJ 4P L 
fd CD <u 

-Q Ol+J 
<C fd 

9 2P to s~ 
f- fd "o 
-o <u 
“O to GL 
C -O *r- 

r- CL 
4- O 
O-C O 

<D 4-> 
CD to 
I03P 
fd o c 
o x: <D 

CD CD 

5 
fd 

SZ 
to 

•r— 
CO 

CD 

CM 

in 
r- 
o> 

ay 
> 
s- o 

-X • 3 
fd vo in 
£ 

CD 
>> • s- 
nas 

4-> 
tO /^ «r- 
<d o -o 
coo c 
oav <D 
Or- Û 

<U LU 
4- 
CU • XJ 

fd 
XI 

"O fd 
C XI 
fd <C 

to to 
<U f- 

»— -o 
cu -o 

XI c 
CD 
x: c 

•r- 
fd 
X to 
fd "o 

X5 <L> 
<C <D 

to 

-o 
-o 
<c 

<u 

<u 

4P CD 
> 

c a> 
•r- O 

C r- 
<U fd 

fd o 
4P O 

<n 
CD 

4P 
s. 
o 
aj 
CD 
ex 

CD 
CD 
CD 
4P r— 
C X5 
CD 

CD 
CO 

4- 
O 

ID 
O 
CO 

VO to 
VO Ü 

*T3 +Ï 
to 

fd T- 

CD 
VO 4P 

Ü 
• fd 

CL S- 
Q- fd 

-c 
**o 

CT 
-o c 
c •«- 
fd to 

3 
in o 

ic 
CD 

"O 
X) C 
id fd 

X CD 
•»- o 
“O 5L 
c oh 
CD 
CL 
CL S- 

<C 3 »— 
O 

CD n 
CD fd 
to 

— co o fd 
o cr> T- 4P 

4P CO 
fd 

to 

O C 4P 

fd o. 
n o 
fd CL 

o 
CO 
cn 

id 
x> 
fd 

X2 
< 
to 

*5 

c 

rs* 
CM 

CD 

3 
ÛÛ 

fd 
o 

3 
CM- O" 

• O CD 

* 
■K 

£ < 

I— O <n O 
fd #*r" • o 

ora to-n 
4P * x> * fd 
(l)U<UZ 

I— CM CO 

O 
in 



T
ab

le
 2

.3
. 

D
is

tr
ib

u
ti

on
 

(P
er

ce
n

ta
ge

) 
o
f 

H
ou

se
ho

ld
 b

y 
T

yp
e 

o
f 

T
io

le
t 

F
a
c
il

it
ie

s.
 

29 

en 

* 
en «d 
£ • r—»• 
eu LO O 
.£ Csl 
p 
O 

P 
-r- TJ 
CL <D p*% 

£ • 
>> <o r“ 
S» sz 
O CO 

r— 

* 
•le 
LO 

• 
r— 
LO 

-P <D 
•*- -P CO 
CL rd • 

> r— en 
>>•«- LO • 
£ s. CO 
O O. r— 

(U 
x: «P LO CO r— 
co rd • • • 
3 > LO r** <*- 

r— •*— 
LL. £ 

r~ CM 

CL 

CO 
#»—»* 
en 

r— p- 
% en 

OJ r— 
(O P^ 
£ en 
(U P» CM C/> 
P *—«% £ 
£ LO 3: 
(U rd C'¬ O 
O JO en P 

<Ü r— 
£ JO £ 
(TJ <C O 

XJ rd •r-> 
£ en £ (d 

ID «r— rd £ 
-o £ 
TJ CO 
<c C r— 

"O 

<U C 1 < CM 
en eu 
£ £ £ 
(d o C • eu eu 

sz O • LO eu 
3 XVON P XJ 

TJ rd P» en £ rd 
£ eu S eu P 
(d IM * > 

>•» Q. >) eu #» 
en CO •O eu co eo 
P > O 
eu TJ CO O £ p co 

fmm «— rd CO 3 o 
•f— O £ en </) • 
O x: cnr— en O- 
P eu CU^-" eu o 

en P s» ♦r » 
O 3 eu 3 P o 

O p • P en co 
|M -C eu rd •r- • «r en 
O JX XJ TJ LO £ 
3 TJ rd £ LO eu 
QL eu TJ XJ eu p 

c C <C Q. TJ O • • 
P •r- rd X £ rd rd 
O 

-i CO • 
co 
r— 

LU rd L 
rd 

XJ 
rd 

(U o eu TJ TJ •d- x: JD 
en o a LO CJ <C 
rd eu O 
P eu XJ x: • en co 
c x: eu £ eu a. c *»— 
eu p ^ « ■r- co Q. •r’- TJ 
o 3 en TJ 
£ CO rd en O P- 3 < 
eu eu XJ TJ □C O 
o. P • rd eu TJ m * 

rd co XJ eu rd £ P- 
r— u eu <C 2E <d TJ CM 
r—■ •r— *i— rd £ 
rd TJ P en P O in rd £ 
£ C *r- •f- £ •r— 
</i TJ eu a> eu ** P 

•r— TJ £ £ r— eu eu 
rd P O <C Q. •r— XJ u r— 

• £ rd O O rd £ r-” 
eu en eu P eu < h- o 3 
P eu u JC 0) TJ u. CO 
rd *r- S- P p > £ X 
O P eu *«- eu rd •T- £ r— 
♦r* «r a. o. c o TJ 3 rd 
“O r— *r- rd £ O O 
C *r- LO >> £ eu XJ •r- 

•r- ej • L £ ' rd rd Q- rd P 
rd r- TJ eu •r— £ Q.P CO 

CO P LO JX U co <c •r— 
eu TJ rd O m P 

•r- £ rd eu P CO eu c rd 
P O S- £ £ eu o p 
-r- O rd rd >> O en *r- CO 
r- TJ £ -c eu • P 
•r- P CO CO > P * rd 
O 3 < £ rd £ O r— • 
rd O TJ 3 o CO 3 CO 
P P c en P a en a £ 

P O rd eu eu »— o 5 
P O eu oc a. O 
(U eu eu r— # i P 
r- eu CO P Q- 3 • • • • 
•r* en rd rd £ rd O rd O £ 
O rd U > rd SZ • XJ • O 
P P •r— en co CO rd </) •«■o 

C 
s- eu 

eu £ 
-C o. C cû O 

jQ • rd 
<U2 

eu u P 
jr £ eu 1 i 1 
P eu c: en 
o a. ►-» 3 CM 1 CO 

* «K 
• • 
co 

* eu 
u 
£ 
3 
O 

CO 



30 

by other means such as: wells, streams, and rain water collection. 

However, most urban housing units, or households, get their water 

supply from piped water to either the dwelling compound or the 

community. Very few have water piped direètly into their housing 

units. Once again the situation of water supply in urban areas 

outside of the two major urban center (Addis Ababa, and Asmara), 

is less favorable. 

The method of water supply is reflected directly in the 

income level of the households. The data available for the two 

cities of Asmara and Dire-Dawa indicate that the income group 

earning less than 300 Birr per month have water either supplied to 

their compound, or they use public taps. Of those whose income is 

greater than 300 Birr most have water delivered to their compound, 

but very few have private taps in their houses. 

With regard to availability of sanitary facilities, (see 

Table 2.3), a great majority of the urban population in the 

seventeen cities lack the appropriate toilet facilities and less 

than 4 percent of the households have flush toilets in their units. 

Once again the availability of proper or better toilet facilities 

seems to depend totally on the income level of the household. 

Other major problems are the disposal of solid waste and 

liquid effluent. The lack of proper facilities encourages various 

diseases which often propagate quickly in the unsanitary conditions. 

Diseases such as typhoid, cholera, gastro intestinal complaints 

and some forms of dysentery are now commonly transmitted by drinking 
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impure water, using contaminated household utensils, or of disposing 

waste products improperly. 

Although the provision of a safe water supply seems to reduce 

the incidence of parasitic diseases; (e.g., malaria, sleeping 

sickness and yellow fever), it seems that an even more critical 

factor is the method of waste disposal. The way in which most of 

the urban population dispose of either liquid or solid waste (i.e., 

direct dumping) encourages the breeding sites for disease carrying 

insects. In most cases, these sites are close to dwelling units 

and form areas which children use as a playground. For instance, 

available data for the 17 major towns shows that most households 

dump grey water just outside or in front, of their houses (see 

Table 2.4). Disposal of brown water (i.e., sewage) takes the form 

of dry pits (private or shared) and septic tanks, although many 

households lack even these facilities. 

Solid waste, generated from material consumed by the house¬ 

holds and from animal raising, is usually dumped in the neighborhood, 

or in an outdoor space near the dwelling unit. In a very few cases, 

animal manure is used as an energy source, as a fertilizer, or it is 

mixed with small pieces of straw to make wall structures. In 

Addis Ababa, Asmara, and to some extent in Dire Dawa, the situation 

regarding waste disposal is more favorable. However, about 36 

percent of the households in Addis Ababa dump their garbage in the 

neighborhood,^ and an equal number of households do the same in the 

other two cities. 
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Table 2.4. Number of Households Waste Management Method 
for 17 Major Towns 

(Total number of households = 168,388) 

Waste Management 

Means 

Gray Water Brown Water . Sewages 

#H.H. #H,H. % #H.H. % 

Pit (private + «... 92,277 54.8 92,277 54.8 
shared) 

Septic (private + 7,072 4.2 7,072 4.2 7,072 4.2 
shared) 

Outdoor 69,039 41.0 69,039 41.0 

Dumped 161,316 95.8 

Source: Compiled, based on the information available in C.S.O. 
Bulletin 27 (1980), Table 10, pp. 304. 

Although Ethiopia is potentially rich in energy sources such 

as large deposits of lignite, large deposits of petroleum, 

natural gas and reserves of geothermal power, their availability 

as a source of household energy is many years away from development. 

To date, less than 5 percent of the potential sources of electricity 

have been exploited and the only real use that has been made so 

far is as a source of light.^ The major source of fuel in most 

households for cooking and heating is wood and, secondarily, 

charcoal. Some households also use cattle dung as a fuel, especially 

in the northern part of the country. 

Most of the housing in the urban centers lack proper kitchen 

spaces within the units. For instance, in Addis Ababa about 
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75 percent of the households have covered kitchen outdoors. In the 

seventeen other major towns only 34 percent of the households 

have private kitchen facilities and most of these are located away 

from the main dwelling units. Almost 34 percent of the households 

do not have any kitchen spaces and an equal percentage share open 

and covered outdoor cooking areas. 

In conclusion, housing problems in urban Ethiopia are 

considerable in both their magnitude and complexity. A majority of 

the housing is inadequately or bordering on inadequacy. Basic 

infrastructural services are non-existent in most urban areas. 

The magnitude and urgency of housing and related problems is also 

compounded by the economic circumstances of most of the urban 

population. The income level of a typical household is only enough 

to provide a subsistence level of living, and in some cases 

households exist below subsistence. In addition, even if the means 

can be found to allow households to save and invest in better 

housing, the lack of access to adequate construction technology 

seems likely to hamper the production of adequate housing. 
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NOTES 

1. This constant shift of capitals by feudal Lords ended in 1887 
when Addis Ababa became the capital of the nation. It was 
founded by King Minilik II. For further information regarding 
the historical formation of the city, Addis Ababa, see 
Tajebe Beyene- Let the City Talk. Addis Ababa: Artistic 
Press, 1977. (edited in Amharic) 

2. Akalou, "Urbanization in Pre-Twentieth Century Ethiopia" 
Ethiopian Geographical Journal. 5, Dec. 1967, pp. 37, cited 
in Obudho R.A. 1979, pp. 215. 

3. Tejebe Beyene, (1977). Ibid., pp. 5-32. 

4. Foreigners; mainly Italians, Greeks, Armenians and, to largest 
extent, Arabs were the major foreign groups who played a role 
in the shaping urban socio-economic patterns. 

5. Henri Baldet. Urban Study of Pi re Dawa♦ (B.A. Thesis, 
Haile Sellasi I University, Department of Geography), June 
1970 pp. 13, cited in Obudho R.A. 1979. 

6. Central Statistical Office. Survey of Major Towns in Ethiopia. 
Statistical Bulletin No. 1 Addis Ababa: Dec. 1968. 

7. The same classification of urban systems with regard to 
population size, exists in Kenya, whose numbers of urban 
centers were 68 in 1978. Under the same classification, 
Kenya's urban centers are projected to number 108 in 1983. 
The number of Nigerian urban centers in 1963 was 183, with 
populations more than 20,000 inhabitants, and 24 cities with 
populations over 100,000, Tanzania's number of urban centers 
in 1976 was 18 towns with populations more than 20,000 
inhabitants, and 350 towns with populations of 2,500 - 20,000 
inhabitants. 

8. This percentage rate of urban growth is very commonly observed 
in East Africa, whose urban growth rate from 1960 - 1970 
ranges from 6-7 percent, with the exception of Malawi which 
was 10.4 percent annually. For further information on urban 
and rural population growth, see, World Bank Atlas 1979 
(World Bank, Washington D.C., 1979) Patterns of Urban and 
Rural Population Growth. U.N. Population Division draft 
manuscript, 1979. 

9. Central Statistical Office. Population Labour Force and 
Housing Characteristics of Seventeen Major Towns. Statistical 
Bulletin No. 27, Addis Ababa: 1980. pp. 5. 
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10. Harold D. et al. (ed.) Ethiopia - A Country Study. 
Washington D.C.: U.S. Government Printing Office, 1981, 
pp. 70. 

11. Op. Cit. pp. 70. 

12. The annual growth rate of the Ethiopian population, which had 
risen steadily throughout the 1960's and 1970's, was estimated 
at 2.5 percent, roughly the same as that of many African 
countries, but substantially higher than the estimated 1.81 
percent annual rate for the world population. (See Harold D. 
et al., 1981, pp. 68. 

13. Central Statistical Office. Ibid., pp. 87. 

14. J. John Païen, "Urbanization and Migration in an Indigenous 
City: Case of Addis Ababa", in Anthony H. Richmond and 
Kubat D. Internal Migration: The New World and The Third 
Wôrld. Sage studies in international Sociology 4, Beverly 
HTTTs, California, 1976. pp. 205-224. 

15. In most lesser-developed countries when one asks, "Why do 
people migrate to urban centers?" one finds a variety of 
motives. Do people migrate because the urban way of life 
is viewed as a model of good life? Or, does it imply that 
African migrants to the cities reject their rural tradition 
and want to become urbanites? Or, do they view the city as 
the center of economic opportunity, diversity and self- 
expression? While we know little about the latter motivations, 
we can be certain from past studies that they migrate to urban 
centers to search for work, wages and other income; to trade 
and sell their labor; and to search for modern educational 
opportunities. 

16. Although drought and famine had been affecting some African 
nations (Kenya, Sudan, Uganda, Tanzania, Sierra Leone, Lower 
Zaire province, Nigeria, Chad, Mali, Upper Volta, Mauritania, 
and Somalia) during the last 10 years (1970 - 1980), the case 
of Ethiopia was exceptional in that more than 100,000 drought 
victims perished from starvation and related disease between 
1972 - 1975. The high mortality occurred in the North- 
Eastern and Western, as well as in the South-Eastern parts of 
Ethiopia. Much of the human loss could probably have been 
avoided, if the Ethiopian Government of Haile Selassie had 
responded less tardily to the early warnings from the agricul¬ 
tural survey department, as well as from international 
agencies. The drought and famine also contributed to the 
massive migration of rural people to the towns, in search of 
survival. The other causes of mass migration from a few of 
the urban centers in South and North, mostly to Addis Ababa, 
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was the war between the central government and Eriterian 
Liberation Front over the control of urban centers in the 
North, and the second major factor was the border conflict 
between Ethiopia and Somalia in the Ogaden Region, which 
resulted with a high mortality rate and migration to the 
safer urban centers. For.further information see, Oliver 
Roland et al. "Thé Cambridge Encyclopedia Of Africa1*. 
London: Cambridge University Press, Cambridge, 1981, pp. 307 
309. 

17. Lars Bondestam, "Notes on Multinational Corporations in 
Ethiopia". The African RéViêw 5, No. 4 (1975) 538-41, 
544-45, 549; Ethiopia C.S.O. Ethiopia: Statistical Abstract, 
1970 (Addis Ababa, C.S.O. pp. 120) and Duri Mohammed "Private 
Foreign Investment in Ethiopia" Journal of Ethiopian Studies 7. 
(1969, pp. 55-58) cited in R. A. Obdho et al. 1979. 

18. J. John Païen. Ibid, pp. 219. 

19. Although the statistical data was taken after 1974, when 
there was a change in government, that resulted in impacts 
on the socio-economic conditions of the people (related to 
employment facilities and income distribution), in reality, 
the unemployment percentage during the old regime was much 
more greater than the current conditions cited in this paper. 
Statistical Bulletin No. 27 p. 189-290. Information prior 
to 1974, see Eli Zinzberg,et al. Manpower Strategy for 
Developing Countries: LesSOnS from Ethiopia. Columbia 
University Press, 1967. 

20. "Extra houses" refers to houses not occupied by their owners. 

21. While the PMAC took other measurs to centralize all functions 
regarding development plans, all the personnel possessing 
the needed technical skills in planning were transferred to 
the Central Ministry. For further information see 
Ethiopian Herald. August 1, 1975, Addis Ababa. 

22. See Proclamation No. 47 of 1975, "Government Ownership of 
Urban Lands and Extra Houses Proclamation". Negarit Gazeta. 
35th year. 1975. 

23. Op. Cit. 

24. An increasing number of African governments are undertaking 
urban land nationalization schemes that involve less radical 
changes (compared to the Ethiopian situation) in prevailing 
patterns. For additional information, see United Nations, 
Department of Economic and Social Affairs. Urban Land 
Policies and Lând-USè Control Measures. Vol. 1, "Africa" 
(New York: U.N. ST/ECA 1167, 1973) pp. 32-30. 
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25. "Kebele" is an Amharic word used to refer to urban dwellers 
associations. However, in this context it is mainly used to 
refer to the smallest unit of the association. 

26. In 1979, a group of former staff of the School of Social Work 
in Addis Ababa University undertook a survey of nineteen 
Kebeles, of which ten percent of the households were inter¬ 
viewed. In addition, all elected officers of 25 existing 
Kefetegans (Higher Urban Dweller's Association) and 24 percent 
of elected officers of the 289 existing Kebeles (neighborhood 
dweller's Association) were interviewed. The main objective 
of the survey was to identify and assess the urban social 
development needs and problems in Addis Ababa. The major 
urban problems were found to relate to the environment: i.e., 
the provision of housing and.infrastructural services. In 
short, the result of the survey give insights into the general 
socio-economic structure of the city, Addis Ababa. For 
further information see Makonnen Bishaw, et al. Social 
DevelOpment Needs 1ft Addls Ababa. Addis Ababa, 1980. 

27. The size of the lower neighborhood associations depends on 
population and household size. For instance, in Addis Ababa, 
in 1975, there were 289 Kebeles (lower urban association) 
with average numbers of 4,021 people, and a total of 25 
Kefetegnas (higher urban dwellers association), with an 
average size of membership of 46,372 people in each (population 
of Addis Ababa 1975 being 1,159,300). 

28. Makonnen Bishaw, et al., Op. Cit. 

29. Although nationalization of urban housing was consistent with 
the current government's ideology, later in the analysis 
of the magnitude of housing demand it will be seen that the 
government has insufficient resources to provide adequate 
solutions to the housing problem. This, in turn, demonstrates 
the need for a more systematic and realistic approach to the 
nationalization of urban housing. 

30. Makonnen Bishaw, et al., Op. Cit., pp. 72-86. 

31. Makonnen Bishaw, et al.» Op. Cit., pp. 57, Table 41. 

32. First this is due to the fact that the government does not have 
sufficient resources to invest in economic sectors which could 
favor the unskilled and semi-skilled urban poor. Second, due 
to the nationalization of privately owned economic sectors 
and the freeze in income of those of higher economic classes, 
the job opportunities for the poor, that might have been 
provided by the private sector have been severely reduced. 
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33. For both Addis Ababa and the 17 major towns the assumption 
for the households who could afford proper housing is a 
monthly income of 300 Birr and over. 

34. C.S.O., Ibid., Tablesl7,18 and 19. pp. 311-326. 

35. C.S.O. (No. 27, 1980). Ibid., see Table 11, p. 272. 

36. C.S.O. (No. 27, 1980). Ibid., see Tables 18 and 19. 
pp. 168-286. 

37. C.S.O. (No. 27, 1980). Ibid., see Table 6, p. 300. 

38. C.S.O. (No. 27, 1980). Ibid., see Tables 7 and 8, pp. 301-302. 

39. Makonnen Bishaw, et al., Op. Cit., p. 74. Also, United 
Nations Department of Economic and Social Affaires. Methods 
Of Estimating Hôüsing Needs. New York: United Nations, 
ST/STA/T SER. F/12, 1967. 

40. Makonnen Bishaw, et al. 0£. Cit., p. 74. 

41. For further details of the classification criteria of the 
total housing stock in the 17 towns, see chapter III A-7. 

42. Makonnen Bishaw, et al., Op. Cit., p. 77. 

43. Harold D. Nelson. Ibid., pp. 170-172. 

44. Although a high percentage of households in Asmara (93 percent) 
and in Addis Ababa (98 percent) have electricity as a source 
of light, in the other 17 towns only 70 percent of the house¬ 
holds use electricity as a source of light, 22 percent use 
kerosene and 8 percent use wood as a source of light. 



III. ESTIMATION OF HOUSING DEMAND IN MAJOR 
URBAN AREAS OF ETHIOPIA 

The purpose of this section is to estimate and project the 

magnitude and distribution of housing demand in major urban areas 

of Ethiopia as a basis for assessing present housing problems and 

for the formation of appropriate planning strategies. The time 

horizon for the projection was 10 years, from 1980 to 1990. 

Seventeen major urban centers were chosen to form a representa¬ 

tive data base. This choice was made for several reasons. First, 

these urban centers form a relatively large sample and reflect the 

general urban problems of the country. Second, the magnitude of 

housing and related urban problems, although more acutely reflected 

in these towns than in the three major cities of Ethiopia, namely 

Addis Ababa, Asmara and Dire Dawa, is more representative of 

nationwide urban conditions. Third, until tfery recently, the three 

major cities were the focus of most Ethiopian urban studies, while 

other urban areas, including the seventeen towns, were neglected, 

a situation this thesis hopes to redress. 

The source of data for the study was based on the 

statistical information gathered by Central Statistical Office 

(C.S.O.), on the seventeen towns, between May and August of 1978.* 

The objectives of this statistical survey were (1) to determine and 

project the size and age-sex structure of the population; (2) to 

39 
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provide data on the size and occupational distribution of urban 

employment; (3) to determine key demographic measures such as 

fertility, mortality, and migration rates; and finally, (4) to 

determine the size and condition of existing housing stock. 

A model of housing demand was developed, incorporating salient 

influences on household formation and, therefore, housing needs. 

The basic structure of the model, reflecting general characteristics 

of housing demand, was then modified to fit the Ethiopian situation 

and to allow incorporation of available data. The operational model 

was then used to simulate, or project, future housing demand under 

a variety of assumptions. 

A. A Model for Projettihg Housing Demand 

The sturcture of the housing demand model is diagrammatically 

described in Figure 3.1. It takes the form of a dynamic relational 

"stock" model, in which the stocks represent population and housing 

characteristics. The magnitude of the relations among the "stocks" 

are determined by "rate variables", incorporating those factors 

that influence changes in the stocks. The direction of the 

relations are fixed, and largely determined a priori as a working 

theory of housing demand, although "feed-back loops" are also 

incorporated where appropriate. The model is dynamic, i.e., it 

explicitly incorporates a temporal dimension in the form of a 

1-year time step. The model is also structured to allow interven¬ 

tion of external, or exogenous, factors in the form of policies 

or strategies, by allowing such interventions to be incorporated 



F
ig

u
re
 
3
.1

. 
D

ia
gr

am
m

at
ic
 

re
p

re
se

n
ta

ti
o

n
 

o
f 

th
e 

st
ru

ct
u

re
 
o
f 

th
e 

h
ou

si
n

g 
de

m
an

d 
m

od
el

. 

41 



42 

into the "rate variable" structure of the model. Certain aspects 

of housing supply are also incorporated, by extension, in order 

to complete important "feed-back" mechanisms that influence demand 

estimation. It is thus a class of planning model developed 

explicitly for simulation of "if, and then" propositions. 

The following is a description of the model components, 

including pertinent data and assumptions. Step-by-step calculations 

are presented in Appendix B. Simulation results are incorporated 

towards the end of the following narative. 

1. Popùlàtiùn Growth Rate 

The growth rate of urban population was determined on the basis 

of available data. Three components were considered. They are: 

birth rate (3.7 percent), death rate (1.11 percent) and immigration 

rate (5.2 percent). The resulting growth rate of 7.8 percent per 

annum was found to be consistent with other findings from the United 
2 

Nations and other studies. Further, the growth rate was assumed 

to be constant over the period of the study (1980 - 1990). 

2. Household Formation Rate 

Five assumptions were made in determining the household 

formation rate. All were based on available data, and were 
3 

generally consistent with "cohort-survival techniques". 

First, in most urban areas it was assumed that the household 

is formed around the person responsible for the preparation of 

meals and similar types of household care. In most instances, this 

person is female.^ The age at which a female may begin to perform 
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the above role in her own right, independent of her family, is 

with her first marriage. Marriage age depends on different factors, 

such as cultural mores and economic conditions. For Ethiopia, 

the marriage age was assumed to start at 20 and continue until 
5 

49 years of age. After the age of 49 years, women were assumed 

to retire and become incorporated into the household of their 

children. 

Second, available data indicates that marital status shows 

systematic changes. For instance, the number of divorced and widowed 

females increases as the age group increases. Starting at 20 - 24 

years to 45 - 49, the percentage increases from 24 percent to 

33 percent,respectively. However, here it has been assumed that 

these groups have already formed households. A major reason 

supporting this assumption is that, at the time of the survey, of 

the total number of households, about 19 percent had single person 

heads of household. Therefore, it was assumed that the percentage 

of the females that were either divorced or widowed but not 

remarried was the same rate, i.e., 19 percent. 

Third, concerning the migration factor, it was understood 

from other studies** that migrants usually do not move their families 

at once, unless they are sure of the available economic opportunities 

and other amenities. Usually migrants come on their own to urban 

areas and stay with their relatives until they develop independence. 

Also, from the statistical data it is evident that there are many 

migrants who finally become permanent residents of the urban areas. 

To be consistent with the other assumptions, and taking into 
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consideration the typical manner in which migrants become permanent 

residents, the size of the future household was taken as the 

number of the (single) female immigrants. 

Fourth, in all cases the death rate was not assumed to be a 

factor which could have significantly affected new household forma¬ 

tion. This was assumed because, generally death rates are much 

higher in the age group of 0 - 10 years and for those age groups 

over 50 years. By contrast, the death rate is very low for ages 

10 - 20 years, and is also very low for the age group of 20 - 49 

years, where most of the females forming households are to be found. 

Fifth and finally, all single females between 10 - 19 were 

assumed to form households while they reach marrying age through 

the time period of 1980 to 1990. 

Based on the above assumptions, the total number of households 

increase by 31 percent from 1980 to 1985. This was the result 

of two formation rates, i.e., 6.3 percent per year from 1980 to 

1981 and 5.4 percent per year from 1981 to 1985. Between 1985 - 

1986 the rate increased to 6.8 percent and then decrease and 

continue from 1986 - 1990 at 5.4 percent (See Figure 3.2). 

3. Distribution of Household income 

The existing distribution of household income was already 

cited (Figure 2.2). To be consistent with the model, all 

existing households were classified into four income classes, with 

an appropriate percentage distribution (See Table 3.T). 
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Figure 3.2. The procedural approach for the transference of 
single females age groups on the age line, through 
time, in the formation of households. 
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Table 3.1. Distribution of Households by Income Class 

Income Class (Birr) less 100 10D-300 300-700 700 + 

Percentage Distribution 
of Households 63 25 8 4 

Future changes in the income distribution among households 

were seen to be influenced by several factors. First, consideration 

was given to current government policies concerning socio-economic 

development of the country, in general. Second, government efforts 

to raise the standard of living explicitly through redistribution 

of income were noted. Third, by analyzing trends over the past 

five years, with regard to the changes among income groups, a 

baseline distribution was consolidated and insights gained into 

likely short-term future trends. 

Future changes in the distribution of income were calculated 

for four cases, each with different assumptions. For the first 

case, (Case A) redistribution of the "less-than-100" income group 

was made at the rate of a 2.5 percent increase per annum. The 

"300-700" income group was held constant. Generally, there was no 

increase in total income, i.e., there was a decrease in average 

household income of 4.7 percent occasioned by an increase in the 

household growth rate at 4.7 percent per annum. For the second 

case (Case B) the average household income was held constant with 

a redistribution of the "less-thân-100" income group at a rate of 
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a 2.5 percent increase in percentage distribution per annum. The 

"300-700" group was also held constant. A 2 percent increase in 

total income was assumed in the third case (Case C) with a 

redistribution of the 2 percent increase, proportional to the 

distribution within each group, i.e., "100-300" * 12 percent; 

"300-700" = 32 percent and "700 and over" = 56 percent. Finally, 

in the fourth case (Case D) the current percentage distribution 

of the four household income classes was assumed to be constant. 

(For detailed results of future distribution of income see App. B-l). 

The impact of these different cases on the future distribution 

of income among income classes is that, in Case A, by 1990, the 

percentage distribution of the "less-than-100" income class will 

be decreased by almost 7 percent. By contrast, the "100-300" 

income group will increase by almost 19 percent, while those income 

classes of "300-700" and "over 700", will decrease, reaching less 

than 0.3 percent in size. In Case B, the income class of "less- 

than-100" will increase by 14 percent, while the distribution among 

the "100-300" income class is similar to Case A. The "700 and over" 

income class will decrease by 2.8 percent. In Case Ç, the "less- 

than-100" income class will increase by almost 17 percent and an 

almost 20 percent increase will be observed for the "100-300" 

income class. The "300-700" income class will have a marginal 

increase of 0.77 percent and those of "700 and over" will be 

less than 0.6 percent by 1990. The most probable scenario is 

Case B, as this most directly conforms to the apparent government 

policies of income redistribution. The findings also illustrate 
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one of the problems of income redistribution. If not carefully 

structured, policies can effectively eliminate higher income groups 

and the contributions they make to production. 

4. DistribUtiOh of the HoiiSehol d Budget 

Another major component of the model is the change in the 

distribution of household budget among housing (rent) and other 

consumer goods and services. This component provides insight into 

the allocation of household income to different needs, according to 

income class. Essentially, the component provides information 

which will be the base for the classification and identification 

of the types of housing stock, according to their occupancy by 

income class. In addition, when it comes to policy implications, on 

the supply side, the information provides insight into the consumer 

goods and services in which the household might make changes in 

their expenditure patterns, in order to allocate more of their 

income to housing. For example, by defraying food costs, through 

the use of private or communal gardens, more income might be 

available for housing. 

Although the C.S.O. (1980) survey does not project the house¬ 

hold domestic expenditures for the 17 towns, for the purposes of 

the model, data from the 1975 survey of the town of Dire Dawa^ 

served as the baseline for household expenditure patterns. (At 

least with regard to housing rental value there was no change in 

the government policy since the proclamation of nationalization of 

urban lands and extra houses.) 
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The Items which were considered are diagrammatically described 

as follows. 

Food 

Transportation 

Communication 

Medical Care 

Reading and 
Recreational 

b-j Fuel + Light 

bg Water 

b. Other Goods 
and Services 

Clothing and Footware 

Rent 

Others (stimulants, household items, personal care, etc.) 

Table 3.2 presents the pattern of household expenditures by 

income class. For operation of the model an average, or typical, 

monthly income for each class was assumed as follows. 

Income class less than 100 Birr - average monthly income 25 Birr 

" " 100 - 300 Birr - " " " 150 Birr 

" “ 300 - 700 Birr - " ■ " 400 Birr 

" " 700 more Birr - " “ " 1000 Birr 
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Therefore, a household whose average monthly income is 25 Birr, 

spends almost half of this income for food, 3.15 Birr for rent, 

4.4 Birr for services and the rest of the income, which amounts to 

5.2 Birr, is for drink, clothing and other expenses. Likewise, 

for the other income classes, expenses on food are the highest 

percentage, followed by service expenses, rent and then other 

expenses. 

Having dealt with the above components of the model, i.e., 

household formation rate, changes in the household income distribu¬ 

tion, changes in the household size by income class, and changes 

in the distribution of household budget to housing and other 

consumer goods and services, the remaining components of the model 

deal with existing and future characteristics of the housing stock, 

classified according to the rental value. This in turn provides 

insight into the magnitude of the “overcrowding rate" and the 

"renovation and deterioration rate", by rental class. 

5. Existing Housing Occupancy Characteristics 

There are a total of 150,546 housing units in the 17 towns. 

Thirty percent are privately owned and 60 percent are rented. 

Of the total housing units, 32 percent are single family detached, 

65 percent are attached, and 2 percent are one or more stories. 

The average number of person per room is 2.04, and average 

number of rooms per housing unit is 2.3. For the total housing 

units, there are 37 percent which have one room per unit, 46.7 

percent having 2-3 rooms per unit and the rest, 15.7 percent have 

above 4 rooms per unit. 
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The present distribution of the total housing stock among 

households can be summarized as follows: 83.8 percent of the total 

housing units are occupied by one household, 10 percent of the total 

housing units are occupied by two households - which means, in one 

independent housing unit, there two households share; 3.0 percent 

are occupied by three households, and 3.2 percent by four and more 

households. Here, a "housing unit" was defined as a unit which is 

structurally separate and an independent place of living. Separate 

means separation by walls from its surroundings or other housing 

units. Independent means occupants can approach their unit, without 

having to go through anybody else's unit. 

6. Housing Units by Rent Class 

To be consistent with the classification of the household 

income classes, the total number of housing units were classified 

into four rental classes, based on their rental value (see 

Table 3.3). 

Table 3.3. Classification of Existing Housing Units by Rent Class 

Value (Birr) # Housing Unit % 

Less 5 112,307 74.6 

5-9 25,894 17.2 

20 - 29 7,076 4.7 

100 + 5,269 3;5 

Total 150,546 100.0 
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From this table, and the classification of household size by 

income class (see Table 3.1), it was found that there are more 

available units whose rental value is less than 5 Birr per month 

for those households whose income class is less than 100 Birr per 

month. For rental units whose rental value is 5 - 19 Birr per 

month, there is a shortage of appropriate units for the income 

class of 100 - 300 Birr per month. In fact, it will be shown 

from the model results that there is a mismatch of housing units 

with regard to household budgets for housing. For instance, it was 

found that for the income class of 100 - 300 and 30Q - 700, many 

households were renting housing units with a rental value of less 

than 5 Birr and 5-19 Birr per month. Therefore, not only is there 

a potential shortage of housing, but there are also discontinuities 

in their distribution among the population. 

7. Housing units by "Structural" Type 

According to the 1967 housing and population census for 

Addis Ababa, and according to the United Nation's classification 

system, housing units can be classified according to their 

"structural" type into three groups. They are as follows. 

a. Permanent housing - A housing unit whose structure is 

made of durable material and is expected to maintain 

stability for more than 10 years. According to the 

Ministry of Housing in Ethiopia, mud or wood houses 

with thatched or corrugated iron roofing with good 

foundation and proper floor are assumed to be permanent. 

However, for the purposes of this investigation the 
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criteria will be: 1) Walls of brick, concrete block 

or stone; 2) Floors of concrete, tiles, or wood; 

3) Ceilings of cement, concrete, fabrics, or hard board, 

and 4) Roofs of concrete or corrugated iron sheets. 

b. Semi-permanent housing - A conventional housing unit 

which has been constructed with non-durable material and 

is not expected to maintain stability for very long. 

According to the United Nations, the time of structural 

service lasts from 10 months to 10 years. For these 

unit types, houses with mud walls, thatched or corrugated 

iron roofs, no proper ceiling or floor and with poor 

foundations were included in the category. Specifically, 

the criteria were: 1) Walls of mud and wood, 2) Floors 

of earth, or similar, 3) Ceilings of fabric, and 4) Roofs 

of corrugated iron sheet. 

c. Improvised housing - Units which have structures made 

of waste material and which are constructed without a 

predetermined plan. Here, the classification criteria 

were: 1) Walls of waste material or, wood and mud, 

2) Floors of earth, 3) Roofs of thatch, other (waste) 

material, or corrugated iron sheets, and 4) units with 

no ceiling. 

Based on the above system of classification and the statistical 

data available from the C.S.O., the following distribution of 

total housing stock was determined. 
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Permanent Housing Units 

- Wall - 2.7 percent 

- Floor - concrete 20 percent, tiles 3.5 percent, wood 

4.6 percent 

- Roof - concrete 0.6 percent 

- Ceiling - cement 2.6 percent, fabrics 7.7 percent, hard 

board 12.9 percent. 

In this group the main criteria was the floor. In all, 28 percent 

of the total housing units were classified as being "permanent". 

Semi-Permanent Housing Unit: 

- Wall - 74.4 percent (mud and wood) 

- Floor - 68.6 percent (earth) 

- Ceiling - 7.7 percent (fabrics) 

- Roof - 90.5 percent (corrugated iron sheet). 

In this case the criteria are hard to assess in relationship to the 

available data. However, largely by a process of elimination 

62.9 percent of the housing stock was assumed to be “semi¬ 

permanent" . 

Improvised Housing Units: 

- Wall - others 6.2 percent 

- Floor - earth 68.6 percent 

- Roof - thatch 4.6 percent, others 4.4 percent 

- Ceiling - none. 

In this group, the main criterion was the roof material. In total, 

9.0 percent of the housing units were classified as being "improvised". 
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In summary, the baseline distribution of housing stock was 

found to be: Permanent 28.1 percent; Semi-permanent 62.9 percent; 

and Improvised 9.0 percent. 

8. "Deterioration Factor*1 of the Housing Stock 

Following the discussion of housing units by type of structure, 

it remains to assess the deterioration rate of the housing stock, 

based on relative durability. For all three housing types, the 

deterioration rate was expressed as a percentage of the total 

"stock" and assumed to take the form shown in the accompanying 

graphs (see Figure 3.3). Here, the general shape of the curves 

represents a capital stock whose rate of deterioration increases 

over time. Further, the span of the effective life is consistent 

with the effective life of the structures, based on the 

classification of housing units described earlier in the study. 

For analysis purposes, the permanent housing units were 

assumed not to be affected by the deterioration factor over the 

10-year study period. On the other hand, all the improved housing 

units were assumed to have a life span of only three years, i.e., 

by 1983, all the housing units in the category will be 100 percent 

deteriorated. The semi-permanent housing units were assumed to 

have a life span of 15 years. From the readings of the curve, 

by 1990, 15.2 percent of the current semi-permanent housing units 

can be assumed to be out of use. This curve rises sharply to com¬ 

plete the deterioration cycle by 1995. 
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Figure 3 

DETERIORATION 
FACTOR 
(in percentage) 

DETERIORATION 
FACTOR 
(in percentage) 

DETERIORATION 
FACTOR 
(in percentage) 

.3. Deterioration factors for 3 types of 
housing unit. 

Years 
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9. The "Overcrowding Factor" 

Statistically, the "overcrowding factor" (households per 

housing unit) is directly proportional to the household size. 

Therefore, by taking the percentage increase in household formation 

and the current overcrowding factor (1.12) as a baseline, an 

"overcrowding factor" during the period 1980 - 1990, was estimated. 

Based on these assumptions, by 1990 the number of households per 

unit will be 1.36, representing an increase of 22 percent from 

1980 (see Figure 3.4). 

Figure 3.4. Changes in overcrowding factor (No. of households 
per housing unit) over time (1980 - 1990). 

OVERCROWDING 
FACTOR 
(No. of hh/ 
unit) 

Years 
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Table 3.4. Summary of Data for the 17 Major Urban Towns (1980). 

Total population 687,719 
Birth rate 3.7% 
Death rate 1.11% 
Migration rate 5.2% 
Natural growth 2.6% 
Urban population size 
Existing average household size 

168,388 

(person per household) 4.08 
Total number of existing housing units 
Existing ratio of household to housing 

150,546 

unit "overcrowding factor" 1.12 

Table 3.5. Projection of Population, Total Households and Average 
Household Size, for the 17 Major Towns (1980-1990). 

Year Population Household Size Person/Household 

1980 687,719 168,388 4.08 
1981 741,361 178,996 4.14 
1982 799,187 188,662 4.23 
1983 861,524 198,850 4.33 
1984 928,723 209,588 4.43 
1985 1,001,163 220,906 4.53 
1986 1,079,254 235,927 4.57 
1987 1,163,435 248,667 4.67 
1988 1,254,183 262,095 4.78 
1989 1,352,010 276,248 4.84 
1990 1,457,466 291,166 5.00 
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B. Summary of Results 

In estimating, or projecting, housing demand between 1980 and 

1990, two related aspects were considered. The first was the 

estimation of the magnitude of general housing demand. The second 

was the estimation of the magnitude of demand for new housing units. 

In making these estimates, only two cases concerning the 

distribution of household income (Cases B and D, see Appendix B-1) 

of the four investigated, were seriously considered. These 

appeared to be the most realistic, (see the section of distribution 

of household income chapter III, A-3). Of the two, Case B seems 

to be the most probable and consistent with current government 

policies of income redistribution. By contrast, Case D is less 

probable (i.e., the current percentage distribution of household 

income is held constant), as it fails to reflect the policies of 

income redistribution. Regarding the "overcrowding factor" (house¬ 

holds per housing unit), three circumstances were considered. In 

the first case, the "overcrowding factor" was set at 1.0. In the 

second, it was set at the current rate of 1.12 and held constant 

through the study period and, in the third case, there was a 

constant change (see the assumptions in regarding the "overcrowding 

factor"). Of the three, the most probable conditions were the 

last two cases, i.e., where the overcrowding factor is constant at 

the current rate, and where it changes over time. 

Using Cases B and D with respect to the future percentage 

distribution of household income and the three overcrowding factors, 

the corresponding housing demand, by rent class, was found. The 
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results are summarized in Tables 3.6 and 3.7 and graphically they 

are represented in Figures 3.7 and 3.8. The procedures for step- 

by-step calculations are presented in Appendix B-2. 

For several projections the magnitude of total housing demand 

over time, is relatively the same. Based on the current housing 

stock, by 1990 the demand was estimated to increase by 72 percent 

with the "overcrowding factors" of 1.0 and 1.12. However, an 

increase was projected of 42.3 percent, in the case of the variable 

"overcrowding factor". 

Although there are no differences in the magnitude of the 

total demand between the first two cases (B and D), there are 

differences in the demand distribution by rent class, as clearly 

shown in Figures 3.7 and 3.8. Here, a policy similar to that 

pursued in Case B will result in a gradual shift of lower income 

classes to higher income classes, with a concommitant overall demand 

for better housing. On the other hand, this scenario diminishes 

the demand for housing units in the rent class "100 Birr and over". 

In Case D, described earlier, a high demand for housing units is 

observed for both the lower income class and the higher income 

class. 

This was mainly due to the fact that a policy program was not 

introduced for income redistribution, i.e., the percentage distribu¬ 

tion of the income was kept constant, or at current levels through 

the ten year projection. 

In estimating the magnitude of housing demand for new units, 

four approaches were developed, as follows. The first makes use of 
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Case B, the current "overcrowding factor" (1.12) as a constant 

throughout the study period. The results of this approach are 

sunmarized in Table 3.8 and graphically represented in Figure 3.9. 

The second approach used in Case D (i.e., the current per¬ 

centage distribution of household Income was held constant and 

use was made of the current "overcrowding factor" (1.12) as a 

constant through the study period.) The results are summarized 

in Table 3.9 and graphically represented in Figure 3.10. 

The third approach used Case B with a changing "overcrowding 

factor", over time. Here, the results are summarized in Table 3.10 

and Figure 3.11. 

Finally, the fourth approach used Case D, with a variable 

"overcrowding factor", changing according to the rate described 

earlier. The results are summarized in Table 3.11 and represented 

in Figure 3.12. The step-by-step calculations for all four 

approaches are documented in Appendix B-3. For the procedural 

approach behind the cases, reference should be made to the 

diagrammatic representation in Figure 3.6, 

From the cases examined, the impact of future changes in the 

percentage of household income is clearly reflected in the findings 

of housing demand for new units. Here, income redistribution 

has a negative impact on the income class of those with "700 Birr 

and over", who were assumed to be sheltered in the rent class of 

"100 Birr and over", with the consequence that a negative housing 

demand results for new units in the rental class. Hence, a slight 

surplus of existing housing units is generated that can be shifted 
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to satisfy demands within the lower rent classes (see Figures 3.9 

and 3.11). 

On the other hand, the impact of the redistribution program 

on the population with lower income classes is positive. Here, 

there is a gradual shift of lower income classes to higher levels. 

This was also clearly reflected in the estimates of demand for new 

units. As a result of gradual increases in the income level of 

the lower income class, there is a higher demand for new housing 

units with a rental value of 5 - 19 Birr per month. By 1990, the 

demand for new units in the rent class of 5 - 19 Birr per month 

appear to be between 25 percent and 49 percent, greater than that 

of the rent class with less than 5 Birr per month in the same 

period, depending upon the assumptions about the "overcrowding 

factor" (see Figures 3.9 and 3.11). With respect to Case D, where 

income redistribution programs were not introduced, it was found 

that in all rent classes there was a high magnitude of positive 

demand, by all income classes for new housing units (see 

Figures 3.10 and 3.12). 
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Figure 3.5. Diagrairanatic representation of the selected cases of 
total housing demand. 

STUDY PERIOD SELECTED CASES CONDITIONS 

OF OVERCROWDING 
TOTAL HOUSING DEMAND 

Figure 3.6. Diagrammatic representation of the selected cases of 
housina demand for new units. 

STUDY PERIOD SELECTED CASES 

CONDITIONS 

OF OVERCROWDING 
TOTAL HOUSING OEMAND 

NOTE: * Percentage distribution of income to be 
changing (see Appendix B-l) 

** Current percentage distribution of income class assumed 
to be constant (see Appendix B-1) 

*** The overcrowding factor (household per unit) assumed to 
to be changing (see Figure 3.4) 
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Figure 3.7. Total household demand by rent class (1980-1990). 

CASE B 

Percentage distribution of household income assumed to be 
changing. Overcrowding factor is assumed to be constant, at 1.12. 
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Figure 3.8. Total housing demand by rent class (1980-1990). 

CASE D 

Percentage distribution of housèhold income assumed, to be constant. 
Overcrowding factor is also assumed to be constant, at 1.12^ 
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Table 3.8. Housing Demand for New Units by Rent Class Using Case B 
With a Constant "Overcrowding Factor". 

Rent Class less 5 5-19 20r99 100+ Total 

1982 15,299 10,688 1,448 (202)* 27,233 
1984 28,932 22,924 2,943 (700)* 54,009 
1986 37,376 37,763 4,824 (1211)* 78,752 
1988 47,684 54,431 6,693 (2152)* 106,656 
1990 58,669 72,985 8,769 (3000)* 137,423 
Total 187,960 198,791 24,677 (7265)* 404,163 
Yearly Aver 18,796 19,879 2,468 (727)* 40,416 
(10 years) 
% distribution 
of rental 
units 45.7 48.3 6.0 

NOTE: * - Negative demand (surplus of existing units) 

Table 3.9. Housing Demand for New Units by Rent Class Using Case D 
With a Constant "Overcrowding Factor". 

Rent Class less 5 5-19 20-99 100+ Total 

1982 14,764 2,703 758 379 18,604 
1984 39,954 9,731 2,943 1,472 54,100 
1986 55,745 15,772 4,824 2,412 78,753 
1988 74,362 22,255 6,693 3,347 106,657 
1990 94,935 29,440 8,769 4,385 137,529 
Total 279,760 79,901 23,987 11,995 395,643 

Yearly Aver. 
(10 years) 

27,976 7,990 2,399 1,200 39,564 

% distribution 
of rental 
units 70.7 20.2 6.1 3.0 
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Figure 3.9. Housing demand for new units by rent class (1982-1990). 

CASE B 

Percentage distribution of household income assumed to be changing. 
Overcrowding factor is assumed to be constant at 1.12. 
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Figure 3.10. Housing demand for new units by rent class (1982-1990). 

CASE D 

Percentage distribution of household income assumed to be constant. 
Overcrowding factor is also assumed to be Constant» at 1.12. 
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Table 3.10. Housing Demand for New Units by Rent Class Using Case B 
With a Changing "Overcrowding Factor". 

Rent Class less 5 5-19 20-99 . 100+ Total 

1982 11,808 9,035 983 (403)* 21,423 
1984 20,983 18,463 1,831 (1095)* 40,182 
1986 25,485 29,999 3,071 (1711)* 56,844 
1988 30,965 41,876 4,101 (2687)* 74,255 
1990 36,167 53,831 5,099 (3530)* 95,567 
Total 125,408 153,204 15,085 (9426)* 284,271 
Year Aver. 12,541 15,320 1,509 (943) 28,427 
(10 years) 
% distribution 
of rental 
units 42.7 52.2 5.1 

NOTE: * - Negative demand (surpl us of exi sting units) 

Table 3.11. Housing Demand for New Units by Rent Class Using Case D 
With a Changing "Overcrowding Factor". 

Rent Class less 5 5-19 20-99 100+ Total 

1982 11,292 1,324 317 150 13,092 
1984 31,185 6,251 1,829 915 40,180 
1986 41,943 10,295 3,071 1,536 56,845 
1988 53,948 14,154 4,101 2,051 74,254 
1990 66,033 17,971 5,099 2,550 91,653 
Total . 
Year Aver. 

204,401 49,996 14,417 7,210 276,024 

(10 years) 20,440 
% distribution 
of rental 

5,000 1,442 721 27,602 

units 74.0 18.1 5.2 2.7 
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Figure 3.11. Housing demand for new units by rent class (1982-1990). 

CASE B 

Percentage distribution of household income assumed to be changing. 
Overcrowding factor is assumed to be changing. 
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Figure 3.12. Housing demand for new units by rent class (1982-1990). 

CASE D 

Percentage distribution of household income class assumed to be 
constant. Overcrowding factor is assumed to be changing. 
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NOTES 

1. All information which were used as a source of data for the 
study of housing conditions for the 17 major towns were 
published by: The Central Statistical Office. Population, 
Labor Force and Housing Characteristics of Seventeen Towns : 
Results of Manpower and Housing. (Survey, 1978). Addis 
Ababa: Statistical Bulletin 27, 1980. 

2. R. A. Obudho et al. (ed.) Development of Urban Systems in 
Africa. New York: Praeger, 1979. p. 218. Also see united 
Nations Department of Economic and Social Affairs. World 
Housing Survey 1974. New York: United Nations Publications, 
1976. p. 145.  

3. For further information about the general use of "cohort- 
survival" techniques in the analysis of demographic phenomena, 
see Henry S. Shryock, et al. Studies in Population: The Methods 

. and Materials of Demography. New York: NY, Academic Press, 
Inc. 19/b, pp. l05-439. Furthermore, see United Nations. 
Methods of Estimating Housing Needs. New York: United Nations, 
ST/STAT/SER.F.12, 1967. .See also, Patrick I. Wakely, et al. 
Urban Housing Strategies: Educational and Realization. 
New York: N.Y. Pitman Publishing, 1976, pp. 45-63. 

4. Regarding to the marital status of the total population, age 
10 years and over, there is almost an equal proportion of 
married females and married males (females 43%, males 38%). 
This also indicates that, in estimating future household size, 
only by taking the female population into consideration can 
the household size be adequately projected. For further 
information see C.S.O. Bulletin 27 (1980). Ibid., Table 3 a, 
b, c, pp. 65-67. 

5. The assumption is based on an examination of the percentage 
distribution of married age groups, which indicates that 
84 percent of the total married women were in the age group 
of 20-24 years. 

6. For information regarding to rural-urban migrants' adaptation 
to urban life, see Peter C. W. Gutking. Urban Anthropology 
Perspective on the Third World Urbanization and Urbanism. 
New York: Barnes and Noble, 1974. For the Ethiopian case, 
the "Gourage" people could be cited as an example. For further 
information see, Shack Williams A. The Gourage People of the 
Enset Culture. Londoh: Oxford University Press, 1966. 

7. C.S.O. Report on Ansmarà and Pire-Dawa Household Expenditure 
Survey, 1975. Addis Ababa: Statistical Bulletin 24, 1980. 



IV. HOUSING PROVISION IN MAJOR URBAN AREAS OF ETHIOPIA 

In nations where socio-economic development is at its lowest 

level, and where rapid urbanization is taking place, administrative 

or governmental changes seem inevitable. Observation from past 

experience confirms that the most probable change is usually 

towards formation of an authoritarian and hierarchic form of govern¬ 

mental organization.* The socio-economic and governmental changes 

which took place in Ethiopia, during the last few years, were 

actually a result of mass dissatisfaction with regard to the 

economic growth, the impact of rapid urbanization, the existence of 

inequalities in the distribution of income and the appalling poverty 

of millions of people. To date, the system seems to be popularly 

accepted by the masses, with their expectations of better living 

conditions, especially with regard to housing and related services. 

However, the government, in order to achieve these objectives, will 

need to make large capital investments. A cursory examination of 

the magnitude of resources that might be needed, indicates that it 

may be beyond the capacity of centralized organizations and institu¬ 

tions to provide appropriate solutions to the problem. This lack of 

adequate resources and appropriate management policies have also been 

observed in most of lesser-developed countries. 

In light of the magnitude of the housing problem in Ethiopia, 

already identified in Chapter III, coupled with the apparent 

76 
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inability for the central government to act unilaterally, the 

following section will deal with the basic conceptual theories 

which support alternative approaches, namely "self-help" housing 

processes. This will, in turn, form the backbone for more general 

strategies aimed at addressing the housing supply problem. Further, 

it might be pointed out that these strategies coincide, in many 
2 

respects, with the policies of the PMAC. The contribution being 

made here is thus directed towards evaluation of the potential of 

these strategies and more specific details of their implementation 

A. Conceptual Theories for "Self-Help" Housing 

"When dwellers control the major decisions, and 
are to make their own contribution in design, 
construction of management of their housing, both 
these process and the environment produced 
stimulate individual and social well being. When 
people have no control over nor responsibility for 
key decisions in the housing process, on the other 
hand dwelling environment may instead become a 
barrier to personal fulfillment and a burden on 
the economy." 

(Turner, 1972) 

1. General 

The non-quantifiable benefits of autonomous action are difficult 

to document. Pride in achievement, the sense of competence and 

satisfaction stemming from direct personal action are clearly 

present, but cannot readily be stated in finite terms. Observations 

from many case studies strongly suggest that direct action in 

fulfilling housing needs can contribute as much to psychological 

well-being on the part of inhabitants, as it can to the physical 
3 improvement of inadequate housing conditions. 
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On the autonomous provision of habitat, it is argued that 

housing and all other personal and locally specific services must 

be provided and managed autonomously by the users. This autonomy 

is far from absolute, because it clearly depends on access to 

essential resources. For instance, in housing, local autonomy 

and direct, or indirect, dweller control depend on the availability 

of the appropriate tools and materials (e.g., building technology, 

the availability of skilled manpower and above all the availability 

of land and finance). In general, the accessibility of these basic 

resources is a function of laws and their administration. These, 

in turn, are a function of the prevailing authority.^ 

In most parts of the world, where housing is a major problem, 

responsible officials, or agents, do not seem to acknowledge that 

"ordinary people" can manage to administer their own interests. 

Here, what seems to be appropriate is that authorities should allow 

people to act, while guaranteeing access to fair shares of available 

resources and, where essential, providing complementary infra¬ 

structure. In this way a sense of autonomy could be achieved. 

Many settlements,® such as "squatter settlements", are 

extremely poor by the material standards of more wealthy local 

inhabitants. Nevertheless, the inhabitants of squatter settlements 

often make such good use of their meager resources that, over time, 

their poverty is significantly lessened.® Many scholars suggest 

that this achievement is, to a considerable extent, a function of 

the inhabitants relative freedom of action, as well as being a 

function of their abilities and the availability of needed 
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resources.7 The central issue is that one has to understand 

housing values from the standpoint of the user. In other words, 

housing must be perceived as a function of what it does in the 

lives of its users, of the roles which the housing process plays 

in their lives, rather than in terms of the material qualities of 

the structures themselves. As Turner puts it, "The worth of a 

physical product eannot be assumed to lie in its physical qualities, 
O 

but rather in the relationship between the object and the user". 

This concept has also been effectively demonstrated by the housing 

experiments in rural Egypt of Hassan Fathy. 

Material from many case studies and theoretical discussions 

suggest how and why appropriate forms of housing action, expecially 

autonomous provision, generate resources which cannot otherwise 

be provided by public institutions. One argument against conven¬ 

tionally-built low-income housing is that, besides often being 

disruptive of accepted social pattern, it largely fails to utilize 

a user's own potential initiative and resources. The chronic 

humiliation and frustration suffered by tenants in so many public 

housing projects can result in hostilities directed against the 

projects themselves. As a consequence, the projects become 

deteriorated, needing high maintenance expenditures in order to 

ameliorate, or rectify the situation. Here, the unforeseen social 
q 

costs can be very dramatic. 

In most Tesser-developed countries, where housing problems 

are acute, there are usually very few public or private institutions 

capable of meeting the housing demands of lower-income classes. 
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Further, those who are in need of housing do not enjoy a reciprocal 

relationship with those who supply this need, even when such 

institutions do exist. As a result, users will always be dependent 

on the supply institutions. Such a dependency is undesirable. 

In housing it means that those who supply housing are also the ones 

who decide how many housing units there should be, where they 

should be located, how much they should cost, and, by a process of 

elimination, who should be the users. The possibility of having 

an open and healthy exchange, is very limited. In short, the 

benefits from the relationship becomes one sided, i.e., the 

supplier has incentives and rewards other than satisfying his 

clients. The users, meanwhile, have no effective way of enforcing 

their requests. In point of fact, what typically happens in the 

housing arrangements of such dependent populations is that the 

real exchange occurs at a distance from the real user, who has 

almost no power to exert influence on the outcome of the trans¬ 

actions.1^ The result is alienation. 

By contrast, autonomy in the above situation entails the 

ability to enter into reciprocal relationships, to exercise both 

control over essential life needs and have the power of free 

decisions over the use priorities. In housing it means the power 

to bargain, the ability to get what one needs, the capacity to pay 

in one way or another for what one gets. In sum, it is synonymous 

with substantial freedom of action. Reciprocally, autonomy in 

housing also signifies a freedom of action constrained by costs, 

thus representing a measure of obligation and responsibility.11 
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A logical consequence and a practical outgrowth of autonomous 

provision implies a "leveling-out" of consumption, and a more 

uniform distribution of power, wealth and responsibility. However, 

these attributes can only be obtained through greater inputs of 

time, labor and collective bargaining power on the users' parts. 

Therefore, if autonomy is to increase the incentives of the users 

and become a principle of action, there must be more than one kind 

of currency with which to pay, and there must be more than one 
12 kind of cost accounting. Autonomy in housing ceases to exist, 

or becomes ineffective, when problems arise in housing processes, 

i.e., when housing goods and services, and the ways and means by 

which they are provided, cease to be vehicles for the fulfillment 

of the users' needs and aspiration. 

As mentioned earlier, this may have little to do with relative 

material standards. Consequently, if autonomy in housing is to be 

effectively applied, there must be a "network" system whereby people 
13 make their own decisions and control their own activities. Like 

the term "autonomy" the term "network" is suggestive of congeries 

of attitudes and behavior patterns, of social political and economic 

arrangements, rather than a single very specific solution to a 

problem. In broad outline, the network implies a maximum of 

individual initiatives, discretion and responsibility in the 

housing process. It implies a setting of priorities which reflects 

basic household needs, a spectrum of options within a framework of 

minimum, though necessary rules. It also means a variety of ways 
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of supplying and obtaining the primary elements of shelter, land, 
14 materials, tools, labor and credit. 

A network system can provide its users, both the dwellers 

themselves and the related small-scale business, with adequate 

resources and adquate access to those resources. Networks fail, 

or cannot come into existence, when there is a grave scarcity 

of resources or when access to sufficient resources is restricted. 

However, absolute scarcities of the basic resources, such as the 

land and building materials needed for housing, are rare. The 

most common housing problems have to do with the accessibility of 

resources, rather than with their absolute existence. They also 

have to do with restrictions on the use of vacant buildable land, 

the inaccessibility of credit for modest housing needs and the 

inaccessibility of construction expertise. 

In order for the network system to work, there are some pre- 
15 conditions that must be considered. Paraphrasing Turner, they 

are as follows: 

a) There must be Decentralization of Control. This is essentially 

related to decision-making administrative management. A 

network of locally accessible housing services cannot develop, 

nor can there be any real autonomy in housing, so long as 

control is concentrated in the hands of few agencies. 

b) There must be redistribution of wealth, or at least 

equalization of access to resources. In a context where 

material resources are limited, or where their excessive use 

by a minority reduces their availability for others, a 
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setting of maximum standards of consumption and possession 

will have to be imposed if autonomy is to exist. Legislative 

and administrative measures for redistribution of wealth, 

in the form of subsidized goods and services, or of income 

maintenance, can also be practiced in ways which support 

network systems. 

c) There must be access to information. Essentially this involves 

information about access to networks and the goods and services 

they can provide, along with the ability to use those resources. 

The viability of the rules governing networks and their 

resources also depends on shared information. Further, the 

kind of "Feedback" which emerges out of networks implies a 

parity of initiatives between users on the one hand, and 

legislators and administrators on the other. It implies a 

dialectic in which rule makers, and those who are governed by 

the rules, make mutual accommodations, based on the constantly 

evolving context of their relationships. 

d) There must be the availability of simplified technologies. 

This condition allows more families either to build for 

themselves, or to hire relatively unskilled labor to build 

for them. 

Furthermore, in order for the network system to be effective, 

in the process of achieving autonomy in housing, certain changes 

must often be made to housing regulations and related performance 

standards. Housing policies should encourage actions that generate 
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and support the process of networks. Building industries must 

be modernized in such a way as to produce compatible building 

components which people can use and assemble in their own way. 

In doing so, the cost and the access of the produced'materials 
lfi should not be a factor discouraging the poor from their use. 

There are three sets of operations involving the networks 

in the decision making related to housing.^ They are: planning 

or operations that generally preceed construction; building 

operations themselves; and the management and maintenance of what 

is built. Ideally, these operations should be distributed between 

the three sets of actors which control the resources for the process. 

They are: the popular sector, or users; the private commercial 

sector, or suppliers; and the public sector, or government, i.e., 

regulators. Although these three sectors are clearly distinguishable, 

the former two are almost always treated as being homogenous. 

However, the motives and values of users and suppliers are 

substantially different in so called "free-market" nations. On 

the other hand, in the case of Ethiopia, for the public sector, 

which is motivated primarily by broad political purposes, the 

pattern of decision and control is the mirror image of that found 
18 

in "free market" nations. However, the clear implication of 

Turner's analysis concerning housing decisions is that, in both 

cases, the outcome of the rules must act as limits to action, rather 

than as prescribed lines of action. Turner further implies that 

there must be as large a number of decision makers, or controllers, 
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as there are variations in demand for the maintenance of a stable 

housing system. This proposition is also supported by the existence 

of extreme instability in the modern housing system with its 
19 rigidly hierarchic delivery processes. 

However, in the case of Ethiopia and most lesser developed 

nations in Africa, there are major hindrances to Turner's proposi¬ 

tion. Such barriers are the existence of a limited number of 

professionals who could be responsible and make genuine contribu¬ 

tions to housing issues. The other major barrier is that the level 

of the knowledge of most users, with regard to proper usage of 

housing network services, is not very broad. However, since 

dwelling environments are functions of their inhabitants and 

people's housing priorities are extremely varied, control over the 

dwelling and neighborhood must be in personal or local hands. In 

other words, decision makers could be the inhabitants. Conversely, 

where large-scale development is required, there must be a greater 

degree of standardization in the infrastructure. For example, for 

resource supply systems, on which particular environments depend, 

there will tend to be a greater need for central planning and even 

administration of these parts of the housing network. 

2. Citizen Participation in the Self-Help Housing Process 

The economic desirability of local citizen participation in 

housing at different levels of actions seems to depend on the 
' 20 

relative efficiency of the housing network system. Therefore, 

the citizen participation could have effective results only when 
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the network system provides access to available resources. Once 

established, participation should allow the users to be free to 

employ resources in ways that are compatible with their own 

requirements, without also inhabiting the freedom of others. The 

same arguments also apply to the existing infrastructure (e.g., 

utilities and community services) that is provided to housing sites. 

The practical problem of citizen participation in housing, or 

in any other complex activity, is to understand and answer to the 

basic question involved in particular circumstances. In the issue 

21 
of housing the basic question is, as Turner and Fathy put it, 

"whose participation in whose decisions". In conventionally 

sponsored self-help housing projects, participants provide their 

labor. The most common form of self-help is neither sponsored, nor 

authorized. Rather people decide and provide for themselves. In 

the democratic system, sponsors provide what users cannot manage 

themselves, within limits set by planning legislation. 

WHO PROVIDES 

WHO DECIDES 

SPONSORS USERS 

1. Sponsors decide 2. Sponsor decide an< 
and sponsor users provide 

4. Users decide, users 3. Users decide and 
and sponsors provide users provide 

Fig. 4.1. Participation as a function of who decides what shall 
be done and who provides the means (Turner 1977). 
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Most sponsored self-help housing projects and programs are 

of the type where the sponsor decides and users provide. While 

there are many variations, the most common are those in which the 

sponsor selects the site, plans the dwellings and arranges the 

financing and administrative procedures before selecting the 
22 participants. In most lesser-developed countries, sponsors are 

usually governments. Housing supplied for low-income groups by 

institutions without the participation of users, have resulted in 

mismatches of objectives, i.e., the people's needs do not mesh with 
23 the supplier's objectives. However, from a practical point of 

view, there are certain common features whereby the users achieve 

their objectives in self-help housing, while deriving satisfaction 

from their efforts. One of the most important features is that all 

the processes are based on a series of inputs and returns, over time, 

according to the priorities of household needs. In other words, 

there will be no mismatches of objectives within household decisions. 

In most cases, investment in housing begins early, often 

before actual construction. It is during this period that efforts 

are made on organization, acquisition of land, collecting appropriate 

material and looking for some type of technical skills. If there 

is a network system, as explained before, then the individuals try 

to find ways to benefit from it in order to provide himself with the 

type of shelter that can be afforded. As soon as building begins, 
24 as Perlman puts it from the observation of squatter settlement in 

Latin America, more "opportunities for sweat-equity formation are 

introduced". Furthermore, the variety of tasks undertaken almost 
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always expand the options for supplementary income open to a 

family.25 

In autonomous "self-help" housing there are several factors 

which affect the process, especially with regard to construction 

speed, the physical appearance during early stages of development, 

cost recovery and safety. One of the major factors is the 

gathering of resources. This is a continual process from the start 

to the end of habitation. The other is the willingness of the 

household members to invest in housing (labor and finance) which 

in turn is a factor of the size of household, income, age, and 

sex. The third and very important factor, which is repeatedly 
27 observed, is that any outside influences and policy decisions 

regarding political, cultural and social issues, have a significant 

impact on the level of household decisions about the risk of 

investment in "self-help" efforts. However, in the case of 

Ethiopia, this third factor does not seem to be an issue, while 

the accessibility of households to resources, especially construc¬ 

tion materials, depends on the policy of the government. 

B. An Approach to the Housing Supply Problem 

Before discussing further supply strategies that might be 

applicable to Ethiopia, it is worthwhile to assess the available 
28 resources which could be effectively exploited. Several surveys, 

taken in most of the urban areas, document an expression of 

housing and community needs. They also indicate both preceived 

constraints and possible resources for dealing with these needs. 
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Also, with regard to the setting of priorities, there is a con¬ 

siderable degree of convergence of opinion within these surveys. 

Moreover, there seems to be general agreement that "self-help" 

solutions are worthy of further pursuit. 

1. Avài1àbl6 Resources 

Besides the education and the employment problems to which 

many urban dwellers appear to give strong emphasis and priority 

by suggesting various kinds of vocational training programs, the 

other major problem is clearly in the area of housing. Here, both 

the quantity and the quality of the available housing was identified 

as inadequate. This inadequacy of housing can be viewed from two 

different perspectives at two different levels. On the level of 

the government, the responsible institutions are worried by the 

quantitative inadequacy of housing, i.e., in relation to the high 

demand for new housing units. By contrast, on the level of the 

household, the concern is with the qualitative inadequacy of the 

houses they themselves live in. Both views reflect the real 

situation implying, if nothing else, that the housing problem is 

generally well known. 

The major factor which contributed to the incapacity of the 

urban population to ameliorate the poor housing situation appears 

from the surveys to be a lack of resources. Of these resources 

the main one is financial support. By contrast, the very real 

problem of the material resources was not considered as being a 

major factor. On the other hand, there are numerous encouraging 
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responses of citizens regarding their willingness to contribute 

physical labor and moral support in attempting to find sulutions 

to the housing problem. This was also consistently repeated by 

all citizens in relationship to other development efforts. 

For improvement of housing units and installment of infra¬ 

structure on the household level, responses indicate a willingness 

to Invest money, provided there is an appropriate program which 

meets their income level. Therefore, considering the available 

resources that could be directly provided by citizens, one can 

point out that labor and a willingness to participate are clearly 

present. There remains, however the issues of appropriate financing 

(see Figure 4.2). 

The government has established a bank to address this 

problem, through the Proclamation No. 60 of 1975, known as 
2Q 

"Housing and Saving Bank". Its main objective is to support the 

housing construction process for the improvement of the living con¬ 

ditions of the needy masses of the urban population. Realizing 

the growing housing demand, the bank incorporates under its 

control a broad range of financial resources such as savings, 

internal and external loans, pension and insurance funds, rents 

from state-owned buildings and urban lands. All the above 

resources, in turn, are mobilized and distributed for housing and 

community development. Primarily this is accomplished by providing 

loans for individuals or for a group. It provides credit for 

construction of industries, and becomes involved with the coordina¬ 

tion of the Ministry of Public Work and Housing in the provision of 
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30 public houses. In short, it is the principal source of finance 

for provision of housing, either on community level (Kebele) or 

on the level of the household or group of households, (i.e., 

cooperatives within the Kebeles). 

With respect to the juridical rights of the citizen in 

obtaining land and loans, the government policy states that any 

person is entitled to be assigned 500 square meters of urban land 

for the purpose of shelter and other construction work. For the 

process of assignment there is a payment of 40 Birr. Households 

can also be organized as a group and are thus able to be assigned 

land, based on their relative group size and their development 

objectives. From the government's policy statement a group seems 

to have more juridical power than an individual, i.e., the 

policy appears to foster co-operative participation. The basic 

criteria for the assignment of land are: the size of the house¬ 

hold, the length of time before the assigned household or group of 

households will start construction and, finally, their basic 

objectives, i.e., whether the land is only to be used for 

dwelling construction or for multiple purposes, such as for shops 

and home industries. 

With regard to the policy of the financial institutions (mainly 

the "Housing and Savings Bank"), the loan granting policy favors, 

or gives priority, to co-operatives and to low-income groups 

(see (Appendix C No. 23). In determining the amount of the loan, 

the policy gives priority to issues such as the income of the 

borrower, the age of the borrower, the cost of the construction, 
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the value of the proposed project to the community and whether 

the project meets the standards set by the Ministry of Public 

Works and Housing. As a secondary priority, the bank may require 

collateral, from both co-operativeS and individuals, in the form of 

a certain amount of savings or a certain amount of "down payment" 

against the cost of the property to be financed by the loan. 

On the level of an individual borrower, the size of loan 

should be payable before the borrower's retirement at age 55. 

The duration of the loan for the construction, or purchase, of 

houses by individuals or co-operatives depends on the income 

level of the borrower. As a basic principle, the bank has a 

policy that "the lower the income of the borrower the longer the 

duration of the payment", provided that the duration of such loans 

shall not exceed thirty years. Loans for maintenance and upgrading 

of housing units are also available under the same conditions. 

Here, the monthly repayment of loans shall not exceed twenty-five 

percent of the monthly income of an individual or co-operative. 

Interest rates and administrative costs are determined by the 

bank, or its supervising authority. All the financed projects 

(construction works) are insured by the bank, at the expense of 

the borrower. 

As stated earlier, as one goes through the government policy, 

it seems that the government encourages co-operative forms of 

construction. One major reason is that they have more juridical 

power as a group than as individuals. Furthermore, regarding the 

bank's loan policy, the very poor only seem to benefit, if and only 
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if they can organize as a group. This is mainly due to the fact 

that, as individuals, their income levels will not be eligible 

for loans, especially when it comes to new housing construction. 

2. Housing Supply Options 

Based on the current institutional structure and the 

availability of resources, there appear to be three options, or 

strategies, which could be effectively pursued simultaneously 

in resolving the housing problem. The first involves the 

maintenance of "semi-permanent" and "permanent" housing stock in 

adequate condition and improvement of infrastructure where 

necessary. The second option would require upgrading semi-permanent 

and "improvised" housing (i.e., both housing and infrastructure). 

This would mainly involve a gradual process, based on the 

availability of resources. The third strategy would involve 

construction of adequately serviced permanent housing for low 
t 

income groups. These options are further described in Figure 4.3. 

Two organizational strategies were considered in the achieve¬ 

ment of these options. They were the conventional delivery of 

housing and the use of "self-help" housing processes. Here, the 

first would primarily be the responsibility of government agents, 

and the latter, under government sponsorship, would require 

participation of citizens and organization at a local level. As 

pointed out in the previous chapter concerning housing demand, the 

relative impact of public housing projects, in a conventional 



Figure 4.3. Diagrammatic representation of theoretical housing 
supply options in the urban areas. 
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1. Upgrading the existing housing stock, i.e., all the impro¬ 
vised housing will be transferred to "semi-permanent" conditions. 
In doing so there will be a need for temporary shelter for the 
inhabitants. This could be done on a gradual basis using 
existing stock. 

2. New development of housing units 
on the urban fringe. If it is a 
reallocation process from existing 
neighborhoods in the urban center, the 
process is discouraging, due to impacts 
on the socio-economic patterns of the 
habitants. However, whether it is 
planned to be for reallocation, or for 
new dwelling development for rural- 
urban migrants or urbanities, the process 
has to be accompanied with.proper 
supporting socio-economic development. 

3. Maintainance and renovation of 
the existing semi-permanent and perma¬ 
nent housing stock. 

4. New development within the existing urban area. Although 
the process is the same as that of 2, its objectives and 
its impacts on the inhabitants is not the same. This type 
of development pattern incorporates and takes advantage of 
the existing urban norms in its process. Due to this fact, 
there might not be a need for location of new economic 
sectors, transportation and totally new lines of infrastructure. 
In this type of development the dependent variable is the exis¬ 
tence of free buildable land within the existing urban system. 
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sense, is likely to be marginal. Consequently, emphasis is given 

here to “self-help" processes. 

3. Self-Help Processes 

By taking advantage of the existing urban housing policies, 

there are two approaches that might be taken for upgrading and 

provision of housing on a "self-help" basis. First, at the level 

of a single household, there is the need for a paid skilled laborer 

who could participate in maintaining and upgrading the core 

structure of the house, leaving the other parts to be constructed 

more gradually by the household. The second approach, a "self-help" 

process, could take place in a cooperative manner, involving several 
32 households. This group approach could be potentially very effec¬ 

tive, provided there is a well organized group of participants. 

In both approaches, intervention from governmental agents 

(e.g., the Ministry of Public Work and Housing) would largely 

be confined to the provision of site improvements and easy access 

to services, at least to start with. Besides this, responsible 

agents could play a significant role in assisting interested 

groups by providing skilled personnel, as both supervisors and to 

train lay participants in the building process. In this way, a 

supportive atmosphere for "self-help" provision could be maintained. 

Specifically regarding the "self-help" provision of new 

housing units, two types of development situations would seem to 

result. The first concerns new interstitial development within 

the urban areas. The second concerns new development on the 
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urban fringe. The latter situation could come as a consequence 

of the arrival of new migrants to urban areas and from new family 

formation. However, there is less likelihood of poor urbanities 

forming-settlements on the urban fringe, unless there is a 

government program that would redress several economic and social 
33 draw-backs. The process by which most lesser developed countries 

rehabilitate the poor on the urban fringe, as a result of slum 

or squatter clearance, is not recommended as it consistently 

removes the urban poor from their sources of livelihood, increases 

transportation costs, and fractures already established social 

patterns. In both cases, the major dependent variable is the 

availability of vacant buildable land, and particularly land that 

needs less effort (finance and labor) in the layout of basic 

infrastructural services. 

Regardless of location, several basic steps are required in 

the "self-help" provision of housing. First, at the community 

level (i.e., Kebele and Kefetegna) a basic network of infrastructure, 

i.e., transportation, water supply, sewage system, etc., must be 

provided in a manner that relates to the well-being of the 

settlement. If such a basic infrastructural network does not exist, 

it could be provided either by the responsible government agent, 

or directly by the users in co-operative form, under government 

supervision. Here, the role of government agencies is important 

to ensure rational future development. Second, on the individual 

site level, there are several ways by which individual households 
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could provide themselves with shelter» at the same time meeting 

the standards set by the Ministry of Public Works and Housing. 

Here, two processes seem to be particularly appropriate for low- 

income groups (see Figure 4.4, Case I and II). One is the 

connection of housing units to main service lines, the second is 

the development of the total housing unit itself. In the first 

example (Case I), independent of the size of the housing unit, the 

household could build the unit and could, at the same time, 

provide the service connections from the site to the main line. 

(These connections are mainly water, sewage and electricity as 

well as access to roads). Here, the household is assumed to have 

the funds for the service connections and for the construction 

built of housing units. By contrast, in the second example 

(Case II), the household could start with the connection of 

electricityJ4 and start construction of the basic components of the 

housing unit, such as temporary toilet facilities, a kitchen and 

bedroom. The other service connections of sewage and water supply 

could be achieved as allowed by the finances and labor of the 

household. Since it is the government policy to provide a community 

with public drinking water, this service could be used effectively 

by the household on a temporary basis. Considering the economies 

of the housing process in both examples, Case II seems to be more 

appropriate for low income groups. It is the least capital 

intensive and makes use of a more gradual supply of resources. 

In the light of these general processes, it is worthwhile 

to examine how a typical housing unit, designed by the government, 
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Figure 4.4. Diagrammatic representation of housing development 
on the site. 

CASE I 

NOTE: 

A - Connection to sewage system 
B - Connection to electricity 
C - Connection to water supply 

Basic components of the housing units 

Additional components of the housing units 

A - Connection to temporary sanitation facilities 
B - Connection to electricity 
C - Temporary water supply from the community 

r - 
i f 

!.. 

Basic components of the housing units 

Expanded components of the housing units 
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could be constructed using a "self-help" process. The layout 

of the house, and its form is the same as other other ordinary 

houses in most urban areas of Ethiopia (see Figure 4.5). Briefly, 

the plan incorporates the basic principles which govern acceptable 

housing units, i.e., having each space separated by walls, having 

separate access, and the incorporation of sanitation facilities 

within the unit. The plan also shows the kitchen and other service 

areas to be located separately, having separate access. This is 

mainly due to the types of household functions and their separation 

from the functions of the main living unit. 

Using these principles, Figure 4.6 shows how it could be 

possible for a low-income household to provide a typical house 

by simply expanding and adding rooms with minimal changes. Each 

stage could represent a different size of household. For instance, 

stage 4, which is essentially the same as the government designed 

house, could be for a household size 3 to 4 persons, even more if 

the dining room is also used as a bedroom. In stage 5, by creating 

a patio on the side of the dining room, a separate room could be 

developed for multiple purposes. However, if it is necessary 

the patio could also be used for additional toilet and bedroom 

facilities, even having separate access from the outside. Bearing 

in mind the size of the lot (500 square meters), stage 6 shows the 

possibilities of how the total housing unit could be expanded. This 

may also incorporate additional spaces for activities such as small- 

scale industries, and agriculture, which could serve as an 

additional income source for the households. 
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Figure 4.5. Examples of government designed unit for interested 
individual households. 

3.00 m 

6.5 m 

1.50 m 

4 

+ 3 m + 

1. Dining room 
2. Living room 
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6. Service entrance 
7. Main entrance 



Figure 4.6. Examples of expandable "Self-Help" housing built 
in stages. 
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Such an approach to the "expandable" design of housing permits 

major objectives of a household to be reached. Regardless of the 

types of construction material, by building the smallest possible 

house (stage 1) flexibility is still preserved, allowing for 

improved space standards (stage 2 and 3) at a time when a family 

desires and can afford them. The plan also anticipates full 

realization of desirable health, space and livability standards. 

In all stages, a simplicity with regard to construction and distri¬ 

bution of functions should be adhered to. Vertical expansion of 

the units is not desirable and is very uncommon. Of course, this 

type of plan is not the only one. There could be even simpler 

shelters that still achieve the same overall objective. 

4. Estimation Of Building CoS'ts 

It now remains to assess, at least theoretically, whether the 

"self-help" provision of housing, just described, is economically 

feasible. Here, the major parameters can be assumed to be: the 

capital cost of the house, the total annual household income and 

the annual economic rent, or repayment, conditions. However, due 

to the lack of sufficiently detailed data on the last two parameters, 

the evaluation will primarily deal with the first parameter (i.e., 

capital cost). 

Throughout, costs were estimated on the basis of the unit 

represented by the drawings in Figure 4.6. Variations were 

made, on interpretations of the unit's function, number of rooms 

and the size of the household. Since the various spaces represent 
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a variety of functional implications, one way to evaluate the over¬ 

all cost is with reference to the total area of the house, 

regardless of the size of the household. 

Capital cost (C) represents the total payment for housing. 

In the Ethiopian case it is conditioned by particular economic 

and social policies of the government which cover the land on 

which the dwelling is to be erected, inclusive of all fees 

related to its acquisition (such as registration, taxes, duties, 

professional services, etc.) The building itself, the fees of 

designers and supervisors (if applicable), the connections to 

service networks, electricity, water, sewage, etc., are also 

included in the term C. 

In the "self-help" process, any consideration of C must be 

meaningfully related to some notational standards, i.e., a norm 

expressing the amount of goods or services to be provided in 

relation to the consumer unit. In the particular context of 

housing, the basic consumer unit to which C relates is the individual 

household. This further leads to the conclusion that the notions 
35 of "dwelling" and "household" are often inseparable. 

Dwelling standards in a given society for a given socio¬ 

economic group, at a given place, are generally related to the 

size of the household (N = number of people in household). This 

could be either in a crude form, i.e., so many persons per 

inhabitable room, so much floor area per person, etc., or in a more 

sophisticated form, for instance by taking into account the age 
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of the different members of household, their sex, their kinship, 

and other criteria related to the socio-cultural activities within 

the dwelling. But whatever independent parameters are used to 

define space standards, it will be found that the capital cost 

is composed of a part which is independent of such parameters and 

a part that varies with the parameters, mostly, although not 

necessarily, in a linear fashion (Figure 4.7-A). With respect to 

the cost of land in general, it depends on the cost per unit area 

of land and on the size of the area required for the dwellings, 

whidh is neither directly proportional to N nor completely fixed. 

In the case of Ethiopia there is no land cost. However there is a 

fee of 40 Birr for the process of transfer, registration and 

other procedures for an assignment of a lot of 500 square mèters. 

The main factors affecting the cost of the building are 

first the quantity and unit price of the material and other 

components. These, in turn, are affected by the type of building, 

by the standard of quality, and by the technology used, etc. 

Secondly, the wages and productivity of building labor is another 

building cost. These are affected by the technology used, by the 

degree of mechanization, by the skills required and by social 

overheads. Thirdly, building costs also include contractor's over 

heads and profits which are generally affected by their efficiency 

under market conditions, or, in the ease of centrally planned 

economics, by national and local norms. Fourthly, taxation and 

finance must be included, which are also conditioned by government 

policies and by market conditions. However, in the "self-help" 
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housing process proposed, the factors which affect the building 

cost are only the first two and the fourth. 
36 For a given standard, the cost of material and wages grow 

with the area of dwellings but not in direct proportion. Materials 

are not proportional to area but to the work content expressed, 

for instance, in man-hours. Further, the work content is not 
37 necessarily proportional to the amount of material. It can also 

be said that the area itself is not proportional to the size of 

the household, because, whatever the adopted standard, a minimum 

amount of facilities are required, even for a one-person dwelling 

(e.g., Kitchen, W.C., Independent Access, etc.). It is therefore 

reasonable to assume that for a given standard, the area required 

for households of different sizes could be expressed as a linear 

function of the number of people (Figure 4.7-B). Furthermore, 

the area per person would be represented by a curve as shown in 

Figure 4.7-C. 

As explained above, building cost itself is not proportional 

to area, therefore, its relationship is likely to take the form 

shown in Figure 4.7-D. Thus the cost per unit of floor area will 

be variable, as shown in Figure 4.7-E. Finally, with respect 

to connection to service mains, the cost increase can be taken to 

be practically independent of the size of the dwelling, and 

therefore of the size of household. If all the factors thus far 

enumerated are taken into account, it is possible to express C 

(capital cost) as a simple function in the following manner: 
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C 

Where, K 

a 

A 

b 

r 

a 

(K + aA = br) (1 + a) (eq. 1). 

the fixed element of .total cost (connection to main 

service line). 

marginal cost per unit floor area, i.e., the cost of 

each additional unit of floor area, 

floor area (square meter), 

additional cost per bedroom, 

number of bedroom, and 

a factor representing those elements of a total 

cost which are proportional to the building cost. 

Alternatively, it has already been noted that for a given 

standard, the area of the dwelling, A, can be related to the number 

of people, N. This relationship can therefore be expressed as 

fol1ows: 

A = c = dN (eq. 2) 

Where, c = the floor area required for the minimum facilities 

common to all dwellings, whatever the size of the 

household, and 

d = additional area required for each person in the 

household. 

The number of bedrooms, r, can also be expressed as! a function 

of the number of people. For instance, it could be expressed in 

terms of maximum number of person per bedroom. 
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Therefore, 

r = eN (eq. 3) 

Where e = number of bedrooms per person. 

If the value of A and N are substituted in eq. 1, the 

'following expression relating to total cost to size of household 

can be derived. 

C = (K-j + K2N) (1 + a) (eq. 4) 

Where = K + ac, and 

Kg = ad + be. 

If all these factors are taken into account it will be 

obvious that C is related to Nin the form shown in Figure 4.6-F 

and G. This formulation was then applied, using available local 

data, in estimating total cost of housing units on different 

levels of household. 

The fixed element of total cost (K), i.e., central installa 

tion and connection to mains, etc., can be itemized as follows: 

- Connection to electricity 150-300 Birr, 

- Connection to water supply within 20 meters distance = 

300 Birr, 

- Construction of sewage and its connection to the 

main = 500 Birr, and 

- Cost of land = 40 Birr.^ 

Total K = 1,065 Birr (including labor and material cost). 
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39 The costs per unit of floor space were found to range 

between a minimum of .125 Birr per square meter, and^a maximum 

of .325 Birr per square meter. The area of additional bedrooms 

was assumed to be a maximum of 10 square meters. Therefore, 

the cost of an additional bedroom ranged between 1,150 Birr 

(minimum) and 3,250 Birr (maximum). 

It was assumed, that in this particular situation, house¬ 

holds of different sizes should have at their disposal the 
40 following floor space and number of rooms. 

Household Size Area 

Pêrsôn/HoüSèhôld m2 m Number of Bedrooms 

A 1-2 40 1 

B 3-4 55 2 

C 5-6 70 3 

D 7-8 85 4 

E 9-10 100 5 

Taking equation 1, in which the total initial capital cost 

of the dwelling is expressed ad a function of its area and number 

of bedrooms as follows: 

C = (K = aA - br) (1 = a), 

a, which is the cost representing those costs such as overhead, 

tax, fees, etc., was assumed to be proportional to the total 

cost. Here, a value for a of 10 percent (a = 0.1) was estimated. 
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This value is comparatively high. For most low-income housing 

the value could be less. However, in the light of inadequate data, 

the estimate was made on the conservative side. 

If the assumed values for equation 1 are applied the following 

initial costs result. 

Case A (with maximum floor area costs) 

C ■ (K + aA + br) (1 + a) 

A = (1065 
B = (1065 
C = (1065 
D = (1065 
E = (1065 

+ 325 x 40 
+ 325 x 55 
+ 325 x 70 
+ 325 x 85 
+ 325 xlOO 

+ 3250 x 
+ 3250 x 
+ 3250 x 
+ 3250 x 
+ 3250 x 

1) 0.1) 
2) (1.1) 
3) (1.1) 

4) (1.1) 
5) (1.1) 

19,047 Birr 
27,984 " 
36,922 " 
45,859 " 
54,797 " 

Case B (with minimum floor area costs) 

A = (1065 + 125 x 40 + 1250 
B = (1065 + 125 x 55 + 1250 
C = (1065 + 125 x 70 + 1250 
D = (1065 + 125 x 85 + 1250 
E = (1065 + 125 xlOO + 1250 

X 1) (1.1) = 8,047 Birr 

x 2) (1.1) = 11,484 II 

x 3) (1.1) = 14,922 II 

x 4) (1.1) = 18,359 II 

x 5) (1.1) = 21,797 II 

Alternatively, the total initial capital cost can be expressed 

as a function of the number of people per household as follows: 

c = (^ + iyo (1 +a). 
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Using the space standards of floor area which is required for 

the minimum facilities common to all dwellings, which works out 

to be 25 square meters, the cost of the floor area required for 

minimal facilities is as follows: 

K-| = K + ac, or 

K^ = 1065 + 325 x 25 = 9190 maximum 

Kj = 1065 + 125 x 25 = 4190 minimum 

The space standard required for the additional area for each 

person in the household (d) is assumed to be 7.5 square meters. 

Therefore the additional cost per person (Kg) can be obtained as 

fol1ows: 

Kg = ad + be, or 

Kg » 325 x 7.5 + 0.5 x 3250 = 4,063 maximum, 

h = 125 x 7.5 + 0.5 x 1250 = 1 ,563 minimum, 

and where e is the number of bedrooms per person. In the case of 

the space standard for minimum facilities, a husband and wife are 

assumed to occupy a single room. Therefore, using the same house¬ 

hold size breakdown as before, and by substitution in the equation 

C =(K-j +KgN) (1 +a), the same results are found as with equation 

C = (K + aA + br) (1 + a). 
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C. Evaluation of the Proposed Housing Sùpply Methods 

Based on the results of the housing demand model, by taking 

Case B with a constant "overcrowding factor" of .1.12 (see table 

3.8), the projected housing demand for new units was 404,163 for 

the 17 urban centers (1980-1990). This implies an average yearly 

demand of 40,416 new units. Of these units, 45.7 percent, 48.3 

percent and 6.0 percent were demanded by the rent groups of: 

"less than 5 Birr", "5-19 Birr" and "20-99 Birr" per month, 

respectively. If one takes the (percentage) distribution of 

households in the 17 urban centers, the average percentage over 

the period of 1980 - 1990 was found to be 56, 33, 8, and 3 percent 

for the income classes of "less than 100”, "100-300", "300-700", 

and "700 and over" Birr per month, respectively (see Appendix B-l). 

The relationship between income class and housing units, by 

rent class, was found to be direct, i.e., the percentage of the 

housing units by rent class reflects the percentage of the household 

income class who are renting the units. At least this holds for the 

current statistical data (see Chapter II C), and it can be assumed 

that the same condition will exist during the study period. Using 

this relationship the results show that there is insufficient demand 

for new housing units for the income class of 700 Birr per month and 

over. It can also be assumed from the results that the income class 

of "300 - 700 Birr" can afford to provide themselves with shelter. 

Therefore, the study will concentrate on evaluating the potential of 

providing new units for those in the income classes "less 100" and 
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"100-300" Birr per month. Here, the percentage distribution of 

total demand for new units are also high at 45.7 and 48 percent, 

respectively. 

In the projection of future household size, it was found 

that the average number of persons per household was 4.5 (see 

Table 3.5). This implies that the new unit should have an area of 

at least 55 square meters and should cost, with a minimum floor cost, 

11,484 Birr per unit (see Chapter IV - B . By taking the number 

of total new units needed for the two income classes mentioned 

above, the total cost will be 37,800 x 11,484, or 4.3 x 10** Birr 

each year. This amount is equivalent to 8.3 percent of the 1980 
41 gross domestic product of the country. 

O 
In 1980, an estimated 2.18 x 10 Birr was collected by the 

42 government from the ownership of dwellings. Here, a high percen¬ 

tage of the collected money was assumed to come from Addis Ababa, 

Asmara and Dire-Dawa. However, even if one considers that these 

funds were to be allocated to solve the housing problem in the 17 
O 

major towns, there will be a shortage of 2.12 x 10 Birr yearly. 

Furthermore, this strategy of direct subsidy would also be at the 

expense of the other major urban centers and the rural areas of the 

country. Therefore, it seems to be clear that the government under 

any circumstances, is not really in a position to directly solve the 

housing problem. 

On the other hand, when examining the other alternative 

strategies for the provision of shelter mentioned earlier in this 

chapter (i.e., "self-help" housing provision), it is necessary to 
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examine the extent to which lower income households might be 

capable of allocating their budget to housing. Considering those 

households within the income class of "less than 100“ Birr per 

month; it was assumed that their average monthly income was 25 Birr, 

or 300 Birr per annum. As previously estimated the cost of the 

housing unit to shelter one of these households would be in the 

order of 11,484 Birr (with a minimum floor cost and average of 3 to 

4 persons per household). Based on the "Housing and Saving Bank" 

policy discussed earlier (see Appendix C), to repay 11,484 Birr in 

30 years, the household needs 382.8 Birr per year, or 128 percent of 

its yearly income. Under the policy rule that the household is 

supposed to pay only 25 percent of its yearly income, a period of 

153 years would be needed to repay the amount. From either vantage' 

point, households with an average income of less than 100 Birr per 

month would be very hard pressed to provide themselves with 

adequate shelter. Moreover, this seemed to be clearly understood 

by the government in Proclamation No. 60 of 1975, with the require¬ 

ment that very low-income households should be organized as a group 

in order to be qualified for a bank loan (see Appendix C, Article 

22 - 25). As a practical matter, the scope of substitution within 

a household budget that could be achieved by a group is likely to 

be much higher than for an individual household. Nevertheless, 

difficulties still seem likely to be met in providing adequate 

shelter for this income group, èven through "self-help" processes. 

In the case of those households in the income class of 100-300 

Birr, with an average income of 150 Birr, or 1,800 Birr per annum, 
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the situation is less problematic. If the household pays 25 percent 

of its annual income, the repayment time for the 11,484 Birr house 

investment will be 25.5 years. However, although the government 

policy appears to work for individual households in this income 

class, one has to bear in mind that only an average of 1.15 person 

per household are employed and assumed to be responsible for the 

household budget (see chapter II-C and Table 3.2). Should they be 

unable to find steady employment, the security of the housing loan 

would be placed in jeopardy. Again group participation would seem 

to be more appropriate. 

Throughout it would seem that efforts to increase household 

income activities and productivity are also necessary for the 

improvement of housing and related service, thus allowing households 

to devote more to the provision of shelter. Here, a number of 

practical opportunities would seem to be applicable. 

First, the government should allow individuals who have the 

financial capacity, to build housing units for rent. Although this 

practice is currently against government policy, if properly 

planned, it could solve a significant portion of the shelter problem. 

After all, what is observed currently, is that those who have the 

money do not want to take any risk by Investing their money because 

of the nationalization of extra houses. Instead, they tend to keep 

their money at home, resulting in a decrease in the amount of 

currency in circulation. Apart from policy this is also due to the 

fact that there is not a supporting governmental framework which 
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encourages Individuals to become involved in economic activities, 

such as housing. 

Second, for individual households or co-operatives, it would be 

beneficial if government policy encouraged additional income 

generating opportunities having a direct impact on the household 

budget, i.e., the concept of "substitution" alluded to earlier. 

For instance, it would be desirable to encourage, rather than 

discourage, joint use of space for residential, as well as small- 

scale manufacturing, trade or service functions. The only such 

activity currently permitted is the opening of a restaurant within 

the dwelling unit and this opportunity seems to be only exploited by 

those income classes who have already the financial means and 

know-how. 

Third, there must be a program introduced to encourage house¬ 

holds to utilize the remaining part of their lot, for vegetable 

farming, or animal farming. Here, the level of government support 

could range from providing basic materials to financing. 

Fourth, a type of open food and general market, or bazaar, could 

provide furtile ground for marketing support to small enterprises. 

This, in turn could also help to improve diversification in the 

purchase of essential items, rather than relying solely on monopolized 

and centralized markets. For instance, indigenously created market¬ 

ing systems by many poor urban settlements (squatter settlement) have 

been observed to be very beneficial for the inhabitants by 

generating additional income. 
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Fifth, small-scale retailing, even down to the scale of street 

vendors, should be explored, rather than mistakenly regarded as 

being a nuisance that should be discouraged. To assist such 

activities it may be useful to provide minimal infrastructure such 

as dry and paved spaces for vending, public water supply, basic 

night lighting and adequate refuse collection. 

Sixth, old conventional means of transportation should be 

encouraged, such as: animal drawn carts and animal drawn vehicles. 

In addition to providing adaptable forms of transportation at 

relatively low capital cost, these systems also tend to be labor 

intensive. The production, maintenance and repair of vehicles, as 

well as their operation provide a useful sources of relatively low- 

skilled employment. In theory at least, these kinds of conventional 

means of transportation are very applicable in the 17 urban centers, 

where the introduction of modern conventional mass transit has been 

very limited, unlike the three major urban centers, and where the 

capital costs are likely to be high. 

Finally, the government should further encourage and assist 

the Kebeles in development of formal training programs in different 

fields, which are tailored to the real needs of the community. Such 

formal training could involve the basic components of household 

and conmunity improvement programs for the achievement of more 

sophisticated skills such as carpentry, masonry, plumbing, welding, 

sewing and other technical occupations. Throughout, participation by 

the government could range from financial to technical assistance. 



By their very pâture, some of these recommendations could 

promote an opposite ideology to the one currently in practice. 
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However, if they are well studied and formulated, their impacts in 

upgrading the income level of the urban poor seems likely to be 

substantial, without political dislocation. 
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NOTES 

1. With regard to African Nations, see Growford, Young. Ideology 
and Development in Africa. New York: Yale University Press, 
1982. For the Ethiopian case, see Marina and David Ottaway. 
Ethiopia Empire in Révolù tloh. New York: African Publishing 
Company, 1978, and also John M. Cohen and Weintraub. Land and 
Peasants in Emperlal Ethiopiai. The Social Background to a 
Revo!utiorTI Assen, Netherland: Van Gorcum, 1975. 

2. The policies of PMAC concerning urban housing problems, 
especially issues related to land tenureship and access to 
resources coincide, in many ways, with Turner's Theoretical 
approach to housing for low-income classes, see also Appendix C. 

3. See case study analyses concerning the miscellaneous social 
impacts of the squatter housing in Malaysia, by Emiel A. 
Wegelin. Urban Low-Income Housing and Development. Boston : 
Martinus Nij Hoff Social Science Division, 1978. See also, 
United Nations. The Role of Housing in Promoting Social Inte¬ 
gration. New York: 1976. and Wallace F. Smith. Housing" 
The Social and Economic Elements. Berkeley and Los Angeles: 
University of California Press, 1970, and also John F. C. Turner. 
Freedom to Build: Dwëllër Control of the Housing Process. 
New York: MacMillan, 1972, see also Hassan Fathy. Architecture 
for the Poor. Chicago: University of Chicago Press, 1973. 

4. Enough studies have been made, enough housing projects have 
been evaluated and enough words have been written to the 
effect that the accessibility of basic resources for housing, 
is a function of the laws and their administration and these, 
in turn, are a function of the prevailing authority. For 
further information see John F. C. Turner, Housing bv People: 
Towards Autonomy in Building Environment. New York: Pantheon, 
1977. pp. 9 and Fathy (1973), £&. Cit.. pp. 149-182. See also 
United Nations Center for Human Settlements (HABITAT). The 
Residential Circumstances of the Urban Poor in Developing 
Countries. New York: Praeger, 1981. 

5. See chapter I - B. 
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settlements inside Mexico and in the border towns of U.S.A. 
and Mexico. These settlements used wasted rubber tires as 
functional outdoor decorations, wasted bed springs as fences, 
flattened tih cans as a roofing material, as well as for other 
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spare parts, etc., (Observation from field trip, 1982). 
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Furthermore, see R. J. Martin. "The Econology of Squatter 
Settlements". Arch. Review. Vol. 145, March 1969. pp. 213-214. 
See also, H. C. Norwood, "Squatter Colony in Malawi". Town 
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8. Turner (1972) Ibid., pp. 148-175. 
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services, like transportation, electricity, water, etc. This 
is mainly due to the fact that the budget for these projects 
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rather of external conditions imposed contrary to the user's 
interest. Also, beside the economic impacts, the rehabitation 
housing schemes tend to destroy local community social norms. 
For further information see Turner (1977). Ibid. 

10. Turner, (1972). Ibid., p. 246 and Fathy (1973). Ibid. 
pp. 140-182. 

11. Turner, (1972). Ibid., and Fathy (1973). Ibid. See also 
John F. C. Turner, "A Discussion Paper on the Question of 
Government Intervention in Urban Settlement Types", United 
Nations Center for Human Settlements (HABITAT), (1981). 
Ibid., pp. 220-238. 

12. It is interesting how most people in lesser-developed countries, 
especially in rural areas, build their houses by involving 
different types of activities which have high social than 
monetary value. For instance, in Africa there is a "beer 
party" system, the kinship system and the religious party 
system. In all these, the participants provide the labor while 
no currency is used in exchange. 

13. Turner (1972). Ibid., pp. 252-257, and Turner. (1977), 
Ibid., pp. 24-34. 

14. Turner. (1972), Ibid. 
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15. Generally, similar network systems to that of Turner.(1972), 
Ibid., have been mentioned in many research works concerning 
housing in lesser-developed countries. The policy recommen¬ 
dations to redress the housing problems mainly focus on the 
"network" implications and their impact on the dwellers. 
For further information see Fathy (1973). Ibid., and 
Wegelin (1978), Ibid. Also see R. A. Obudho, et al. Develop¬ 
ment of Urban System in Africa. New York: Fraeger Publisher, 
1979. See also Allan Turner. The Cities of the Poor. New 
York: St. Martin's Press, 1980, and several other books by 
the United Nations. 

16. Hassan Fathy. (1973). Ibid. 

17. Hassan Fathy. (1973). Ibid., and John F. C. Turner, (1977), 
Ibid. 

18. Regarding the pattern of decision and control over the housing 
issue in free market nations, see the diagram in Turner's 
book (1977) Ibid., p. 27. In Ethiopia, the policy of the 
government statement and the objectives and goals with regard 
to housing are quite different to those of free market 
nations. For further reference see Appendix A and C. Also 
see Marina, and David Ottaway. (1978). Ibid., and Makonnen, 
Bishaw. Social Dèvelopment Néèds in Addis Ababa. Addis Ababa, 
Ethiopia. 1980. 

19. The process of modern housing system and their rigidly 
hierarchic delivering processes had been shown, by an experi¬ 
mental housing in the rural Egypt by Hassan Fathy (1973). Here 
the existing delivery of housing system was shown to be one 
of the potential for this project not to be accomplished. 
Besides there are several books written on the issue, such as, 
Jorge E. Hardoy, and David Satterthwaite. Shelter Need and 
Responses: Housing Land and Settlement Policies in Seventeen 
Third World Nations. New York: John Wiley & Sons, 1981. 
R. A. Obudho and Salah El. Shakhs (1979). Ibid. United 
Nations Center for Human Settlements (HABITAT) Ibid., and 
several others. See also Chapter I - B. 

20. Turner (1977), Ibid., p. 134. 

21. Turner (1977), Ibid., p. 145 and Fathy (1973), Ibid., pp. 19-43. 

22. Ernie! A. Wegelin (1978) Ibid. See also, United Nations, 
Department of Economic and Social Affairs. Manual on Self- 
Help. New York. United Nations, ST/SOA/53, 1964. 
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23. Different examples could be cited in different parts of 
lesser-developed countries with regard to housing supply for 
low income class by institutions. In most cases» the housing 
projects disrupt the already established social, cultural and 
economic pattern of the dwellers. In addition, due to the 
type of housing and its service as well as its environmental 
location, the households mostly are forced to increase their 
household budgets expenses creating unfavorable conditions 
with respect to social, economical activities of the habitants. 
This shows mainly, a mismatch of Interests between the 
supplier and the users. For further information, see 
Turner (1977), Ibid., regarding observations income classes 
in Mexico. Another example is in India, which had similar 
programs, i.e., rehabitation of low-income classes. But 
here the result was that many of the assigned inhabitants 
returned back to their previous life style and place. For 
further information, see Gegefrey K. Payne, Urban Housing in 
the Third World. Boston: Routledge & Kegan Paul, 1977. 
Further example, with major difference in the objectives 
between suppliers and users needs can be found in the experi¬ 
mental housing for the poor in Egypt. Here, one of the major 
failures of the project was the unwillingness of the users 
to participate effectively in the actual project, although 
Fathy's solutions to the housing problem offered considerable 
innovation and participation. This problem was mainly due to 
the fact that the people had different socio-economic interests 
to those of the government. For further information, see 
Hassan, Fathy, (1973), Ibid. 

24. Janice E. Pereman, "Strategies for Squatter Settlement: The 
State of Art as of 1977". United Nations, Center for Human 
Settlement (HABITAT), Ibid., pp. 168-190. 

25. Supplementary income depends on the availability of different 
economic opportunities for legal or illegal (sectional) jobs. 
This availability, in turn, will have impacts on the family 
income and on the time to finish the housing process, at 
least to higher standard. 

26. In most cases of autonomously generated "self-help" housing 
(especially with regard to illegal settlements) the construc¬ 
tion period ranges from 10 to 15 years. Very few cases range 
from five to seven years, while sponsored housing usually takes 
much less time. With respect to safety and cost recovery, in 
most autonomously generated "self-help" housing, the available 
resources for construction are limited in their quality, thus 
resulting in health problems and safety problems. The houses 
in their early stages of construction are sensitive to fire 
hazards, non-resistance to climatic changes and usually in¬ 
corporate minimal space standards, i.e., overcrowding . 
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27. Outside influences and various policy decisions by the govern¬ 
ment or other officials include: slum-clearance, new project 
development in existing areas, and some (radical) socio¬ 
economic, as well as political changes. 

28. Central Statistical Office (C.S.O.) Report on Asmara and 
Dire Dawa Households Expenditure Survey, 1975. Addis Ababa, 
Ethiopia: Statistical Bulletin 24. January 1980. A1 so 
C.S.O. Report on Addi$ Ababa A Household Expend!ture, 1975. 
Addis Ababa, Ethiopia: Statistical Bulletin 19. February 
1979. See also Makonnen Bishaw, et al. (1980). Ibid. 

29. See Appendix C. It is absurd to recommend solutions for 
low-income housing by taking into consideration entities such 
as the "Housing and Savings Bank", if the entire model of 
housing development within urban areas uses the Bank, and 
other similar institutions, as the sole vehicle of support only 
to households with a favorable income status, i.e., with a 
relatively high-income level. 
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31. See Appendix C. Article No. 7 and 8. 

32. These co-operative actions (group building approach) is 
assumed to be formed within the Kebeles out of common interest. 
The size of the group could range from two to five households. 

33. In this respect, some government programs could involve loca¬ 
tion of industrial centers which may need laborers and workers 
either on permanent or temporary bases, by the urban fringe. 
Such a program could encourage the workers, or other interested 
groups, to benefit from the economic and social opportunities 
in making their settlements. 

34. There might not be a need for electricity, due to the fact 
that other cheap sources of energy could be used, at least 
temporarily. 

35. For instance, the household census are used to project 
housing stock. 

36. The non-proportionality of materials and labor costs is due 
to a variety of factors. Thus, for instance, an extra room 
normally requires only two or three additional walls, an 
additional door, windows, èlectrical points, etc. the 
addition is, to a large extent, independent of the room area. 
An extension to a roof also may not require additional rain¬ 
water pipes, etc. Additional appliances may be fed from the 
same central source. 
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37. This is because certain time-consuming operations such as 
setting out, starting off, scaffolding, tooling, etc., are 
unique, and their cost is to a large extent independent of 
the amount of material that is consumed. 

38. The cost of land is incorporated as a fixed element of total 
cost due to the fact that, in this particular case, it is 
fixed regardless of the land, housing units and household 
size. 

39. The criteria for a maximum and minimum cost for the unit 
floor space (square meters) is considered on the basis of 
the cost of different materials used in the construction of 
wall openings and finishing. The information on the cost 
(labor and material) is based on the cost data set by the 
Ministry of Housing in 1982 monetary values. 

40. These minimum standard space areas are based on observation of 
different low-income housing projects in most lesser-developed 
countries. 

41. The gross domestic product of the country by industrial origin, 
for 1980, was calculated based on the information given for 
the year 1971-1976. For further information, see Central 
Statistical Office, Statistical Abstract ±977, (Addis Ababa, 
1979, p. 160), cited in Harold D. Nelson, etal. (ed.). 
Ethiopia a Country Study. American University (Washington, 
D.C.) Foreign Area Studies, 1981, Table 6, p. 298. 

42. 0j). Cit., Table 6, p. 298. 



V 4 GENERAL CONCLUSIONS AND FUTURE WORK 

The housing problem, that this thesis has attempted to 

address, is one of the many major problems facing Ethiopia and 

other lesser-developed countries. However, housing conditions, 

housing demand and housing supply cannot be viewed in isolation 

from their specific national, or even local settings. In urban 

areas of Ethiopia, the housing situation is determined by past and 

current historical trends concerning political, social and economic 

development. Long-term factors, influencing particularly the 

demand for housing, consist of population growth, changes in family 

structure and income distribution, as well as the current condition 

of existing housing stock. On the housing supply side, available 

resources and development strategies, which are both directly 

related to prevailing socio-economic and political conditions, 

strongly influence feasible housing solutions. 

Currently, there is no doubt that Ethiopia is passing through 

a phase of radical transformation of its social and economic order, 

and that the impact of this transformation upon development and 

basic human needs are clearly visible. In both urban and rural areas 

the land reform and nationalization of industry, commerce and extra- 

urban housing has served effectively to dismantle the old repressive 

social order and, while there are a great many issues remaining to 

be tackled, at least certain basic changes have taken place which are 

fundamental to any eventual solution of the urban housing problem. 
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In urban centers of Ethiopia, the problems associated in the 

provision of shelter are many. However, the specific nature of the 

problems differ in part from those found elsewhere in other 

developing countries. For example, the recent radical actions of 

the government have altered many of the conditions which were 

formerly barriers to the process of providing adequate shelter, 

such as: the lack of security in land ownership, the lack of 

adequate urban infrastructural services, and the lack of socio¬ 

economic "networks", or locally responsible organizations, which 

could reach and meet the needs of the low-income classes. Some of 

these barriers were simply removed by changing the laws, and others 

ameliorated through the real implementation of policies involving 

the mobilization of considerable human and material resources. For 

instance, the nationalization of urban land and extra houses and 

accordance of the individual right of land ownership was accomplished 

by fundamental changes in the laws. On the other hand, extended 

provision of infrastructural services was achieved mainly by making 

better use of available resources. Further, the government, realiz¬ 

ing the general nature of the housing problem, developed a network 

of supporting services such as: creating a Housing and Savings Bank 

and a special Ministry of Social Works and Housing. In addition, 

the government is also engaged in setting up a framework for future 

socio-economic development, mainly by concentrating on the high 

percentage of the nation's population who live in rural areas. In 

doing so, most of the national development budget flows into these 

areas to upgrade the living conditions of the isolated peasants, 
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through the provision of basic services and organization of communi¬ 

cation and administrative networks. The benefit to urban areas is 

likely to be a substantial reduction in rural-urban migration. In 

all, for a country like Ethiopia with very limited resources, the 

costs involved with these actions are likely to be very high and 

may not, in fact, be fully met. 

However, despite all these fundamental changes which foster 

housing and other related development programs, the needs of the 

urban poor are still not adequately addressed, primarily because 

eligibility for government support is mainly related to the 

economic status of the household. For instance, as this study 

confirms, more than 60 percent of the households in the 17 urban 

areas are in no position to be eligible for loans for individual 

housing purposes. Therefore, one might conclude, that for the 

current urban areas under current government policies, the major 

constraints are not the non-existence of governmental support per se., 

but the real access that is provided to enable very low-income 

households to shelter themselves properly. Therefore, for the 

current Ethiopian urban housing problem, it seems to be essential 

to consider alternative and appropriate approaches which have as 

their objective the fulfillment of the economic needs of low-income 

households, rather than to merely build housing. Here, projects 

that combine support for housing with a variety of other services 

and facilitates on a self-help basis seem to be promising means of 

response. This implies the need for different types of projects, 

each with the potential for generating income as well as upgrading 
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the housing for the very low-income class. If properly handled 

this type of movement would also strengthen the "network" system of 

organization mentioned earlier. When formulating projects, particu¬ 

lar emphasis should be placed on the generation of new employment 

including the combined use of residential space for retailing, 

manufacturing and other purposes; and programs in functional 

literacy and technical training. 

While encouraging activities which generate income, simplified 

and improved building technologies also need to be developed, which 

could be appropriately used in the "self-help" housing process. 

Currently for urban housing, various traditional materials are used, 

most of which are locally produced. For instance, earth mixed with 

sand, gravel and lime, as well as stone and timber, are widely used 

in the construction of housing structures, with some use of brick 

and concrete on a small scale. However, it had been shown in the 

estimation of building costs (chapter IV) that the major contributors 

to the cost of housing are the building materials and the use of 

skilled technicians. While the later could be minimized through 

different technical training programs, for the former, there is a 

need for more research about how locally available building 

materials could be mass produced and be used appropriately in 

"self-help" housing. Otherwise, with the current magnitude of 

housing demand, particularly from the 60 percent of households 

having incomes less than 100 Birr per month, the degree of success 

of any realistic housing supply options (such as those outlined in 

chapter IV), will be diminished. Here, success also implies that 
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the government extend current services, by providing available 

construction materials at almost no cost. It also means that the 

current process of upgrading of basic infrastructural services has 

to be extended not only outside the lot, but also inside the 

housing unit. 

In order for the self-help housing process to be viable, 

current policies governing access to financial resources also need 

to be revised. An alternative could be, that, regardless of the 

income level of the household, the financing institution might 

develop a deferred loan policy, based on the households need for 

shelter. The deferred loan policy might also apply to other income 

generating economic activities run by individuals or groups of 

households. Besides, it would be more beneficial for the low-income 

groups, if there is a banking system on the level of the smallest 

association (i.e., on the level of Kebele) rather than having 

centrally administered banks like the "Housing and Savings Bank". 

In this way, a bank located in each Kebele and administered by each 

Kebele, would be more appropriate and easily accessible by the needy 

members of thè associations. In addition to the above, the encourage¬ 

ment of some traditional financial system is also needed. In 

Ethiopia, such system is the "Ekube" financial system. Here the 

association is organized among neighbors of households with common 

interest, and run by the members, where each of them contribute a 

fixed amount of money, either on a weekly or monthly basis, and each 

in turn make use of the collected money. In this way, it has impact 
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on the socio-economic strength of the members, leading the members 

to act cooperatively on common problems such as housing and other 

community welfare issues. 

In the current scheme of things, the government has heither 

the resources nor the administrative capacity of traditional mass 

housing. Therefore, it should introduce an approach by which 

economically capable households could shoulder a greater share of 

the task of providing housing, by allowing them to invest in 

additional housing. Although such an approach is contradictory to 

the current government policy, the housing industry that would be 

generated could create many opportunities for job creation, and 

provide increases in productivity through the informal education 

and training of unskilled laborers in construction skills. This 

transfer of skill, in turn, could also have an impact within the 

"self-help" process by allowing lower income groups to deal with 

their own shelter problems, autonomously and with minimum cost. It 

is also noteworthy that the potential macroeconomic impacts in 

other industrial sectors (e.g., construction industry, manufacturing 

sectors, etc.) could generate additional income and employment, as 

a consequence of increased activity in the housing industry. Above 

all, the process of housing has an instrumental value, in the sense 

that improved housing may directly and indirectly contribute to an 

imporvement in other aspects of aggregate living conditions, and in 

the distribution of income and wealth. 

Finally, based on available information, the current housing 

policy,'with some modifications, seems potentially promising. 
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However, there is a substantial lack of information regarding 

experience with practical implementation. Therefore, future 

work needs to be pursued in a comprehensive analysis of current 

housing policies, in which problems of implémentation are more 

thoroughly addressed. 
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APPENDIX A 

PROCLAMATION NO. 104 of 1976 

URBAN DWELLER"S ASSOCIATIONS CONSOLIDATED AND MUNICIPALITIES 
PROCLAMATION 

"ETHIOPIA TIKDEM" 

"WHEREAS, it is necessary to consolidate the foundations laid 
by the Government Ownership of Urban Land and Extra Houses Proclama¬ 
tion providing for urban dwellers to get organized in Kebele, Higher, 
and Central Associations and run their own affairs, solve their own 
problems, and directly participate in political, economic and social 
activities; 

WHEREAS, to make the urban dwellers' associations already 
formed or to be formed more conscious and organized and to make sure 
that Revolution will achieve its ultimate goal, it is necessary 
to give proper revolutionary guidance to the mass organizations which 
the revolution has already created or will create by coordinating 
their activities and organization; 

WHEREAS, it is believed that the organization of the broad 
masses of urban dwellers in kebele, Higher and Central Associations 
enable them to directly take over the muniicpal administration of 
urban centers will not only enhance the organizational set-up of the 
people but will also improve their due participation in development 
projects; 

WHEREAS, urban dwellers' associations formed or to be formed in 
each kebele have direct contact with the broad masses of urban 
dwellers and form the basis for their organizational set-up, and 
accordingly, the kebele associations have primary responsibility to 
organize the people and encourage their participation in both 
association and government initiated development projects so that 
their socialist political consciousness will be raised; 

WHEREAS, further, this type of set-up will enable the people to 
run their own affairs and prevent wastage of their time by removing 
the involved bureaucratic red tape and further facilitate the direct 
involvement of the people in the revolutionary process thereby gain¬ 
ing revolutionary experience; 

WHEREAS, accordingly, it has been found necessary to consolidate 
the organizational set-up of urban dwellers' associations formed at 
every level and to define by proclamation and regulations their powers 
and duties; 
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NOW, THEREFORE, in accordance with article 6 of the Definition 
of Powers of the Provisional Military Administration Council and 
its Chairman Proclamation No. 2/1974, it is hereby proclaimed as 
fol1ows: 

CHAPTER 1 (omitted) 

CHAPTER 2 

Urban Dwellers' Associations 

Common Provisions 

3. Legal Personality 

Urban dwellers' associations formed or to be formed at every 
level shall have legal personality of their own. 

4. Qualifications of Election 

(1) Any Ethiopian to be elected to the Policy Committee of 
any urban dwellers' association established under the 
Government Ownership of Urban Lands and Extra Houses 
Proclamation and this Proclamation shall satisfy the 
following requirements: 

(a) that he is of the broad masses and accepts the 
Ethiopian National Democratic Revolution Program; 

(b) that he is esteemed by nearby dwellers for his 
integrity and hard work; that he gives precedence 
to the interests of the broad masses over his pri¬ 
vate interests; 

(c) that he is not serving a sentence of imprisonment 
or has not been convicted of misuse or waste of 
public property or breach of trust; 

(d) that he has not been deprived of his civil rights 
by a court of law; 

(e) that he has no mental disease; and that he is not 
addicted to alcohol and dangerous drugs; 

(f) that he is not less than 21 years of age. 

(2) The General Assembly, Congress or Council of urban 
dwellers' associations formed or to be formed under 
the Government Ownership of Urban Lands and Extra Houses 
Proclamation and this Proclamation shall carefully 
examine that persons it elects to serve the association 
as officials satisfy the provisions of sub-article (1) 
above. 
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(3) Any Ethiopian, to be eligible to elect members of the 
Policy Committee of urban dwellers' associations to be 
formed under the Government Ownership of Urban Lands 
and Extra Houses Proclamation and this Proclamation, 
shall satisfy the following requirements: 

(a) that he has attained 18 years of age at the time of 
election; 

(b) that he has no mental disease; 
(c) that he is not serving a sentence of imprisonment; 
(d) that he has not been deprived of his civil rights 

by a court of law. 

5. Term of Office of Association Leaders and Conditions for 
Their Removal 

(1) The term of office of leaders of urban dwellers' associa¬ 
tions elected at every level shall be fixed in accordance 
with the model internal regulations issued by the Minister. 

(2) Leaders elected by the association shall, before they are 
removed from office, be informed in detail of the faults 
they have committed and shall be afforded enough time and 
opportunity to present their defense. Members shall, as 
far as possible, be always guided by the principle of 
criticism and self-criticism. 

(3) The procedure for the removal from office of association 
leaders shall be as laid down in the model internal 
regulations issued by the Minister. 

6. Powers and Duties Common to Associations 

Subject to the provisions of CHAPTERS 3, 4, and 5 of this 
Proclamation, urban dwellers' associations shall, in addition 
to their powers and duties under the Government Ownership of 
Urban Land and Extra Houses Proclamation, have the following 
powers and duties: 

(1) to enable the broad masses of urban dwellers to administer 
their own affairs; 

(2) to develop the ideology of the broad masses in line with 
the philosophy of Hebrettesebawinet with a view to 
enabling them to struggle against feudalism, imperialism, 
and bureaucratic capitalism and their influence; 

(3) to assist and encourage the formation of women's and other 
associations necessary for the effective accomplishment of 
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its objectives; 

(4) to enhance the development of the community by making 
the people participate in the activities of the associa¬ 
tions and government initiated projects; 

(5) to establish, in cooperation with the concerned institu¬ 
tions, people's shops and other services, and encourage 
and give the necessary assistance for the establishment of 
cottage industries and other cooperative societies by 
mobilizing the community; 

(6) to rent and construct houses in accordance with the 
master-plan and housing policy issued by the Ministry 
or any office or organization delegated by the Ministry; 

(7) to encourage dwellers who want to build their own houses 
by getting organized in associations; 

(8) to assist in the drafting of articles of associations for 
associations established to accomplish its objectives and 
ratify and enforce the same in accordance with powers 
conferred on it. 

7. Mode of Operation 

(1) As Kebele, Higher and Central Urban Dwellers' Associations 
are, in their organizational set-up, broad mass organi¬ 
zations, they shall follow the principle of democratic 
centralism. The associations shall therefore, ensure 
that in their operations, power flows properly from lower 
to higher and from higher to lower bodies in accordance 
with the philosophy of Hebrettesebawinet. The following 
shall be the principal directives: 

(a) the members who run the various activities of 
associations at all levels shall be elected by 
the general assembly of the association; 

(b) associations at every level shall have the duty 
to submit from time to time their work programmes 
and report of their activities from lower to higher 
and from higher to lower bodies. Lower bodies shall, 
moreover, have the duty to observe and enforce the 
decisions given by higher bodies of the association; 

(c) every decision of associations shall be given by 
majority vote. The number of votes required to 
constitute a majority shall be determined by the 
internal regulations of the association. 
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(2) The Kebele, Higher and Central Urban Dwellers' Associations 
shall follow economical, simple, efficient, trustworthy, 
and public service oriented, revolutionary methods of work. 
It shall be the revolutionary duty of association leaders 
and members to curb the practice of bribery, undue advan¬ 
tage and influence and strictly control and expose them 
with a view to making them condemned by the society. 

(3) No salary or allowance or any other payment may be paid 
to association officials, except for those who work full 
time as Mayors, Heads of Urban Centres or members of stand¬ 
ing committees of Central Urban Dwellers' Associations as 
the case may be. 

CHAPTER 3 

Kebele Urban Dwellers' Associations 

8. Number of Members of Policy Committee 

The number of members of every Kebele Policy Committee shall 
not be less than fifteen (15). 

9. Powers and Duties 

Every urban dwellers' association formed at Kebele level shall, 
in addition to those specified in Article 6 of this Proclamation, 
have the following capacity, powers, and duties: 

(1) to collect in accordance with the Government Ownership 
of Urban Lands and Extra Houses Proclamation on its own 
responsibility with receipts prepared by the Agency for 
the Administration of Rented Houses and expend on Kebele 
activities the rent of urban land and houses within Its 
jurisdiction and run the general administration and main¬ 
tenance of such houses; 

(2) to open an account in the Housing and Savings Bank and 
deposit therein, or where there is no Housing and Savings 
Bank, deposit in trust in any other bank designated by the 
Housing and Savings Bank, or, where there is no such other 
bank, in Municipalities or, where there are no Municipali¬ 
ties, in Government treasuries, the rent and other contri¬ 
butions and revenue the association collects; 

(3) to pay living allowance to those dwellers within its 
boundaries who, in accordance with Article 21, sub-articles 
(2), (3), and (4) of the Government Ownership of Urban 
Lands and Extra Houses Proclamation, are entitled thereto; 
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provided that where any dwellers entitled to living 
allowance have from among the houses they have handed 
over to the Government, any fwase; the (monthly rental) 
value of which exceeds One Hundred (100) Birr the associa¬ 
tion shall: 

(a) pay the whole of the required living allowance 
from the accounts of the Agency for the Administration 
of Rented Houses; or 

'(b) pay the living allowance from the rent it has already 
collected and demand reimbursement from the Agency 
for the Administration of Rented Houses; 

(4) to establish and coordinate, in cooperation with the 
Higher Urban Dwellers' Association, and in accordance 
with the directives issued by it, such educational, 
health, market, recreational, road construction and 
other similar facilities as are necessary for the com¬ 
munity; 

(5) to construct, in cooperation with the Higher Urban 
Dwellers' Association and in accordance with the 
directives issued to it, low cost houses to the commun¬ 
ity; and organize activities with a view to improving 
the living conditions of the community; 

(6) to preserve and maintain non-private trees and forests 
within the jurisdiction of the Kebele; fell, mow and 
grass in accordance with directives issued by the Central 
Urban Dwellers' Association except, demarcated trees, 
forests and grass, and expend the proceeds therefrom for 
the purposes of the activities of the association; 

(7) to develop forest resources, protect the soil from erosion 
and beautify the urban centre: 

(a) carry of afforestation to replace felled trees, in 
unutilized areas, along street sides and around 
residential areas; 

(b) encourage the observance by private possessors of 
the directives specified in (a) above, and give any 
assistance where necessary; 

(8) to protect any public or Government property within its 
jurisdiction; 

(9) to conduct educational activities on hygiene and cleanli¬ 
ness, and take the necessary measures to ensure the 
cleanliness of the Kebele; 
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(10) to eradicate illiteracy within the Kebele; 

(11) to prevent the placing of undue obstacles on roads 
within the boundary of the Kebele and immediately 
remove same where they have been placed; 

(12) to keep a proper register of houses located within the 
Kebele; 

(13) to keep a proper register of the number of residents 
living within the Kebele; 

(14) to keep a register of births, marriages and deaths 
within the Kebele; 

(15) to cooperate with the Ministry of Commerce and Tourism 
on matters pertaining to price control; 

(16) to assist, in cooperation with the Postal Service 
Authority, the extension of postal service to the people; 

(17) to cooperate with the concerned office in matters relating 
to the collection of Government taxes, fees and other 
revenue; 

(18) to contribute to the Higher Urban Dwellers' Association 
at least fifteen percent of the fund it retains after 
paying living allowances to persons entitled thereto; 
the amount of such contribution shall be determined by 
the Higher Association having regard to the income from 
rents of the association; 

(19) to establish a judicial tribunal of three members; 

(20) to establish a public welfare committee in order to 
fulfill its duties under the Government Ownership of 
Urban Lands and Extra Houses Proclamation and this 
Proclamation; and to ensure and protect effectively 
the welfare of the community. The Kebele association 
may mobilize the community for this purpose. 

10. Powers and Duties of the Public Safety Committee 

(1) The members of the public safety committee shall jointly 
or severally have the following powers and duties: 

(a) to submit to the appropriate authority in cooperation 
with nearby dwellers any criminal held in flagrante 
delicto; 
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(b) to produce wanted persons in accordance with orders 
legally issued by the executive committee or judicial 
tribunal of urban dwellers' associations; 

(c) to enforce the decisions and orders of the judicial 
tribunal ; 

(d) to protect public and government property within its 
boundary; 

(e) to carry on guarding and security activities in 
accordance with directives issued by the Ministry of 
Interior; 

(2) Members of the executive committee of associations jointly 
or severally or residents of the Kebele delegated in writing 
by such committee may exercise the duties specified under 
sub-article (1) of this Article. 

11. Powers and Duties of Judicial Tribunal 

Judicial tribunals of Kebele dwellers' associations shall, 
in addition to those specified in the Government Ownership 
of Urban Lands and Extra Houses Proclamation, have jurisdiction 
to hear and decide the following. 

(1) Civil Jurisdiction: 
With the exception of cases falling under Article 15 (2) 
of the Civil Procedure Code and the Labour Proclamation 
No. 64/1975 and disputes to which the Central Government 
is on of the parties: 

(a) any disputes involving pecuniary claims of up to 
Five Hundred (500) Birr or any disputes on property 
of a value of up to Five Hundred (500) Birr. 

(b) disputes involving claims of rents and service 
charges on houses and lands within the boundary of 
the Kebele; 

(c) suits based on Articles 1212, 1218, 1919, 1220, 
1221, 1225, 1226, 1245, and 1246 of the Civil Code; 

(d) any civil cases where the parties to the dispute 
give their consent to its jurisdiction. 

(2) Criminal Jurisdiction: 

Without prejudice to the provisions of sub-article (1) 
of Article 33 hereof as to the penalty: 
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(a) offences under Articles 471, 543, 544, 548, 552, 
571, 583, 608, 625, 626, 649, 650, 652, 653, 661; 
of the Penal Code; 

(b) any offence under Article 439 of the Penal Code 
where the offence specified therein is committed 
against it; 

(c) offences under the code of Petty Offences of the 
Penal Code excluding traffic violations and offences 
under Articles 733, 738-743 inclusive, 746-756 in¬ 
clusive, 758, 759, 765, 767, 776, 783, 786, 787, 
789-791 Inclusive, 817-820 inclusive; 

(d) any offences under the code of Petty Offences 
specifically enumerated under Sub-article (2) (c) 
of this Article where the complainant Government 
Office refers the case to the judicial tribunal; 

(3) in addition: 

(a) the judicial tribunal of the Kebele association 
may examine in detail the means of livelihood of 
the person who submits any application to get 
any kind of free services in court of Government 
Offices and grant certificate thereto; 

(b) the judicial tribunal of Kebele associations shall 
cooperate to serve court summons to parties to a 
dispute and witnesses through the Kebele associa¬ 
tion of which the persons so summoned are residents. 

12. Scope of Jurisdiction 

The Judicial Tribunal of Kebele associations shall have the 
powers specified in Article 11 of this Proclamation where: 

(1) the parties to the disputes are resident of the Kebeles 
or associations within the Kebele; or 

(2) the property, the matter or the offence which is the 
cause of the dispute is located or committed within 
the Kebele; or 

(3) the defendant is a resident of the Kebele. 
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CHAPTER 4 

Higher Urban Dwellers' Association 

(1) More than one Kebele association located in an area 
defined by guidelines issued by the Ministry shall 
together form Higher Urban Dwellers' Association. 

(2) In urban centers where Higher Urban Dwellers' Associations 
cannot be formed, Kebele associations shall additionally 
perform the duties of such associations. 

(3) In urban centers where a Kebele association performs the 
duties of Higher Urban Dwellers' Association, the general 
assembly of such association shall elect a Special Judicial 
Tribunal of from three to five members to hear appeals 
against decisions given by the Kebele Judicial Tribunal. 
Decisions given by judicial tribunals thus established 
shall be final. Members of the Special Judicial Tribunals 
may not serve as members in any other functions of Policy 
Committees. 

14. Membership Mandatory 

Kebele associations located within areas demarcated for the 
establishment of Higher Urban Dwellers' Associations have the 
duty to become members of such Higher Associations. 

15. Number and Election of the Members of Councils 

(1) The Policy Committee of every Kebele association shall 
elect at least one of its members to represent it in the 
Higher Association. The number of representatives shall 
be based on the number of Kebele associations which are 
members of the Higher Association. 

(2) Where Kebele associations perform duties of Higher and 
Central Urban Dwellers' Associations or where Higher 
Associations perform duties of Central Urban Dwellers' 
Associations, as the case may be, a representative of 
the Ministry may participate as member of the Policy 
Committee, or of the Council. 

16. Operations of the Association 

The association shall carry out its activities through its 
Council and Policy Committee. 

(1) Council: 
The number of members of the Council of the association 
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may not be less than 26. The Council shall: 

(a) elect and discharge members of the Policy Committee 
of the association, and establish the judicial 
tribunal of the association. The members of the 
judicial tribunal of the association shall be not 
less than three and not more than five; 

(b) examine and approve the budget of the association and 
supervise its accounts; 

(c) elect from among its members at least two members 
to represent it at the Central Urban Dwellers' Asso¬ 
ciation; 

(d) elect from among its members from three to five 
members and establish a Special Judicial Tribunal 
to hear appeals against decisions of the judicial 
tribunal of the association in urban centers where 
Central Urban Dwellers' Associations are not estab¬ 
lished. Members of the Special Judicial Tribunal 
may not be members of the Policy Committee of the 
association; 

(e) supervise the proper implementation of the powers 
and duties conferred on the association under this 
Proclamation. 

(2) Policy Committee 

The number of members of the Policy Committee of 
the association and their detailed duties shall be pre¬ 
scribed in its internal regulations. 

17. Powers and Duties of Higher Urban Dwellers' Association 

The association shall, in addition to those specified in 
Article 6 of CHAPTER 2 of this Proclamation, have the following 
powers and duties: 

(1) to ensure, in cooperation with the Central Urban Dwellers' 
Association, the associations within its boundary have as 
far as possible equal holdings and adequate income; 

(2) to give the necessary assistance, in consultation and 
collaboration with the Ministry, when any family, indi¬ 
vidual or organization having no urban land applies 
to the Ministry for such land for the construction of 
dwelling or business houses; 

(3) to study and implement methods with a view to giving 
better services to the community by coordinating the 
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financial and manpower resources of the Kebele associations 
within its boundary, 

(4) to coordinate the activities of the public safety committee 
within its boundary and within neighbouring associations; 

(5) to assist Kebele associations to give better service to 
the community by coordinating their activities with respect 
to the collection of rent and maintenance of houses. 

(6) to establish and supervise places where stray animals and 
lost property may be kept. 

(7) to designate and supervise, in consultation with the 
Central Urban Dwellers' Association, livestock marketing 
centers within its boundary. 

(8) to study and implement methods with the view of estab¬ 
lishing cooperative societies, people's shops and the 
like and giving better services to the community by 
coordinating the Kebele associations in the vicinity; 

(9) to subsidize the activities of Kebele associations 
within its boundaries from the fund it acquires from 
the Central Urban Dwellers' Association and from contri¬ 
butions it collects; 

(10) to operate and coordinate, in cooperation with Central 
Urban Dwellers' Associations, social service programmes; 

(11) to contribute to the Central Urban Dwellers' Association 
one-third (1/3) of the fund it acquires pursuant to sub¬ 
article 18 of Article 9 hereof. 

18. Judicial Tribunal of Higher Urban Dwellers' Association 

The judicial tribunals established by Higher Urban Dwellers' 
Associations shall have the following jurisdiction; 

(1) to hear appeals against decisions of judicial tribunals 
of Kebele associations, which decisions thus rendered 
shall be final. 

(2) to hear and decide on first instance, disputes between 
Kebele associations and between Kebele associations and 
dwellers relating to urban lands and houses, subject to 
the provisions of Article 11 hereof. 
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CHAPTER 5 

Central Urban Dwellers' Associations 

19. Establishment of Association 

(1) Where more than one Higher Urban Dwellers' Associations 
are formed within the boundary of any urban center they 
shall establish a Central Urban Dwellers' Association and 
take over the administration of the urban center. 

(2) In urban centers where Central Urban Dwellers' Associa¬ 
tions are not established, the Higher Urban Dwellers' 
Association shall perform the duties of such Central 
Urban Dwellers' Association. 

(3) In all urban centres where Higher Urban Dwellers' Associa¬ 
tions are not established, the Kebele Association shall 
perform the duties of Central Urban Dwellers' Associations. 

20. Membership Mandatory 

In urban centers where Central Urban Dwellers' Associations 
are to be formed, Higher Urban Dwellers' Associations are 
obliged to be members of such Central Urban Dwellers' Associa¬ 
tions. 

21. Number and Election of Members of Congress 

(1) Every Higher Association shall elect at least two members 
from among members of its Council to represent it at 
Central Urban Dwellers' Associations. The number of 
representatives shall be based on the number of Higher 
Associations which are members of such Central Associations, 
provided that their number may not, in any urban centre, 
be less than 30. 

(2) In chartered urban centres, the concerned Ministries and 
offices shall delegate one member to the Congress. 

(3) In non-chartered urban centers, the representatives of 
the Ministry and the Ministry of Interior shall partici¬ 
pate in the Congress as members; other Ministries and 
offices shall participate in the Congress when necessary. 

(4) In chartered urban centers, representatives of each 
Ministry shall only participate in the meetings of the 
Congress but shall not have the right to vote or to be 
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elected as officials of the administration. 

22. Operations of the Association 

The association shall carry on its activities through the 
Congress, the Standing Committee and the Administrative 
Section of the urban center. 

(1) The Congress 

The Congress of the urban center shall be the assembly 
of members represented in accordance with Article 21 
hereof. The Congress shall: 

(a) supervise the effective implementation of the powers 
and duties conferred on Central Urban Dweller's 
Associations under Article 23 hereof; 

(b) give recommendations to the Government on matters 
relating to the development and expansion of urban 
centers; 

(c) determine the schedule for the meetings of the Congress 
provided that regular meetings of the Congress may not 
exceed four times annually; 

(d) elect the members of the Standing Committees of the 
central Association; the number of Standing Committees 
may not exceed the number of Higher Associations; 

(e) submit to the Government for appointment as mayor or 
head of the urban center a list of three nominees from 
among its members; the Government shall appoint one 
of the nominees as mayor or head of the urban center 
and dismiss the same; 

(f) define the job descriptions of all higher officials; 
dismiss same from their jobs; provided that where 
dismissal of the mayor or the head of the urban center 
is involved, it shall submit Its recommendations to 
the Government; 

(g) establish a judicial tribunal of from three to five 
members; 

(h) approve the budget of the urban center and supervise 
its implementation. 

(i) appoint auditors and approve or reject their reports; 
(j) submit through the Ministry for determination by the 

Government land rents and service charges, taxes, 
charges and fees in chartered urban centers; 
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(k) have the power in chartered urban centers to issue 
and amend laws pertaining to, the administration of 
the urban center, the maintenance of the property 
of municipalities, and security and public health; 

(l) issue regulations for the effective implementation 
of its powers and duties; 

(m) the mayor or head of the urban center shall be 
chairman of the Congress. 

(2) Powers and Duties of the Standing Committee 

The Standing Committee of the Central Association shall 
when the Congress in not in session, supervise the proper 
implementation of the powers of the Congress under sub¬ 
article (1) of Article 22 hereof. 

(3) The Administrative Section 

(a) The mayor or the head of the urban center shall run 
the Administrative section of the urban center as the 
head thereof. The mayor or the head shall be respon¬ 
sible to the Congress and the Standing Committee; 

(b) The mayor or the head of the urban center shall 
submit to the Council for appointment the higher 
officials of municipalities; 

(c) The mayor or head of the urban center shall have the 
^ power to hire and dismiss any employee other than 

those higher officials appointed by the Congress. 
(d) The conditions for the employment, dismissal and 

promotion of the employees of the municipalities 
shall be prescribed in laws or regulations issued 
by the Congress in consultation with Government. 

23. Powers and Duties of the Association 

Central Urban Dwellers' Associations shall, in addition to 
those specified in CHAPTER 2 hereof, have the following powers 
and duties: 

(1) to collect and allocate charges and rents which, in 
accordance with the various legislations previously 
in force, and regulations to be issued under this 
Proclamation, are due to Municipalities, and collect 
taxes in accordance with the policy of the Government 
relating to taxes. 

(2) to lay out, close and maintain main streets, squares, 
bridges, resorts, parks and public gardens; 
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(3) to insure that sewerage systems and houses are built 
properly and according to plan; 

(4) to organize and prepare for public use water and 
electric supplies, grand market places, cemeteries, 
abattoirs, drainages, public baths, theatres, and 
public halls; * 

(5) to provide, in cooperation with the concerned Government 
offices, adequate transport services throughout the urban 
center; 

(6) to organize and supervise fire brigades, ambulance services, 
and garbage trucks; 

(7) to take the necessary measures to ensure public health and 
hygiene in urban centers; 

(8) to perform, in accordance with directives issued by the 
Ministry works relating to large scale maintenance and 
demolition activities; to decide the width, propriety, 
and construction of any new road; and generally to super¬ 
vise that any work done by or under private individual 
is not contrary to the requirements of public health 
and safety; 

(9) to operate and coordinate social service programmes in 
collaboration with the concerned Government offices and 
agencies; 

(10) to demarcate, in consultation with the Ministry of Agri¬ 
culture and Settlement, large forests located within the 
boundary of urban centers and supervise their proper 
upkeep; and also to issue, the necessary directives 
concerning undemarcated trees in accordance with sub- 
article (7) of Article 9; 

(11) to put into effect all the powers and duties conferred 
on municipalities by various laws and regulations previous¬ 
ly in force to the extent that they do not generally con¬ 
travene this Proclamation and the Government Ownership of 
Urban Lands and Extra Houses Proclamation, and also to per¬ 
form the duties expected of municipalities; 

(12) to insure, in consultation with the Ministry, that the 
Higher Associations in Urban Centers have equal holdings; 

(13) to coordinate the development projects operated by Higher 
Urban Dwellers' Association. 
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(14) to give the necessary financial support from the revenue 
of municipalities, to development projects run by Higher 
and Kebele Associations; 

(15) to protect, in collaboration with the Ministry of Mines, 
Energy and Water Resources, minerals like quarries and 
sand within the boundaries of urban centers, and to in¬ 
sure that the same are used to the development and expan¬ 
sion of urban centers. 

24. Judicial Tribunal of Central Urban Dwellers' Association 

Judicial tribunals of Central Urban Dwellers' Associations 
shall have the following powers and duties: 

(1) to hear and decide appeals against decisions of Higher 
Urban Dwellers' Associations given on first instance; 

(2) the decisions on appeals of the judicial tribunal of 
Central Urban Dwellers' Associations shall be final. 

CHAPTER 6 (omitted) 

CHAPTER 7 

Special Provisions 

40. Transitory Period 

(1) Powers of the Minister 

(a) Subject to the provisions of this Proclamation, the 
Minister shall have the power to issue regulations 
regarding the establishment of Higher and Central 
Urban Dwellers' Associations. 

(b) Until the issuance of a Proclamation enabling self¬ 
administration to municipalities in non-chartered 
urban centers, the Minister, being subrogated to the 
powers conferred on the Ministry of Interior by 
various laws and regulations previously in force, 
shall have the powers to supervise municipalities 
as the head thereof. 

(c) In urban centers where Higher and Central Urban 
Dwellers' Associations cannot be formed, the Minister 
shall issue directives regarding the conditions 
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whereby Kebele associations may take over the 
administration of municipalities. 

(d) The Minister shall study ways and means by which 
urban centers become self-sufficient; and where, 
considering their population and economic activity 
he finds that they are competent to administer 
themselves, he shall propose to the Government 
that they be chartered. 

(e) The Minister shall prepare model articles of 
association to Associations formed or to be formed 
under this Proclamation and the Government Ownership 
of Urban Lands and Extra Houses Proclamation. 

(f) Where the Minister ascertains that members of policy 
committees and especially of Judicial Tribunals of 
Urban Dwellers' Associations formed or to be formed 
at any level cannot conduct their duties in their 
extra time only, he shall, taking into the consider¬ 
ation the load of work of the association, allow 
the members to suspend their regular work and work 
for the association instead for not more than eight 
(8) working hours a week. Any Government Office, 
organization or employer receiving noticè from the 
Minister in accordance with this, has the duty to 
comply with the order. 

(g) Powers and duties conferred on the Minister and 
the Ministry of Public Works and Housing by the 
Government Ownership of Urban Lands and Extra 
Houses Proclamation and other laws are conferred 
on the Minister and the Ministry by this Proclamation. 

(2) Chartered Urban Centers 

All urban centers which had charters prior to the promul¬ 
gation of this Proclamation shall be deemed to have been 
granted Charters upon the establishment of congresses in 
accordance with CHAPTER 5 of this Proclamation. 

(3) Right to elect and be elected 

The following urban dwellers shall neither have the right 
to elect for a period of one year from the date of issuance 
of this Proclamation, as members of the policy committee, 
the council, or the congress of urban dwellers' associations 
formed or to be formed under this Proclamation and the 
Government Ownership of Urban Lands and Extra Houses 
Proclamation: 
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(a) any person or husband and wife who, before the 
promulgation of the Government Ownership of Urban 
Lands and Extra Houses Proclamation, had a monthly 
income from house rent of more than fifty (50) Birr 
or any person who, having no income of his own from 
work, is dependent on such persons; 

(b) any person or husband and wife who before the pro¬ 
mulgation of the Public Ownership of Rural Lands 
Procalmation, had more than ten (10) hectares (1/4 of 
a gasha) of land or any person who having no income 
of his own from work is dependent on such persons; 

(c) subject to sub-article 3 (a) and (b) above, any person 
or husband and wife whose property has been nation¬ 
alized in accordance with the various Proclamations, 
Directives and Orders Issued by the Provisional Mili¬ 
tary Government or any person who, having no income 
of his own from work is dependent on such persons. 

41. Conflict with other Laws 

(1) No law, regulation, practice or procedure written on custom¬ 
ary, inso far as it 1s inconsistent with the provisions of 
this Proclamation shall have force of effect in respect of 
situations provided for by this Proclamation. 

(2) In respect of urban dwellers' associations only, the 
following Articles of the Urban Lands Rent and Urban Houses 
Tax Proclamation No. 80/1976 are hereby repealed or amended. 

(a) Article 5 and Article 13 which provides for the 
obligation of the Ministry of Public Works and Housing; 

(b) Article 14 (2) is deleted and replaced by Article 14 
(2) "Dwelling houses whose estimated annual rental 
value is up to Three Hundred (300) Birr are exempt 
from tax for a period of one year, however, the con¬ 
ditions of tax payment shall be determined in accord¬ 
ance with Urban Dwellers' Associations Consolidation 
and Municipalities Proclamation No. 104/1969. 

42. Offences 

Any person who contravenes or obstructs the implementation of 
this Proclamation or regulations issued under this Proclamation 
or who violates this Proclamation shall be punished with the 
Penal Code. 
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43. Jurisdiction of Regular Courts 

(1) Subject to sub-article (3) of this Article no regular 
count shall, as of the effective date of this Proclama¬ 
tion, have jurisdiction to entertain any suits which 
fall within the jurisdiction of the Judicial tribunal 
of Urban Dwellers' Associations under this Proclamation. 

(2) A case instituted in a regular court before the effective 
date of this Proclamation shall, even if it falls within 
the jurisdiction of the judicial tribunals of Urban Dwellers' 
Association under this Proclamation, be decided by the 
regular court handling the case. 

(3) In urban centers wherfe Kebele judicial tribunals are not 
established civil and criminal cases falling within the 
jurisdiction of judicial tribunals under this Proclamation 
shall be heard by the regular courts and the regular pro¬ 
cedure shall apply; provided that as of the date of notifi¬ 
cation to the court by the Minister of the establishment of 
the judicial tribunal, such court shall only decide cases 
already instituted and shall cease to entertain cases 
falling under the jurisdiction of the judicial tribunal. 

44. Effective Date 

This Proclamation shall come into force as of the 9th day of 
October 1976. 

Done at Addis Ababa, this 9th day of October, 1976. 

THE PROVISIONAL MILITARY ADMINISTRATION COUNCIL 
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APPENDIX B - 2 

Step-by-step calculation of the total housing demand by rent 
class (1980 - 1990), using Case B. (see Appendix B-l). The 
"overcrowding factor" (household per unit) used in the calcula¬ 
tions are 1.0, 1.12 (current constant and future changes, see 
Figure 3.4, Chapter III). 

For Case D (see Appendix B-l), the procedures are the same, 
using the same "overcrowding factors" as in Case B. (For sum¬ 
marized results, see Chapter III, Table 3.7). 

1980 

1. Total household = 168,388 

2. Household by income class 

Income Class (Birr) less 100 100-300 300-700 700 + 
% of households 63 25 8 4 
# households 106,084 42,097 13,471 6,736 

Average income and average rent (in Birr) 

Income class less 100 100-300 300-700 700 + 
Average income 25 150 400 1000- 
Rent % 12.6 10.7 11.1 13.0 
Average rent 3.15 16.05 44.4 130.0 

Rent class and houSehûld number 

Rent class (Birr) less 5 5-19 20-99 100 + 
# households 106,084 42,097 13,471 6,736 

Unit demand assuming 1.12 household per unit 

Rent class (Birr) less 5 5-19 20-99 100 + 
# units 94,718 37,587 12,028 6,014 

Existing units 

Rent class (Birr) less 5 5-19 20-99 100 + 
# units 112,307 25,894 7,076 5,269 

1982 

1. Total household = 188,662 



2 Household by income class 
164 

Income class (Birr) less 100 100-300 300-700 700 + 
% of households 60.09 28.46 8.00 3.45‘ 
# households 113,367 53,693 15,093 6,509 

3. Average Income and average rent (in Birr) 

Income class less 100 100-300 300-700 700 + 
Average income 25 150 400 1000 
Rent % 12.6 10.7 11.1 13.00 
Average rent 3.15 16.05 44.4 130.00 

4. Rent class and hoüSèhùld number 

Rent class (Birr) less 5 5-19 20 - 99 100 + 
# households 113,367 53,693 15,093 6,509 

5. Unit demand assuming 1 .12 and 1.16 household per unit 

Rent class (Birr) less 5 5-19 20 - 99 100 + 
# units @ 1.12 101,221 47,940 13,476 5,812 
# units @ 1.16 97,730 46,287 13,011 5,611 

1984 

1. Total household = 209, 588 

2. Household by income class 

Income class (Birr) less 100 100-300 300-700 700 + 
% of households 57.11 32.05 8.00 2.84 
# households 119,696 67,173 16,767 5,952 

3. Average income and average rent (ii i Birr) 

Income class less 100 100-300 300-700 700 + 
Average income 25 150 400 1,000 
Rent % 12.5 10.7 11.1 13.0 
Average rent 3.15 16.05 44.4 130.0 

4. Rent class and household number 

Rent class (Birr) less 5 5-19 20 - 99 100 + 
# households 119,696 67,173 16,767 5,952 

5. Unit demand assuming 1 .12 and 1.16 household per unit 

Rent class (Birr) less 5 5-19 20 - 99 100 + 
# units @ 1.12 106,971 59,976 14,971 5,314 
# units @ 1.16 98,922 55,515 13,859 4,919 
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1. Total household = 235.927 

2. Household by income class 

income class (Birr) less 100 100-300 300-700 700 + 
% of household 54.58 35.44 8.00 2.28 
# household 128,061 83,612 18,874 5,379 

3. Average income àhd àvefàgè'rent (in Birr) 

Income class less 100 100-300 300-700 700 + 
Average income 25 150 400 1,000 
Rent % 12.6 10.7 11.1 13.0 
Average rent 13.15 16.05 44.4 130.0 

4. Rent class and houSèhôld number 

Rent class (Birr) less 5 5-19 20 - 99 100 +• 
# households 128,061 83,612 18,874 5,379 

5. Unit demand assuming 1.12 and 1.25 household per unit 

Rent class (Birr) less 5 5-19 20 - 99 100 + 
# units @ 1.12 114,340 74,654 16,852 4,803 
# units @ 1.25 102,449 66,890 15,099 4,303 

1988 

1. Total household = 262,095 

2. Households by income class 

Income class (Birr) less 100 100-300 300-700 700 + 
% of households 5.16 38.75 8.00 1.65 
# households 135,241 101,562 20,968 4,325 

3. Average income and average rent (in Birr) 

Income class less 100 100-300 300-700 700 + 
Average income 25 150 400 1,000 
Rent % 12.6 10.7 11.1 13.0 
Average rent 3.15 16.05 44.4 130.0 

4. Rent class and household number 

Rent class (Birr) less 5 5 - T9 20 - 99 100 + 
# households 135,241 101,562 20,968 4,325 
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5. Unit demand assuming 1 .12'ând 1 .30 households per units 

Rent class (Birr) less 5 5-19 20 - 99 100 + 
# units @ 1.12 120,751 90,680 18,721 3,862 
# units @ 1.30 104,032 78,125 16,129 3,327 

1990 

1. Total household = 291 166 

2. Household by income class 
Income class (Birr) less 100 100-300 300-700 700 + 
% of households 49.05 41. 75 8.00 1.16 
# households 142,817 121,562 23,293 3,376 

3. Average •income and àvéràgé rent (In Birr) 

Income class less 100 100-300 300-700 700 + 
Average income 25 150 400 1,000 
Rent % 12.6 10.7 11.1 13.0 
Average rent 3.15 16.05 44.4 130.0 

4. Rent class and household number 

Rent class (Birr) less 5 5-19 20 - 99 100 + 
# households 142,817 121,562 23,293 3,378 

5. Unit demand assuming 1.12 and 1. 36 households per unit 

Rent class (Birr) less 5 5-19 20 - 99 100 + 
# units @ 1.12 127,515 108,538 20,797 3,014 
# units @ 1.36 105,013 89,384 17,127 2,484 



167 

APPENDIX B - 3 

Step-by-step calculation of the total housing demand for new 
units by rent class (1980 - 1990), using Case B. (See Appendix B-l), 
with a constant "overcrowding factor", (1.12). 

For Case D (see Appendix B-l) with a constant "overcrowding 
factor" (1.12) the procedures are the same. (For summarizdd results, 
see chapter III, Table 3.9). 

1980 

Rent class less 5 5-19 20-99 100+ Total 

Total housing units 94,718 37,587 12,028 6,014 150,346 
Improvised (Det. 0%) 13,532 — — — 

Semi-perm (Det. 0%) 81,186 13,382 — 

Permanent (Det. 03») -- 24,205 12,028 6,014 
Total existing 94,718 37,587 12,028 6,014 150,346 

1982 

Rent Class less 5 5-19 20-99 100+ Total 
Total housing units 101,221 47,940 13,476 5,812 168,448 
Improvised (Det. 50%) 6.766 — — — 

Semi-perm (Det. 2.5% 79,156 13,047 — — 

Permanent — 24,205 12,028 6,014 
Existing units 85,922 37,252 12,028 6,014 
New Demand 15,299 10,688 1,448 (202) 27,233 

1984 

Rent class less 5 5-19 20-99 100+ Total 
Total housing units 106,871 59,979 14,971 5,314 187,132 
Improvised (Det. 100%) 0 — — — 

Sem1-perm (Det. 4%) 77,939 12,205 — — 

Permanent (Det. 0%) — 21,205 12,028 6,014 
Existing units 77,939 377052 12,028 6,014 
New Demand 28,932 22,924 2,942 (700) 54,099 

1986 

Rent class less 5 5-19 20-99 100+ Total 
Total units 114,340 74,654 16,852 4,803 210,648 
Semi-perm (Det. 5.2%) 76,964 12,686 mm mm — 
Permanent — 24,205 12,028 6,014 
Existing unit 76,964 36,891 12,028 6,014 
New Demand 37,376 37,763 4,824 0,211) 78,752 
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1988 

Rent class less 5 5-19 20-99 100+ Total 
Total units “120*751 90,680 18,721 3,862 234,014 
Semi-perm (Det. 10%) 73,067 12,044 — — 

Permanent — 23,205 12,028 6,014 
Existing units 73,067 36,249 12,028 6,014 
New Demand 47,684 54,431 6,693 (2,152) 106,656 

1990 

Rent class lèSS 5 5-19 20-99 100+ Total 
Total units 125,515 108,538 20,797 3,0l4 259,864 
Semi perm (Det. 15%) 68,846 11,348 — — 

Permanent -- 24,205 12,208 6,014 
Existing unit 68,846 35,553 12,028 6,014 
New Demand 58,669 72,985 8,769 (3,000) 137,423 
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PROCLAMATION NO. 60 OF 1975 

A PROCLAMATION TO PROVIDE FOR THE ESTABLISHMENT OF HOUSING AND 
SAVINGS BANK, 1975 

"ETHIOPIA TIKDEM" 

WHEREAS, in accordance with the basic principles and goals 
of Hebrettesebawinet it has become necessary to further accelerate 
the rate of housing construction for the improvment of the living 
conditions of the broad masses, and 

WHEREAS, in the past housing construction and finance have not 
been undertaken in a planned way and have therefore resulted in the 
diffusion and wastage of manpower and monatory resources; and 

WHEREAS, in order to meet the growing housing demand of the broad 
masses the reorganization of the financial institutions catering for 
housing development construction becomes a necessity so that duplica¬ 
tive efforts can be reduced, and thereby services can be distributed 
geographically and demographically in such a manner that financial 
resources such as budgetary allocations, savings, internal and exter¬ 
nal loans, pension and insurance funds, rents from state owned 
buildings, and urban lands can be mobilized, coordinated and dis¬ 
bursed for housing development; and 

WHEREAS, it is necessary to coordinate and centralize and to plan 
ahead the financial needs for housing development as part of the 
overall financial needs in other sectors of the economy; and to 
further insure the application of a uniform policy of loan disburse¬ 
ment and to control the flow and proper use of funds with a veiw to 
merge the existing housing and savings institutions into one legal 
entity; and 

WHEREAS, housing development requires the co-ordination of 
government institutions concerned, and therefore it has become 
necessary to define the relationship of these institutions; 

NOW, THEREFORE, in accordance with Article 6 of the Definition 
of Powers of the Provisional Military Administration Council and its 
Chairman Proclamation No. 2/1974, it is hereby proclaimed as follows: 

1. Short Title 

This Proclamation may be cited as the "Housing and Savings 
Bank Establishment Proclamation No. 60/1975." 
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2. Definitions 

In this proclamation unless the context otherwise requires: 

(1) "Borrower" shall mean any natural or juridicial person 
who borrows any sum of money from the Housing and Savings 
Bank under the provisions of this Proclamation. 

(2) "Building" shall mean any apartment, office or shop. 

(3) "Community facility" shall include recreation space, 
community hall, clinic and other premises to be utilized 
by a community. 

(4) "Housing development" shall mean the development of in¬ 
frastructure, construction of dwellings, buildings and 
community facilities. 

(5) "Infrastructure" shall mean water supply, drainage, sewerage, 
roads and other public utilities. 

(6) "Person" shall mean any natural or juridicial person. 

(7) "Public housing" shall mean housing exclusively designated 
for low income groups or so designated by the Ministry of 
Public Works and Housing. 

(8) "Supervising Authority" shall mean the National Bank of 
Ethiopia. 

3. Establishment 

There is hereby created a bank known as the "Housing and 
Savings Bank," hereinafter the "Bank," which shall be 
governed by this Proclamation and laws regulating the banking 
and monetary system. 

4. Transfer of Rights and Liabilities 

(1) All rights, privileges, credits, assets and liabilities of 
the,Savings and Mortgage Corporation of Ethiopia S.C. 
and the Imperial Savings and Home Ownership Public Associa¬ 
tion are hereby transferred to the Bank. 

(2) The Supervising Authority shall supervise and ensure the 
effective implementation of sub-article (1) of this 
Article. 
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5. Objectives of the Bank 

The main objectives of the Bank shall be: 
(1) to provide loans for housing development for the 

benefit of Ethiopia; 

(2) to mobilize domestic and foreign financial and other 
resources for housing development; and 

(3) to provide credit facilities to construction industries. 

6. Capacities of the Bank 

The Bank shall have juridicâl personality, with capacity: 
(1) to. sue and be sued; 

(2) to acquire, own, possess, mortgage, sell and exchange 
property for the purpose of attaining its objectives and 
the proper functions of its operations; 

(3) to accept savings and time or term deposit accounts under 
such conditions as may be fixed by the Supervising 
Authority and to pay interest thereon; 

(4) to establish branch offices; 

(5) to co-operate with banks and other financial institutions 
in the use of branch offices and facilities, and 

(6) to carry out all activities and operations necessary for 
the achievement of the purposes for which it is 
established. 

7. Duties and Responsibilities of the Bank 

The Bank shall in accordance with Government Housing Policy: 

(1) provide long-term loans for construction or acquisitions of 
dwellings, buildings, infrastructure, and community 
facilities; 

(2) provide short-term loans for maintenance, repair or 
modifications of dwellings, buildings, infrastructure and 
community facilities. 

(3) provide loans to construction industries approved by the 
Ministry of Public Works and Housing, 

(4) control the proper use of loans granted by it, 
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(5) plan, 1n cooperation with the Supervisory Authority, the 
financial component needed for the construction, acquisi¬ 
tion, repair and mainténance of dwellings, buildings, 
infrastructure and community facilities; 

(6) demonstrate in economic terms the benefits that accure 
from co-operative housing programs to workers and 
peasants and make available to them credits on easy terms 
for housing and related construction programs; 

(7) administer such special funds and guarantee schemes as may 
be placed at its disposal by the Government or by other 
institutions; 

(8) mobilize local and external financial resources and publi¬ 
cize the economic benefits of time or term deposits; 

(9) discount promissory notes received by construction 
industries; and 

(10) borrow money and pledge or mortgage any of its assets to 
secure its debts. 

8. Duties and Responsibilities of the Supervising Authority 

The Supervising Authority shall: 

(1) assist the Bank in the mobilization of resources in accor^ 
dance with the priorities set in the national plan and 
within the limits of sound monetary policy; 

(2) co-operate with the appropriate authorities in controlling 
the more effective use of the financial resources in the 
construction industry aiming at minimizing possible 
wastage; 

(3) adopt policy measures for the mobilization of funds for 
housing development and their utilization for purposes 
advancing Hibrettesebawinet. 

9. Duties and Responsibilities of the Ministry of Public Works 
and Housing 

The Ministry of Public Works and Housing shall: 

(1) survey the different housing development needs of the 
country for the purpose of expediting the preparation of 
the financial resources needed therefore; 
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(2) set-up cost accounting system for individual housing 
development projects financed by public funds; 

(3) supervise the physical activities related to housing 
development financed by the Bank and prepare certificates 
of payment in connection therewith, and 

(4) determine the need for the import of construction material 
for housing development. 

10. Organization of the Bank 

The Bank shall consist of: 

(1) the Board of Management, hereinafter the "Board", and 

(2) a General Manager, a Deputy General Manager, and the 
necessary staff. 

11. Composition of the Board 

(1) The Board shall be constituted by the following nine 
members : 

(a) a representative of the Ministry of Public Works and 
housing; 

(b) a representative of the Planning Commission; 

(c) a representative of the National Bank of Ethiopia; 

(d) a representative of the Ministry of National 
Community Development and Social Affairs; 

(e) a representative of the Ministry of Finance: 

(f) a representative of the Ministry of Interior; 

(g) two representatives from cooperative societies of 
urban dwellers, and 

(h) the General Manager of the Bank; 

(2) the Government shall appoint the Chairman of the Board. 

12. Powers of the Board 

(1) Subject to the other provisions of this Proclamation all 
powers of the Bank shall be vested in the Board. 

(2) The Board shall be responsible to the Supervising Authority. 
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13. Meeting of the Board 

(1) The Board shall meet once a month, or more often as the 
operation of the Bank requires; 

(2) The Board shall be convened at the request of the Chairman, 
the General Manager or in accordance with Its rules of 
procedure; 

(3) Six members shall constitute a quorum; 

(4) Decisions of the Board shall be made by majority vote; 
and in case of a tie the Chairman shall have a casting 
vote; 

(5) The Board shall determine its own rules of procedure. 

14. Power to Issue Regulations 

The Board shall have the power to issue regulations for the 
proper implementation of the Proclamation. 

15. The General Manager and Staff of the Bank 

(1) The Government shall, on the recommendation of the Board, 
appoint the General Manager and the Deputy General Manager 
who shall be persons with necessary qualifications and 
experience. , 

(2) The General Manager shall be the chief executive of the 
Bank and shall, subject to the general direction of the 
Board, carry out the activities of the Bank; 

(3) Without limiting the generality of the foregoing, the 
General Manager shall: 

(a) be responsible for the organizational set up of the 
Bank and for the administration of its staff; 

(b) incur expenditure to the extent approved by the Board; 

(c) delegate his authority to the Deputy General Manager 
or any person employed by the Bank whenever he seems 
it appropriate for the efficient management of 
business, and 

(d) perform such other duties as may be entrusted to him 
by the Board. 

16. Conflict of Interest 

No Board member shall take part in any meeting of the Board in 
which he or any member of his family has personal interest. 
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17. Capital 

The capital of the Bank is Six Million (6,000,000) Ethiopian 
Dollars, all fully paid up. 

18. Other Resources 

(1) The following funds shall, subject to the determination 
of the Government as to the percentage of the fund and 
rate of interest thereon, be deposited with the Bank: 

(a) life and general insurance funds; 
(b) public pension funds accumulated by the Public 

Service Pensions Commission or other Public Authority, 
provident funds or other similar funds; 

(2) The following funds the allocation of which shall be 
determined by the Government shall be deposited with the 
Bank: 
(a) rental income from state-owned building and urban 

lands; 
(b) grants and loans, and 
(c) Government budgetary appropriations and subsidies to 

finance public housing. 

19. Funds for Public Housing 

The amount of funds for public housing shall be determined in 
accordance with national housing plans by the Ministry of 
Public Works and Housing in consultation with the Public 
Authorities concerned. 

20. Fiscal Year and Financial Statement 

(1) The fiscal year of the Bank shall begin on the 1st day 
of Hamle and end on the 30th day of Sene. 

(2) Within six (6) months of the end of the fiscal year, the 
Bank shall prepare the financial statement. 

21. Reserve 

(1) The Board may allocate up to fifty percent (50%) of the 
surplus as reserve fund. 

(2) The allocation of the remaining surplus funds after 
deducting the reserve provided under sub-article (1) 
of this Article, shall be determined by the Government. 
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22. Collateral Requirements 

(1) Capacity to repay shall be the basic requirement for 
obtaining loans, provided that the Bank may require as 
collateral from cooperatives, low income groups or indivi¬ 
duals the property to be financed by the loan; and provided 
further that in the case of cooperatives and individuals 
the Bank may require as collateral a certain amount of 
savings with it or a lump-sum down payment of the cost 
of the property to be financed by the loan. 

(2) All borrowers shall allow the Bank periodic insection of 
the collateral. 

23. All Borrowers Shall Allow the Bank Periodic Inspection of 
the Collateral 

(1) In granting loans, the Bank shall give priority to co¬ 
operatives and low income groups; 

(2) The Bank shall, in determining the amount of the loan 
take into account the income of the borrower, the cost 
of construction, the value of.the proposed pruject to the 
community and the standard set by the Ministry of Public 
Works and Housing; 

(3) (a) The Bank shall, in consultation with the Supervising 
Authority, negotiate for loans from external and 
internal sources to finance construction industries. 

(b) The amount, duration, and terms of repayment of 
loans to be granted to construction industries shall 
be determined by the Bank in consultation with the 
Ministry of Public Works and Housing. Such loans 
shall be guaranteed by the Government. 

24. Duration of Loans 

(1) With the approval of the Supervising Authority, the Bank 
shall have the authority to determine the duration of the 
loans for the construction or purchase of houses by 
individuals or co-operatives on the basis of the principle 
"The lower the income of the borrower the longer the 
duration of payment"; provided that the duration of such 
loans shall not exceed thirty (30) years; 

(2) Terms and duration of repayment of loans for repairs, 
maintenance or modification shall be determined by the 
Bank; 



177 

(3) The duration of loans for public housing shall be at 
least thirty (30) years and the terms of repayment shall 
be determined by the Bank in consultation with the 
Ministry of Public Works and Housing. 

25. Repayment of Loans 

(1) Installments of monthly repayment of a loan shall not 
exceed twenty-five percent (25%) of the monthly income 
of individual or a co-operative. 

(2) Monthly repayments shall be applied first to the payment 
of interest and the remainder to the principal until the 
loan Is paid in full. 

(3) Borrowers shall have the right to pre-pay without penalty 
the loan or any installments thereof. 

26. Interest Rates on Savings and Loans 

(1) Interest rates paid on savings accounts, time or term 
deposits shall be determined by the Supervising Authority; 

(2) Interest rates on loans shall be determined by the 
Supervising Authority in such a manner that low Income 
individuals, groups and co-operatives are accorded 
favorable treatment; 

(3) The Supervising Authority shall in determining the 
favorable treatment provided 1n sub-article (2) of 
this Article, consult the public authorities concerned. 

27. Administrative Costs 

The Bank may, in addition to interest, charge administration 
and other service charges not exceeding two percent (2%) of 
the approved loan to be paid over the life of such loan; 
provided that with regard to loans granted to construction 
industries the charge may exceed two percent (2%). 

28. Insurance 

Houses and other construction works financed by the Bank 
shall be insured at the expense of the borrower. 

29. Audit 

(1) The Bank shall be audited at least once a year by an 
auditor designated by the Auditor General. 
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(2) The result of the audit shall be submitted to the Board 
and through the latter to the Supervising Authority. 

30. Repeals 

The Imperial Savings and Home Ownership Public Association 
Proclamation, 1962 as amended is hereby repealed. 

31. Effective Date 

This Proclamation shall come into force on the date of its 
publication in the Negarit Gazeta. 

Done at Addis Ababa, this 8th day of November, 1975." 

THE PROVISIONAL MILITARY ADMINISTRATION COUNCIL 


