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The Addis Ababa City Government

Expropriation of Land Holdings for public Purposes, provision of
Compensation and Replacement and Resettlement of those
Displaced People due to Development Directive Number 79/2021

December 2021

Addis Ababa
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WHEREAS, since Addis Ababa is the seat of many international organizations and the capital
of the African Union and it hosts international tourists, the city center, where several old
buildings that were constructed in the economic structure, knowledge and technology level as
well livelihood of the time exist; and such does not match with the current development
standards of the word and not suitable for living, requires re-development;

WHEREAS, it has been found necessary to prepare land for various development activities like
housing development, investment and for other services; develop same; provide appropriate and
reasonable compensation for those individuals that will be displaced from their landholdings and
correct the encountered gaps in the exiting directives according to the amended Proclamation and
Regulation;

WHEREAS, it has been found necessary to replace directive n0.19/2014 as there are many
amendments that have been made in accordance with Proclamation number 1161/2049 that
determines the expropriation of land holdings for a public purpose, payments of compensation,
and resettlement of displaced people and Council of Ministers Regulation number 472/2020 that
provides the expropriation of land for a public purpose, payments of compensation and
resettlement of displaced people;

NOW, THEREFORE, in accordance with Sub-Atrticle (2) of Article 26 of the Proclamation, the
Addis Ababa City Cabinet has issued this directive.

PART ONE
GENERAL

1. Short Title
This directive may be cited as: “The Addis Ababa City Government expropriation of
land holdings for public purposes, provision of compensation and replacement, and
resettlement of those displaced people due to development directive number
79/2021.”

2. Definition

Unless the context requires otherwise, in this directive:

1. “Proclamation” means Proclamation number 1161/2019 that determines the
expropriation of land holdings for a public purpose, payments of compensation, and
resettlement of displaced people;

2. “Regulation” means Council of Ministers Regulation number 472/2020 that provides
the expropriation of land for a public purpose, payments of compensation, and
resettlement of displaced people;
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10.
11.

12.

13.

14.

15.

16.

17.

18.

“Urban Plan” means an urban structural plan, a local development plan, or basic
plan that was approved by an authorized body and legally applicable one; ad it
includes appendixes;

“Lease” means a contract that conveys an urban land utilization right under a
specified term;

"Existing Landholding”™ means land that was legally occupied before the
implementation of a lease system regarding urban land or a replacement land that was
given to those displaced individuals from their existing landholding after the
implementation of the lease system;

“City Administration” means the Addis Ababa City Government;

“Bureau” means the Addis Ababa City Government Land Development and
Management Bureau;

“Office” means the Land Development and Management Office of the administration
of a sub-city;

“Sub-city” means the second administrative stratum of the city;

“Woreda” means the third administrative stratum of the city;

“Cabinet of a Sub-city or Woreda” means an executive organ of a sub-city or
woreda as per Proclamation number 74/2021 that provides the establishment of the
executive organs of the Addis Ababa City Government;

""Office of the Woreda™ means the land development and management office that
was established at the woreda level;

"Urban Land" means a land that is found within the administrative vicinity of Addis
Ababa City;

""House™ means any construction that was built for residential, manufacturing,
commercial, social, or any other purpose or that is under construction;
“Infrastructure” means road, railway, airport, telecommunication, electric power,
irrigation, water supply line or sewerage line that is found on or below the ground;
and includes other related constructions;

"Utility Line™ means water, sewerage, electric, or telephone line that was installed
and existing on or under a given land to be expropriated for a public purpose; and it
includes other similar works;

"Legal Title Deed™ means a land title deed or certificate that was registered on the
permanent property record, approved, and given by an authorized organ of the city
administration that has the power for the management of land, consisting of the
address, location, width, and other information, and prepared by following the
provisions of the legal procedures that were set for such purpose;

“Public Purpose” means a decision that is made by the cabinet of the city on land
utilization plan or development plan or infrastructure structural plan under the belief
that the land use will directly or indirectly bring better economic or social
development to the public;
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19.

20.

21.

22.

23.

24,

25.

26.

217.
28.

29.

30.

31.

32.

"Communal Landholding™ means land which is neither state-owned or individually
held; and which is held and used by the community for grazing purposes, forestry,
and other social services;

“Permanent Improvement” means improvement activities like land clearing,
leveling, terrace works, making water reservoir, and compound flooring and
landscaping; and it includes such other similar activities;

"Property Compensation™ means a payment to be made in cash or in-kind or in
both to a person for his property or permanent improvements situated on his
expropriated landholding;

"Displacement Compensation due to Development™ means a payment to be made
to compensate a landholder for the loss of his utilization right on the land as a result
of permanent or temporary expropriation;

"Displacement Assistance due to Development' means a payment to be made, in
addition to the property compensation or displacement compensation due to
development, for a landholder who permanently or temporarily displaced from his
landholding to help him adapt to the new environment;

“Social Ties Termination and Psychological Damage Compensation” means a
payment to be made for the displaced people for the termination of their social ties
and psychological damage they suffer;

""Economic Loss Compensation' means a payment to be made to those who are not
displaced but who suffer from the loss of employment or trade relations or rental and
other similar income-generating activities as a result of the expropriation of land for a
public purpose;

“Formula” means a uniform method of compensation valuation that is used to
calculate the value of a given property on an expropriated land,;

“Perennial Plant” means a plant that seasonally gives products for years;

“Crop” means any vegetation that is sown or planted and harvested during a single
harvest period,;

“Ripen Crop” means a crop that was sown or planted on the ground, and is ready to
be harvested;

“Garden Plant” means the product of an edible root, leaf, or fruit plant that can be
sown or planted and harvested in a single season;

“Current Local Market Value” means the price any property could have at the local
market where it is found during the removal of the thereof;

"Shelter™ means a house that is temporarily constructed in different ways and
provides residential service in halls owned by the government, non-governmental
organizations, or cooperatives where development activities are being carried out or
on vacant spaces within the development vicinity; and recognized by the
administration of the woreda;
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33.

34.

35.

36.

37.

38.

39.

40.

41.

42.

43.

44,

45.

"Dependent’™ means a person, with low income, and that was not included in the
definition of a family, who is dependent and living with the legal tenant of the kebele
house for two years and above, and such is approved by the cabinet of the woreda;
"Farmers Compound' means a reserved area for residential purpose by the farmer
and it includes related houses, storages, garden plants, barns, and open spaces; and
which is not occupied for agricultural activities, grazing yard, forestry, and communal
use;

“Farmer” means a person who has been given a farming landholding right within the
vicinity of the city and can support himself and his family with the income obtained
from farming on the land;

“Urban Agriculture” means the production of crops, garden plants, perennials, and
various vegetables, livestock, and other products along the riverbanks or in other parts
within the vicinity of the city;

“Plan Contradiction” means the difference between the approved land utilization on
the plan of the city with that of the service it is actually providing;

"Urban Redevelopment'™ means an integrated development activity that will be
implemented within 5 and 10 years in the plan of the city to sustainably improve
shanty areas and those areas that are used below the standard for better economic,
social, and environmental benefits;

"Priority Development Right" means a development right which is given to the
landholder to develop land, individually or jointly, that is needed for development as
per the approved implementation plan before the land is given to another developer;
""Commencing Development' means the possession of a construction permit by the
person who has been given the priority development right and carries out site clearing
activities and at least starting exaction works for the foundation;

"Displaced People due to Development' means a landholder, tenant, an employed,
or self-employed individual, and it includes a dependent person, that has been living
on a land that was vacated for public purposes;

“Recognized Evaluator” means an evaluator that has been certified by the
appropriate body for the estimation of fixed assets;

""Rehabilitation™ means the provision of support for those displaced people that lost
their benefits due to the expropriation of the land for a public purpose, and to enable
them to generate sustainable income sources;

"Rehabilitation Package™ means a work program that enables those displaced
people to have a sustainable source of income when they are expropriated for a public
purpose;

""Share Ownership Right" means a development and utilization investment share
ownership right of the developer and the landholder, who is displaced due to
development, on the area that was approved for investment purpose for the private
investors;
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46. ""Urgent Development' means a type of development that will not be implemented
by the normal schedule and is costly or that has been proved to cause immense
financial loss;

47. “Complex Infrastructure” means a type of infrastructure that could not be carried
out through the normal procedure, cannot be done by local experts, where materials
cannot be stored, requires foreign procurement and such similar activities that are
approved by the infrastructure professional and head of the infrastructure institution;
and that needs more time;

48. "'Developments having National or City-wide Significance™ means development
projects that are intended to bring significant change in the development and
transformation endeavors of the nation or the city, or that will lay a foundation for
activities that helps the nation to expand its cooperation areas to create better relations
with other countries;

49. "Partially Displaced People due to Development' means a displaced individual
whose property has been evicted from the expropriated land holding for a public
purpose, and who can build at least the minimum building height of the specific area
on the rest of the landholding and willing to stay there;

50. “Commission” means the Farmers and Urban Agriculture Development Commission
of the city;

51. “Person” means any natural or judicial person;

52. Any expression in the masculine gender shall include the feminine.

. Scope of Application

This directive shall be applied within the boundaries of the city in matters relating to the
expropriation of land holdings for public purposes, provision of compensation and
replacement, and resettlement of those displaced people due to development.

PART TWO
DECISION ON THE EXPROPRIATION OF LANDHOLDINGS FOR PUBLIC
PURPOSE AND PRIORITY DEVELOPMENT RIGHT

. Decision Making Procedure on the Expropriation of Landholdings for Public
Purpose
1. Decision-Making Organs:
A. the bureau shall cause the decision of an expropriated land for public purpose
based on its own plan and the needs of other executive organs;
B. the bureau shall, in accordance with letter (A) of Sub-Article (1) of this Article,
identify the areas on which the re-development activities will be carried out and
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submit it to the cabinet of the city for decision; implement the thereof upon
approval,

when land requests for various governmental or non-governmental developments
are submitted as per the Proclamation, Regulation, Lease Proclamation number
721/2012 or Lease Regulation 49/2012 or Lease directive number 11/2012 and
decided by authorized organs, the bureau shall carry out the land eviction;

the bureau shall accept the land, which is approved by the plan and development
commission for development purpose, eviction request of government institutions
of the city administration or the federal that have the power to construct
infrastructure, or develop an area reserved for green development or river basin
development or other similar purposes as per the plan and incorporate and
implement same;

when a road construction request, which will be constructed by the public
participation or individual level, is submitted to the woreda administration and
testimony for such was given by the plan and development office of the sub-city
and approved by the cabinet of the sub-city, the expropriation of the land for
public purpose will be carried out by the budget allocated by the office;

. Consultation regarding the Expropriation of the Land for Public Purpose
A.

the organ that has the power to determine the public interest as per Sub-Atrticle (1)
of this Article should consult with institutions that construct infrastructures,
judicial organs, institutions that work on the youth, women, and individuals with a
disability, and other similar stakeholders that have related activities, and with
those displaced people who have rights on the expropriated land before the
decision regarding the expropriation of the land for a public purpose is made;

before making a decision on the expropriated land for public purpose according to
letter (A) of sub-Article (2) of this Article, the consultation process shall be
carried out by the bureau; and as may be necessary, organs that request land for
development like institutions that construct infrastructures, social institutions,
government institutions, and other concerned stakeholders should attend the
discussion and creating awareness about the development for the community.

. Decision Procedure regarding the Expropriation of the Land for Public Purpose
A.

the land to be expropriated should first have a structural plan and a detailed local
development plan that shows the land utilization or infrastructure development or
a development plan;

. the expropriated land holding for public purpose should be identified through plan

format or sketch and presented to distinguish it accurately;
overall information should be organized and presented concerning the
expropriated land and the size of the land, the number and type of displaced
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people, the number of those that a replacement land or house will be given, the
compensation to be paid, support, and rehabilitation ways should be presented for
a decision;

the document that holds the information that was discussed by the displaced
people and stakeholders regarding the expropriated land for public purpose should
be attached and presented,

after a decision is made regarding the expropriated land for a public purpose
through re-development, the bureau shall disclose the same to the public using
mass media of the city administration.

5. Participating Displaced People that are Living on a land decided for Development

1. discussion with displaced people due to development

A

the office including heads of the sub-city administration, woreda administration,
and as may be necessary, the organ to whom the land will be cleared, shall discuss
with the displaced people and stakeholders at least before one year to the
commencement of the development;

notwithstanding to letter (A) of Sub-Article (1) of this Article, when the relevant
federal or city administration decides the expropriation of land for urgent
development, the office shall hold a discussion and notify the displaced people
about the development type, its significance, and the general process within a
period of not more than 6 months;

the office, through the woreda, should send a letter for the displaced people after a
decision was made that the land is expropriated for a public purpose; and the
consultation venue should take the age, gender, and physical condition of the
displaced people into consideration and should be conducive and accessible;

the consultation should be carried out at least three fourth or more representatives
of the families of the displaced people are present;

without prejudice to letter (D) of this Sub-Article, a second meeting shall be
called if less than three fourth of the displaced people are present at the meeting;
the consultation shall proceed at least half of them are present in the second call
for a meeting;

a third meeting shall be called if less than half of them are present at the meeting;
the consultation shall be conducted in the presence of those that are present in the
third meeting;

. the displaced person may lodge a complaint to the relevant organ if he is asked to

be expropriated no in the interest of the public and out of the specified
prerequisites for development in the proclamation.
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2. Selecting Observes of the Displaced People

A.

B.

after concluding the discussion held according to Sub-Article (1) of this Article,
the displaced people shall elect their observes transparently;

the number of observers of the displaced people shall vary depending on their
number and the type of the landholding, but the number should be less than three
or more than seven;

a memorandum of understanding will be signed between the elected observers of
the displaced people and the head of the office;

observers can attend the field data collection process about the landholding and
property of the displaced people and forward their suggestions to rectify any
procedural irregularities during the course of action;

the amount of the daily allowance to be paid for observers of the displaced people
shall be based on the daily lunch allowance that was approved by the public
service and human resource development bureau of the city administration, and it
shall be covered by the budget of the office or the organ that requested the
expropriation of the land.

6. Priority Development Right and Conditions for Approval

1. General Conditions that must be Met to Approve Priority Development Right

A

in accordance with Sub-Article (1) of Article 7 of the Proclamation, a landholder
whose landholding is within the reserved area for re-development shall have a
priority development right to develop the land either individually or jointly as per
the plan;

when those who either individually or jointly submit a priority development
request enter into a mandatory request with the bureau to clear the property on the
land, carry out the construction as per the plan and develop the area within the
specified time period in the contract;

. when landholders that have different lease contracts decide to jointly enter into

the system and signed a new lease contract with the bureau;

. when landholders with the existing and lease system submit a priority

development right request jointly, they shall be entertained with the lease system.

2. Conditions to be Fulfilled by Landholders for Priority Development

A

B.

when the displaced individual is the legal owner of the land that is required for
development;

when the landholders that jointly submit a priority development request present a
contract registered by documents accreditation and registration institute;

when landholders show a deposit of not less than 10% of the total cost needed for
the construction work on the area in a closed account or present a document for
personal cash transfer/flow or collateral that is equivalent to the stated amount of
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money to prove that they can carry out the construction either individually or
jointly as per the detailed plan;

notwithstanding to letter (C) of this Sub-Article, when it is women or persons
with disabilities that request for the priority development either individually or
jointly, they shall show a deposit of not less than 7% of the total cost needed for
the construction work on the area in a closed account or present a document for
personal cash transfer/flow or collateral that is equivalent to the stated amount of
money to prove that they can carry out the construction either individually or
jointly as per the detailed plan;

when presenting a letter of approval from the bureau for submitting a
development plan and an application for priority development as per the plan;
when entering into a contract with the bureau to complete the construction based
on the prepared plan for the area and within the specified time period for the
construction.

. Conditions to be considered concerning the Plan for Priority Development
A.

when the land is not needed for a national or city-wide development that has
significant importance, infrastructure to be constructed by the government, utility
line, green area, or complex infrastructure;

when the development to be carried out on the area, either individually or jointly,
is approved by the bureau;

when the size of the land, to be developed either individually or jointly, of the
landholder is equal to or greater than that of the smallest size specified on the
detailed plan without considering the shape of the land,

. when the land utilization service of the land, on which the priority development

request has been requested, is allowed on the detailed plan;

notwithstanding to letter (D) of this Sub-Article, if the use of the land to be
developed is a mixed one, the land utilization service of the land, on which those
who submit the priority development request, maybe either mixed or residential
house;

if the approved number of plots of land on the prepared detailed plan for the area
is not proportional with that of the displaced people who have the right for
priority development and submitted a priority development request, the bureau
shall facilitate conditions for them to organize together and develop the land,;

. the development plan presented by landholders, either individually or jointly,

should be verified by the bureau whether it brings equal or better development
compared to the intended development plan to be implemented in the area.
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4. Decision Making on Priority Development Right

A.

landholders who have a priority development request will be invited to submit
their priority development application through the office as per the notice posted
on the notice board of the sub-city or woreda administration;

a priority development request, carried out either individually or jointly, must be
submitted within 60 working days since the date that the consultation regarding
the land was needed for development purpose was carried out with the residents;
according to the request made under letter (B) of this Sub-Article, the bureau shall
verify the submitted document, carry out parceling activities as may be necessary,
make decisions, and notify the decision made in writing to the applicant within 7
working days;

. conditions shall be facilitated for those who met the prerequisites and have got a

decision to avail themselves at the bureau and enter a contract;

if a request is not presented according to letter (B) of this Sub-Atrticle, it shall be
presumed that the residents do not have an interest in priority development;

a landholder who submitted a request for priority development may lodge his
complaint to the relevant complaint reception organ if he does not get a response
within the specified time period under letter (C) of this Sub-Article or has a
complaint on the given decision.

5. Monitoring the Commencement of Development

A

the contracts signed between the bureau and the developers, who have received a
response as per Sub-Article (4) of this Article, shall be transferred to the office
and the woreda office for monitoring purposes;

the office and the woreda office shall monitor the commencement of development
by the landholder in accordance with the signed compulsory contract;

when it is verified that the landholder who has got the priority development right
approval has cleared his existing house and commenced development, the amount
of money, which was deposited in a closed account, that proves his capacity to
undertake the work shall be released,

if the landholder who has been given the priority development right does not clear
his existing house within 6 months according to the contract signed and
commence development, his priority development contract shall be terminated
and he will be expropriated from the land by giving him the lowest level
compensation payment or replacement land or house that was functional during
the decision made for the priority development ;

notwithstanding to letter (D) and (E) of this Sub-Atrticle, if the landholder fails
who has been given the priority development right fails to develop the land due to
force majeure as per the civil code, the bureau shall examine the thereof and may
extend the contract for 3 months.
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PART THREE
DATA COLLECTION

7. Data Collection of Displaced People due to Development

1. About Collecting Landholders’ Data
A. a displaced individual who will be expropriated from his landholding for public

B.

purpose should provide evidence that he has the right over the landholding;

if the landholders’ information, on land to be expropriated for public purpose as
per letter (A) of this Sub-Article, is sent to the land tenure registration and
information agency and registered, the bureau shall send the list of the displaced
individuals via a letter and request for the delivery of a title deed certificate and
approval for being free from the suspension of guarantee and liability;

a documented evidence that states the children of the farmer or those adopted
ones who are living by the income of the farmer are 18 years old or above that
should be presented from the vital events registration and information office or
religious institutions;

the organ to which a request, in accordance with letter (B) and (C) of this Sub-
Avrticle has been submitted, should respond within 20 working days;

the institutions shall be held accountable for any problem to be encountered for
failing to respond for a request submitted according to letter (D) of this Sub-
Avrticle; but the office shall provide its service based on the title deed certificate
and the suspension of guarantee and liability evidence presented by the displaced
individual,

the office shall verify the legality of the landholder's land that is used for
agricultural activities on an expropriated land; or shall request the land tenure
registration and information agency or the woreda administration through a letter;
the organ to which a request, in accordance with letter (F) of this Sub-Aurticle has
been submitted, should respond within 20 working days; the institutions shall be
held accountable for any problem to be encountered for failing to respond within
the stated period of time;

. the rights of foreign investors and landholders having foreign nationality that are

engaged in the investment shall be guaranteed;

if there is a restraining order regarding the removal of the properties on the land to
be expropriated, the evidence will be provided if the lifting of the restraining
order is requested by the Justice Bureau and it is rescinded;

if a landholding and property, that is under legal proceedings among claimants,
will be expropriated, a court decision should be presented if the legal proceedings
are raised;

if the right of land or the property on the land to be expropriated for development
is mortgaged by an authorized body, the office shall notify the mortgagor that the
land will be expropriated through letter and provide a written response;
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L.

a legal marriage certificate and evidence from the woreda administration should
be presented that the child of those individuals who will be expropriated from
their land for development was registered for getting a house, and married and has
been living with his parents at least for 2 years and more as a dependent;

. the landholding of an individual who will be expropriated for development

purpose that his landholding was occupied through compensation, replacement or
trust, according to Proclamation number 47/1975 that provides for the public
ownership of urban land and extra houses, a documented evidence should be
presented from the title deed creation and tenure services; the matter shall be
verified by the bureau;

. a decision that is verified by the cabinet of the sub-city should be presented about

an accident that happened to landholders and about their landholding title deed.

Data Collection about Tenants of Public Houses

A

the office shall notify the sub-city, woreda, and the landholding in a plan format
that clearly shows the site location of the thereof, and the list of those displaced
individuals where the area to be developed located through letter so as to enable
the Federal Housing Corporation or/and the Housing Development and
Administration Bureau or Office of the city government to identify those tenants
who are living in the houses which are found on the land to be expropriated for
development purpose;

. public house tenants that are living on land to be expropriated for public purpose

are required to present a copy of a renewed rental agreement, final paid rental
receipt, a copy of renewed residential ID; and a renewed business license if the
house is a commercial one;

the organ, to which a request has been submitted to, should respond within 20
working days; the institutions shall be held accountable for any problem to be
encountered for failing to respond within the stated period of time; the
documented evidence presented by the displaced individual according to letter (B)
of this Sub-Article shall be taken as lawful;

regarding the children of those displaced individuals of tenants of the public
house, a legal marriage certificate that shows that they are married and evidence
that they are living with their parents should be submitted from the vital events
registration and information office and a renewed residential ID;

those dependant individuals who are living with the lawful tenants of public
houses based on their consent for two years and more than that should bring
evidence for the thereof from the housing development and management office;
those displaced individuals due to development who had been living for five
consecutive years and more than that in houses managed by the housing
development and management bureau without any contract before the beginning
of the development should bring a residential ID and evidence that verifies that
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they were registered on the family registration form of the woreda in the house
from the vital events registration and information office of the woreda;

evidence should be presented from the housing development and management
office of the woreda regarding those individuals living in houses constructed
illegally in the premises of houses administered by the housing development and
management bureau that they built the house and have been living in it for at least
for 5 consecutive years and more than that.

Data Collection about Displaced Individuals due to Development with Various
Characteristics

A.

if the residential ID of the farmer who will be displaced due to development was
issued from the neighboring administration or woreda or kebele, a confirmation
letter must be presented from the woreda administration where the property will
be cleared;

. regarding those vulnerable segments of the society for anticipated disasters, such

evidence that was confirmed by the fire and disaster risk management
commission, organized by the administration of the sub-city, and decided by the
bureau must be provided;

regarding those displaced individuals due to development that are living in
shelters, evidence from the woreda should be presented that they are living in the
shelters with the knowledge of the woreda;

regarding those displaced individuals due to development that are living in houses
built by various charity organizations, verified evidence from the woreda
administration should be presented that they are living in the houses;

regarding those displaced individuals due to development that are living on the
landholding of public enterprises and various governmental institutions by
building houses or in already constructed houses, evidence should be provided by
the institutions and the woreda administration that they have been living in the
houses for at least for 2 years and more than that;

regarding those individuals leading their lives by developing crops, garden plants,
perennials, and various plants at river banks or on different areas for various
agricultural activities, they should submit documented evidence from the relevant
organs how they have obtained the landholding;

. if the landholding is temporarily occupied for various micro and small scale

activities and its lease period is not over, evidence that shows the contract transfer
of the landholding from the governmental institution should be submitted,;

. if a landholding is cleared for mining works, a lease agreement and a renewed

mining license from the environmental protection authority must be submitted.
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8. Validation of Landholding and Property Right

1. Validation of Landholding Right

A.

when the detailed documented evidence stated under Sub-Article (1) of Article 7
of this directive and confirmations from the concerned organs, as may be found
relevant, are submitted, the landholding right of the displaced individual due to
development shall be verified,

if there is a difference between the evidence presented by the displaced individual
with that of the governmental institutions to which the requests are submitted
according to Sub-Atrticle (1) of Article 7 of this directive, the evidence shall be re-
verified by the organ that has issued the thereof and the right of the displaced
individual will be decided,

the property that is found on the legal landholding of the displaced individual due
to development to whom the private landholding right has been decided to,
according to letter (A) and (B) of this Sub-Article, shall be deemed as a lawful

property.

2. Validation for being Tenants of Public Houses

A

when the detailed documented evidence stated under Sub-Article (2) of Article 7
of this directive and confirmations from the relevant organs, as may be found
relevant, are submitted, the displaced individual due to development shall be
verified as a tenant of public houses;

if there is a difference between the evidence presented by the displaced individual
with that of the governmental institutions to which the requests are submitted
according to Sub-Atrticle (2) of Article 7 of this directive, the evidence shall be re-
verified by the organ that has issued the thereof and the lease right of the
displaced individual will be decided:;

3. Validation of the Rights of those Displaced Individuals with Various Characteristics

A

when the detailed documented evidence stated under letter (A) and (B) of Sub-
Article (3) of Article 7 of this directive and confirmations from the relevant
organs, as may be found relevant, are submitted, the private landholding right of
the displaced individual due to development shall be verified;

when the detailed documented evidence stated from letter (B) to (E) of Sub-
Article (3) of Article 7 of this directive and confirmations from the relevant
governmental organs are submitted, the lease right of the displaced individual due
to development shall be verified;

when the detailed documented evidence stated from letter (F) to (H) of Sub-
Article (3) of Article 7 of this directive and confirmations from the relevant
governmental organs are submitted, the temporarily land utilization right of the
displaced individual due to development shall be decided;
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D.

if there is a difference between the evidence presented by the displaced individual
with that of the governmental institutions to which the requests are submitted
according to Sub-Atrticle (3) of Article 7 of this directive, the evidence shall be re-
verified by the organ that has issued the thereof and the right of the displaced
individual will be decided,

PART FOUR
DETERMINATION AND VALUATION FOR PROPERTY
COMPENSATION

9. Determination and Estimation of Property Compensation

1. Determination of Property Compensation

A

B.

the landholder whose land is expropriated shall be compensated for the property
that is found on the land and the permanent improvements he made on the land,;
the compensation to be paid for the property on the expropriated land shall cover
the cost for replacing the property;

the minimum amount of compensation to be paid for a displaced individual due to
development who will be permanently expropriated from his landholding and
completely leave his house shall be as per the general value studied and submitted
by the design and construction works bureau of the city government for
construction the lowest housing level;

. the lowest housing level stated under letter (C) of this Sub-Article shall have a 75

square meters land size based on the minimum single parceling plan; and having a
56 square meters floor size house with one living room, 2 bedrooms, a toilet, a
bathroom, septic tank and it includes a fence;

before the payment of compensation for the property, the estimated amount shall
be made public on a notice board in the area where the development will take
place;

if the property to be cleared is estimated by the bureau, the estimation of the
property will be carried out using a compensation estimation software developed
for such purpose; but if there are new materials that are not included in the
software, the bureau shall carry out the estimation;

pictures and footages of the landholding and the property on it shall be captured
first in the process of data gathering through measuring, and it will be kept as
permanent information;

. if a new single rate is approved without making any payment due to the problem

of the office or budget deficit or not making any decision upon a complaint
lodged against the compensation valuation or not depositing the compensation
payment in a closed account, the compensation will be calculated and paid at the
new single rate;
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if a new single rate is approved without giving a replacement land due to the
office after the payment of the compensation, the compensation will be calculated
based on the new single rate and the difference will be paid;

if the displaced individual had received a replacement land and compensation
payment but failed to start construction due to the lack of infrastructures like road,
electricity, and water, at least at the block level, and such is confirmed and a new
single construction rate is approved, the difference shall be paid according to the
new single rate;

. the difference in payments stated under letter (1) and (J) of this Sub-Article shall
be paid when it is approved by the head of the office;

. compensations for permanent improvements made on land used for agricultural
activities shall be estimated by calculating the current cost of material, labor, and
equipment for land clearing, leveling and terracing works, water reservation
works, developing spring water, construction of irrigation canals, and other
agricultural-related infrastructure works;

. the necessary measurement information should be taken before clearing the
property on land that will be expropriated; however, if the house is demolished
before taking information due to a development activity known by the city
government, the minimum compensation payment may be paid upon the decision
of the process council of the office;

. if the owner of a landholding, where it is expropriated partially for development,
wants to leave the land, he shall be treated as a total displaced individual and will
be entertained with a compensation and replacement service and expropriated
from his landholding; the office shall receive the land;

. if a landholder on a partially expropriated landholding wants to stay on the
remaining land and such are accepted as per the detailed plan, compensation shall
only be paid for the property to be cleared; however, if the house is cleared
totally, the property compensation payment to be paid should not be less than that
of the lowest housing level compensation payment;

. if a farmer wants to be paid compensation and willingly leave the remaining land
other than the area reserved for development, compensation shall be paid for the
total landholding; the office shall receive the land;

. if a partially demolished part of a building or house is unable to erect by itself or
could not provide service and such is confirmed by experts of the office,
compensation for the entire building or house shall be paid;

. compensation shall be paid for private landholder if he can provide legal evidence
for his property that was constructed at his own expense on a landholding where
private and public houses are found; if he fails to present the evidence, the relative
floor size of the houses in the compound will be calculated and he will have his
share;
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if there is a permanent property on areas where high electric power lines pass
across and to be cleared during installation, compensation shall be paid for the
thereof;

if it is unable to collect property information about those individuals who are
expropriated from their landholding due to natural or man-made disaster, the
property compensation to be paid for a totally displaced person shall be paid for
the landholder as per his housing level after confirming the legality of the thereof;

. compensation shall, as a totally displaced person, be paid for those individuals

that are living on a landholding to be expropriated due to an anticipated natural or
man-made disaster and when it is accurate and needs priority; and such is
confirmed and approved by the relevant organ;

regarding accommodating ‘/dir’ houses displaced individuals due to development,
if a right has been created in the name of the ‘/dir’, compensation shall be paid
like any other private displaced individual due to development. However, if the
landholding is in the name of the woreda administration and the construction was
carried out at the expense of the members of the ‘Idir’ and evidence for the
thereof was presented by the woreda administration, compensation for the
property shall be paid.

. Confirmation for the Presence of Utility Line and Valuation

A

the office shall submit a written request to the owner of the utility line to respond
whether there is an infrastructure above or below the land to be expropriated and
estimate the compensation for the property if there is any;

. the owner of the utility line, to which the request as per letter (A) of this Sub-

Acrticle has been submitted, shall notify the office in writing within 30 days upon
receiving the request about the property and its compensation with detailed
evidence of the thereof.

. Compensation Payment about the Property to be Cleared and Boundary Demarcation

A

the office shall, in accordance with letter (B) of Sub-Article (2) of this Article,
pay the compensation to the owner of the utility line within 30 days upon
receiving the estimation;

notwithstanding to letter (A) of this Sub-Article, if the compensation payment is
covered by the organ authorized to develop the land, it should pay the
compensation to the owner of the utility line within 30 days and notify same to
the office;

the owner of the utility line must clear or transfer those utility lines to which
compensation has been paid for within 60 days and vacate the land,;

. without prejudice to letter (C) of this Sub-Article, if the utility line to be cleared is

a complex one, the owner of the utility line should totally clear the thereof within
120 days upon the payment is made and vacate the land,;
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E. if the utility line is not cleared in accordance with the specified period under letter
(C) and (D) of this Sub-Article, the institution that did not clear the line at the
time shall be liable for the damages and additional costs in such cases;

F. if the utility line is to be transferred, the owner of the utility line is only obliged to
comply with the specified time period when the office has confirmed that the land
where the utility line to be relocated is free from the right of a third party;

G. if the organ, to which the land was decided to be cleared for, is administered by
the budget of the city administration, the compensation payment shall be covered
by the institution that will install the infrastructure;

H. if the organ, to which the land was decided to be cleared for, is not administered
by the budget of the city administration, the compensation payment should be
deposited to the finance office of the sub-city where the land is located; and must
submit the evidence to the office.

Single Valuation Assessment for Property

The single valuation to be used for estimating the properties of those displaced

individuals shall be based on a study carried out by the relevant government organs:

A. the single valuation of construction inputs and labor costs, making floor tiles and
decoration of premises or construction goods, balcony, septic tank, fences shall be
applied based on the study carried out and submitted by the design and
construction works bureau of the city government;

B. the estimated price of the lowest housing level studied and submitted by the
design and construction works bureau shall be implemented upon the approval of
the thereof by the process council of the bureau;

C. the single valuation of crops, vegetables and fruits, grasses for grazing or reserved
ones, permanents improvements made on land for agricultural purpose and
permanent plants shall be applied based on the study carried out and submitted by
the farmers and urban agriculture development commission of the city
government;

D. the single valuation of trees, premises decoration works (flowers, grass, etc.) shall
be applied based on the study carried out and submitted by the urban
beautification and green development bureau of the city government;

E. the single valuation of house rental for those displaced persons due to
development from their houses permanently from their private landholding shall
be calculated based on the study carried out and submitted by the public property
authority of the city government;

F. the single valuation of various compensation payments to be paid for those
displaced persons due to development, the cost of the lowest housing level and the
compensation rate of those displaced persons due to development shall be
reviewed every two years.
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5. Property Valuation Procedure

A.

the valuation of a property, according to Sub-Article (1) of Article 13 of this
Regulation, may be carried out by a private organization or individual licensed by
the relevant organ;

the private organization or individual that will carry out the property valuation, as
per letter (A) of this Sub-Article, should win the bid to be announced by the
office;

notwithstanding to letter (B) of this Sub-Article, the winner, as may be necessary,
maybe notified without bidding by considering the urgency of the work or the
city-wide significance of the thereof upon the decision of the bureau;

the body that will carry out the valuation work according to letter (B) or (C) of
this Sub-Aurticle shall enter into a contract with the office;

the office shall provide the area size of the property to be estimated, the number
of houses, and other necessary information to carry out the work for the private
organization or individual that will undertake the property valuation;

the office shall make payments for the organ that carries out the property
valuation as per the terms of the contract as specified from letter (A) to letter (E)
of this Sub-Atrticle;

the selection of private organizations or individuals that carry out the property
valuation, the way how the work is to be executed, and supervision and
monitoring procedures will be described in detail in the procedural manual;

where there is no private organization or individual that is described under letter
(A) of this Sub-Article, the office may establish a committee that will carry out
the property valuation of those displaced individuals due to development through
the department that was established for the purpose of the thereof;

the organ that will carry out the estimation of the compensation should be present
at the field and take the necessary property measurements;

when properties to be relocated need a special expertise knowledge or experience,
the office may establish a committee, or give the work to a competent government
institution, or licensed private organization, or individual and carry out the work;
the property measurement activities shall be carried out in the presence of the
owner of the landholding or his legal proxy and representatives of those displaced
individuals due to development;

landholders or their legal representatives, to whom measurement information is to
be taken for, will be notified before one week through a formal letter written by
the woreda office to avail themselves at the place and witness the measurement of
their property;

. if a landholder or his legal proxy refuses to receive the letter or is not available to

receive it, a clear notice shall be posted on his property for 7 consecutive days; the
relevant law enforcement agencies will also be notified about the notice;
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N.

the office shall send the decision made on a landholding of a person who did not
avail himself based on a notice stated under letter (M) of this Sub-Article and the
eviction of same for public purposes, attaching the letter written for measuring his
property or the notice itself to the justice office of the sub-city so as to request a
subpoena to carry out the measurement activity;

if the court gives an order based on the request lodged as per letter (N) of this
Sub-Article, the measurement shall be taken in the presence of representatives
from the woreda police station, and justice office; and, as may be necessary, from
representatives of the displaced individuals due to development.

10. Property Compensation and Valuation Method

1. Compensation and Valuation Method for Houses

A

it includes the current market price that enables to replace the construction
material of the house to be demolished and the current professional and labor
costs that are required to build a similar house on the replacement land;

it should include the current local market price that is required for the
construction of floor tiles and decoration of the premises, balcony, septic tank,
and other related construction works;

it includes the estimated costs for demolishing, clearing, reconstructing, installing,
and reconnecting the existed utility lines due to demolishing of the house;

. the cost required for developing flowers, grass, and various plants used to

decorate a premises shall be based on the current price of the local market;

if the construction material of the house to be demolished is not available in the
market, the price shall be calculated based on a relatively similar material;

if the house to be demolished was built on a leased landholding, and the displaced
individual does not need a replacement land, the land lease payment that he had
paid for the remaining years will be refunded in addition to the compensation for
the house;

the compensation for a house shall be calculated based on the current local price
per meter square or setting a single unit price that enables to replace the house to
be demolished.

Housing Compensation = the current construction cost + permanent improvement cost

made on the land
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2. Compensation and Valuation Method for Fences

A.

it shall be done by calculating the current meter square or cubic meter price which
is required to re-build a similar type of fence with that of the fence to be
demolished;

if it is impossible to estimate the construction cost of the fence in meter square or
cubic meter, it shall be done by setting the single unit price.

Compensation for fences = the meter square/cubic meter single unit price of the
fence x the size of the fence in meter square/cubic meter

3. Compensation and Valuation Method for Properties to be Relocated

A

B.

if the property can be relocated from one place to another and can provide service,
the compensation payment includes the costs of removing, clearing, loading,
transporting, unloading, installing, reconnecting, and other related costs;

before calculating the estimated compensation payment according to letter (A) of
this Sub-Article, a professional must check the property first whether it could be
relocated or not;

if a professional confirms that there are parts of the relocated property that could
be damaged during relocation, the cost of replacement or maintenance shall be
compensated.

Compensation for relocated property = cost of removing + cost of clearing or loading
+ cost of transportation + cost of unloading + cost of installing or/and reconnecting

Compensation and Valuation Method for Crops
A

if the crop is ripening, the landholder may gather and take it within the given time
period;

if the land is needed urgently and there is no ample time given for harvesting the
ripe crop, the one year yield of the same crop from the given area shall be
calculated at the current local market price; and such will be paid,;

if the crop is not ripening when the land is cleared, the compensation shall be
calculated based on the amount of yield the crop would provide and the current
local market price it would have if the crop were ready to be harvested;

. when the compensation is calculated based on letter (C) of this Sub-Article, the

expense of the landlord which is utilized until the crop is ripening shall be
deducted,;

the compensation for the by-product of crops shall be calculated based on the
current local market price of the by-product;
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F.

if a crop is produced more than once on farmland in one year, the annual amount
of yield of the farmland shall be the total of the product obtained within the year;

Crop compensation = (size of the land in hectares x current local market price of the
crop per quintal x product to be obtained in one hectare per quintal) + costs for
permanent improvements made on the land

Crop by-product compensation = (size of the land in hectares x by-products to be
obtained at one hectare per quintal x current local market price of the by-product per
quintal)

5. Compensation and Valuation Method for Vegetables

A

B.

if the vegetable is ripened when the land is cleared, the landholder may gather and
take it within the given time period;

if the land is needed urgently and there is no ample time given for harvesting the
ripe vegetable, the one year yield of the same vegetable from the given area shall
be calculated at the current local market price; and such will be paid,;

if the vegetable is not ripened when the land is cleared, the compensation shall be
calculated based on the amount of yield the vegetable would provide and the
current local market price it would have if the vegetable were ready to be
harvested;

. when the compensation is calculated based on letter (C) of this Sub-Article, the

expense of the landlord which is utilized until the vegetable is ripened shall be
deducted,
if a vegetable is produced more than once on farmland in one year, the annual
amount of yield of the farmland shall be the total of the product obtained within
the year;

Vegetable compensation = (size of the land in hectares x current local market price of
the vegetable per quintal x product to be obtained in one hectare per quintal) + costs
for permanent improvements made on the land

6. Compensation and Valuation method for Perennial Crop that has begun to Provide
Fruit

A.

B.

if the perennial crop is ripening when the land is cleared, the landholder may
gather and take it within the given time period;

if the landholder does not want to collect and take the crop within the specified
time stated under letter (A), he shall be compensated for the property;

if the land is needed urgently and the owner is not given ample time for
harvesting the one year fruit of the perennial crop, the one year yield of the same
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perennial crop from the given area shall be calculated at the current local market
price; and such will be paid,;

notwithstanding to letter (C) of this Sub-Article, the cost used to grow the
perennial crop at its current condition shall be calculated at the current local
market price and will be paid,;

Compensation for a Perennial Crop that has begun to Provide Fruit = (amount of fruit
to be collected from a single tree per kilo x current local market price of the fruit per
kilo x number of trees) + cost used to grow the perennial crop at its current condition +
costs for permanent improvements made on the land

7. Compensation and Valuation Method for Perennial Crop that does not begin to
Provide Fruit
The cost used to grow the perennial crop at its current condition shall be calculated at
the current local market price and such will be paid.

Compensation for a Perennial Crop that does not begin to Provide Fruit = (the current
cost used to grow the perennial crop at its current condition x number of trees) + costs
for permanent improvements made on the land

8. Compensation and Valuation Method for Fruitless Perennial Crops
A. a landholder who has a fruitless perennial crop or tree on the land to be cleared,

B.

he should collect and take it within the given period of time;

if the landholder gathers and takes the fruitless perennial crop or tree within the
specified time stated under letter (A) of this Sub-Article, the cost for cutting and
transporting the thereof shall be paid. But, if he does not want to take it,
compensation shall be paid for the property;

if the land is needed urgently and the owner is not given ample time for collecting
and taking the tree, compensation shall be paid based on calculating the current
local market price;

. the compensation for a fruitless perennial crop or tree is calculated by taking the

current single price or square meter price of the thereof;

if the fruitless perennial crop or tree is not ready to be used, compensation shall be
paid by calculating the cost used to grow the perennial crop or tree at its current
condition with that of the current local market price of the thereof;
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Compensation for a Fruitless Perennial Crop and/or Tree =

e number of big trees x current local market price of one tree + costs for permanent
improvement made on the land

e number of medium trees x current local market price of one tree + costs for permanent
improvement made on the land

e number of small trees x current local market price of one tree + costs for permanent
improvement made on the land

e seedlings/number of young trees x current local market price of one seedling/ young
tree + costs of permanent improvements made on the land

9. Compensation and Valuation for Grazing or Reserved Grass

A. if the grass that is found on the land to be cleared is ready to be collected, the
person to be displaced due to development should collect and take it within the
given time period;

B. if he gathers and takes the grass within the specified time stated under letter (A)
of this Sub-Article, only the cost of reaping and transporting the thereof shall be
paid;

C. ifthe land is needed urgently and the owner is not given ample time for collecting
and taking the grass, compensation for the grass shall be paid based on calculating
the current local market price of the thereof;

D. if the grass is not ready to be collected, compensation shall be paid by taking it as
ready for collection.

Compensation for Grass = the size of the land covered by grass in meter square X the
current local market price of a grass product in square meter + costs of permanent
improvements made on the land

10. Compensation and Valuation for Licensed Miner
A. when a land occupied for mining through license is cleared, the compensation to
be paid shall be based on the relevant mining laws;
B. the compensation shall be paid by considering the disassembling, transportation,
and installation costs of the necessary machines that are used for mining works;
C. the land lease payment made shall be calculated and the unused period payment
will be refunded;
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11. Compensation and Valuation for Cemetery

A. compensation for the removal of cemeteries shall include the costs of removing
the graveyard, preparing a replacement burial ground, transferring and relocating
the corpus, as well as for undertaking religious and cultural ceremonies in relation
to the thereof;

B. if the land where the cemetery exists is needed for a public purpose, the owner of
the cemetery should be notified to clear the thereof within the given period of
time;

C. if the owner of the cemetery fails to clear the thereof within the given time as
stated under letter (B) of this Sub-Article, the organ which is responsible for the
expropriation may respectfully remove the corpus and bury it in another area;

Compensation for Cemetery = costs for removing graveyard + costs for the
preparation of replacement area + costs of transferring and relocating the corpus +
costs of undertaking religious and cultural ceremonies

11. Compensation and Valuation for Persons Displaced due to Development
1. Compensation and Valuation Method for a Private Landholder that Permanently

Displaced due to Development

A. if a replacement land is to be given for the displaced person due to
development, a comparable replacement house shall be given for two years
without a rent; or a two years displacement compensation due to development
shall be given by calculating the current rental price estimation of the
demolished house;

B. if a replacement house is given to the displaced person due to development
instead of the replacement land, a one-year displacement compensation due to
development payment will be given to him by calculating the current rental
estimation of the demolished house;

C. if the house of a partially displaced person due to development is to be fully
cleared or unable to provide service and if he wants to stay on the remaining
land, he shall be paid with a two years displacement compensation due to
development;

D. the current rental estimation is calculated based on the floor size and the
standard level given to the house of the displaced person due to development;

E. notwithstanding to letter (C) of this Sub-Atrticle, the size of the house which is
used to calculate the displacement compensation due to development shall not
be less than that of the size of the minimum housing standard level;
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if the landholdings of °‘Idir’ is expropriated due to development, the
displacement compensation due to development shall be estimated and paid as
per that of an organization;

a displacement compensation due to development for houses shall be
implemented based on the study submitted by the public property
administration authority of the city;

. even if the current rental estimation of the displacement compensation due to

development is based on the size of the house of the displaced person, the area
size of the house to be taken should not be less than that of the minimum size
of the housing standard level, which is 56 square meter;

the minimum rental amount to be paid for displaced individuals due to
development shall be reviewed and implemented every two years;

compensation for those displaced persons due to development who have taken a
replacement land for permanently cleared residential houses or organizations = the
size of the residential house he is living in meter square x the current rental price
given to the standard level of the house per square meter x 24 months

compensation for those displaced persons due to development to whom a house is
purchased for instead of receiving a replacement land for permanently cleared
residential houses or organizations = the size of the residential house he is living
in meter square X the current rental price given to the standard level of the house
per square meter X 12 months

Compensation and Valuation Method for an Urban Landholder that Temporarily
Displaced due to Development
A. a rental free house may be given temporarily as a replacement for a person

B.

who is temporarily displaced due to development for a certain period of time;
if a replacement house is given to the person who is temporarily displaced due
to development, the house should be comparable in service and size with that
of the former house of the individual;

if is impossible to get a comparable house as stated under letter (B) of this
Sub-Avrticle, a payment which is enough to rent a comparable house will be
calculated as per the current rental estimation; and such shall be paid;

. notwithstanding to the provision stated under letter (C) of this Sub-Atrticle, if

the displaced person does not return to his former position within two years,
he shall be considered as a permanently displaced person and expropriated by
giving him compensation and replacement;

the one-meter square current price for a displacement compensation due to
development to be paid for those temporarily displaced persons is based on
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the calculated estimation of those permanently displaced persons due to
development;
the displacement compensation to be paid for a temporarily displaced person
should not exceed that of the displacement compensation of the permanently
displaced one;

Compensation for an urban landholder who is temporarily displaced and has not
been given a replacement house for the period of time he stays = the house he is
living in per meter square X current house rental price per meter square X eviction
period of time (per month)

3. Compensation and Valuation Method for a Permanently Displaced Farmer due to
Development

A

if the displaced farmer is fully expropriated from his residential house, he
shall be entertained as per the provision stated under Sub-Article (1) of this
Article;

calculating the displacement compensation due to development shall be done
and paid by taking the highest income obtained from the land in a single year
out of the three years before starting the estimation; and multiplying same
with 15 years;

notwithstanding to the provision stated under letter (B) of this Sub-Article, if
it is unable to find evidence about the annual income of the landholding, the
highest annual income out of the three years of comparable land in size and
fertility around the locality will be taken;

Compensation for a permanently displaced farmer due to development who has
not been given a replacement farming land = annual income per hectare of land x
15 years

Compensation and Valuation Method for a Temporarily Displaced Farmer due to

Development

A

when a farmer is evicted temporarily from his land, displacement
compensation due to development will be paid for the given period of time
until he returns. However, such payment should not exceed that of the
displacement compensation to be paid when he is evicted permanently;

the farmers and urban agriculture development commission of the city
administration shall consider the additional time taken to restore the
productivity of the land before it is returned to the landholder;
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if the productivity of the land was restored in its former condition as per letter
(B) of this Sub-Article, the displacement compensation due to development
for the extra time required to restore the fertility of the land will not be paid;

. when the land is returned according to letter (B) of this Sub-Article and

unable to produce and such is confirmed, additional displacement
compensation due to development shall be paid,;

If the land is unable to supply the services it used to provide and such is
confirmed, the farmer will be permanently evicted and will be given a
displacement compensation due to development intended for those totally
displaced persons;

a displacement compensation due to development paid when the land was
evicted temporarily shall be deducted from the compensation payment to be
paid by considering the farmer as a permanently displaced person as per letter
(E) of this Sub-Article, and the difference shall be paid to the thereof;

Compensation for a temporarily displaced rural landholder due to development
and who has not been given a replacement farming land = the temporarily released
land per hectare x annual income per hectare x the period of release time in years

12. Compensation and Valuation Method for Social Relations Termination and

Psychological Damage

1. a lump sum payment shall be made for those displaced persons due to
development who are entitled to a replacement land or house for the termination
of social relations and psychological damage;

2. a compensation of birr 25,000.00 (twenty-five thousand birr) to birr 60,000.00
(sixty thousand) shall be paid for those displaced persons who are forced to settle
more than 5 kilo meters away from their original place. The payment shall be:

A

B.

C.

birr 25,000.00 (twenty-five thousand birr) if he stayed there between 2 to 5
years and left the place;

birr 45,000.00 (forty-five thousand birr) if he stayed there more than 5 to 10
years and left the place;

birr 60,000.00 (sixty thousand birr) if he stayed there more than 12 years and
left the place;

3. birr 25,000.00 (twenty-five thousand birr) shall be paid for those people who are
not displaced from their landholding and stayed in a village, but only suffered
social relations termination and psychological damage when such is confirmed by
the woreda administration;
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4.

notwithstanding to Sub-Article (3) of this Article, the following evidence should

be submitted to the woreda administration to confirm the presence of social

relations termination and psychological damage:

A. written evidence that explains they have been living more than two years in
their neighborhood,

B. if he was a member ‘Idir’ of ‘Jemea’ and the termination or dissolving of the
thereof, and a written evidence from the ‘Idir’ of ‘Jemea’;

C. written evidence from the religious institutions that his social relations with
the religion or belief have been terminated;

D. written evidence from service rendering institutions that the service he gets
from them has been terminated;

training, psychological counseling, and support shall be provided in accordance

with the settlement framework specified under letter (D) of Su-Article (2) of

Article 21 of this directive for the psychological problem exhibited due to the

termination of social relations;

a displacement compensation due to development shall be paid for those

displaced persons living in houses administered by the federal housing

corporation based on Sub-Article (1) of this Article by considering the distance

and living period of time if the corporation has given them a replacement house;

13. Displacement Assistance due to Development

Displacement Assistance due to Development is provided for those landholders that
permanently or temporarily displaced from their holdings:

1.

for those permanently displaced persons from their houses and provided with a
replacement land or house, displacement assistance due to development shall be
provided in accordance with Sub-Article (2) or (3) of Article 31of the Regulation;
a two years displacement assistance due to development shall be paid for those
farmers who permanently displaced from their farming land in addition to taking
the maximum income of a single year out of the consecutive three years product
obtained from the land or a displacement compensation due to development;

the same amount of displacement assistance due to development shall be paid for
those temporarily displaced people with that of the displacement compensation
they receive;

a 25,000 birr displacement assistance due to development shall be paid for the
displaced landholder to resettle him to the new location which is necessary for the
transitional period and various transportation costs;

a displaced person to whom a replacement land or condominium was given to is
free of charge from payments of title deed, plan conformity, and construction
permit; the office shall notify the relevant organs through a letter by explaining
the thereof;
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6.

regarding the additional support given to landholders that have got permission for

priority development or have received a replacement land jointly and want to

develop jointly:

A. those who are interested to develop as per the land size that was decided for
them to develop jointly, shall apply to the office according to the call made;

B. the office shall identify the request made by the developers based on letter (A)
of this Sub-Article for jointly developing residential houses or enterprises, and
cause them to confirm their agreements through signature;

C. the coordination work shall at least consider the size of the site that enables to
fulfill the minimum building height of the area specified in the plan;

D. the office shall notify those displaced persons due to development who fulfill
the stated conditions from letter (A) to (C) under this Sub-Article and have
consent to jointly develop an area to submit their memorandum of
understanding that was registered by the documents authentication and
registration institution;

14. Compensation and Valuation for Economic Damage

1.

compensation for economic damage could be paid for economic damages caused
as a result of road construction;

the beneficiaries of an economic damage compensation are those who legally rent
a house, run a business having a license for the thereof, and are employed in a
company;

when the landlord has submitted a compensation for the economic damage
payment request to the office, the landlord should submit evidence that shows that
he has paid his tax, an approved agreement from the relevant organ that he is a
landlord, and the monthly rental income that he collects to the revenue office of
the woreda, and a confirmation from the woreda administration that the house is
inactive due to the development;

when those who run a business have submitted a compensation for the economic
damage payment request to the office, they should submit a renewed legal
business license, evidence that shows the amount of their daily or monthly income
from the relevant revenue collection institutions, and a confirmation from the
woreda administration that the business is inactive due to the development;
evidence which states that those permanently employed victims were employees
of the company that has stopped its function, and the amount of their salary from
the revenue office should be submitted;

a committee, comprised of a minimum of 3 and a maximum of 5 individuals that
are drawn from the office and the organ that carries out the development, shall
examine the payment request for compensation for economic damage as per Sub-
Article (1) to (5) of this Article by jointly assessing the relevance of the
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compensation for the economic damage and confirm the thereof in writing, and
submit same to the office; and it shall be decided by the process council;

7. according to the decision proposal submitted by the committee that is specified
under Sub-Article (6) of this Article, a monthly rental or salary or business
income shall be paid by considering the fact that the potential impact of a project
on a specific area is less than that of the duration that the overall project takes.
And a 1-month compensation for economic damage shall be paid for a project that
lasts up to 6 months; a 2 months compensation for economic damage shall be paid
for a project that lasts between 6 months to 1 year, and a not more than 3 months
compensation for economic damage shall be paid for a project that lasts more than
a year;

8. the organ that carries out the road construction shall take all necessary precautions
SO as not to cause economic damage or minimize the thereof in undertaking the
development;

9. compensation for economic damage shall not include land utilized for farming.

15. Conditions for not Paying Compensations
1. Conditions for not Paying Property Compensation

A. property compensation shall not be paid for perennial crops and construction
works in violation of the time limits specified under letter (A) and (B) of Sub-
Acrticle (3) of Article 8 of the Proclamation;

B. property compensation shall not be paid for a newly constructed or
refurbished house, for any planted seedling, for the sowed crop, and any
permanent improvement made after the payment of compensation;

C. property compensation shall not be paid for those who are given priority and
allowed to either privately or jointly develop and enter into action;

D. property compensation shall not be paid for temporarily taken landholdings;

E. compensation shall not be paid for properties, of the houses of the city
administration, to be cleared due to the development undertaken by the city
administration;

F. compensation shall not be paid for properties found on a land that was
occupied illegally without the permission of the relevant organ;

G. compensation shall not be paid for the properties of private landholders that
were placed outside their lawful holdings;

H. property compensation shall not be paid for constructions carried out on a
mining land that was occupied by an organ that does not have a license for
mining;

I. property compensation shall not be paid if the owner of landholding and the
property is the city administration when the landholding of an 'Idir" is cleared
for development purposes;
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property compensation shall not be paid for lands, other than lands used for
erecting permanent poles that go across high voltage electric lines that are
placed under some form of restrictions or easements;

property compensation shall not be paid when landholdings that were
occupied from May 1996 to April 2005 and exhibit plan inconformity are
cleared;

2. Conditions for not Paying Displacement Compensation due to Development
A. a displacement compensation due to development shall not be paid for those

individuals if their houses are to be cleared partially and the remaining part of
the house could provide service and if they want to stay in it;

. a displacement compensation due to development shall not be paid for those

who are given priority for development and allowed to either privately or
jointly develop and enter into action;

a displacement compensation due to development shall not be paid for those
children, who are displaced due to development, that are living on the private
landholding of their families;

a displacement compensation due to development shall not be paid when
landholdings that were occupied from May 1996 to April 2005 and exhibit
plan inconformity are cleared,

PART FIVE
ALLOCATION OF REPLACEMENT LAND OR RESIDENTIAL
HOUSE

16. Allocation of Replacement Land

1. Evidence needed for the Allocation of Replacement Land
A. the allocation of a replacement land is based on the title deed certificate that

B.

was submitted by the relevant organ;

the legal title deed certificate referred to under letter (A) of this Sub-Article
should at least describe the service type of the land, the purpose of the
landholding, the standard level and size of the land;

the service of the house that was stated on the title deed certificate of the
landholding shall be used to allocate a replacement land;

. when the farmer is regarded as a totally displaced person due to development

and if his child, 18 years and more, is living with him by sharing his income,
the child shall be entitled for a replacement land;
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2. Determining the Size of a Replacement Land and Allocation

A. a replacement land in which its size, as may be found relevant, was stated
from Sub-Atrticle (1) to (5) of Article 24 of this directive shall be allotted for a
displaced person who was cleared from his landholding due to development;

B. when a landholding is registered for enterprises and residential service on the
legal title deed, a replacement land shall be allocated for only one service
based on the choice of the landholder;

C. when the landholder has got the landholding through lease and expropriated
before the end of the lease period, a replacement land which is comparable to
the size and level of his current land shall be given to the landholder for the
remaining lease period,;

D. notwithstanding to letter (C) of this Sub-Article, when it is unable to get a
comparable size of land for the lease landholding of the displaced person due
to development, a replacement land shall be allocated for him if he agrees
with the same standard of the land having a reduced size or the same size of
land having a reduced standard or with the same size and standard land and
willing to work with other displaced persons due to development;

E. if the landholder does not comply with the provision stated under letter (D) of
this Sub-Article, more than one replacement land may be allocated for him so
as to maintain the size and standard of the replacement land; if it is not
possible to carry out the construction of the former project described on the
given allocated land, the landholder may make project changes that are
approved by the plan;

F. if there is a change, either an increase or decrease, in the lease payment due to
the given replacement land according to letter (D) of this Sub-Article, the
payment shall be paid based on the difference or returned or it shall be taken
into consideration for rest of the lease period,;

G. if landholdings that were given as an award are needed for a public purpose,
the service shall be accommodated in accordance with its described purpose
on the legal title deed;

H. if a displaced person due to development has a partially existing and lease
based landholding, a replacement land shall be given to him by considering
the relative portion of the thereof;

I.  when there is a landholding occupied with partially existing and lease-based,
and if the landholder requests for the inclusion of the land in the lease system
and enters into a contract for the existing landholding, he shall be entertained
in the lease system;

J. if those displaced persons due to development that have landholdings with the
existing and leased based system want to develop jointly, a replacement land
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shall be allocated by making the existing landholders to be included in the
lease system based on the relevant laws;

if landholders who have a similar housing service want to develop jointly and
have an agreement, a replacement land may be allocated for them by
demanding them to meet the minimum parceling of the given area;

a replacement land with the land size specified under Su-Article (5) of Article
24 of this directive shall be allocated for landholdings occupied for livestock
development and dairy products based on the legal title deed:;

. legal tenants who are displaced from the business house that is managed by

the city administration want to construct a building jointly, land size of 25-
meter square may be allocated per person;

. if the size of the given replacement land, either individually or jointly, is less

than that of the approved size and the displaced person has confirmed his
consent in writing, a replacement land may be allocated based on the prepared
parceling;

if the prepared land for a replacement that was specified under letter (N) of
this Sub-Article is a lease holding, the lease payment to be paid by the
displaced person may be deducted for him;

a private landholder is entitled to choose either a condominium or a
replacement land;

if those displaced persons who have a lease holding below the minimum land
parceling and the has been assigned at levels 3 and 4 on the replacement land,
a replacement land with the minimum land parceling shall be allocated for
them when they pay the initial lease price for residential houses and the
current lease bidding price for businesses for the additional land size;

. Replacement Land Allocation for Landholdings with Various Characteristics
A.

if a right has been created for a landholding in the name the 'ldir, a
replacement land shall be allocated for it as to any other displaced person due
to development; if it is in the lease system, a replacement land shall be
allocated as specified under letter (D) of Sub-Article (2) of this Article; and if
it an existing landholding, a replacement land for the residential house shall be
allocated as specified under Sub-Article (1) of Article 24 of this directive;

. if the landholding of the ‘Idir’ is in the name of the city administration and

more than half of the ‘Idir’ members are displaced or remain at a given place
and settle in one area, a replacement land may be allocated for them in the
name of the administration based on the allocation made for enterprises;

for those displaced persons as a result of an already occurred natural or man-
made disaster or an anticipated one, a replacement land shall be allocated for
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them for the land size described on the legal title deed that they had submitted
to based on the land size ratio specified under Article 24 of this directive;
concerning charities, a replacement land may be given in the name of a
governmental institution when the governmental body that has the power to
manage the landholding only confirms their national significance; however, if
the charity has legally possessed the property in its own name, a replacement
land shall be allocated for it;

regarding landholdings occupied through a temporary land utilization permit,
a replacement land may be allocated only for the use of the remaining contract
period when their importance is decided and submitted by the concerned
governmental institution;

when individuals who have occupied a landholding, having inconformity with
the plan, before May 1996 present a request to the office and it created a right
based on that or submit a legal title deed for their landholding, a compensation
payment or replacement land service shall be given for them;

the provision stated under letter (F) of this Sub-Article shall be applied when
the landholder has submitted his request six months before the
commencement of the budget year and when the process council has
identified its priorities and made decisions and approve a budget;

. when the office has created a right for landholdings that were occupied

between May 1996 to April 2005 that have inconformity with the plan, only a
replacement land shall be given based on the minimum urban land parceling
without compensation payment;

if the displaced person due to development has constructed or is building a
house on the replacement land given to him and when such land is needed
again for another development, another land which is equivalent to the size of
the given replacement land shall be allocated for him;

when the land used by a farmer for agricultural activities is totally taken for
development purposes and his residential house is untouched, and submit a
request to be relocated as he is unable to develop it according to the local plan,
he shall be expropriated after giving him compensation and replacement
service;

. Replacement Land Allocation and Provision
A

the office shall fulfill basic infrastructures (water lines, electricity, roads) and
prepare replacement land for those landholders who are expropriated from
their house, and transfer same through a lottery system; handover the land and
prepare title deed;

notwithstanding to the provision stated under letter (A) of this Sub-Article, if
the displaced person is the only displaced one and the size of the land is not
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similar to the other displaced persons' land size, the land may be assigned
without a lottery system;

. if a sub-city that expropriates landholders does not have land used for

replacement purposes, it shall organize its request and submit it to the bureau.
The bureau shall identify the sub-city in which the replacement land to be
prepared, and cause the preparation of replacement land for the displaced
persons;

. after the replacement land has been prepared according to letter (C) of this

Sub-Article, the bureau shall notify, through letter, the sub-city that is in
charge of the expropriation to send the compensation and replacement land
files of the displaced persons to the sub-city that has prepared the replacement
land and follow up the thereof;

. the office that has prepared the replacement land-based on letter (D) of this

Sub-Article, shall transfer the thereof to the displaced persons through a
lottery system;

. when the landholding of those landholders who are expropriated for the public

purpose is partially needed for development and if there is an adjacent vacant
public land, it shall be modified and allocated to them either based on the
lease land size that was occupied previously or the existing land size allowed
by the directive;

. if more than one landholding of the Federal Housing Corporation is

expropriated within a development boundary, a replacement land that takes
the total landholdings of the thereof may be allocated;

. when the displaced persons are women head of families, the elderly, and

people with disabilities, accessible and convenient replacement lands shall be
given either through lottery system or assignment;

a replacement working area for legal tenants of commercial houses of the city
administration shall be given when they are organized,

the displaced persons due to development cannot make any change in their
choices after receiving a replacement land or house;

. a replacement land shall not be allocated for foreign nationals that are

displaced due to development.

17. Assignment of a Replacement House

1.

the office shall organize detailed information based on the bedroom need of the
private landholder that has chosen a condominium house; and transfer same to the
housing development and management office; the housing development and
management office shall decide the replacement house and send the thereof back
to the office;
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2. the office shall transfer the list and need of those residential houses tenants of the
housing development and management bureau that are displaced due to
development to the housing development and management office to provide them
either a replacement condominium or kebele houses as per their choice;

3. the office shall transfer the list of those children of the tenants that are displaced
due to development from the houses stated under Sub-Article (2) of this Article to
the housing development and management office to provide them a replacement
condominium or kebele house;

4. the office shall transfer the list of those children of private landholders that are
displaced due to development to the housing development and management office
to provide them a replacement condominium or kebele house;

5. the office shall transfer the list of those residential houses tenants of the city
administration that are displaced temporarily to the housing development and
management office to provide them a replacement kebele house;

6. those displaced persons due to development that have chosen replacement
condominium houses should make payments for the houses they receive;

7. a replacement house shall not be allocated when a house that is managed by the
Federal Housing Corporation are cleared due to development;

8. areplacement house shall not be allocated for foreign nationals that are displaced
due to development.

PART SIX
COMPENSATION ESTIMATION, REPLACEMENT LAND OR HOUSE
NOTIFICATION AND BOUNDARY DEMARCATION

18. Compensation Estimation, Replacement Land or House Notification
1. Notifying Compensation Estimation and Payment
A. the office shall notify the payments to be made for the various compensation
types and their amount in writing and give the thereof to the displaced person;
B. regarding the compensation to be made according to letter (A) of this Sub-
Article, the office shall have the obligation to inform the compensation
conditions, the place of payment, and how the payment will be made to those
notified rightful beneficiaries;
2. Notifying the Replacement Land or House
A. written evidence that describes the size and location of the allocated land shall
be given to those displaced persons due to development to whom a
replacement land has been decided for;
B. evidence that describes the number of bedrooms and location of the allocated
house shall be given to those displaced persons due to development to whom a
replacement house has been decided for;
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19. Provision of Landholding Eviction Order and Receiving Land

1. Conditions Included in a Landholding Eviction Order

A.

the eviction order shall be delivered to the landholder at his address by
specifically stating the compensation payment, replacement land, or house
that are described under Sub-Avrticle (1) and (2) of Article 19 of this directive;
if it is impossible to find the landholder at his address, the eviction order shall
be posted at the landholding to be released, on the notice board of the office,
and boards at public places;

a written eviction order to be provided shall be 120 days for landholdings
having a legal construction, crops, perennial plants, trees, vegetables, or
protected grass; however, the eviction order shall be 30 days when there is no
property on the land to be cleared or it is a partially displaced one;

. notwithstanding to the provision stated under letter (C) of this Sub-Article, if

there are errors made by the office that affect the rights of the displaced
person, a second eviction order shall be given for him that will be effective as
of the date of receiving the letter;

if the house to be evicted is a government one, the eviction order shall be
issued for the organ that manages the house and for the tenant, and the organ
that manages the house should notify the termination of the rental contract to
the office and the tenant before the end of the notice period;

a written notice that stays for 30 days shall be issued for the displaced person
to clear his properties on an illegally occupied land or the notice will be
posted on the property on the land;

2. Receiving the Land that an Eviction Order has been Issued for

A

the eviction process of those displaced persons must be carried out after
making the payment of the relevant compensation and the provision of the
replacement land or house;

the office shall notify the woreda office to receive the land, within 120 days,
that the eviction order has been issued for the totally displaced persons due to
development;

without prejudice to letter (B) of this Sub-Article, the woreda shall receive the
land, to which an eviction order has been issued for the partially displaced
persons due to development, within the 30 days that was given to the
landholder;

. without prejudice to letter (C) of this Sub-Article, if there is no house, crop,

perennial plant, trees, grass, or any other property on the land to be evicted,
the woreda shall receive the land within 30 days since the day that the
landholder has received the eviction order;
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the office or the woreda office shall ensure the clearance of properties on an
illegally occupied land inside the development zone within 30 days and
receive the thereof;

if a complaint and appeal is lodged according to Sub-Article (1) and (2) of
Avrticle 23 of this directive, the office can only receive the land after if the
person who has received an eviction order has made a complaint as per Sub-
Article (1) of Article 23 of this directive and fails to appeal on the given
decision within the time period specified by the law; or if the organ to which
an appeal has been submitted to as per Sub-Article (2) of Article 23 of this
directive rejects the appeal and the decision stands; or if the appeal is accepted
and after a decision has been given for;

if the displaced person due to development fails to transfer the land within the
stated period of time without any satisfying reason, the office or the woreda
office shall receive the land by itself; if it is found necessary, it may request
the cooperation of the police to do so;

. the office must give written evidence to the landholder when it receives the

land.

. Clearing the Evicted Land and Transferring

A

the office in collaboration with the woreda administration shall carry out
clearing activities of the lands that it was received according to Sub-Article
(2) of Article 20;

notwithstanding to letter (A) of this Sub-Article (3), if the landholder wants to
take back the property for which compensation has been paid for, he could
demolish and take it back by paying 5 percent of the estimated value of the
property;

if public houses are to be cleared due to development and the tenant of the
thereof wants to buy the houses, he shall get priority based on the estimation
criteria set by the office;

if either a private or a public house displaced person does not want to pay and
take the demolished property, the woreda administration will notice it for bid
by making 5% of the estimation of the property an initial price, and the winner
can demolish and take the property after paying the money;

as specified from letter (B) to (D) of this Sub-Avrticle, debris properties that do
not have buyers shall be cleaned up by a task force and shall be auctioned and
sold by the woreda administration;

as specified from letter (B) to (D) of this Sub-Article, the organ that bought
and took the property or won the auction for the property or demolished the
property by a task force should clean up the area within 15 days;
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G. if the clearing of the debris is not completed within the specified period under
letter (F) of this Sub-Article, the woreda administration shall clean up by
hiring labor and its cost shall be deducted from the sale of the debris;

H. the office shall clean up the remaining debris or fix same after clearing the
permanent property and cause the registration of the land by the land bank;

I. if the land is cleared for infrastructure development, the office shall carry out
the handing over of the land with that of the institution that undertakes the
infrastructure work;

J. the handing over may take place if the boundary demarcation activities reach
80% as specified under letter (1) of this Sub-Article (3);

K. houses that are found in an area that is needed for development purposes and
regarded as heritages on the structural plan shall not be demolished for the
mere purpose of the development work;

4. Data Recording and Organization

A. the office shall have the obligation to record and organize the overall list of
those displaced persons from land to be cleared for development, landholding,
and property, measurement and number, paid compensation and given
replacement, detailed information about those displaced persons that need
rehabilitation support, images information, and other documents using a
database and a separate folder;

B. the office must organize and keep in detail the property information of those
displaced persons due to development who have not been paid compensation
payments and given replacements for a land to be expropriated for public
purposes;

C. the office should give the various information it organizes about those
displaced persons due to development for the farmers and urban agriculture
development commission as well as for organs that undertake related
activities.

PART SEVEN
REHABILITATION OF DISPLACED PERSONS AND ENSURING
THEIR DEVELOPMENT RIGHT THROUGH SHARE

20. Rehabilitation of Displaced Persons due to Development
1. Conducting Social, Economic, and Environmental Impact Assessment
A. a potential social, economic, and environmental impact assessment shall be
carried out on those displaced people that were using the land and the
community that they subsequently settle;
B. notwithstanding to letter (A) of this Sub-Atrticle, if the land that was requested
for clearance is needed for urgent development and there is no ample time to
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conduct a study, and such is attested by the bureau or the commission, and/or
the displaced number of households is less than 50, the implementation may
be commenced only by preparing a resettlement and rehabilitation plan for the
displaced without the need to carry out the study;

the study should include that the land is expropriated for a public purpose, the
size of the land needed for development, the number of houses to be
demolished and other properties, and whether the requested size of the land is
exactly needed for the proposed development to be carried out;

the study should include the number of households and family members
whose income has been terminated due to the expropriation, the number of
family members that should be expropriated from the land and those that stay
on the land, the number of those persons that their interest has been affected
while living on the land, and the absence of any other alternatives to get the
need land for development by minimizing expenses;

the study should include the relative comparison between the benefits of the
project to be carried out using the expropriated land and its potential social
and economic impacts.

. Preparing a Detailed Package to Rehabilitate the Displaced People
The detailed package to be prepared based on the social, economic, and
environmental impacts should include the following points:

A
B.
C.
D.

E.

the list of those displaced people that will be rehabilitated,;

alternative job opportunities to be offered for the displaced people;

land, housing, social and economic service provisions to be supplied for the
displaced people;

training, counseling, and professional supports that can be offered to
rehabilitate the displaced people;

additional supports to be given for those vulnerable segments of the displaced
people;

. the prepared detailed package shall be submitted to the bureau or the commission
and shall be implemented upon approval by the thereof;

. Preparing Rehabilitation Implementing Plan

A

B.

the implementation plan to be prepared for rehabilitating the displaced people
should be approved by the process council of the bureau or the commission;
the prepared implementation plan should be presented and discussed with the
displaced people and stakeholders before its approval;

the implementation plan to be presented to the process council of the bureau
should be an enriched one by including the inputs raised by stakeholders and
the displaced people due to development;
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5. the bureau or the commission shall approve the implementation plan upon
confirming that the inputs presented according to Sub-Article (4) of this Article
have been included and enriched,

6. Rehabilitation of the Displaced People

A.

B.

follow up should be carried out to make that the displaced people are settling
on the prepared land according to the implementation plan;

follow up should be carried out that payments have been made for
transporting the properties of the displaced people;

the displaced people shall be provided with support, either in-kind or
financial, as per the rehabilitation package to be studied during the transition
period until they are rehabilitated;

additional support, as may be found necessary, shall be provided for those
vulnerable displaced people with low income based on the proposed
rehabilitation package;

21. Conditions to Ensure the Shareholding Development Right of the Displaced People

during the Expropriation of Land for Investment

1. Condition for Claiming a Shareholding Right

A

when claims of shareholding development right are submitted to the bureau or
commission based on the specified time period under letter (A) of Sub-Article
(1) of Article 38 of the Regulation;

when landholders who want to have shares submit evidence that disclose the
number of assets obtained from compensation payments, lease right, or other
assets that could be used to buy shares;

when the displaced person due to development cannot benefit from other
rehabilitation supports as per his decision to benefit from the shareholding
right and enter into an agreement with the bureau or the commission;

. when they are willing to pay the minimum share amount to become a

shareholder and such is confirmed;

2. Conditions to be met to become a Shareholder
Without prejudice to the provisions specified in detail from letter (A) to (F) of
Sub-Avrticle (2) of Article 38 of the Regulation:

A.

when the hard and soft copy of the minute and plan format that shows a
decision has been made by the relevant organ that the requested land had been
transferred for investment is submitted;

. when the size and boundary of the approved land according to the decision

made under letter (A) of this Sub-Article (2) is confirmed through field
measurement;
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when those displaced people on the land that was expropriated for investment,
based on the detailed conditions stated under Article 5 of this directive, held a
consultation and such is confirmed:;

. when a displaced person, who is willing to develop through shareholding, has

a lease landholding and can submit evidence for completing the lease
payment;

when the investment license, the capital amount of the investment, and the
investment plan of the investor, to whom the land for development has been
transferred, are submitted,

the developer must disclose the amount of share which is allowed to develop
through shareholding, the minimum share price, and the minimum and
maximum amount of share that is allowed to be purchased;

the presence of any legitimate restriction or reason of the investor that
prohibits the participation of the share development right of the displaced
people should be confirmed by the bureau or the commission;

. Shareholding Decision Making

A

displaced people who need to develop through shareholding shall be notified
to disclose their interest during the discussion period; plus, they will be
invited through a notice that will be posted on the notice board of the office of
the sub-city or woreda;

when a development request through shareholding is submitted within 90
working days since the day of discussion with residents to notify them that the
land is required for investment;

when those displaced people who need to develop through shareholding
organize and submit landholding title deeds, lease contract, if there is any, and
other relevant documents to the bureau or commission;

the bureau or the commission shall examine the documents submitted by those
displaced people who need to develop through shareholding, and it shall make
its decisions within 30 days for those that fulfill the requirements and notify
them in writing within 7 working days;

the bureau shall send the documents of those displaced people that are allowed
to develop through shareholding to the documents accreditation and
registration institution to enter into a contract;

If a request is not submitted pursuant to letter (B) of this Sub-Article, the
residents shall be deemed having no interest to develop through shareholding;
if a landholder who has requested to develop through shareholding does not
get any response within the specified time period under letter (D) of this Sub-
Avrticle, he can lodge his complaints to the relevant hearing organ as per the
provision stated under Sub-Acrticle (1) of Article 39 of the Regulation;
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4. Monitoring those that are Permitted to Develop through Shareholding

A. those who have got the beneficiary right of shareholding as per the decision
made under Sub-Article (3) of this Article shall submit their signed contract to
the bureau or commission for monitoring purpose;

B. the authorized share agreement for joint development shall be organized in
hard and soft copies properly;

C. the bureau or commission shall carry out monitoring activities until the benefit
of the displaced people is confirmed;

D. if the investor fails to comply with the terms of the signed agreement without
any ample or legitimate reason, support shall be given to settle the matter
through legal means;

5. notwithstanding to the provisions of this Article, when the land of those displaced
farmers is expropriated for investment, they shall benefit their shareholding right
in accordance with directive number 20/2021 that specified the issuance of
landholding certification for residence and urban farming utilization and ensuring
sustainable benefit of farmers implementation and its amendment directive
number 1/2021.

22. Complaint Submittal and Lodging an Appeal on a Decision
1. any displaced person who claims that his rights and interests have not been
respected by the provisions that are stated under this directive may lodge his
complaints to the complaint hearing organ that will be established pursuant to

Article 39 and 40 of the Regulation;

2. Lodging an Appeal against a Decision

A. a complainant who is not satisfied with the decision made as per Sub-Article
(1) of this Article may lodge his appeal to the appeal hearing commission
pursuant to the provisions specified from Article 41 to Article 43 of the
Regulation;

B. a party who is not satisfied with the decision made by the appeal hearing
commission may lodge his appeal to the federal first instance court pursuant
to Sub-Article (2) of Article 20 of the Proclamation within 30 days of
receiving the decision made in writing; if the complainant wants to appeal
after the decision of the appeal hearing commission, he has the right to
continue his litigation, however, he has to handover the land not to hinder the
development activity;
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23. Deciding Replacement Land Size
1. Replacement Land Size Standard for Existing Residential House Landholding

No. former land size of the the given replacement land size in m2
displaced person in m2
(for levels 1 and 2) | (for levels 3 and 4)
1 <50 25 75
2 50<B<75 50 90
3 75<B <100 75 105
4 100 <B <150 100 125
5 150 <B <200 125 150
6 200 <B <250 150 200
7 250 <B <300 175 250
8 300 <B <350 200 300
9 350 <B <400 225 350
10 400 <B <450 250 400
11 450 <B <500 300 450
12 > 500 350 500

2. Replacement Land Size Standard for Existing Business Landholdings (for
commercials and various services)

No. former land size of the the given replacement land size in m2
displaced person in m2
(for levels 1 and 2) | (for levels 3 and 4)
1 <50 25 75
2 50<B<75 50 90
3 75<B <100 75 105
4 100 <B <150 100 125
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5 150 <B <200 125 150
6 200 <B <250 150 200
7 250 <B <300 175 250
8 300 <B <350 200 300
9 350 <B <400 225 350
10 400 <B <450 250 400
11 450 <B <500 300 450
12 500 <B <575 350 500
13 575 <B <750 375 600
14 750 <B <850 400 700
15 850 <B <950 450 800
16 950 <B <1050 475 900
17 1050 <B <1150 500 1000
18 1150 <B <1250 525 1050
19 1250 <B < 1450 550 1100
20 1450 <B <1650 575 1150
21 1650 <B <1850 600 1200
22 1850 <B <2000 620 1250
23 > 2000 650 1300

NB: - letter “B” represents the former land size of the displaced person

3. Replacement Land Size Standard for Industry and Workshop Landholdings

No.

former land size of the
displaced person in m2

the given replacement land size in m?

(for levels 1 and 2)

(for levels 3 and 4)
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1 <250 250
2 250 <B <550 500
3 550<B <750 750
4 750 <B <950 850
) 950 <B <1150 1000
6 1150 <B <1250 1250
7 1250 <B <1500 1500
8 1500 <B <1700 1700
9 1700 <B <2000 2000
10 2000 <B <2500 2500
11 2500 <B <3000 3000
12 3000 <B <3500 3500
13 3500 <B <4000 4000
14 4000 <B <4500 4500
15 4500 <B <5000 5000
16 > 5000 5500
For garages and warehouses
1 <150 150
2 150 <B <250 250
3 250 <B <350 350
4 350 <B <450 450
5 450 <B <550 550
6 550 <B <650 650
7 650 <B <750 750
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8 750 <B <850 850
9 850 <B <950 950
10 950<B <1150 1150
11 1150 <B <1250 1250
12 1250 <B <1500 1500
13 1500 <B <1700 1700
14 1700 <B <2000 2000
15 > 2000 2250
For Recreational Centers having Public Properties
1 B <250 250 250
2 250 <B <350 350 350
3 350 <B <450 450 450
4 450 < B <550 550 550
5 550 <B <650 650 650
6 650 <B <750 750 750
7 750 <B <850 850 850
8 850 <B <950 950 950
9 950<B <1150 1000 1150
10 1150 <B <1500 1250 1500
11 1500 <B <2000 1500 1750
12 2000 <B <2500 1600 2250
13 > 2500 1650 2500
For Religious Institutions
1 B <250 250 250
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2 250 <B <350 350 350
3 350 <B <450 450 450
4 450 <B <550 550 550
5 550 <B <650 650 650
6 650 <B <750 750 750
7 750 <B <850 850 850
8 850 <B <950 950 950
9 950 <B <1150 1000 1150
10 1150 <B <1500 1250 1500
11 1500 <B <2000 1500 1750
12 2000 <B <2500 1600 2250
13 > 2500 1650 2500
Educational Institutions as per the standard of | as per the standard of
the structural plan the structural plan
Health Institutions as per the standard of | as per the standard of
the structural plan the structural plan
Woreda Institutions
1 851 <B <950 950 950
2 950 <B <1150 1000 1150
3 1150 <B <1500 1250 1500
4 1500 <B <2000 1500 1750
5 > 2500 1750 2000
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4. Replacement Land Size Standard for Farmers and their Children

A. For Farmers
The size of the land to be provided shall be equivalent to the land size that is
described on the title deed map issued by the tenure administration office or
the landholding information and registration agency.

B. For Children of Farmers
A 150-meter square of land shall be allocated for an 18 years old child of the
farmer and living by sharing the income of the landholder.

5. Land Size Standard that will be given on Temporary Lease bases for Livestock
Breeding and Products Development

No. Type of the Land The Allocated Replacement Land Size
in m2
1 | Cattle fattening 1500
2 | Dairy products 1500
3 | Sheep, goat, and swine 1000
4 | Poultry 500

NB: - those displaced people that could not develop on the land to be
allocated for them due to the building height required on a plan could
jointly develop on the area.

PART EIGHT
MISCELLANEOUS PROVISIONS

24. Accountability
Any person that participates in a manner contrary to this directive and enforces,
causes its enforcement, and cooperates in the thereof shall be held accountable
pursuant to the relevant laws of the country.

25. Duty to Cooperate
Any person shall be duty-bound to cooperate in any required activities to be carried
out for the implementation of this directive.
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26. Repealed and Inapplicable Directives
1. Compensation valuation, provision of replacement land and house directive
number 19/2014 and its amendments are hereby repealed and replaced by this
directive;
2. Any directive or customary practices that are inconsistent with this directive shall
have no effect.
27. Amending the Directive
The Cabinet of the Addis Ababa City Administration may amend this directive when
it is necessary to do so.

28. Power to Issue Implementation Manuals
The bureau may prepare manuals that are needed for the implementation of the
directive.

29. Transitional Provisions
Cases pending in a given judiciary organ before the enforcement of this directive
shall be entertained in accordance with directive number 19/2014 which specifies the
payment of compensation and provision of replacement land for properties that
existed on land to be expropriated for public purpose.

30. Effective Date
This directive shall enter into force as of this 22" day of December 2021.

Done at Addis Ababa, this 22" day of December 2021

Adanech Abiebie Dessa

Deputy Mayor of Addis Ababa City
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