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 Abstract 
The growing expansion and land development in Addis Ababa have been growing very quickly in recent years, which have led to ever increasing demand for land in peri-urban areas for housing and other nonagricultural activities. This has had several impacts on the transitional peri-urban areas in challenging the land ownership rights of local communities. Therefore, the purpose of this research is to evaluate land tenure system in peri-urban areas of Lemi-Kura Sub-city. The research encompasses an attempt to discover factors affecting land tenure system evaluate effects of unplanned settlements on the land tenure of the peri-urban communities and evaluate an institutional capacity of land development and administration office of Lami Kura sub-city.
The study comprises a summary essay and four articles which were conducted using case study and desk review research approaches. Following the case study tradition, a combination of different data collection instruments such as questionnaires, key informant interviews (both structured and open-ended) and direct field observations was employed to collect research data from the selected  peri-urban areas in the sub-city. From Lemi Kura sub-city Woreda 04-Arabsa and Woreda 14 Yeka Abado were selected purposively.
 The research has revealed that the land tenure implementation structure in the peri-urban areas of Lemi Kura sub-city is extremely inefficient.  This is for the reason that peri-urban areas become vacuum zones between urban and rural areas.  As a result, absence of clear land administration law and lack of clear justice system to resolve land related disputes, unplanned settlement, human migration, expansion of urbanization, the limited capacity of the land development and administration office caused  increase of informal settlements in peri-urban areas and challenged the land tenure security of peri-urban communities. 
Thus, addressing the challenges of land tenure security of peri-urban areas requires the restructuring of land development and administration office at the Woreda level, 
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FDREC- Federal Democratic Republic of Ethiopian Constitution
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[bookmark: _Toc136817757]Chapter One: 
[bookmark: _Toc136817758]     Introduction

Ethiopia has been in a rapid population growth, which is causing fast growing economic activities which are causing subsequent expansion on urban areas. This accelerated population growth is one of the key development challenges of Addis Ababa. The rapid population growth and unemployment in rural areas enhance the informal settlements in Addis Ababa, which resulted in a situation where population resides in informal settlements. With the predominance of informal land transformation and development, urban centers have been posing a substantial need for appropriate planning response.
 The number of population is growing at alarming rates led to an imbalance between human interest and land in Addis Ababa. Accordingly, land has been at the root of disputes because it represents economic, political, and social power. Rights and responsibilities under which land is held, used, transferred, and succeeded are vital to minimize disputes. Land tenure system and land development policies are ways of handling disputes arise because of land use.  In different societies land is administered by land tenure law, statutory or common law, or customary land tenure. All societies have a system to govern property rights whether formally or defined by law or informally; established through customary systems, and these rules evolve and change. 
Land tenure is the relationship that individuals and groups hold with respect to land and land-based resources, such as trees, minerals, pastures, and water. Land tenure rules define the ways in which property rights to land are allocated, transferred, used, or managed in a particular society. The land administration system encompasses the “process of recording and disseminating information about the ownership, value, and use of land and its associated resources. 
While all societies have land tenure systems, each system has a unique set of rules and no single system of governance can be universally applied. Tenure systems define who can hold and use resources, for what length of time, and under what conditions. These rules may be well defined or ambiguous and open to misinterpretation and exploitation. When both formal and informal systems exist within a society, tenure rules can be overlapping leading to confusion and insecurity.
In Lemi Kura sub-city, peri-urban land refers to agricultural rural land adjacent to municipal boundaries and held by local peri-urban landholders or farmers with holding rights for life (Adam, 2014).  In the sub-city, these areas are described as increase districts for new informal settlement areas without basic utilities. Thus, this research focuses on evaluating land tenure system as ways of protecting property rights to landin some selected woredas of Lemi Kura sub-city.
[bookmark: _Toc136817759]1.1 Background of the Study  

Land value and ownership involves defining the valuation, taxation system of the land and the general values associated to land use. This is linked with planning and controlling the public land in relation to safety of the public. Ownership of land is among the property rights of humans, which is protected by rules and regulations. In relation with land administration system most known and universal services of land administration organizations are title registration and compensation (Dell, 2006). In Ethiopia, these organizations have been instituted to secure the property rights of citizens regarding to land ownership. Land tenure security achieved through clear definition of land rights, provision of adequate number, and the most important land rights, limiting the grounds by which the land rights are lost upon the payment of just compensation, and provision of an opportunity for landholder to enforce land rights in an independent court of law (Seifu, 2009). 
Ethiopia has a long legacy of state intervention in land tenure system. Ethiopia has experienced three successive land tenures since it emerged as a modern state in the late 19th century. These land tenures consisted of the imperial regime's reigned to 1974, land tenure of the Derg military regime from 1974 to 1991, and the current land tenure since 1991 (Bodurtha, 2011).
During the imperial regime, Ethiopia had the ‘Gult’ lordship in the southern and the ‘Rist’ tenure system in the northern parts of the country (Teklu, 2004). The ‘Gult’ lords obtained lands in payment for military services and the ‘Rist’ was an entitlement for kinship affiliation to have a share of common land.  Certainly, the ‘Gult’ tenure system started to be distorted to become ‘Rist-Gult’ a hereditary inheritance. Those Imperial regimes laws permitted rights of sale, exchange, transfer, and loan of private lands that facilitated smooth land access among few landowners (Gebregziabher and Holden, 2011).The system of land tenure in Ethiopia belonging to pre-1975 was among the most complex tenure systems in the world ( Fitsum,  1999).
In the Derg regime land reform by ‘Land to the Tiller’ in February 1975 abolished previous ‘Rist’, ‘Gult’ and ‘Rist-Gult’ land rules and made land the state property. The 1990 policy revision of the same government alleviated previous restrictions. Thus, sharecropping, land transfer to legal heirs and hiring of labor were permitted although newly formed households’ land access was possible only by employing intra-household land allocation (Ambaye, 2015). From this we concluded that, Ethiopian has applied considerable influence on local land tenure regimes throughout different political regimes. The Ethiopian empire accommodated a land tenure system that is described as one of the most complex compilations of different land use systems in Africa (Joireman, 2000).  The complex compilations different systems affected the process and output of land development. 
After Derg, the new constitution of 1995 approved and confirmed the state ownership of land in Ethiopia (Federal Democratic Republic of Ethiopia Constitution (FDREC), 1995). Article 40 of the 1995 Ethiopian constitution states that; “the right to ownership of rural land and urban land, as well as of all natural resources is exclusively vested in the state and the peoples of Ethiopia. Land is a common property of the nations, nationalities and peoples of Ethiopia” (FDREC, 1995, Article 40).The constitution further states about citizens right to the immovable property and land. It specifies the rights to the compensation payments for investment on land. “Every Ethiopian shall have the full right to the immovable property he builds and to the permanent improvements he brings about on the land by his labor or capital. This shall include the right to alienate, to bequeath, where the right of use expires, to remove his property, transfer his title, or claim compensation for it” (FDREC, 1995: Article 40.7).
[bookmark: _Toc136817760]1.2.   Statement of the Problem 
In large-sized urban areas such as Addis Ababa, getting access to land is not a simple matter as the land access process is too complex for low-income groups. Land availability, land affordability, security of land tenure, and the ease with which land acquisition and delivery can take place shape how people access urban land (Omirin, 2002; Huchzermeyer, 2011). Moreover, control of land is usually connected with politics and consequently with the dynamics of corruption, making it more difficult to get clear information on land ownership and availability.  Land tenure security service is provided by Addis Ababa City Administration (AACA) provides to residents through its sub-cities land administration departments. To address the diversified demands and to satisfy the needs of the residents, the AACA established eleven sub-cities. Among these sub-cities, Lemikura sub-city is a recently established one which consists of peri-urban areas.  
Addis Ababa, including Lami Kura sub-city, is under rapid urbanization and it is challenged by the existing complex land tenure systems and land development. These areas are characterized by poor land use planning. Problems like relocation of people, acquisition of land, poor infrastructure, low level of economic activities, corruption, political, social and environmental problems are common phenomena. In Addis Ababa, the residents complain about the existing land tenure system which leads to the rise in land disputes. Inadequate compensation for land taken under the powers of an important domain can create a high degree of tenure insecurity and anxiety among land right holders. This situation is leading to conflicts, instability and the exclusion of vulnerable groups, such as women and the poor.
Moreover, in this recently established sub-city there are reports on corruption in land administration service for title deed or certification, unplanned settlement of urban dwellers and land development projects. These are causes of displacement of residents from their lands. Land tenure insecurity or fail to secure land ownership rights leads to conflicts, instability, corruption and the exclusion of vulnerable groups, such as women and the poor.  Thus, this research focuses on evaluating the land tenure system in peri-urban areas in the case of Lami Kura sub-city.  
1.1. [bookmark: _Toc136817761]Objectives of the Study  
1.1.1. [bookmark: _Toc136817762]General Objective  
The general objective of the study is to evaluate the challenges of land tenure system on peri-urban areas of Lemikura sub-city in Addis Ababa.
1.1.2. [bookmark: _Toc136817763]Specific Objectives
 This research has the following three specific objectives:-  
· To evaluate the effects of the current land holding  on the land tenure security of peri-urban communities in Lamikura sub-city;
· To assess features of ownership claim of  informal land development or unplanned settlements,in Lamikura sub-city;
· To examine the institutional capacity  to deliver the land tenure service effectively in Lamikura sub-city

1.2. [bookmark: _Toc136817764]  Research Questions  
The study attempts to address the following research questions;  
1. What are factors that affect the land tenure system in the study area?
2. What is the feature of informal land development or unplanned settlements in Lamikura sub-city?
3. What are the effects of unplanned settlements on the land tenure in the peri-urban areas of Lamikura sub-city?
4. How the capacities of land administration offices look like in Lamikura sub-city?

1.3. [bookmark: _Toc136817765]Significance of the Study  
This study is important to the following three rationales. First, this study examines peri-urban land development in Lemikura sub-city in the context of the various policies and programs implemented by the AACA, and assess the regulatory framework for land right transformations in urban areas and indicate direction to city administrations to incorporate urban land tenure and livelihood issues into the urban policy formulation and implementation process as a priority agenda.
Second, it identifies the factors that challenge the title and compensation service delivery process in the study area, which is an input to the policy makers, institutions and the management of land administration departments to identify the problems and take corrective actions on land tenure system and land management. Policymakers and planners to work to ensure the efficiency of the formal land delivery system in a way that suits the requirements of all for whom it is intended and make state rules and regulations appropriate to the situations they are meant to mediate, thereby shaping the nature of urban development.
Third, this study sheds light on the implication of informal land transformation in terms of development of unauthorized settlements (without a proper plan), encroachment of prime agricultural land, poor infrastructure provision, and worsening environmental conditions; all of which needs to be taken care of to achieve a sustainable human settlement worthy of living.
1.4. [bookmark: _Toc136817766]Scope of the Study
The issues of land are vital to human beings and multi-layered; however, it is impossible to address these diverse issues in a single study consequently, the scope this study delaminated both conceptually and geographically. Conceptually, this research is about land tenure system and land development. All conceptual issues in this research will be addressed from land management and administration perspectives. Geographically, the scope of the study is bound in some selected peri-urban areas in Lami Kura sub-city inAddis Ababa.
1.5. [bookmark: _Toc136817767]Organization of the Study
 The study is organized in to five chapters. The first chapter deals with introductory part which consists of back ground of the study, research problem, objective, significance and methodology of the study. The second chapter deals with the conceptual and theoretical frameworks and empirical studies. Chapter three will discuss about research methodology, research design, sources of data, data collection techniques and data analysis. Data presentation and data analysis are presented in chapter four and chapter five deals with summary, conclusions and recommendations.   
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[bookmark: _Toc136817768]Chapter Two
[bookmark: _Toc136817769]Literature Review
[bookmark: _TOC_250036][bookmark: _Toc96794630][bookmark: _Toc96796927][bookmark: _Toc96847556][bookmark: _Toc96857918][bookmark: _Toc96858739][bookmark: _Toc106019078][bookmark: _Toc106019456][bookmark: _Toc106020700][bookmark: _Toc106021305][bookmark: _Toc136817770]2.1. Conceptual Framework 
[bookmark: _Toc136817771]2.1.1. The Concept of Peri-urbanization
Peri-urban areas are defined by the structure resulting from the process of peri-urbanisation. It can be described as border between town and rural area or also as the rural verses urban transition zones.Peri-urbanization is a process of dynamic change in land-use, tenure system  and livelihoods, which affects  the level  of stable urban areas.Specifically, an increase in urban population has pushed the boundaries of large cities, and especially metropolises, towards adjacent peri-urban areas, and these areas will be the dominant form of urbanization in the twenty-first century (Dadashpoor and Nateghi, 2017).Unlike the static and simplistic urban–rural dichotomy, a peri-urban interaction constitutes a  transition between rural and urban status.Consequently, it can be viewed as a new zone or peri-urban areathatcame into being from an interface of urban and rural land utilization. 
Peri-urban zone is not only the area experiencing direct impacts from urban growth and pollution,but is also a wider market-related zone of influence that is recognizable in terms of the handing ofagricultural and natural resource projects (Simon, McGregor, and Thompson,2006)
They are heterogeneous, highly contested and are undergoing rapid land use change across the globe as a result of urban expansion (Zasada, 2011). Their character and function is determined largely by the desires and demands of urban populations for peri-urban landscapes and the products they produce (Robinson, 2004). It is critical therefore that the urban public's values and preferences for peri-urban landscapes are understood if they are to be managed effectively into the future (DramstadandFjellstad, 2011).
[bookmark: _Toc136817772]2.1.2. Determinants of Peri-Urbanization
Growing population and its consequences in peri-urban zones results in changing
demand for housing, commercial areas and public facilities (Ravetz, Fertner and Nielsen, 2013). 
This is among the factors stimulating the peri-urbanization dynamics. 
There are two main sources of peri-urbanpopulation growth, the most significant of which is from rural to urban migration. This major population shiftfrom rural to peri-urban areas can be described as the process whereby surplus rural laborsfeeds the high demand for low costs workers by labor-intensive industries financed by foreigncapitalists (Hao, 2012). This is the manifestation on Addis Ababa peri-urban areas. The peri-urban environment can include a part of urban lands or the margins of urban areas and lands with distance from the city. These lands may also include urban and rural lands that have officially or informally been occupied ( Nkwae, 2006). It involves the conversion of rural agricultural lands to urban built-up properties and thereby entails changes in landownership patterns and transfer processes. Peri-urbanization also refers to the transformation of economic structures, from rural-based agricultural economy to urban-based economy, which includes, manufacturing and services (Webster and Muller, 2004). The Peri-urbanization process also entails the transformation of existing rural settlements into urban settlements (UNFPA, 2007).Thus,peri-urbanization is a process of physical expansion of urban space over time, involving the incorporation of rural communities and agricultural lands in peri-urban areas.
According to Masanja (1999), there are two major driving forces for conversion and transformation of land use in the peri-urban peripheries; these are demands for housing for the growing population (Acheampong&Anokye, 2013) and the deteriorating housing conditions and inadequate urban services (Doos, 2012). Further, another reason for the conversion of land was advanced as being a result of higher economic gains from conversion and transformation to other land uses other than agriculture (Webster, 2002)
Peri-urban areas are increasingly attracting middle-class and higher-income people whose lives exhibit lifestyles reflective of inner-city dwellers in a predominantly rural setting (Simon, 2008)
Allen, Dávila, and Hofmann (2006; 21), have explained that the peri-urban interface comprises a ‘heterogeneous mosaic’ of environmental and productive ecosystems working in combination with the prevailing socio-economic peculiarities. This supports the view that peri-urban lands are used for multiple activities. Similarly, peri-urban areas may contain an organized and disorganized cluster of residential, commercial, rural-residential, and often varied agricultural uses (Mandere, Ness &Anderberg, 2010). Currently, urban centers or cities in Ethiopia are struggling with the increasing demand for land for different urban development purposes, which makes the urban land delivery process a critical land policy matter in Ethiopia. As a response to the growing demand for land for rapid urbanization and the need for modernized infrastructures, the government has been implementing expropriation and reallocation of land mainly from peri-urban areas (FDRE, 2013). The affected peri-urban landholders who cease to possess their land due to urbanization are entitled to substitute land or cash compensation. The federal legislation dealing with expropriation has rationalized the process based on a sense of public purpose. 

[bookmark: _Toc136817773]2.1.3. Land Tenure System and Peri-Urban
Tenure refers to the land ownership and holding system, accordingly, land tenure refers to rights and responsibilities under which land is held, used, transferred, and succeeded. It refers to the manner in which land rights are used and transacted (Bruce, 1998). It is prescribed bystatutory or common law; to customary land tenure. Land tenure arrangements vary enormously across urban, rural and peri-urban areas primarily because of the use of land for agriculture in rural areas and for residential and business use in urban areas and for both in peri-urban area. Land tenure is a social construct which defines the relationships between individuals, groups of individuals and the state with respect to land (UNECA, 2004).Thus, a given land tenure system determines who can use which resources for how long, and under what conditions.
There are various forms of land tenure, some of which may provide absolute freedom to a landowner to do whatever they like with it, while others entail highly restricted or limited rights. In their simplest forms and based on who owns and uses the land and how it is acquired, the most common land tenure types are  asserted as follows:
There are three tenure systems, such as:  private tenure system, state tenure,communal tenure system and the pen-access tenure system. Private tenure system which grants ownership of land and the land rights associated with individuals,  corporations and partners. State tenure, where the state exercises ownership and governance of land, land allocation, use and transfer of land are determined by the state. Communal tenure system, in which land rights are held by multiple users in communal ownership. An open access tenure system, in which no one holds land rights systems.
In addition to these, non-formal tenure it allows holdings in the form of squatting, unauthorized subdivisions and developments on legally owned possessed land, and various forms of unofficial land transaction and rental arrangements with varying degrees of legality or illegality ( Payne, 2000).Non-formal tenure is mostly the feature of per-urban areas. Non-formal tenure remains the most common urban tenure category in Ethiopia and accommodates the majority of lower income households, often expanding more rapidly than any other tenure categories.
The dynamic changes in peri-urban lands lead to the disrupting consequences of the land tenure system and conflicts that result from it, with short-term and long-term effects. These conflicts are often complex and, if not resolved, would make the context for tenure insecurity, acute shortage of housing, haphazard and unregulated land development, illegal and informal land transactions, and institutional fragmentation ( Ghebru and Lambrecht, 2017 ).Land tenure practices have undergone and are still undergoing several processes of transformation and change, from the purely communal and family landholding system. Peri-urban areas display a diversity of tenure situations, ranging from the most informal type of forceful occupation to the full-fledged freehold type of possession or ownership (UN-Habitat, 2008).The co-existence of the two extreme informal and formal land tenure relations in the peri-urban areas can be demonstrated by the range of a land rights model. 
Peri-urban areas face distinct land administration challenges because of the complex and rapidly changing nature of land tenure arrangements (Nkwae, 2006).Land tenure administration is of critical importance in the peri-urban areas of Addis Ababa, which is currently experiencing rapid urbanization and social transformation. Moreover, in peri-urban areas, land transfer and inclinations of land use conversions are more active and observable. 
The multifaceted peri-urban land tenure problems emanating from rapid urbanization and the resulting huge demand for land can be addressed by introducing land readjustment as a land development tool. According to (UN-Habitat, 2012), there are three main motivations for adapting land readjustment for the contexts of peri-urban and urban areas in the era of rapid urbanization. The first motivation is,peri-urban areas need land tenure administration and development approaches that create less public opposition than the traditional methods. Second, land tenure system in the peri-urban areas must change to meet current and future demands for basic services generated by urban expansion. Third, peri-urban areas need land administration and development options that engage property owners and users in the area, rather than marginalize them.
 Security of tenure is among property rights of citizens; however it is threatened by different factors.  For example, the  poorly designedperi-urban titling and registration institutions  can reduce security of many rural residents by failing to recognise certain rights, often held by women and the poor, and allowing them to be merged into simplistically conceived property rights and development projects can also result in the loss of rights to land. 
Peri-urban areas are characterized by composite land tenure regimes and by dynamic land markets. Regarding to economic activities in peri-urban areas, they incorporate commercial, agricultural, and to a small extent industrial. Peri-urban agriculture is a dominant economic activity in these areas.
Land tenure relations in the peri‐urban areas are in a state of continuous and rapid change.The use right of the local peri‐urban landholders supposed to be exercised for lifetime can cease at any time by expropriation decision when the land is needed for urban expansion and other development purposes. The mechanism to convert peri‐urban and rural land rights held by local peri‐urban farmers into urban rights in the process of urbanization is nonexistent.

Tenure security has become an essential for increasing inclusive investment in land, agricultural production, sustainable natural resource management, and the move toward market economies. Increasingly, efforts are focused on multiplying the effects of secure tenure and property rights from various sources. For several decades, efforts to provide secure tenure and property rights have specifically focused on land law, land titling and registration, land administration, and the redistribution of land.
[bookmark: _Toc136817774]2.1.3.  	Features of Land Development in Peri-Urban Areas 

Land development is the conversion of land from one use to another. It is the modification of land in any number of ways such as real estate development or changing its purpose, for example by converting an unused factory complex into a condominium, changing landforms from a natural or semi-natural state for a purpose such as agriculture or housing. However, land development practiced in a formal or official or informal or illegal ways.
The practice of informal land development in Addis Ababa is caused by poor governance, corruption, inappropriate regulation, dysfunctional land markets, unresponsive financial systems and a fundamental political interest. In addition to this, the limited capacity of the governance to provide adequate serviced land and housing for the majority of the ever- increasing urban population have attributed to the rapid development of informal settlements in many of our cities for the proper and effective management of our environment. The informal land development practice is the characteristics of peri-urban areas, which result in to tenure insecurity.
Informal land use refers to various situations, such as unclear, contested or weak property rights, land tenure informality and land accessed or developed outside formal processes or violation of land use planning. The informal land use is a response to unavailability or unaffordability of formal land and housing, inadequate legal framework and excessive regulations and difficult process of formalization or regularization.  A report by UN Habitat (2011) indicated a shortage of legal housing units to cater for the rising human population of the world the problem been severe in developing countries. In urban areas the situation is critical since more than half of the world’s population dwells in these areas (Taylor, 2011). Urban expansion and development in the peri‐urban areas is a four step phenomenon such as including the area into the city’s master plan, expropriation, redevelopment, and reallocation
Therefore, the peri-urban is a fast-changing, semi-natural ecosystem which provides natural resources for growing cities while depending on the urban markets for sales and employment. This two-way interaction changes even the lifestyles and mentalities of peri-urban inhabitants. The ‘extractive’ nature of urbanization places a low premium on preserving the ecosystem, affecting not only the livelihoods of those directly dependent on it but also the city itself. Peri-urbanization leads to usurpation of ecologically sensitive lands for housing and other construction activities. 

[bookmark: _Toc136817775]2.2. Theoretical   Framework
[bookmark: _Toc136817776]2.2.1. Property Rights 

Philosophers hold different worldview towards the meaning and important of property. Particularly, political philosophers associate property with state law and citizens political and human rights. On the modern period, John Locke in his Second Treatise of CivilGovernment declaresthe existence of private property before the creation of states and puts it as one inviolableright of   human beings.  To the social contract theorists, property is owned by agreement. The state determines and defines the scope of ownership and it also providesprotection. This implies that land tenure system and land development are done by the state. To utilitarian property exists and owned to maximize the happiness of the majority of citizens.To Marxists private property inevitably creates a growing inequality of wealth which is morally unjustifiable and leads to social instability. 
Property rights are socially recognized individual or group interests over an asset (Ostrom, 1999).From a property rights perspective, two contending views have appeared regarding the impact of urban expansion into peri-urban areas (Cotula and Neve, 2007). The first perspective sees peri-urbanization and growth in population as a factor for the development of new markets and the conversion of property rights from rural or traditional tenure into various forms of privately held rights. These forces lead to greater entrepreneurialism and transformation of local economies from agrarianism to dynamic free markets of commerce, services, small-scale industry and commercial agriculture (Maxwell, 1998). Another perspective sees peri-urbanization as the destruction of existing property rights systems and agricultural livelihoods without necessarily replacing them with any alternative form of economic activity (Cotula and Neve, 2007). Thus, these two views see peri-urbanization as a driving force for the emergence of new property rights institutions, either voluntarily or compulsorily.
[bookmark: _Toc136817777]2.2.2. Theories of Tenure System 
2.2.2.1. Conservative Theory

Land rights defined by law, which is dejure land rights and customary or traditional rights or defacto land rights. Conservative theory sees living customary tenure as providing sufficient tenure security because “land acts as a social, political and economic tie between kinship groups” (Chanock, 2001). This viewpoint stems from a multi-functional, multi-generational understanding of land from a broadly African perspective in which land forms the foundation of socio-economic, religious, and political systems (AkrofiandWhittal, 2013). Hence, de jure tenure security may erode pre-existing, socially embedded de facto tenure security. Conservative theorists thus advocate for the recognition and recordal of de facto customary tenure system
2.2.2.2. Adaptation Theory 

The adaptation theorists, who advocate for incremental changes to the land tenure system, or the adoption of hybrid tenure systems to accommodate local and changing needs.This approach, which acknowledges the worth of living customary tenure systems while suggesting that their “defects” can be addressed “by a certain amount of creative tinkering and fine-tuning, rather than more dramatic reforms”. Democratic adaptation theory highlights the need for democratization, justice and accountability. 
Among different adaptation theories, hybrid adaptation theory allows communities to decide “which rights are important and should be recorded” (Arko-Adjei, 2011).Such a participatory approach creates a sense of ownership of the process of formalization, as opposed to the top-down approach of the replacement theorists. It also allows for flexibility, innovation, and the adoption of fit-for-purpose technology and low-cost tools to record land tenure information(DLA, 1997).
2.2.2.3. Replacement Theory 

This may be achieved by recognizing social and off-register tenures that already exist ‘in the shadow of’ the dominant legal system of property rights (Kingwill and Hornby, 2017). but are legitimate and legal in terms of African customary law. By focusing attention on anti-eviction measures, democratic land administration and governance, gender equity in land allocation, and locally accepted evidence, land rights-holders may be protected from human rights abuses at the hands of traditional leaders acting under the authority of the State.
Conservative, adaptation, and replacement theories are land administration and cadastral systems development are influenced by land policy and land-related theories. There appear to be two broad sides to debates around these theories. The replacement theorists support the substitution of customary land rights such as living and uncodified customary law with titles such as official, codified customary law. It possibly is including collective freehold titles or records, or individual freehold or limited real rights titles or records to ensure tenure security. Hence, titling separates land held by individuals or groups from the greater community. Conservative theorists maintain that uncodified, living customary tenure systems provide sufficient tenure security and that titling reduces tenure security; they advocate conserving much of the customary status-quo.
[bookmark: _Toc136817778]2.3. Empirical Framework 
[bookmark: _Toc136817779]2.3.1.	Peri-urban Addis Ababa

Like elsewhere in the world, in Ethiopia, land is a great economic and political relevance and it is not surprising that major political changes in the history of the country have been accompanied by dramatic shifts in the pattern of land tenure system and land access (Crewett, 2008). For instance, the country has experienced three different land tenure systems in the past half century. The pre-1974 imperial tenure system, from 1974 to1991 the Derg tenure system and the post-1991 or the current land tenure system are best indications how land is associated with the political changes in the country.
The peri-urban areas of Addis Ababa are occupied by migrants, both rural workers who come for non-farm job opportunities and residents driven out of urban core by economic factors.   Public policy also strongly supportsperi-urbanization by expanding jurisdictions of municipalities, designating development zones, as well as investing in infrastructure. Increasingly, with increased affluence and the rise of a large middle class, people’s demand for amenities is the emerging driver of peri-urbanization in Ethiopia.  Urban expansion in Ethiopia is booming, annually, urban population is increasing at a rate of 5% (MoUDH, 2016).
[bookmark: _Toc136817780]2.3.3. Land Administration of Peri-Urban Areas

According to FDREconstitution (1995), the overall mandate to enact laws for the utilization and management of land and other natural resources in Ethiopia is given to the federal government. Regional states are vested to administer land and other natural resources within their jurisdictions. In all level land administration functions consists of Juridical, regulatory, fiscal, and information management components. The contemporary land administration experiences of most countries in the world show that land tenure is found to be the core component of land administration (Williamson, 2010). However, the failure building strong   institutions for protecting   land tenuresecurity result in illegality, conflict and violations of citizens of property rights. These problems are challenging citizens they invest on peri-urban areas in weak institutions for protecting   land tenure security
Many peri-urban problems result from lack of clear local government system. Some of the basic land governance challenges in the peri-urban areas include disorganized residential development with insufficient social services and infrastructure; land acquisition for speculative purposes; illegal and extra-legal land subdivisions, transactions; unauthorized land use change and transactions without the knowledge of the land administration authorities. Besides, with increasing land values, multifaceted actors are interested in peri-urban land, which may intensify land use disputes between different institutions and actors (Home, 2004).Land administration is the way in which the rules of land tenure are applied and made operational. Land administration, whether formal or informal, comprises an extensive range of systems and processes to administer.
The proper land administration in peri-urban areas is vital for advancing to urbanization, encourage and promote systematic urban land development. If urbanareas are surrounded by periurban areas, they grow by taking parts of the periurban areas. The effects of existing land tenure include influence on housing development, influence on planned land development, insecurity, inflexibility and inequity. 
The implementation of urban land development policies and administration functions at city level are handled by city administrations in accordance with relevant regional legislations. In most urban centers of the country, land-related matters and functions are handled by the department of urban planning and land administration in the municipal service office. This department is responsible for making decisions on land use and development tasks, keeping records, underpinning secure tenure and facilitating transactions. In particular, in the absence of an independent system of registering or recording real estate transactions, city administrations are in charge of recording transactions, certifying property rights, and maintaining records and files. Moreover, the departments in the city administrations are directly involved in land acquisition and delivery processes for different urban development purposes.

[bookmark: _Toc136817781]2.3.3. Land Policy and Peri-Urbanization in Ethiopia 

Land policy may be defined as a set of basic principles, guidelines and rationale upon which land legislation, together with the strategies and infrastructure for their implementation, can be developed. Land policy is a complement socio-economic development plans and programs including poverty abolition, whereas challenging and seeking to remove inefficient, difficult and outdated legal, administrative and management obstacles. The power of land policy on peri-urbanization outcomes can be also found when cities move administrate boundaries outwards. When the city’s government intends to integrate surrounding areas to establish regional coordination, peri-urban zones can be strongly affected by the urban core in economic, social, demographic and environmental aspects (Simon, 2004).
Under conditions of rapid urbanization, competition for secure and serviced land increases. This pressurized the existing tenure systems and requires governments to formulate policies, which encourage efficient land use and improve accessibility to land, without put aside the urban poor. The central policy issues, hence, becomeswhat forms of land tenure best achieve these objectives of efficiency and equity.
The urban land policy that has been taken by the government of Ethiopia is urban land lease holding system, which is one form of land tenure that enables the government to transfer land use rights and benefits from the state to private individuals. inclusive urban land policy can take care of this, through a number of measures which include space standards, penal taxation of vacant plots. While allotting land, authorities should make sure that persons already possessing land in the city or town are not allotted any more land under the new dispensation.
Recent land tenure regimes in Ethiopia fall into three broad time periods. Before 1975, land tenure was based on a feudal system where land was concentrated in the hands of absentee landlords and the church, tenure rights were highly insecure, and arbitrary evictions took place. Following the overthrow of the imperial regime in 1974, the Marxist-oriented government or the Derg transferred ownership of all rural land to the state for the distribution of use rights to cultivators through local peasant associations. The further transfer of land rights was highly restricted, because transfer through sales, lease, exchange, or mortgage was prohibited, and inheritance was severely restricted. Tenure security was further weakened by the peasant associations’ and other authorities’ ability to redistribute land. The government that took power in 1991 following the fall of the Derg, while committed to a free market philosophy has made little substantive change to farmers’ land rights, which are still considered inadequate.
Having good land policy is important to identify the objectives of the policy process and policy issues to be addressed. It is important to develop the framework of the policy, outline key programs required to affect the intended outcomes, give outline of administrative arrangements required for the implementation of the policy. Also, it consider legal framework required for the facilitation of implementation, and institutional arrangements necessary








[bookmark: _Toc136817782]Chapter Three
[bookmark: _Toc136817783]Study Area and Research Methodology
[bookmark: _Toc136817784]Introduction
Research methodology is framework or guideline for a researcher to frame a research and avoid research biases. Research methodology is the philosophical analysis of suppositions and principles and the subsequent	justification of methods and techniques associated with a specific approach to investigating the social world (Thomas, Schwandt and	Emily,2018). This chapter contains the research design, approach, target population, sampling technique and sample size, the procedure for data collection, data collection techniques, method of data analysis and ethical considerations.
[bookmark: _Toc136817785]3.1. Description  of the Study Area 
This study will be conducted on Lemi Kura sub-city in some selected woredas. Lemi Kura sub-city is the new eleventh sub-city, it is established on 2020.  It found latitude 9.01669° or 9° 1' 0" north and longitude 38.87204° or 38° 52' 19" east.  It has ten (10)woredas,they are formed by dividing the woreda12 and 13 of Yekasub-city and woreda10 and 11 of Bole sub-city. Accordingly, YekaAbado condominium, Bole Lemi Industrial Park area, Bole Arabsa and Ayatcondominium areas are included in the new sub-city.
[bookmark: _Toc136817786]3.1.1. Demographic characteristics 
The exact number of population of Limikura sub-city, area, and density is not stated. However, according to Addis Ababa communication office report (2020)it is projected that Lemikurasub-city consists of 546, 000 population. As any part of Addis Ababa, the population is diversified in age, gender, occupation, cultural background, and family status. 
[bookmark: _Toc136817787]3.1.2. Socio-Economic Characteristics
Population of Lemikura sub-city is diversified in income, education level, type of occupation, ethnic origin. Some parts of the population are peri-urban, and others are in urban areas. It consists of restates, private, farmers, condominium residential homes and unplanned settlers. Figure 1:  Map of the study area: Africa, Ethiopia, Addis AbabaSource: (BosenaAyele, TebarekLika,  KumelachewYeshitela: 2022)
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Figure 2:  Map of the Lemikura Sub-City,Source: (Lemikura Sub-City Administration, 2020)
[bookmark: _Toc136817788] 3.1. Research Approaches 
Research methods are tools and techniques employ in research to find solution to the research problems. It is a specific research process, it includes data collection, analysis and interpretation methods will be used in the study. The purposes of this research are making an assessment, interpretation and description of land tenure system and land development activities in Lemi Kura sub-city. To understand and manage the research problem deeply; this research will employ mixed research approaches. To put in different way, both qualitative and qualitative approaches will be employed to achieve the stated research objectives.
[bookmark: _Toc136817789]3.2. Research Design 
Accordingly,  it will employ case study and descriptive research designing order to sharpen the research methods suitable for the attaining research objectives, research questions and suitable for the research purpose. Descriptive research design will be apply to describe characteristics, averages, trends, and to measure variables without influencing them. Case study design will be applied in order examining all cases to collect multiple data to have an in-depth viewpoint about land tenure system and land development. The case study approach is also helpful when “how” and “why” questions are being posed, and when the investigator has little control over events in a situation too complex for surveys or experimental research (Walliman and Baiche, 2001; Denscombe, 2007). Studying complex and contemporary societal phenomena such as the effect of the current land holding system on the land tenure security of urban communities, the factors that affect land tenure system and land development in the study area, the nature of informal land development (unplanned settlements), the effect of unplanned settlements on the urban development and the institutional capacity required multiple sources of data and data collection methods, which made the use of a case study approach unavoidable (Adam, 2014).
The study had given due attention to converging or triangulating different quantitative and qualitative data sources and also the data that will be collected alongside and combined by thematic areas.  Multiple method, data sources, validation and analysis will be applied to achieve the research objectives. This will be done based on the understanding that the use of multiple sources of data has many purposes such as triangulations and thereby, helps to capture a more clear picture of land tenure system in peri-urban areas.
[bookmark: _Toc136817790]3.3 Sources of Data 
In this research both primary and secondary data will be collected to set argument based on reliable evidence and knowledge. The primary data sources are residents of selected peri-urban areas in Lemi Kura Sub-city and land administration officers. The secondary data sources are national decrees, policies and state’s reports and other related documents to land tenure practices.
[bookmark: _Toc136817791]3.4. Sample Size Determination and Sampling Methods 
Given the available resources, the scope of the research and the importance of increasing and diversifying sample sizes, a sample size considered to be representative will be taken from the study area. A multi-stage sampling technique will be used to select the case study areas. At the first stage, Lemikura sub-city’s land administration department will be selected by using a purposive sampling technique.  Similarly, in the second stage of the case study area selection process, two peri-urban woredas, namely Worda 9 and worda 14 are selected using a non-random purposive sampling method. The selections of the specific peri-urban woredas are based on the degree and trend of urban expansion; the frequency and practice of compulsory land acquisition or expropriation measures implemented by the sub-city administration, and the trend of informal settlement growth. 
After selecting the specific peri-urban woredas, the next task is selection of the sample respondents for questionnaires. Sample respondents for the questionnaires are 30 peri-urban landholders who had lost their land at least partly for urban and other development purposes from 2008-2022. They are selected through a purposive non-random sampling technique. This technique is used because of the difficulty of getting complete and accurate population frames.  It is also believed that current feelings on the overall process of land acquisition for urbanization and its effects on the land rights of local peri-urban communities could be obtained more easily from these respondents.
The second major group of sample respondents is selected from the informal settlement areas with the aim of gathering information about the process of informal settlement and development in the peri-urban areas. This group is important for the goal of gathering information on how the informal settlements areas are governed and identifying the principal actors in the process of informal development of land in peri-urban areas. Similarly, 30 sample respondents for the questionnaires are selected among informal settlers in the peri-urban areas using purposive non-random sampling technique. The selection of sample respondents is mainly made among household heads that had informally constructed or purchased a house in the peri-urban areas. And 12 key informants are randomly selected from residents and land development and admistration office of Lemi Kura sub-city. Thus, in this research it was expected that a total 72 respondents were participated, however, 56   of them are participanted, 12 key informants and 44 questioners were returned.   
[bookmark: _Toc136817792]3.4. Methods of Data Collection  
For the purpose of this study, different data-gathering tools such as questionnaires both closed-ended and open-ended, key informant interviews both structured and open-ended and observation will be employed. To gather data from large respondents, the researcher will use a questionnaire as a data collection tool. The interview will be used to collect information from those respondents who are familiar with the issue under investigation. To understand the situation of the peri-urban, personal observation will also employed.
[bookmark: _Toc136817793]3.6.1. Questionnaires
 The questionnaire for sample survey respondent will be composed of closed ended questions as well as open ended questions. They were firstly prepared in English and then translated in to Amharic version for customer clarity and simplicity and again the questionnaire will be interpreted in to English for analysis purpose. Data from sample survey resonates will be collected by the researcher. The questionnaire survey will be used as one appropriate data collection tool for this research. Questionnaire survey has proved to be very useful and appropriate instrument for collecting data on facts and personal opinions (Denscombe, 2007). Data will be collected regarding the effect of the current land holding system on the land tenure security of peri-urban communities, the factors that affect land tenure system and land development in the study area, the nature of informal land development or unplanned settlements, the effect of unplanned settlements on the urban development and the institutional capacity
[bookmark: _Toc136817794]3.6.2.  Key Informant Interviews 
Both structured and semi-structured type of interview will be developed for non-random purposive selected residents and Land Development and Administration officers of Lemi Kura sub-city on the challenges land tenure system and land development.
We now live in an interview society because of the extensive use of interviewing as a major technique to acquire information (Gebretsadik, 2015). The purpose of interview was to capture how those being interviewed view the world, to learn their terminologies along with their judgments and capture the complexities of their individual perceptions and experiences (Patton, 2002). 
A total of 12 key informants will be purposively select to participate in in-depth-interviews. In-depth interview participants will be selected in such a way that they represent different land tenure and land development offices in the sub-city, and representatives of informal landholder and peri-urban farmer. These key informants are informal landholders (2), peri-urban farmers (who informally sold part of their land and those who had lost part of their land through expropriation), (2) and residents who secured their land tenure (2). The other key informants are from Lemi kura sub-city land development and administration office.   This office consists of three sub-offices such as, Land Tenure Improvement Office or የይዞታ ማስተካከያ ቡድን(2), Office Concerned to Providing Ownership Rights or የመብት ፈጠራ ቡድን(2)፣Office Providing Land Tenure Service or የይዞታ አገልገግሎት ሰጪ ቡድን (2).  During the interview, participants will be asked to reflect on the effect of the current land holding system on the land tenure security of peri-urban communities, the factors that affect land tenure system and land development in the study area, the nature of informal land development or unplanned settlements, the effect of unplanned settlements on the urban development and the institutional capaci
[bookmark: _Toc136817795]3.6.3. Observation
In this research the other tool of data collection is observation. It is important to the researcher to understand what is going on the research area in order to visualize the reality.  The researcher observed Lemi Kura sub-city’s Land Development and Administration office, Woreda 04 or Arabsa and Woreda 14 or Yeka Abado areas.
[bookmark: _Toc136817796]3.6.1. Document Analysis
In addition to primary data the other data collection tool for this research is document analysis. It is a systematic procedure for reviewing or evaluating documents. Like other analytical methods in qualitative research, document analysis requires that data be examined and interpreted in order to elicit meaning, gain understanding, and develop empirical knowledge (Corbin & Strauss, 2008).It is an analysis of primary and secondary sources; in qualitative research it is used in combination with other data collection techniques as a means of triangulation (Bowen, 2009). In conducting this study the researcher will systematically collect secondary sources of data from books, journals, articles, organizational or institutional reports; survey data, and various public records and previous studies on the issue of land tenure system, land development of peri-urban area will be used.
[bookmark: _Toc136817797]3.6. Method of Data Analysis  
The process of data analysis involves the search for things that lie under the surface of the data and targets the core elements that explain what these things are and how they work (Denscombe, 2007). Quantitative and qualitative data analysis methods are most common. This research project is employed a mixture of qualitative and quantitative data analysis techniques so as to capture the complex and multifaceted reality of land development and tenure system in the case of peri-urban areas. Qualitative data are analyzed using triangulation; concepts and opinion interpretation; and comparing and contrasting methods. Such data was presented in the form of text. On the other hand, the quantitative data collected through questionnaires are analyzed through simple descriptive statistics using percentages and means. The quantitative technique is aimed to quantify the processes of urbanization and land acquisition, both formally and informally, and their impact on the peri-urban land tenure systems. Finally, the results of the analyses are displayed in tables and graphs. 


2.1. [bookmark: _Toc136817798]Ethical Considerations
All ethical considerations are assures in this study. The participants are informed that, the verbal consent was assured from study participants. The researcher will make the maximum effort in order to avoid plagiarism to keep the originality of the research.



















[bookmark: _Toc136817799]Chapter Four
[bookmark: _Toc136817800]Data Presentation, Interpretation and Analysis
[bookmark: _Toc136817801]4.1.  Introduction
 In  this  chapter,  the  data  collected  were  encoded,  categorized  and  organized to be ready  for analyses and  interpretation. Both qualitative and quantitative data analysis techniques are applied.  Trough triangulating the collected date from questioners, interview, observation, key informant interview and document examination, the analysis and interpretation is done. 
[bookmark: _Toc136817802] 4.2. Distribution of Questionnaire and Response Rate 
As indicated below on table 1 questioners were distributed randomly to residents who  lost land ownership, informal settlers and  residents who secured land tenure to evaluate the land tenure system in Lemi Kura sub-city. The questioners were distributed by the researcher the researcher was interview the respondents while filling the questioner.  Out of 18 questioners distributed to residents who lost land ownership 72.2 of it was returned. Out of 27 questioners distributed to informal settlers 74%	 of it was returned. Out of 15 questioners distributed to residents who secured land tenure 73.3%	 of it was returned. Out of the total distributed 60 questioners 73.3% of it was returned. The researcher believes that statistically significant samples should be considered to draw conclusion out of analysis made on such questioner data. 







	

S. No
	

Respondents
	
Distributed
Questionnaires
	
Valid Questionnaires Returned


	
Questionnaires Returned with errors
	
Response rate in Percentage

	1.
	
Residents who  lost Land ownership
	18
	13
	-
	72.2%

	2.
	Informal Settlers
	27
	20
	-
	74%

	3.
	Residents who Secured Land Tenure
	15
	11
	1
	73.3%

	
	Total
	60
	44
	1
	73.3%



Table 1:  Distribution of Questionnaires  
 [Source:  Own Survey, 2023]

[bookmark: _Toc136817803] 4.3. Demographic Characteristics of Respondents 
Table 2, below represents that the democratic characterstics of respondents from residents who lost their land tenure security, informal settlers, and residents who secured their land tenure. From the total respondents of the questioner 33(75%) are male and 11(25%) are female. In age wise majority of the respondents are over age 30. Regarding to educational background the two respondents are illiterate and the others are educate from primary school level to the Masters degree. 
[image: ]
Table 2:  Demographic Characteristics of Respondents
[Source:  Own Survey, 2023
4.1. [bookmark: _Toc136817804]Data Presentation and Analysis 
In this section, the data gathered from informal settlers, residents who secured their land ownership rights, residents their lost their ownership rights and the data gathered from land administration department of the sub-city are presented, interpreted and analyzed.  The data presentation and analysis is organized based on five thematic areas, which is depende on the objectives and research questions. These thematic areas are 
· Factors affecting  land tenure security in  in peri-urban areas of Lemi-kura sub-city
· Institutional capacity  to deliver the land tenure    service
·  Evaluating the current land tenure system in relation with the peri-urban area
· land ownership claims and  informal settlement
· The possible Land Tenure System for Peri-urban Areas
4.1.1. [bookmark: _Toc136817805]Factors affecting land tenure security in peri-urban areas of Lemi-kura sub-city
4.1.1.1. [bookmark: _Toc136817806]Responses of Informal Settlers
Regarding to factors affecting land tenure security in peri-urban areas of Lemi-kura sub-city nine factors were presented to twenty (20) informal settlers as stated on table 3 below.  All of them (100 %) respond that inefficiency of the formal urban land tenure system has impact on peri-urban areas.  80% of respondents claim that they strongly agree on the impact of inadequate urban land on peri-urban areas land tenure system. 75% of the respondents are strongly agree and 25% of them just agree that land tenure lacks stability due to the pressure imposed by urbanization in the peri-urban areas of the sub-city. 70% strongly agree and 30% of them just agree that land tenure lacks stability because of the highest growing demand for  land for  non-agricultural projects is one of the factor affecting land tenure system in peri-urban areas of the sub-city. Among the respondents 75%of them strongly agree and 25% are agree that  land which has been held by local farmers is becoming a potential target area for informal settlements in the sub-city. It is one of the factors affecting the tenure system in the sub-city. 80%of the respondents strongly agree and 20% of the just agree that informal land transaction affects land tenure security of individuals. And also, among the respondents 75%of them strongly agree and 25% are agree that informal transaction of land affects the buyer to secure land ownership rights. Among the respondents 75%of them strongly agree and 25% on the absence of clear justice system to resolve land related disputes in the sub-city. 70% of the respondents strongly agree and 30% of the respondents agree on the negative impact of the expansion of Addis Ababa into instability and insecurity of land tenure in peri-urban areas of the sub-city 







	[bookmark: RANGE!A5:N15]no
	                                  Item  
	Strongly Agree
	       Agree
	Total 
	Undecided 
	     Disagree
	Strongly Disagree

	
	
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%

	1
	 Inefficiency of the formal urban land tenure system has impact on peri-urban areas
	20
	100
	0
	0
	20
	100%
	0
	 
	0
	0
	0
	0

	2
	Inadequate of urban land has impact on peri-urban areas land tenure system.
	16
	80
	4
	20
	20
	100%
	0
	 
	0
	0
	0
	0

	3
	 Land tenure lacks stability due to the pressure imposed by urbanization in the peri-urban areas of the sub-city
	15
	75
	5
	25
	20
	100%
	0
	 
	0
	0
	0
	0

	4
	Land  tenure lacks stability  because of the highest growing demand for  land for  non-agricultural projects
	14
	70
	6
	30
	20
	100%
	0
	 
	0
	0
	0
	0

	5
	Land which has been held by local farmers is becoming a potential target area for informal settlements in the sub-city
	15
	75
	5
	25
	20
	100%
	0
	 
	0
	0
	0
	0

	6
	Informal land transaction affects land tenure security of individuals.
	16
	80
	4
	20
	20
	100%
	0
	 
	0
	0
	0
	0

	7
	Informal transaction of land affects the buyer to secure land ownership 
	15
	75
	5
	25
	20
	100%
	0
	 
	0
	0
	0
	0

	8
	There are absence of clear justice system to resolve land related Disputes
	15
	75
	5
	25
	20
	100%
	0
	 
	0
	0
	0
	0

	9
	Expansion of Addis Ababa resulted into instability and insecurity of land tenure in peri-urban areas
	14
	70
	6
	30
	20
	100%
	0
	 
	0
	0
	0
	0



Table 3: Responses of Informal Settlers about Factors affecting land tenure security
[Source:  Own Survey, 2023]
From this data we may infer that, the respondents agree that all the nine factors are affecting land tenure system in the sub-city. However, inefficiency of the formal urban land tenure system, inadequate of urban and informal land transaction are major factors affecting land tenure security of individuals on peri-urban areas of the sub-city. And also, during the interview session, it is affirmed by the executors from Office Concerned to Providing Ownership Rights or (የመብት ፈጠራ ቡድን)፣Office Providing Land Tenure Service or (የይዞታ አገልገግሎት ሰጪ ቡድን 2).  They asserted that, in the peri-urban areas of Lemikura sub-city have been challenged by instability and insecurity of land tenure system. 
4.1.1.2. [bookmark: _Toc136817807]Responses of Residents who lost their Land
Regarding to factors affecting land tenure security in peri-urban areas of Lemi-kura sub-city ten (10) factors were presented to thirteen (13) residents who lost their land as stated on table 4 below.
100% of respondents from residents who lost their land strongly agree that the problem of availability of land is a factor affecting land tenure system in the sub-city. All respondents (100%) strongly agree that absence of clear land administration law affects land tenure system because of peri-urban areas become vacuum zones between urban and rural areas.  (9)(69.2%) of the respondents strongly agree and (4) (30.8%) agree on absence of clear justice system to resolve land related disputes affect the process of land ownership.  Among the respondents (9) (61.5%) are strongly agree and (5) (38.5%) agree that unplanned settlement is among the factors affecting the tenure system. In the same way (9) (61.5%) are strongly agree and (5) (38.5%) agree that urban to peri-urban migration because of lack of availability of land in the urban areas.  
Ten (10) respondents which is 76.9% of the total are strongly agree and 23.1% of them are agree that rural to peri-urban migration for job opportunity has negative impact on land tenure security in  in peri-urban areas of Lemi-kura sub-city. 84.6% of the respondents which are eleven (11) of them are strongly agree and 15.4% or two (2) respondents are agree that expansion of urbanization has negative impact on the land ownership process. (9) (69.2%) of the respondents are strongly agree and 30.8% of the total are agree that the capacity of the executers challenges land tenure system.12(92.3%) of the respondents are strongly agree and (7.7%) of the respondents are agree that corruption of executers affects land tenure system.  8(61.5%) of the respondents strongly agree and 38.5% of the respondents agree that informal land development is among the factors affecting land tenure system. 


	no
	                                  Item 
	Strongly Agree
	       Agree
	Undecided 
	     Disagree
	Strongly Disagree

	
	
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%

	1
	The problem of availability of land 
	13
	100
	0
	0
	 
	 
	 
	 
	 
	 

	2
	Absence of clear land administration law because  peri-urban areas become  vacuum zones between urban and rural areas 
	13
	100
	0
	0
	 
	 
	 
	 
	 
	 

	3
	Absence of clear justice system to resolve land related
	9
	69.2308
	4
	30.8
	 
	 
	 
	 
	 
	 

	4
	Unplanned settlement
	8
	61.5385
	5
	38.5
	 
	 
	 
	 
	 
	 

	5
	Urban to peri-urban  migration  because of lack of availability of land in the urban areas 
	8
	61.5385
	5
	38.5
	 
	 
	 
	 
	 
	 

	6
	Rural to peri-urban migration for job opportunity 
	10
	76.9231
	3
	23.1
	 
	 
	 
	 
	 
	 

	7
	Expansion of urbanization
	11
	84.6154
	2
	15.4
	 
	 
	 
	 
	 
	 

	8
	The capacity of the executers challenges land tenure system 
	9
	69.2308
	4
	30.8
	 
	 
	 
	 
	 
	 

	9
	Corruption of executers affects land tenure system 
	12
	92.3077
	1
	7.69
	 
	 
	 
	 
	 
	 

	10
	Informal land development 
	8
	61.5385
	5
	38.5
	 
	 
	 
	 
	 
	 



Table 4:  Responses of Residents who lost their Land about Factors affecting land tenure security
[Source:  Own Survey, 2023]
From this data we may conclude that, all respondents from residents who lost their land agree that all the mentioned factors are affecting land tenure system in the peri-urban areas of the sub-city.  However, according to the data the majority of respondents point out that problem of availability of land, absence of clear land administration, vacuum zones between urban and rural areas, rural to peri-urban migration for job opportunity, expansion of urbanization and corruption of executers are major obstacles in the land tenure system.
According to the Proclamation No. 1161/2019 Article 15 stated that, residential housing for peri-urban landholders incorporated in to towns. Sub-article 1 stated that ‘a peri urban rural land holder whose residence is removed shall be entitled to not more than 500 sq. meters of land for building per the standard of the urban as it is decided by cabinet of the Regional State, Addis Ababa and Dire Dawa City Administrations.’ And, sub-article 2: ‘Child of the displaced, peri urban landholder the age of 18 and above shall be provided with the minimum size of land per the standard of the town or city provided he lives with his parent.’ However, these declarations are not practically applied to secure the rights these citizens. 
4.1.1.3. Responses of Residents who Secured Land Tenure 
As mentioned on table 5 below the data collected from eleven (11) residents who secured their land tenure indicate that 7(63.3%) of them strongly agree and 4(36.4%) are agree that the availability of land problem affects the tenure system in the sub-city. However, all respondents 11(100%) are strongly agree that absence of clear land administration law, vacuum zones between urban and rural areas, absence of clear justice system to resolve land related disputes, unplanned settlement, urban to peri-urban migration, lack of availability of land in the urban areas, rural to peri-urban migration for job opportunity, and expansion of urbanization and informal land development factors affects land tenure.  And, 11(100%) of the respondents are strongly agree that the capacity of the executers challenges land tenure system and corruption of executers are factors affect land tenure system. 











	no
	                                  Item 
	Strongly Agree
	       Agree
	Undecided 
	     Disagree
	Strongly Disagree

	
	
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%

	1
	The problem of availability of land 
	7
	63.6
	 
	 
	 
	 
	2
	18.18
	2
	18.1818182

	2
	Absence of clear land administration law because  peri-urban areas become  vacuum zones between urban and rural areas 
	11
	100
	 
	 
	 
	 
	 
	0
	 
	0

	3
	Absence of clear justice system to resolve land related Disputes
	11
	100
	 
	 
	 
	 
	 
	0
	 
	0

	4
	Uplanned settlement 
	11
	100
	 
	 
	 
	 
	 
	0
	 
	0

	5
	Urban to peri-urban  migration  because of lack of availability of land in the urban areas 
	11
	100
	 
	 
	 
	 
	 
	0
	 
	0

	6
	Rural to peri-urban migration for job opportunity 
	11
	100
	 
	 
	 
	 
	 
	0
	 
	0

	7
	Expansion of urbanization
	11
	100
	 
	 
	 
	 
	 
	0
	 
	0

	8
	The capacity of the executers challenges land tenure system 
	11
	100
	 
	 
	 
	 
	 
	0
	 
	0

	9
	Corruption of executers affects land tenure system 
	11
	100
	 
	 
	 
	 
	 
	0
	 
	0

	10
	Informal land development
	11
	100
	 
	 
	 
	 
	 
	0
	 
	0




Table 5:  Responses of Residents who secured Land Tenure about Factors affecting land tenure security [Source:  Own Survey, 2023]
Theses respondents, residents who secured land tenure, respond to differently from those who lost their land and informal settlers. And, 11(100%) of the respondents are strongly agree that the capacity of the executers challenges land tenure system and corruption of executers are factors affect land tenure system. For instances, and, 11(100%) of the respondents are strongly agree that the capacity of the executers challenges land tenure system and corruption of executers are factors affecting land tenure system. This is conceivably,   they pass through the process of land tenure system when they secured their land ownership. .  
When we analyze the mentioned data on table 3, 4, and 5, all respondents from informal settlers, residents who secured their land ownership right, and those who lost their land agree on the stated factors. This implies that absence of clear land administration law, vacuum zones between urban and rural areas, absence of clear justice system to resolve land related disputes, unplanned settlement, urban to peri-urban migration, lack of availability of land in the urban areas, rural to peri-urban migration for job opportunity, and expansion of urbanization, informal land development factors affects land tenure, the capacity of the executers and corruption of executers are factors that have been  affecting  land tenure system in the peri-urban areas of the sub-city. This inferred fact also supported by endorsed policy of urbanization, land policy, reports from Federal Ethics and Anti-Corruption Commission. 
4.1.2. [bookmark: _Toc136817808]Evaluating Institutional Capacity to Deliver the Land Tenure Service
4.1.2.1. Responses of Informal Settlers 
From informal settlers 2 (10%) of respondents are unable to decide whether the land administration offices of the sub-city is near to peri-urban local communities or not.  However, 5(25%) disagree and 13(65%) strongly disagree towards the mentioned status of the land administration offices of the sub-city. Among the respondents 4(20%) are disagree and 16(80%) are strongly disagree towards the assertion that ‘land administration offices of the sub-city are well structured in human resource and infrastructure’.  Among the respondents 11(55%) of them are strongly agree and 8(40%) are agree that ‘land administration offices of the sub-city are in problem of corruption’. However, only 1(5%) of the respondents are disagree on the issue of corruption problems related to the office. 
From the responses of informal settlers, land administration offices of the sub-city are not  near to peri-urban local communities, they are not well structured in human resource and infrastructure’ and they  are in problem of corruption.
On the assessment of land administration offices of the sub-city, respondents from informal settlers 2(10%) agree, 9(45%) disagree and 9(45%) strongly disagree towards  assertion that ‘services provided by the sub city land administration office are  fair and on the basis of legal principles’.  To the idea of ‘land administration offices of the sub-city are improving their service from time to time to address the needs of peri-urban areas’, from the respondents 2(10%) are agree ,8(40%) are  disagree and 10(50%) are strongly disagree.  From the respondents 5(25%) are disagree and 15 (75%) are strongly disagree to the idea that ‘land administration offices of the sub-city have been providing information to informal settlers at early stage of their settlement on how to gain tenure security or not.
These responses asserted that, services provided by the sub-city land administration office are not fair and not on the basis of legal principles’. The land administration office of the sub-city is not improving their service from time to time to address the needs of peri-urban areas. Moreover, land administration offices of the sub-city have not been providing information to informal settlers at early stage of their settlement. To this point, during interview session one of the informal settler from Woreda 14 explicate that  the Woreda officials were allowed  informal settlers to register  in order to have electric power service  and water line service. 
Moreover, during the interview, one of the executors from Office Providing Land Tenure Service or (የይዞታ አገልገግሎት ሰጪ ቡድን); argue that the registration and certification of tenure security in the peri-urban areas are not guarantee citizens’ rights in per-urban areas for a long time. 
The other executor from this department asserted that Illegal land development and governments’ action to demolish the informal settlers’ houses and properties on the land are major factors that affect residents’ land tenure security of peri-urban areas.  Also, an executor from Land Tenure Improvement Office or (የይዞታ ማስተካከያ ቡድን) maintained that, overlapping land tenure arrangement in the transitional peri-urban areas are challenges to residents to secure land ownership rights. Figure 2 below displaed that the services provided by Lemi Kura land development and adminstration office. 

[image: D:\Audio books I\Desktop\ff Questioners Abi\IMG_20230530_094858_1.jpg][image: D:\Audio books I\Desktop\ff Questioners Abi\IMG_20230530_094920_8.jpg]
Figure 2: Services Provided by Lemi Kura Sub-City Land Development and Administration Office



	no
	                                                                  Item 
	Strongly Agree
	       Agree
	Undecided 
	     Disagree
	Strongly Disagree
	Total 
	%

	
	
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	
	

	1
	Land administration offices of the sub-city are  near to peri-urban local communities
	12
	100.0
	5
	41.67
	2
	16.7
	 
	0
	 
	0
	12
	100

	2
	Land administration offices of the sub-city are well structured in human resource and infrastructure  
	3
	25.0
	11
	91.67
	4
	33.3
	1
	8.3
	1
	8.3
	12
	100

	3
	Land administration offices of the sub-city are in problem of corruption 
	10
	83.3
	7
	58.33
	2
	16.7
	 
	0.0
	1
	8.3
	12
	100

	4
	Land administration offices of the sub-city are providing services in fair and on the basis of legal principles
	3
	25.0
	8
	66.67
	4
	33.3
	2
	16.7
	3
	25
	12
	100

	5
	Land administration offices of the sub-city  are improving their service from time to time to address the needs of peri-urban areas
	2
	16.7
	10
	83.33
	7
	58.3
	1
	8.3
	 
	0
	12
	100

	6
	Land administration offices of the sub-city should provide information to informal settlers at early stage of their settlement on how to gain tenure security or not
	10
	83.3
	9
	75
	 
	0.0
	1
	8.3
	 
	0
	12
	100




Table 6: Responses of Informal Settlers of Evaluating Institutional Capacity [Source:  Own Survey, 2023]


4.1.2.2. Responses of Residents who lost their Land
As mentioned on table 7 below seven (7) items are included in the questioner are in order to evaluate institutional capacity of land administration offices of the sub-city of delivering the land tenure service. Accordingly, 9 (69.2%) respondents who lost their land are strongly disagree and 4(30.8%) are disagree that to the claim that land administration offices of the sub-city are near to peri-urban local communities. 7(53.8%) are strongly disagree and 6(46.2%) are just disagree to the idea of land administration offices of the sub-city are well structured in human resource and infrastructure. Regarding to the idea of   ‘land administration offices of the sub-city are in problem of corruption’, 8(80%) of the respondents are strongly agree and 5(38.5%) of the respondents are just agree.  Regarding to the idea of ‘land administration offices of the sub-city are providing services in fair and on the basis of legal principles’, 6(60%) of the respondents are strongly disagree and 7(53.8%) are just disagree towards the stated idea. 
According to their responses we can infer that, land administration offices of the sub-city are far from to peri-urban local communities and not well structured in human resource and infrastructure. As well as, land administration offices of the sub-city are in problem of corruption and they are not providing services in fair and on the basis of legal principles.
 9(69.9%) of the respondents strongly disagree and 4(38.8%) are disagree to the assertion of ‘land administration offices of the sub-city  are improving their service from time to time to address the needs of peri-urban areas’. 3(23.1%) of the respondents are strongly disagree and 10 (76.9%) of the respondents are disagree to the claim, ‘land administration offices of the sub-city are providing information to informal settlers at early stage of their settlement on how to gain tenure security’. 13(100%) of the respondents are strongly agree to the claim that ‘land administration offices have to be near to peri-urban local communities’.




[image: ]

 Table 7: Responses of Residents who lost their Land of Evaluating Institutional Capacity : [Source:  Own Survey, 2023]
Accordingly, it implies that these respondents, land administration offices of the sub-city  is not  improving their service from time to time to address the needs of peri-urban areas. Land administration offices of the sub-city are providing information to informal settlers at early stage of their settlement on how to gain tenure security or not. And, they prefer that land administration offices to be near to peri-urban local communities.
Moreover, the above mentioned problems of land administration are evaluated by the researcher during the interview and observation sessions. 
During the interview majority of respondents from residents who lost their land claim that the peri-urban land needs a special administration in terms of land rights because of large hectar of lands are available, however, because of maladministration; citizens are forced to leave their village and to lose their land. In order to solve this problem, they think that the existing land tenure system needs improvements. But, they do not have idea how this to be improved.
During the observation of the two Woredas and Lemi Kura sub-city administration, it is observed that large hectare of land is available in each woreda. Regarding to service provision quality, during observation of the land administration office of the sub-city the researcher observed long line of people are waiting  to get services related to land issues.  
However, the 1995 constitution of FDRE article 40 sub-articles 4 and 6  states about land ownership rights as follows:  Sub-article 4: Ethiopian peasants have right to obtain land without payment and the protection against eviction from their possession. The implementation of this provision shall be specified by law. Sub-article 6: Without prejudice to the right of Ethiopian Nations, Nationalities, and Peoples to the ownership of land, government shall ensure the right of private investors to the use of land on the basis of payment arrangements established by law. Particulars shall be determined by law(FDRE Constitution:1995).
4.1.2.3. Responses of Residents who Secured Land Tenure 
Under this category eleven (11) respondents are returned the questioner. Among this, 4 (36.4%) respondents are disagree and 7(63.6%) are strongly disagree to the claim that, ‘land administration offices of the sub-city are near to peri-urban local communities’
1(9.1%) strongly agree, 1(9.1%) undecided, 3(27.3%) are disagree, 6(54.5%) are strongly disagree towards the idea ‘land administration offices of the sub-city are well structured in human resource and infrastructure’. Concerning to the relationship between land administration offices and corruption 9(81.8%) are strongly agree and 2(18.2%) are agree that the office is in the problem of corruption. 1(9.1%) of the respondents agree that he claim ‘land administration offices of the sub-city are providing services in fair and on the basis of legal principles, and 2(18.2%) of the respondents are unable to decide or evaluate the office in this regard. However, 8(72.7%) of the respondents strongly disagree that to this claim. 
To the assertion, ‘land administration offices of the sub-city  are improving their service from time to time to address the needs of peri-urban areas’, 2 (18.2%) of the respondents are unable to decide or evaluate the office in this respect. Nevertheless, 4 (36.4%) of the respondents are disagree and 5(45.5%) of the respondents are strongly disagree to the idea. 
Among to the respondents, 1(9.1%)  are agree that land administration offices of the sub-city are providing  information to informal settlers at early stage of their settlement on how to gain tenure security or not. However, 7(63.6%) are disagree and 3(27.3%) are strongly disagree towards this idea.  Though, 11(100%) of the respondents are strongly agree that ‘land administration offices have to be near to peri-urban local communities’.













	no
	                                                                  Item 
	Strongly Agree
	 
	       Agree
	 
	Undecided 
	 
	     Disagree
	 
	Strongly Disagree
	 
	Total 
	%

	
	
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	
	

	1
	Land administration offices of the sub-city are  near to peri-urban local communities
	 
	0
	0
	0
	 
	0
	4
	36.4
	7
	63.6
	11
	100

	2
	Land administration offices of the sub-city are well structured in human resource and infrastructure  
	1
	9.09
	 
	0
	1
	9.1
	3
	27.3
	6
	54.5
	11
	100

	3
	Land administration offices of the sub-city are in problem of corruption 
	 
	0
	 
	0
	 
	0.0
	2
	18.2
	9
	81.8
	11
	100

	4
	Land administration offices of the sub-city are providing services in fair and on the basis of legal principles
	8
	72.7
	1
	9.1
	2
	18.2
	2
	18.2
	 
	0.0
	11
	100

	5
	Land administration offices of the sub-city  are improving their service from time to time to address the needs of peri-urban areas
	 
	0
	 
	0.0
	2
	18.2
	4
	36.4
	5
	45.5
	11
	100

	6
	Land administration offices of the sub-city should provide information to informal settlers at early stage of their settlement on how to gain tenure security or not
	 
	0
	1
	9.1
	 
	0.0
	7
	63.6
	3
	27.3
	11
	100

	7
	Land administration offices have to be  near to peri-urban local communities
	11
	100
	 
	0.0
	 
	0
	 
	0.0
	 
	0.0
	11
	100



Table 8: : Responses of Residents who Secured Land Tenure of Evaluating Institutional Capacity
[Source:  Own Survey, 2023]
Although they are secured their land tenure, they stated that they are dissatisfied on the institutional capacity to deliver the land tenure service. All these respondents are interested that if ‘land administration offices are to be near to peri-urban local communities’.
4.1.3. [bookmark: _Toc136817809]Evaluating the Current Land Tenure System in Relation with the Peri-Urban Area
In this issue the researcher distributed questioners to informal settlers (20) and to residents who secured land tenure. It mean that residents who lost their land are excluded from evaluating the current land tenure system, however they are invited to express their perception towards the system during the interview session. They are excluded for the reason that, the researcher believes that they are already dissatisfied to the system, their evaluation will not be genuine. 
4.1.3.1.  Responses of Informal Settlers
Table 9 below summarized that, respondent’s perception towards the existing land tenure system. Accordingly, 5(25%) of the respondents are disagree and also 15 (75%) of them strongly disagree towards the claim that ‘the existing land tenure system improves living conditions for the peri-urban population in the sub-city’. Among the respondents, 2 (10%) are unable to decide, 5 (25%) are disagree, and 13 (65%) are strongly disagree to the claim that ‘the existing land tenure system improves the legal and regulatory environment related to housing in the peri-urban areas of the sub-city’.
Among these respondents, 3 (15%) are unable to decide, 2 (10%) are disagree,  and 15 (75%)  are strongly disagree towards the assertion that ‘the existing land tenure system is increasing the supply of affordable legal shelter in the peri-urban areas of the sub-city’. Regarding to the claim that, the existing land tenure system leads to the rise of land dispute in the peri-urban areas of the sub-city 11(55%) of the respondents are strongly agree 6(30%) are agree, 2(10%) are unable to decided and 1(5%) and strongly disagree.  On the subject of ‘the existing land tenure system exposed to corruption in the peri-urban areas of the sub-city’ 15 (75%) of the respondents are strongly agree and 5 (25%) are agree.












	No. 
	                                  Item 
	Strongly Agree
	 
	       Agree
	Undecided 
	     Disagree
	Strongly Disagree
	Total 
	%

	
	
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	
	

	1
	The existing land tenure system improves living conditions for the peri-urban population in the sub-city
	6
	40
	5
	33
	2
	13.3
	5
	33.3
	2
	13.3
	15
	100

	2
	The existing land tenure system  improves the legal and regulatory environment related to housing  in the peri-urban areas of the sub-city
	3
	20
	7
	47
	2
	13.3
	5
	33.3
	3
	20
	15
	100

	3
	The existing land tenure system is increasing the supply of affordable legal shelter in the peri-urban areas of the sub-city 
	5
	33
	6
	40
	3
	20
	6
	40
	 
	0
	15
	100

	4
	The existing land tenure system leads to the rise of land dispute in the peri-urban areas of the sub-city
	11
	73
	6
	40
	2
	13.3
	 
	0
	1
	6.7
	15
	100

	5
	The existing land tenure system exposed  to corruption in the peri-urban areas of the sub-city
	15
	100
	15
	100
	 
	0
	 
	0
	 
	0
	15
	100



Table 9: Responses of Informal Settlers in Evaluating the Current Land Tenure System        [Source:  Own Survey, 2023]
From these we can deduce that, the respondents confirm that, the existing land tenure system has not improves living conditions for the peri-urban population, not supplying an affordable legal shelter in the peri-urban areas of the sub-city.  The existing land tenure system exposed to corruption and source to the rise of land dispute in the peri-urban areas of the sub-city.  
4.1.3.2. Responses of Residents Who Secured Land Tenure
The researcher gathered data, regarding to the existing land tenure system, from sample respondents, who secure their land tenure as stated on table 10 below. Accordingly, to the claim that ‘the existing land tenure system improves living conditions for the peri-urban population in the sub-city’ 6(54.5%) are disagree and 5(45.4%) are strongly agree. To the proposition that ‘the existing land tenure system improves living conditions for the urban population in the sub-city’ 1(9.1%) is unable to decide, 5(45.4%) are disagree to the claim, and 5 (45.4%) are strongly disagree to the proposition. To this point, it seems that the respondents confirm that, the existing land tenure system cannot improve the  living conditions both urban and peri-urban population. 
To the statement that ‘the existing land tenure system improves the legal and regulatory environment related to housing in the peri-urban areas of the sub-city’, 2(18.1%) are unable to decide, 5(45.4 %) are disagreed, and 4(45.4 %). Moreover, from the respondents 1 (9.1%) is strongly agree, 2(18.2%) are disagree and 8(72.7%) are disagree to the statement that ‘the existing land tenure system is increasing the supply of affordable legal shelter in the peri-urban areas of the sub-city’. 
Regarding to the claim that ‘the existing land tenure system leads to the rise of land dispute in the peri-urban areas of the sub-city’, 7 (63.6%) are strongly agree, 3(27.3%) are agree and 1 (9.1%) is disagree. Likewise, from the respondents, 7 (63.6%) are strongly agree, 3(27.3%) are agree and 1 (9.1%) is disagree towards the assertion that the existing land tenure system exposed to corruption in the peri-urban areas of the sub-city’. All the respondents, 11(100%) are strongly disagree towards the claim that, ‘land ownership rights is easily gained in peri-urban areas’.
From this we may likely conclude that, the respondents are not satisfied by the current land tenure system, they mentioned corruption, legal issues, rigid or bureaucratic system is some of the problems land administration structure. Moreover, the system is incapable to resolve or to minimizes disputes arise because of land issues.  
  
	No.
	                                  Item 
	Strongly Agree
	       Agree
	Undecided 
	     Disagree
	Strongly Disagree
	Total 
	%

	
	
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	
	

	1
	The existing land tenure system improves living conditions for the peri-urban population in the sub-city
	 
	0
	 
	0
	 
	0
	6
	54.5
	5
	45.5
	11
	100

	2
	The existing land tenure system improves living conditions for the peri-urban population in the sub-city
	 
	0
	 
	0
	1
	9.1
	5
	45.5
	5
	45.5
	11
	100

	3
	The existing land tenure system  improves the legal and regulatory environment related to housing  in the peri-urban areas of the sub-city
	 
	0
	 
	0
	2
	18.2
	5
	45.5
	4
	36.4
	11
	100

	4
	The existing land tenure system is increasing the supply of affordable legal shelter in the peri-urban areas of the sub-city 
	1
	9.1
	 
	0
	 
	0
	2
	18.2
	8
	72.7
	11
	100

	5
	The existing land tenure system leads to the rise of land dispute in the peri-urban areas of the sub-city
	7
	63.6
	3
	27.3
	 
	0
	1
	9.1
	 
	0
	11
	100

	6
	The existing land tenure system exposed  to corruption in the peri-urban areas of the sub-city
	7
	63.6
	3
	27.3
	 
	0
	1
	9.1
	 
	0
	11
	100

	7
	Land ownership rights is easily gained in peri-urban areas
	 
	0
	 
	0
	 
	0
	 
	0
	11
	100
	11
	100



Table 10: Responses of Residents Who Secured Land Tenure in Evaluating the Current Land Tenure System        [Source:  Own Survey, 2023]
In the concern of evaluating the current land tenure system, during the interview session with respondents who lost their land, all 13(100%) of them approve that urban boundary expansion affects the existing land tenure system in peri-urban areas because of enforcing poor citizens to leave their land. And also, they confirm that land tenure insecurity challenges in peri-urban areas are different from those of urban areas in Addis Ababa because the center has more attention than the peri-urban areas.  
[bookmark: _Toc136817810]4.1.4. Data Collected from Informal Settlers on Land Ownership claims, Informal
Settlement and Possible Land Tenure System for Peri- urban Areas
4.1.3.3.  Land Ownership Claims and Informal Settlement
Regarding to land ownership claims and informal settlement, 19(95%) respondents from informal settlers are strongly agree and 1 (5%) agree to the assertion that, ‘land ownership is unaffordable to low income citizens’. 
To the claim, ‘secured land tenure is one of the property rights of citizens stated on the constitution’, 13(65%) are strongly agree and 7 (35%)  of the agree. 19(95%) of the  respondents from informal settlers are strongly agree and 1 (5%) agree to the assertion that, ‘the process of acquiring formal certificate of land ownership exposed to corruption’. And, regarding to the claim, ‘the process of acquiring formal certificate of land ownership economically affects the informal settlers 12 (60%) are strongly agree and 8(40%) of them just agree to the stated assertion. From the respondents, 11(55%) of them are strongly agree and 9(45 %) are agree to proposition that. ‘the process of acquiring formal certificate of land ownership enforces the informal settlers to give money  to corrupt officials’.
Accordingly, we may infer that, although secured land tenure is one of the property rights of citizens stated on the constitution, land price is unaffordable to low income citizens. In addition, the process of acquiring formal certificate of land ownership exposed to corruption’








	no
	                                  Item  
	Strongly Agree
	       Agree
	Undecided 
	     Disagree
	Strongly Disagree
	Total 
	%

	
	
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	
	

	1
	 In Addia Ababa Land ownership is unaffordable to low income citizens 
	19
	95
	1
	5
	0
	0
	 
	0
	 
	0
	20
	100

	2
	Secured land tenure is one of the property rights of citizens stated on the constitution  of the state
	13
	65
	7
	35
	0
	0
	 
	0
	 
	0
	20
	100

	3
	The process of acquiring formal certificate of land ownership exposed to corruption 
	19
	95
	1
	5
	0
	0
	 
	0
	 
	0
	20
	100

	4
	The process of acquiring formal certificate of land ownership economically affects  the informal settlers 
	12
	60
	8
	40
	0
	0
	 
	0
	 
	0
	20
	100

	5
	 The process of acquiring formal certificate of land ownership enforces the informal settlers to give money  to corrupt officials 
	11
	55
	9
	45
	0
	0
	 
	0
	 
	0
	20
	100


Table 11: Land Ownership Claims and Informal Settlement 
[Source:  Own Survey, 2023]
In addition to this, during the interview session with informal settlers, they explain that, informal land transaction affected the land tenure security of settlers in peri-urban areas in Lemikura sub-city because it is not legal and it is source of insecurity.  And, the buyer of the land is taken as illegal settler and the house is called as ‘የጨረቃ ቤት’. The major actors are land brokers, ደንብ አስከባሪ(who are a part of the government structure), farmers, and other land owners.
 Three respondents from informal settlers, one from woreda 4 and two from woreda 14 explain that how the so called ደንብ አስከባሪ   become actors in the process, they said that ‘these groups are claiming a certain amount of money and allowed the individuals to construct their houses.’  
Moreover, during the interview these residents mentioned that they are in constant fear of losing their settlement at one day.  And, they propose that the solution of providing formal land tenure certificate is on the hands of the government.  One respondent from woreda 4 mentioned that the government can sell land for informal settlers, which can be payable in the long period of time like condominium payment package and, however one respondent, says that the government has to give them the land freely. However, an executor from Office Providing Land Tenure Service or የይዞታ (አገልገግሎት ሰጪ ቡድን) categorized the land ownership claims of informal settlers as illegal claim. 
4.1.3.4. Possible Land Tenure System for Peri- urban Areas
As indicated on table 12 below, respondents from informal settlers 7 (35%) of them are unable to decide, 12 (60%) are disagree and 1 (5%) of them is strongly disagree to the system that, ‘the recognition and recordal of customary land tenure system is good for in the peri-urban areas of the sub-city.’
To the concept of ‘using hybrid adaptable land tenure system is good for in the peri-urban areas of the sub-city’, among the respondents 14(70%) of them are strongly agree and 6 (30%) of them are just agree. 
From the respondents 15 (75%) of them strongly agree and 5 (25%) are agree that ‘following the existing land tenure system laws is good for peri-urban areas with institutional capacity improvement’. As well as, 17 (85%) are strongly agree and 3(15%) are agree that, ‘independent office and law for land ownership is necessary in the peri-urban areas of Addis Ababa’. 
	no
	                                  Item  
	Strongly Agree
	       Agree
	Undecided 
	     Disagree
	Strongly Disagree
	Total 
	%

	
	
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	Fq
	%
	
	

	1
	Recognition and recordal of customary land tenure system is good for in the peri-urban areas of the sub-city
	 
	0
	 
	0
	7
	35
	12
	60
	1
	5
	20
	100

	2
	 Using hybrid adaptable land tenure system is good for in the peri-urban areas of the sub-city
	14
	70
	6
	30
	 
	0
	 
	0
	 
	0
	20
	100

	3
	Following the existing land tenure system laws is good for peri-urban areas with institutional capacity  improvement
	15
	75
	5
	25
	 
	0
	 
	0
	 
	0
	20
	100

	4
	Independent office and law of  for  land ownership is necessary in the peri-urban areas of Addis Ababa 
	17
	85
	3
	15
	 
	0
	 
	0
	 
	0
	20
	100

	
	
	 
	 
	 
	 
	 
	 
	 
	 
	 
	 
	 
	 



Table 12: Possible Land Tenure System for Peri- urban Areas [Source:  Own Survey, 2023]

From this we may conclude that, informal settler are not interested on recognition and recordal of customary land tenure system, instead they claim that using hybrid adaptable land tenure system is good for in the peri-urban areas of the sub-city.  They emphasized on institutional capacity improvement and restructuring independent office and law for land ownership are necessary in the peri-urban areas of Addis Ababa’
In addition, the other executor from Office Concerned to Providing Ownership Rights or የመብት ፈጠራ ቡድን affirms that in some conditions the office uniquely understand land ownership rights of peri-urban areas population.  
The key informants  from Land Tenure Improvement Office (የይዞታ ማስተካከያ ቡድን), Office Concerned to Providing Ownership Rights (የመብት ፈጠራ ቡድን)፣Office Providing Land Tenure Service (የይዞታ አገልገግሎት ሰጪ ቡድን ) agree that the existing land tenure system is challenging to both the executors and residents.  Thus, it should be improved based on research and commitment from the government.  
To sum up, on the basis of data gathered through questioner and interview from informal settlers, residents lost their land , and those secured their land ownership rights, interview of executors from Lemi Kura sub-city land development and administration offices, the researchers observation and analysis of the 1995 FDRE  constitution , Federal Democratic Republic of Ethiopia (FDRE), Ethiopian Building regulation, regulation No. 243/2011  and other proclamations on land development, ownership and administration the researcher arrived to the conclusion that the existing land tenure system has a negative impact on  peri-urban communities in Lamikura sub-city, which arises because informal land development or unplanned settlements, weak institutional capacity  to deliver the land tenure service effectively.  





[bookmark: _Toc136817811]Chapter Five
[bookmark: _Toc136817812]Summary of Findings, Conclusion and Recommendations
[bookmark: _Toc136817813] 5.1. Introduction 
The main objectives of this research is to evaluate land tenure system in peri-urban areas of Lami Kura Sub-City  Woreda 04-Arabsa and Woreda 14-Yeka Abado trough identifying factors affecting  land tenure security in  in peri-urban areas, evaluating institutional capacity  to deliver the land tenure   service, evaluating the current land tenure system in relation with the peri-urban area, evaluate the responses of informal settlers towards  land ownership claims and  informal settlement and the possible land tenure system for peri-urban areas in Lemi-Kura sub-city
Using a triangulation strategy, the study evaluates the land tenure system and pointed out the suggestions of this research study. Using relevant theoretical and conceptual frameworks developed in chapter two, the analysis and interpretation of primary and secondary data has led to key findings, which the researcher believes have effectively answered the four(4) research questions posed under section 1.4 of chapter one. Thus, the following summary of findings, conclusion and recommendations are carefully drawn from the analysis and interpretation of the data in chapter four.
[bookmark: _Toc136817814] 5.2. Summary of Findings 
This study is focused on the evaluating land tenure system in peri-urban areas of Lami Kura Sub-City Woreda 04-Arabsa and Woreda 14-Yeka Abado through evaluating factors affecting land tenure security and institutional capacity  to deliver the land tenure  service.
The study resulted in important findings, some of which addressed to improve the institutional capacity of land development and administration office of Lemi Kura sub-city. Therefore, based on the results obtained, the following major findings have been made in accordance with the objectives of this research. The finding of the research gained from the information given by the respondents briefly explained as follows.


· The majority of the respondents identified that, inefficiency of the formal urban land tenure system, inadequate of urban land and informal land transaction are challenging on land tenure system in the peri-urban areas. 
· The majority of respondents point out that problem of availability of land, absence of clear land administration, vacuum zones between urban and rural areas, rural to peri-urban migration for job opportunity, expansion of urbanization and corruption of executers are major obstacles in the land tenure system.
· The majority of respondents from informal settlers, residents who secured land tenure, and residents who lost their land claim that land tenure lacks stability due to the pressure imposed by urbanization and the highest growing demand for land for  non-agricultural projects  in the peri-urban areas of the sub-city.
· Regarding to informal settlement, the respondents confirm that land which has been held by local farmers is becoming a potential target area for informal settlements in the sub-city.

· Regarding to institutional capacity to deliver the land tenure   service majority of the respondents evaluate that, land administration offices of the sub-city are not well structured in human resource and infrastructure, offices is in the problem corruption, the service they provided is not fair and on the basis of legal principles and they are not provide timely information to the residents. However, land administration offices of the sub-city are not improving their service from time to time to address the needs of peri-urban areas. In terms of fairness and legal issues   the majority of the respondents accepted that, there is absence of clear justice system to resolve land related disputes in the peri-urban areas of the sub-city.

· Regarding to the possible land tenure system, majority of the respondents claim that using hybrid adaptable land tenure system is good for in the peri-urban areas of the sub-city.  They emphasized on institutional capacity improvement and restructuring independent office and law for land ownership are necessary in the peri-urban areas of Addis Ababa’.

· The findings of this project revealed that land rights in the peri-urban areas have been challenged, which has resulted in instability and insecurity of land tenure. The rapid growth rate of urbanization and the resulting compulsory acquisition and reallocation of land by the government has precipitated a wave of denial and termination of existing land rights in the peri-urban areas of the sub-city. 
5.2. [bookmark: _Toc136817815] Conclusion 
This study is conducted to evaluate land tenure system in peri-urban areas, the case of Lami Kura Sub-City, Woreda 04- Arabsa and Woreda 14- Yeka Abado. The study participants were residents who lost their land, residents who secure land ownership rights, informal settlers and Lemi Kura sub-city land development and administration office executor.
What are factors that affect the land tenure system in the study area? the problem of availability of land, absence of clear land administration law because  peri-urban areas become  vacuum zones between urban and rural areas. Absence of clear justice system to resolve land related disputes, unplanned settlement, urban to peri-urban migration because of lack of availability of land in the urban areas, rural to peri-urban migration for job opportunity, expansion of urbanization, the capacity of the executers challenges land tenure system, corruption of executers affects land tenure system and informal land development. 
What is the feature of informal land development or unplanned settlements in Lamikura sub-city? Houses are built through illegal transaction and illegal settlement or ‘የጨረቃ ቤት’. The major actors are land brokers, ደንብ አስከባሪ (who are a part of the government structure), farmers, and other land owners.
What are the effects of unplanned settlements on the land tenure system in the peri-urban areas of Lamikura sub-city?  Secured land tenure is one of the property rights of citizens stated on the constitution, however, land ownership is unaffordable to low income citizens. The process of acquiring formal certificate of land ownership economically affects the informal settlers and exposed to corruption. To acquiring formal certificate of land ownership enforces the informal settlers to give money to corrupt officials.
How capacities of land administration offices look like in Lamikura sub-city? Land administration offices of the sub-city are not well structured and are not improving their service from time to time to address the needs of peri-urban areas, as the result land tenure security of peri-urban areas are endanger. 

Generally, the study revealed that the implementation land tenure system in the peri-urban areas of Lemi Kura sub-city is extremely inefficient. The study found that it has exhaustive factors for the inefficient land tenure system to the peri-urban areas.  Although the main challenge for the land tenure security is accounted to the land development and administration office, expansion of both the regional state and Addis Ababa.  As a result, the land development and administration office should consider improving their service to peri-urban areas and the government in general has to establish independent land tenure security administration to peri-urban areas in Addis Ababa.
5.3. [bookmark: _Toc136817816] Recommendations 
As summarized in the above parts land tenure security system in peri-urban areas in Lemi Kura sub-city, has so many weaknesses. Recommendations are forwarded based on the result on the study:
· To secure land tenure security of peri-urban residents the land administration offices of the sub-city has to improve the land administration institutional framework, establish a system that can incorporate peri-urban land rights and avoid hostile measures and has to move towards regularization. 
· All concerned bodies or stakeholders should improve the existing land tenure security system to the peri-urban residents. Therefore,  Land Development and Administration  Office of Addis Ababa city administration and  Lemi Kura sub-city, Land Bank Coordination, Developed Land and Transfer Office and Land Tenure Administration Office are responsible stakeholders to the issue to improve the system.
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Kotebe University of Education
Faculty of Urban Land Management
Department of Urban Land Administration
Questioner for Respondents from Informal Settlers
	
Research Title: Evaluating Land Tenure System in Peri-urban Areas: The Case of Lami    Kura Sub-City, Addis Ababa

My name is Abraham Gebru, a Masters student in Department of Urban Land Administration at Kotebe University of Education. As part of the requirement for the award of the Master’s degree, I am expected to undertake a research study on evaluating a land tenure system in peri-urban areas in the case of LamiKura Sub-City. The information that you respond shall be used as a primary data in this study and I promise that the information gathered will be used fully and with due attention for academic purpose only and I would like to assure you that the data collected will not be misused anyways. 
I really appreciate your cooperation and I want to remind you that your response will be of great help for this study.  Dear respondents, no need to write name, please put tick (√) in closed ended questions and please feel free to express in open ended question as possible.

Thank you for your participation!








1. Demographic Characteristics Of The Respondents:
The background information of the respondents: Put tick (√) the most appropriate answer based on the given information in the box and writes the correct information for open ended questions in the spaces provided.
A. Sex፡
1. Male        2. Female
B. Age:  18-20    21-23    24-30   31-35   36-50     above 50   
C. Education  Background:
1. Illiterate  2. Primary Education           3. Secondary Education  
4. Diploma and Certificate          5. First Degree      6. Masters  7.     8. Phd   9.  Others 
D. Specify your Profession/Work_________________________________________
E. Woreda _____________________________________
F. Years you are occupant in this area: 1.  1-5 years   2.   6-10 years 3.   11-15 years 4.  16-20 years 5.  21-25 years   6.  26-30  years    7.   31-35 years     8.  other
G. You work experience 1.  1-5 years    2.   6-10 years 3.   11-15 years 4.  16-20 years 
			     5.  21-25 years   6.  26-30  years    7.   31-35 years     8.  other 


	






[bookmark: _Toc136817820]Part I: 
Close ended questions: Dear respondents! Put tick (√) for the most appropriate idea and experience for you to those stated in the box as the abbreviation indicated on the right side on this page!  

	Strongly Agree
	SA

	Agree
	A

	Undecided
	UD

	Disagree
	DA

	Strongly Disagree
	SD



	No.
	Section I:  Factors affecting  land tenure security in  in peri-urban areas of Lemi-kura sub-city
	Scale

	
	
	SA
	A
	UD
	DA
	SA

	1
	 Inefficiency of the formal urban land tenure system has impact on peri-urban areas
	

	

	

	

	


	2
	
Inadequate of urban land has impact on peri-urban areas land tenure system.
	
	
	
	
	

	3
	
 Land tenure lacks stability due to the pressure imposed by urbanization in the peri-urban areas of the sub-city

	
	
	
	
	

	4
	Land  tenure lacks stability  because of the highest growing demand for  land for  non-agricultural projects

	
	
	
	
	

	5
	Land which has been held by local farmers is becoming a potential target area for informal settlements in the sub-city

	
	
	
	
	

	6
	Informal land transaction affects land tenure security of individuals.
	
	
	
	
	

	7
	
Informal transaction of land affects the buyer to secure land ownership 
	
	
	
	
	

	8
	
There are absence of clear justice system to resolve land related
Disputes
	
	
	
	
	

	9
	Expansion of Addis Ababa resulted into instability and insecurity of land tenure in peri-urban areas

	
	
	
	
	


	
	
Section II:  land ownership claims and  informal settlement
	

	

	

	

	


	1
	
Land ownership is unaffordable to low income citizens 
	
	
	
	
	


	2

	Secured land tenure is one of the property rights of citizens stated on the constitution 
	
	
	
	
	

	3
	The process of acquiring formal certificate of land ownership exposed to corruption 
	
	
	
	
	

	4
	The process of acquiring formal certificate of land ownership economically affects  the informal settlers 
	
	
	
	
	

	5
	 The process of acquiring formal certificate of land ownership enforces the informal settlers to give money  to corrupt officials 
	
	
	
	
	

	
	Section III: Institutional capacity  to deliver the land tenure    service
	
	
	
	
	

	1
	
Land administration offices are near to peri-urban local communities
	
	
	
	
	

	2
	
Land administration offices of the sub-city are well structured in human resource and infrastructure  

	
	
	
	
	

	3
	Land administration offices of the sub-city are in problem of corruption 

	
	
	
	
	

	4
	Land administration offices of the sub-city are providing services in fair and on the basis of legal principles
	
	
	
	
	

	5
	Land administration offices of the sub-city  are improving their service from time to time to address the needs of peri-urban areas

	
	
	
	
	

	6
	Land administration offices of the sub-city are providing information to informal settlers at early stage of their settlement on how to gain tenure security or not
	
	
	
	
	

	
	Section IV: Evaluating the current land tenure system in relation with the peri-urban area

	
	
	
	
	

	1
	The existing land tenure system improves living conditions for the peri-urban population in the sub-city
	
	
	
	

	2
	
The existing land tenure system  improves the legal and regulatory environment related to housing  in the peri-urban areas of the sub-city

	
	
	
	

	3. 
	The existing land tenure system is increasing the supply of affordable legal shelter in the peri-urban areas of the sub-city 

	
	
	
	

	4. 
	The existing land tenure system leads to the rise of land dispute in the peri-urban areas of the sub-city


	
	
	
	

	5. 
	The existing land tenure system exposed  to corruption in the peri-urban areas of the sub-city
	
	
	
	

	
	Section V: Possible Land Tenure System for Peri-urban Areas
	
	
	
	

	1
	
Recognition and recordal of customary land tenure system is good for in the peri-urban areas of the sub-city

	
	
	
	

	2
	 Using hybrid adaptable land tenure system is good for in the peri-urban areas of the sub-city

	
	
	
	

	3. 
	Following the existing land tenure system laws is good for peri-urban areas with institutional capacity  improvement
	
	
	
	

	4. 

	Independent office and law of  for  land ownership is necessary in the peri-urban areas of Addis Ababa 
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Open ended Questions: Dear Respondents: Would you please encircle like           for the short responses and write the correct information for the following open ended questions!
1. How  do you get the land you build your home or farm now?
_________________________________________________________________________________________________________________________________________________________________________________________________________________________________
2. How much square meters of land you are owned now?_________________________ 
3. Do you think that informal land transaction affected the land tenure security of settlers in peri-urban areas in Lemikura sub-city? Yes/No 
4.  If your response for question No. 1 is Yes, how do it affects?
________________________________________________________________________________________________________________________________________________________________________________________________________________________
5. Who are the major actors in the process of informal land transaction?
__________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
6. What do you think the solution of providing formal land tenure certificate for informal settlers?
________________________________________________________________________________________________________________________________________________________________________________________________________________________

Thank you so much!
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Kotebe University of Education
Faculty of Urban Land Management
Department of Urban Land Administration
Questioner for Respondents from Residents who  lost their Land 

Research Title: Evaluating Land Tenure System in Peri-urban Areas: The Case of Lami Kura Sub-City, Addis Ababa

My name is Abraham Gebru, a Masters student in Department of Urban Land Administration at Kotebe University of Education. As part of the requirement for the award of the Master’s degree, I am expected to undertake a research study on evaluating a land tenure system in peri-urban areas in the case of LamiKura Sub-City. The information that you respond shall be used as a primary data in this study and I promise that the information gathered will be used fully and with due attention for academic purpose only and I would like to assure you that the data collected will not be misused anyways. 
I really appreciate your cooperation and I want to remind you that your response will be of great help for this study.  Dear respondents, no need to write name, please put tick (√) in closed ended questions and please feel free to express in open ended question as possible.

Thank you for your participation!





1. Demographic characteristics of the respondents:
Dear Respondents: Please, put tick (√) the most appropriate answer based on the given information in the box and writes the correct information for open ended questions in the spaces provided.
A. Sex፡
1. Male        2. Female
B. Age:  18-20    21-23    24-30   31-35   36-50     above 50   
C. Education  Background:
1. Illiterate  2. Primary Education           3. Secondary Education  
4. Diploma and Certificate          5. First Degree      6. Masters  7.     8. Phd   9.  Others 
D. Specify your Profession/Work_________________________________________
E. Woreda you were resident _______________________________________
F. Years you were occupant in this woreda: 1.  1-5 years   2.   6-10 years 3.   11-15 years 4.   16-20 years 5.  21-25 years   6.  26-30  years    7.   31-35 years     8.  other
G. You work experience 1.  1-5 years    2.   6-10 years 3.   11-15 years 4.  16-20 years 
			     5.  21-25 years   6.  26-30  years    7.   31-35 years     8.  other 
Part I: Open ended Questions: Dear Respondents! Put tick (√) for the most appropriate idea and experience for you to those stated in the box as the abbreviation indicated on the right side on this page  

	Strongly Agree
	SA

	Agree
	A

	Undecided
	UD

	Disagree
	DA

	Strongly Disagree
	SA






	No.
	Section I: Factors affecting  land tenure security in  in peri-urban areas of Lemi-kura sub-city
	SA
	A
	UD
	DA
	SA

	1
	The problem of availability of land 
	

	

	

	

	


	2
	Absence of clear land administration law because  peri-urban areas become  vacuum zones between urban and rural areas 
	
	
	
	

	


	3
	Absence of clear justice system to resolve land related
Disputes

	
	
	
	
	

	4
	Unplanned settlement

	
	
	
	
	

	5
	Urban to peri-urban  migration  because of lack of availability of land in the urban areas 
	
	
	
	
	

	6
	Rural to peri-urban migration for job opportunity 
	
	
	
	
	

	7
	
Expansion of urbanization
	
	
	
	
	

	8
	The capacity of the executers challenges land tenure system 
	
	
	
	
	

	9
	Corruption of executers affects land tenure system 
	
	
	
	
	

	10
	Informal land development 
	

	

	

	


	



	
	
Section II: Institutional capacity  to deliver the land tenure service
	
	
	
	
	

	1
	
Land administration offices of the sub-city are  near to peri-urban local communities
	
	
	
	
	

	2
	
Land administration offices of the sub-city are well structured in human resource and infrastructure  
	
	
	
	
	

	3
	
Land administration offices of the sub-city are in problem of corruption 
	
	
	
	
	

	4
	
Land administration offices of the sub-city are providing services in fair and on the basis of legal principles

	
	
	
	
	

	5
	Land administration offices of the sub-city  are improving their service from time to time to address the needs of peri-urban areas
	
	
	
	
	

	6
	
Land administration offices of the sub-city should provide information to informal settlers at early stage of their settlement on how to gain tenure security or not
	
	
	
	
	

	7
	
Land administration offices have to be  near to peri-urban local communities
	
	
	
	
	

	
	
	
	
	
	
	

	
	Section III: Possible Land Tenure System for Peri-urnab Areas
	
	
	
	
	

	1
	
Recognition and recordal of customary land tenure system is good for peri-urban areas
	
	
	
	
	

	2
	
Using hybrid adaptable land tenure system is good for peri-urban areas

	
	
	
	
	

	3
	Following the existing land tenure system laws is good for peri-urban areas with institutional capacity  improvement

	
	
	
	
	

	4
	Peri-urban areas need separate land tenure administration that of urban areas

	
	
	
	
	



Part II: 
Open ended Questions: Dear Respondents:           Would you please encircle like           for the short responses and write the correct information for the following open ended questions!
1. What are land tenure related problems currently affecting citizens living in the peri-urban woredas of Lemikura sub-city?
________________________________________________________________________________________________________________________________________________________________________________________________________________________
2. Do you think that the peri-urban land needs a special administration in terms of land rights?   Yes/ No. Why?
________________________________________________________________________________________________________________________________________________________________________________________________________________________
3. Do you think that the existing land tenure system needs improvement?  Yes/ No.
4.  If your response for question No.2 is Yes, How It can be improved?
________________________________________________________________________________________________________________________________________________________________________________________________________________________

5. Do you think that urban boundary expansion affects the land tenure system in peri-urban areas?   Yes/NO

6. If your response for question No. 5  is Yes, How it affects?

________________________________________________________________________________________________________________________________________________________________________________________________________________________
7. Do you think that land tenure insecurity challenges in peri-urban areas are different from those urban areas in Addis Ababa? Yes/ No.
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[bookmark: _Toc136817824]Questioner
 for Respondents from Residents who Secured Land Tenure
	
Research Title: Evaluating Land Tenure System in Peri-urban Areas: The Case of Lami Kura Sub-City, Addis Ababa

My name is Abraham Gebru, a Masters student in Department of Urban Land Administration at Kotebe University of Education. As part of the requirement for the award of the Master’s degree, I am expected to undertake a research study on evaluating a land tenure system in peri-urban areas in the case of LamiKura Sub-City. The information that you respond shall be used as a primary data in this study and I promise that the information gathered will be used fully and with due attention for academic purpose only and I would like to assure you that the data collected will not be misused anyways. 
I really appreciate your cooperation and I want to remind you that your response will be of great help for this study.  Dear respondents, no need to write name, please put tick (√) in closed ended questions and please feel free to express in open ended question as possible.

Thank you for your participation!










1. Demographic Characteristics of the Respondents:
The background information of the respondents: Put tick (√) the most appropriate answer based on the given information in the box and writes the correct information for open ended questions in the spaces provided.
A. Sex፡
1. Male        2. Female
B. Age:  18-20    21-23    24-30   31-35   36-50     above 50   
C. Education  Background:
1. Illiterate  2. Primary Education           3. Secondary Education  
4. Diploma and Certificate          5. First Degree      6. Masters  7.     8. Phd   9.  Others 
D. Your current Woreda ___________________________________________
E. For how many years you are living here__________________________________
F. Specify your Profession/Work_________________________________________
G. You work experience 1.  1-5 years    2.   6-10 years 3.   11-15 years 4.  16-20 years 
			     5.  21-25 years   6.  26-30  years    7.   31-35 years     8.  other 


	








[bookmark: _Toc136817825]Part I: 
Close ended Questions Dear respondents! Put tick (√) for the most appropriate idea and experience for you to those stated in the box as the abbreviation indicated on the right side on this page  

	Strongly Agree
	SA

	Agree
	A

	Undecided
	UD

	Strongly Disagree
	SA



	No.
	Section I:  Factors affecting  land tenure security in  in peri-urban areas of Lemi-kura sub-city
	Scale

	
	
	SA
	A
	UD
	SA

	
	
	

	

	

	


	1
	The problem of availability of land 
	
	
	
	


	2
	Absence of clear land administration law because  peri-urban areas become  vacuum zones between urban and rural areas 
	
	
	
	

	3
	Absence of clear justice system to resolve land related
Disputes
	
	
	
	

	4
	Uplanned settlement 
	
	
	
	

	5
	Urban to peri-urban  migration  because of lack of availability of land in the urban areas 
	
	
	
	

	6
	Rural to peri-urban migration for job opportunity 

	
	
	
	

	7
	Expansion of urbanization
	
	
	
	

	8
	The capacity of the executers challenges land tenure system 
	
	
	
	

	9
	Corruption of executers affects land tenure system 
	
	
	
	

	10
	Informal land development
	
	
	
	

	
	Section II: Institutional capacity  to deliver land Tenure Service
	

	

	

	



	1
	
Land administration offices of the sub-city are  near to peri-urban local communities
	
	
	
	

	2
	
Land administration offices of the sub-city are well structured in human resource and infrastructure  

	
	
	
	

	3
	Land administration offices of the sub-city are in problem of corruption 

	
	
	
	

	4
	Land administration offices of the sub-city are providing services in fair and on the basis of legal principles
	
	
	
	

	5
	Land administration offices of the sub-city  are improving their service from time to time to address the needs of peri-urban areas

	
	
	
	

	6
	Land administration offices of the sub-city provide information to informal settlers at early stage of their settlement on how to gain tenure security or not
	
	
	
	

	7
	Land administration offices have to be  near to peri-urban local communities

	
	
	
	

	
	Section III: Evaluating the current land tenure system in relation with the peri-urban area
	
	
	
	

	1
	The existing land tenure system improves living conditions for the peri-urban population in the sub-city

	
	
	
	

	2
	The existing land tenure system improves living conditions for the urban population in the sub-city

	
	
	
	

	3
	
The existing land tenure system  improves the legal and regulatory environment related to housing  in the peri-urban areas of the sub-city

	
	
	
	

	4
	The existing land tenure system is increasing the supply of affordable legal shelter in the peri-urban areas of the sub-city 

	
	
	
	

	5
	The existing land tenure system leads to the rise of land dispute in the peri-urban areas of the sub-city

	
	
	
	

	6
	The existing land tenure system exposed  to corruption in the peri-urban areas of the sub-city
	
	
	
	

	7
	Land ownership rights is easily gained in peri-urban areas


	

	
	
	




[bookmark: _Toc136817826]Part II: Interview Questions
1. How did you get the land you build your home or farm now?
_________________________________________________________________________________________________________________________________________________________________________________________________________________________________
2. How much square meters of land you are owned now?_________________________ 
3. Do you think that informal land transaction affected the land tenure security of settlers in peri-urban areas in Lemikura sub-city? Yes/No 
4.  If your response for question No. 1 is Yes, how do it affects?
________________________________________________________________________________________________________________________________________________________________________________________________________________________
5. Who are the major actors in the process of informal land transaction?
__________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
6. What do you think the solution of providing formal land tenure certificate for informal settlers?
________________________________________________________________________________________________________________________________________________________________________________________________________________________
7. Do you feel that being secure land tenure is securing one of your constitutional rights to property ownership?
________________________________________________________________________________________________________________________________________________________________________________________________________________________







[bookmark: _Toc136817827]Appendix 4
Kotebe University of Education
Faculty of Urban Land Management
Department of Urban Land Administration
Interview   Questions for the Key Informants from Lemikura Sub-city  Land Administration  Office 
	
Research Title: Evaluating Land Tenure System in Peri-urban Areas: The Case of Lami 
                                         Kura Sub-City, Addis Ababa

My name is Abraham Gebru, a Masters student in Department of Urban Land Administration at Kotebe University of Education. As part of the requirement for the award of the Master’s degree, I am expected to undertake a research study on evaluating a land tenure system in peri-urban areas in the case of LamiKura Sub-City. The information that you respond shall be used as a primary data in this study and I promise that the information gathered will be used fully and with due attention for academic purpose only and I would like to assure you that the data collected will not be misused anyways. 
I really appreciate your cooperation and I want to remind you that your response will be of great help for this study.  Dear respondents, no need to write name, please put tick (√) in closed ended questions and please feel free to express in open ended question as possible.




Thank you for your participation!






1. Demographic Characteristics of the Respondents:
The background information of the respondents: Put tick (√) the most appropriate answer based on the given information in the box and writes the correct information for open ended questions in the spaces provided.
A. Sex፡
1. Male        2. Female
B. Age:     21-23    24-30   31-35   36-50     above 50   
C. Education  Background:
1. Diploma and Certificate         2. First Degree     3. Masters      4. Phd    5.  Others 
D. The department you are working ___________________________________________
E.  Profession or Specialization_____________________________________________
F. Your Position in the Organization_______________________________________________
G. Work experience 1.  1-5 years    2.   6-10 years 3.   11-15 years 4.  16-20 years 
	 5.  21-25 years   6.  26-30  years    7.   31-35 years     8.  other 
1. Do you think that  the registration and certification of land rights in the peri-urban areas guarantees the perception of tenure security landholders for a long time?
__________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
2. What are the factors that affect land tenure security of peri-urban residents ?
___________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

3. Does your office uniquely understand peri-urban areas population and land ownership?
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
4. What are the activities your office is preforming to secure the land tenure of peri-urban area residents?
___________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
5. How does your office understand about of land ownership claims for informal settlers?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
6. Do you think that there is an overlapping land tenure arrangement in the transitional peri-urban areas are challenges to secure land ownership? 
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
7.  The peri-urban areas of Lemikura sub-city have been challenged in instability and insecurity of land tenure?
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________
8. Does your office confirm that peri-urban areas of Lemikura sub-city need a special attention to secure land ownership of the residents?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

9. How  do the land tenure system in peri-urban areas can be improved?
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________




Thank you so much!
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Education

Male% Female% Total % 21-23%24-30% 31-35 % 36-50% >50%

Illiterate

PrimarySecondaryDiploma First DegreeMasters  PhD

1Lost their land  1236.4 1 9.1 1329.5 0 0 0 0 3 37.5 313.0 758.3 0 4 2 2 2 3 0

2Informal Settlers 1442.4 6 54.5 2045.5 0 0 0 0 5 62.5 1356.5 216.7 8 6 3 3 0 0

3Residents who Secured Land Tenure 721.2 4 36.4 11 25 0 0 1100 0 0 730.4 3 25 1 1 0 5 4 0 0

Total  33 100 11 100 44 100 0 1100 8 100 23 100 12 100 1 13 8 10 9 3 0

total 

respondant

44

Sex

no discription

Age
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Strongly Agree        Agree Undecided       Disagree Strongly Disagree

Fq % Fq % Fq % Fq % Fq %

1

Land administration offices of 

the sub-city are  near to peri-

urban local communities

0 0 4 30.8 9 69.2 13 100

2

Land administration offices of 

the sub-city are well 

structured in human resource 

and infrastructure  

0 0 6 46.2 7 53.8 13 100

3

Land administration offices of 

the sub-city are in problem of 

corruption 

8 80 5 38.5 0.0 0.0 13 100

4

Land administration offices of 

the sub-city are providing 

services in fair and on the 

basis of legal principles

6 60 7 53.8 0.0 0.0 13 100

5

Land administration offices of 

the sub-city  are improving 

their service from time to time 

to address the needs of peri-

urban areas

5 50 8 61.5 4 30.8 9 69.2 13 100

6

Land administration offices of 

the sub-city should provide 

information to informal settlers 

at early stage of their 

settlement on how to gain 

tenure security or not

10 100 3 23.1 0 0 13 100

7

Land administration offices 

have to be  near to peri-urban 

local communities

0 0 0 0 13 100

no discription

Total  %
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