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CHAPTER 1
INTRODUCTION

1.1 Introduction

According to the second national population and housing census, the population of

Ethiopia was estimated to be 53,477,265 in October 19941, The census also revealed that 86.3
percent of the population reside in the rural areas, while 13.7 percent were urban dwellers. The
country is among the high fertility nations with a total fertility rate of 6.9 children per woman.
Over 45 percent of the population are below age 15, indicating that there is a large potential of
women in the childbearing age. Because of this potential population momentum, what ever
intervention measures are to be taken to reduce fertility, the growth of the population will show a
fast increase for a couple of yearsto come. In fact, assuming the growth rate will decline from the
current 2.9 percent per annum to below 2.0 percent by 2030, the Central Statistical Authority of
Ethiopia projected the country's population to be over 106 million by 2020 and nearly 130 million
by 2030 (CSA,1999). The World Bank projected the country's population to be over 122 million
by 2020 and over 158 million by 2030 (WB, 1994/5). This implies that the population will double
in less than a quarter of a century and may triple well before 2050.

Ethiopia is rated at the 4™ place from the last in the list of countries by the human
development index and at the last place in the list of countries by the Adjusted real GDP per capita
(UNDP, 1995). The nation has a large concentration of poverty. About 45 percent of the total
population is estimated to live in absolute poverty i.e unable to lead a life fulfilling the minimum
livelihood standard. The absolute poverty situation showes that 33.2 percent of the urban
population is absolutely poor (MEDaC, 1999). The country is exercising an agrarian economy in
which over 85 percent of its population make their living on agriculture. The farming system is
backward and labor intensive. According to the ministry of finance the economy grew by only 6
percent during the five years (1992/3 — 1997/8). Population increase outstripping the economic
growth will result, among other things, in pronounced shortage of housing, food insecurity and
poor health.

1.2 Back Ground

Urbanization being twentieth century demographic phenomena, more and more people are
changing residence from rural to urban areas. Studies have shown that increasing proportion of

1 The second national population and hosing census was carried out in october 1994.
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the population prefer large cities, big towns and a nearby administrative capitals. The growth of
an urban center can take place in different forms: by growth of the existing urban localities, by
classification of cities (from rural to urban) and annexations of new territory to existing cities. The
other main factor which determines the growth of an urban center is the demographic change i.e.
natural increase (difference between crude birth rate and crude death rate) and migration effect.
Some of the urban centers in Ethiopia have already faced and others eventually will face one of
these types of growth or a combination of them.

In 1984 the urban population of Ethiopia contributed only 11.2 percent to the total
population of the country (CSA, 1984). Over the ten years between the two census, the proportion
grew to 13.7 percent (CSA, 1999).

In one of the world watch publication: Beyond Malthus it is clearly stated that “During the early
stages of industriaization, urbanization was largely in response to the pull of employment
opportunities in cities. More recently, however, the movement from countryside to city has been
more the result of rural push than of urban pull. It isareflection of the lack of opportunity in the
countryside as aready small plots of land are divided and then divided again with each passing
generation, until they become so small that people can no longer make a living from them (World
Watch, 1998).

Because of the backwardness of the agricultural practice and diminishing return of
productivity of the arable land, population in the rural areas are on the verge of being pushed out
of their rural niche. This and the above mentioned factors will trigger faster urbanization in
Ethiopia as in any developing country. In fact, according to the United Nations population
projection the proportions of urban population in the country will be 26 percent by the year 2015
and 34 percent by 2025.(UN, 1987).

This unprecedented urbanization, unparalleled with the growth of the economy needs some
intervention to harmonize the difference. Be it through natural increase or migration effect or area
expansion, growth of an urban center definitely demands infrastructural developments. This
includes roads, schools, hospitals, health centers, housing, water supply, sanitation, waste disposal,
light...etc. In Ethiopia, especially in urban areas, shortage of housing is one of the major problems
that call for immediate action.

The majority of houses in Ethiopia are below qualitative standard and lack adequate space.
The extent of provision for water supply, electricity, and drainage is very minimal. The lives and

health of people living in housing of such poor quality and with such inadequate provision for



water, sanitation, and drainage are under continuous threat. However, in the developing world in
general and in least developed countries like Ethiopia in particular the number of people living in
such conditions is increasing every year. Studies have shown that without major improvements in
housing markets and in the expansion and improved provision of infrastructure and service, it is
inevitable that the population living in such environmental expand very rapidly (Engelman Lovert,
1997).

1.3 Significance of the Study

Housing has become an important public issue in almost all societies. Housing condition of
a nation manifests the country's socio-economic development level. It also bears upon the
maintenance of privacy, health and the development of normal family living conditions. On the
other hand it influences fertility by encouraging or discouraging family formation and affects
mortality through health problems.

Statistics on housing are useful indicators of housing situation. Assessment of present
housing condition and reliable estimates of housing needs are important factors in establishing
housing policy and for the formation and evaluation of housing programs. Advance planning in
housing is very important, especially in urban areas. Preparation and evaluation of such plans or
programmes needs an adequate statistical data on housing quality and quantity and population
growth. In the absence a workable urban planning urban growth will result in slum areas. In other
words, the ultimate manifestation of population growth outstripping the supply of housing is
homel essness.

Information on housing is also important for those engaged in construction industry as well
as financing ingtitutions. Manufacturers of housing fixtures and equipment and household
appliances need to assess the possible demand for housing and to visualise the scope of their
activities within the over-al program.

Appropriate remedial actions that are to be taken either by government or private
ingtitutions require knowledge of the magnitude of the problem. That is, the prevailing housing
conditions and accesses to amenities have to be assessed and future need has to be estimated. To
bring about a major improvement an appropriate intervention plan is indispensable. This plan

obviously requires areliable statistics on housing and housing services.



The other importance of this study is that based on the findings of the study old regional
capitals may revise and update their master plans, if the have any. Those without master plans will
benefit from designing one, based on reliable housing and population data.

1.4 Objectives

The study was made targeting the following specific objectives:-

1 To make a descriptive analysis of residential houses at national, regional and selected
towns level.

To review the structural characteristics and availability of housing facilities.

To obtain indicators of housing conditions in which the population live.

To project future requirement for housing based on households.

o~ DN

To draw an appropriate recommendation that could contribute towards a solution of

housing problem.

1.5 Organization of the Paper

This paper is organized into six chapters. The following chapter deals with the source of
the data, definitions and methodology. The third chapter is devoted to main findings of the census
related to housing conditions i.e. number of rooms, construction materials of walls, roofs and
floor; structure and type of buildings in which the housing units are located. Age of housing units,
main housing facilities such as water, toilet and light, and an important topic: the crowding matrix
are also thoroughly discussed in this chapter. Demand for housing in urban Ethiopia makes chapter
four. While the estimates of the building capacity in urban Ethiopia is discussed in chapter five.

Finally chapter six presents the conclusion and recommendation.



CHAPTER 2
SOURCE OF DATA AND METHODOL OGY

2.1 Source of Data

The core source of data for the study is the 1994 population and housing census. However, for
comparison purposes the results of the 1984 census at country level and Addis Ababa are utilized.
In both the censuses a detailed data on population characteristics such as age, sex, marital status.
educational attainment...etc were collected. Similarly, housing conditions such as type of
building, material used in the construction of the wall, the roof and the floor of the housing unit;
safe drinking water, toilet and light were also addressed to the respondents.

2.2 Definitions

In order to have an appropriate approach to the housing question, we should first solve a knotty
problem: the definition of housing need and housing demand. The concept of housing demand
stems from economics, and it concerns not only the wish to own a good, but aso the capacity to
pay the price. The concept of needs is a social concept that refers to the inherent duality of a
dwelling, that is, both an economic good, subject to the market laws, as well as a good or social
service whose fulfillment depends on the support of the public operator and his resources. In this

second meaning it seems plausible to reason in terms of need.
The type of housing units was grouped according to whether they are permanent, improvised,
or mobile or any other. Consistent with the definitions of the United Nations Principles and

Recommendations (UN 1969) these terms were defined in the census as follows:-

Permanent housing unit as “a structure that may be expected to maintain its stability for ten

years or more and have been constructed with materials such as cement, blockets and bricks or any

other building materials’. Improvised housing unit as “an independent makeshift shelter or

structure built of waste materials and being utilized as living quarter at the time of the census’.
And Mobile housing unit as “any type of living accommodation which has been made to be

transported and occupied as living quarter at the time of census.”

In the census a Room was defined as “a space enclosed by walls reaching from the floor to the

ceiling or roof at least to a height of two meters and has a size large enough to hold a bed for an
5



adult. Except for bathrooms, toilets and passage ways, other rooms found in the housing unit were
considered as rooms.” An Urban center was defined as a locality with 2000 or more inhabitants or
administration capital (region, zone or wereda) and localities in which urban dweller’ s associations

are established irrespective of the population size.

2.3 Methodology

In this study the analysis is made for total urban areas at national and regional level and for
13 specific towns. The selection of the towns was based on two criteriac Towns with population
over 55 thousand in 1994 and towns, which serve as regiona capitals. Towns like Addis Ababa,
Awassa, Bahir Dar, Dire Dawa, Harar, Jijiga, Mekelle and Nazareth are not only regional capitals
but also have a population well above 55 thousand. The other towns. Debrezeit, Dessies, Gondar
and Jmma are selected because of their population size. Gambella town is selected because it is
the capital of Gambella region (population is 18,263). Although, Assosa town is the capital of
Benishangul Gumuz region, it is not selected for analysis, because the data obtained for this town

was not adequate for analytical purposes.

Based on the data for these towns and the total urban centers for the country as awhole and
regional urban total, a descriptive analysis on the stock of housing and access to housing amenities
is carried out. Cross-sectional comparison among regions and towns and time series comparison at
country level and Addis Ababa (1984 and 1994) makes the major part of the study.

Comparison of regional findings with the 1984 data was not possible because the country
had undergone reclassification of regional boundaries after the first census. The former Ethiopia
included Eritrea and Assab regions. Therefore, comparison at country level was done by
subtracting the values for these regions from the 1984 census results.

Studies have shown that housing requirement depends on dynamic factors like family life
cycle (Marriage, child bearing, departure of children from the parental household, marital
dissolution ...etc) and economic resources of individuals, families and the country as whole
(Dowel Myers, et a 1990). The assessment in this report stems from studying changes that
occurred between 1984 and 1994 censuses concerning household formation and accordingly future
housing needs are estimated.



CHAPTER 3
MAIN FINDINGS

3.1 Structural Type of Housing Units

In both the 1984 and 1994 census the query of the type of living quarters in which
households lived was part of the housing questionnaire. The enumerator, being helped by the
enumeration map prepared by the census cartography, identified housing units in which

households resided during the census.

According to the United Nations Principles and Recommendations of Housing Census (UN,
1961) structural types of buildings in which the housing units were found was classified into three

groups. Permanent, Improvised and Mobile housing units. The definition is given as follows:

A permanent housing unit as a structure that may be expected to maintain its stability for ten
years or more.

Improvised housing unit as an independent makeshift shelter or structure built of waste
materials and with out a predetermined plan for habitation but being used as a living quarter at
the time of the census.

Mobile housing unit as any type of living accommodation which has been made to be
transported (such as atent) or which is amoving unit, occupied as aliving quarter at the time
of the census.

Based on these definitions the two censuses provided the total number of housing units in the
country for two pointsin time: May 1984 and October 1994.

Country Level

According to the 1994 census the total number of housing units in urban Ethiopia, was
estimated to be 1,482,580. Table 3.1 shows that out of these housings units 96 percent were
identified to be permanent and nearly three percent improvised. Mobile and other types of
housing units contributed for |ess than one percent of the total housing units.



Table 3.1 Percentage Distribution of Number of Persons Per Urban Housing

Unit Cross-classified by Type of Housing Unit, Ethiopia: 1994

Type of Number of Persons

Housing 1 2 3 4 5 6+ N/S Total
Permanent 94.67 94.95 95.97 95.85 96.48 96.30 33.68 95.80
Improvised 4.29 4.22 3.13 271 2.46 2.15 115 2.93
Mobile 0.41 0.39 0.47 0.78 0.65 1.10 0.74
Others 0.14 0.07 0.06 0.37 0.09 0.07 0.12
N/S 0.49 0.36 0.37 0.29 0.33 0.38 65.17 0.41
Total Percent 100.00 100.00 100.00 100.00 100.00 100.00  100.00 100.00

Number | 178,373 196,721 207,498 204,555 179,467 515,099 867 1,482,580

The corresponding proportion for housing units in permanent buildings was 98.7 percent in
1984. In percentage values this might seem that more people lived in permanent houses then than
The
absolute difference between 1994 and 1984 is nearly half a million in favor of 1994. In other

in 1994. However, there is no other concrete evidence, which supports this conclusion.

words the number of housing units has increased by about 66 percent over the ten years between
the two censuses. The other reason, which erodes this superficial difference, is the subjectiveness
of the definitions. Housing units constructed or erected with locally available crude materials may
last a few months to ten years. Aswe may see later in this paper walls and roofs of most housing
units are built of wood and have mud walls and thatched roofs. Some enumerators may categorize
a housing unit as permanent while it should have been in the improvised or vise versa. Therefore,
“permanent” housing units need or require a cautious approach.

Distribution of the housing units by number of persons does not show that crowdedness
and type of housing have any influence on each other. The variability from one group to the next is
minimal. However, the improvised housing units appear |ess crowded than the permanent ones.

Regional Level

The data in Table 3.2 shows that here is some variability at regiona level concerning type
of housing. The highest percentage of permanent housing units is found in Addis Ababa (97.4
percent). Except in Dire Dawa., Somali and Gambella in the other regions over 95 percent of
housing units are of the permanent type. The lowest percentage is observed in the Somali Region
(78 percent); also Gambella Region with its 88.3 percent, diverges from the national average.



Table 3.2 Percentage Distribution of Urban Housing Units Cross-Classified
By Regions and Type of Housing, Ethiopia: 1994

REGION Type of Housing Total
Permanent Improvised | Mobile | Others | N/S % Number
TIGRAY 95.30 3.83 0.17 0.06 0.64 100.00 115,421
AFFAR 96.95 2.15 0.44 - 0.46 100.00 20,160
AMHARA 96.79 251 0.12 0.13 0.45 100.00 285,203
OROMIYA 96.93 2.45 0.12 0.12 0.38 100.00 406,159
SOMALI 77.98 7.75 13.09 0.09 1.09 100.00 70,087
BENISHANGUL — 95.80 2.85 - 0.06 1.29 100.00 8,499
GUMUZ
SNNP 96.49 2.93 0.17 0.09 0.32 100.00 142,212
GAMBELLA 88.29 10.23 0.08 - 1.40 100.00 6,268
HARARI 95.22 3.88 0.20 0.17 0.52 100.00 17,445
ADDIS ABABA 97.42 2.21 0.08 0.15 0.14 100.00 374,743
DIRE DAWA 92.96 572 0.11 0.17 1.04 100.00 36,382
COUNTRY LEVEL 95.80 2.93 0.74 0.12 0.41 100.00 1,482,579

In Gambella Region the percentage of improvised housing unitsis three times as high (10.2
percent), while in Somali Region it is more than twice the national average (7.7 percent). The
Somali Region also stands out for its high proportion of mobile housing units; 13.1 percent of the
total housing units compared to an urban Ethiopian average of 0.7 percent. The obvious
explanation for thisisits pastoral economy, based on a nomadic way of life.

Similar to the country total overcrowding is not an important influence within regions. This
is confirmed in al regions except for Somali, where the last two categories (5, 6 or more people
per housing unit) show a higher than national average percentage (Annex Table 3.1).

TownsLevd

Among the 13 towns that were chosen for a more thorough analysis, Addis Ababa,
Debrezeit, Dessie and Jmma showed an above national average i.e. over 97 percent, for
permanent housing units. Jijiga has the lowest percentage (88.8 percent) of permanent housing
units (see Table 3.3). On the other hand, in Jijiga one in ten housing units are of an improvised
type and in Bahir Dar, Gondar and Mekele towns the figure is about five percent. And this is
larger than the national average (three percent). As can observed from the Annex Table 3.2, even

among towns crowdedness is not a problem.



Table 3.3 Percentage Distribution of Housing Units Cross-Classified by Towns
and Type of Housing, Ethiopia: 1994

Type of Housing Total

TOWN Permanent Improvised | Mobile | Others N/S % Number

ADDISABABA 97.42 221 0.08 0.15 0.14 100.00 374,743
AWASSA 95.68 3.18 0.96 0.04 0.14 100.00 13,851
BAHIR DAR 94.91 474 0.05 0.16 0.15 100.00 19,808
DEBREZEIT 97.80 1.67 0.10 0.15 0.28 100.00 15,112
DESSIE 96.82 2.35 0.13 0.32 0.39 100.00 17,426
DIRE DAWA 92.90 5.83 0.10 0.18 0.98 100.00 34,680
GAMBELLA 95.36 1.17 3.48 - - 100.00 11,413
GONDAR 94.66 4.62 0.09 0.24 0.39 100.00 21,694
HARAR 95.22 3.88 0.20 0.17 0.52 100.00 17,445
JJIGA 88.76 9.31 - 0.12 1.80 100.00 4,112
JMMA 96.94 2.80 0.05 0.03 0.18 100.00 17,078
MEKELLE 94.41 4.81 0.18 0.09 0.51 100.00 21,609
NAZARETH 95.25 3.80 0.04 0.25 0.66 100.00 25,011
COUNTRY LEVEL 95.80 2.93 0.74 0.12 0.41 100.00 1,482,579

3.2. Housing Units by Type of Building and Number of Rooms

The census has gathered information regarding the type of building in which a housing unit
is located and the number of rooms it consisted of. It is possible to elaborate this information with
a series of cross tabulations. However, in order to avoid excessive dispersion of the data, we have
simplified the layout of the Tables by dividing the types of buildings into four categories. non-
storied detached, non-storied attached, multi storied detached and multi storied attached.

Country Level

The census revealed that, 98.3 percent of Ethiopia’s urban housing stock consists of non-
storied buildings, and only 1.7 percent is found in multi-storied buildings (Table 3.4). In the
Ethiopian context it is not possible to distinguish between “traditional” and “modern” buildings.
Considering housing units in non-storied buildings as traditional and those in the multi-storied
buildings as modern will be erroneous. Of course, multi-storied buildings can be considered
“modern” because they require more durable construction materials and sophisticated systems of
construction. However, in Ethiopia this does not necessarily mean that non-storied housing units
are built precariously and with bad quality materials. This is because single family or multi-family
housing units in non-storied buildings which are built by the well-to-do are made up of modern
and durable materials like bricks, hollow blocks, cement...etc.

Table 3.4 shows that overall 72.4 percent of all housing units have one or two rooms of
which, 42 percent are single roomed and 30 percent have two rooms. The proportion for housing
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units with one or two rooms for the country was reported to be 68 percent in 1984, of which 37

percent were single roomed and 31 percent had two rooms.

The proportion for housing units with one or two rooms goes down to 61.5 percent for
multi-storied detached housing units, and only 53 percent for the multi-storied attached. However,
the data of the multi-storied attached type of buildings constitute only 1.01 percent of the total

housing units, hence has little effect on the general average.

The cross-tabulation of the number of rooms per housing unit by type of building shows
that throughout urban Ethiopia the housing units located in multi-storied type of buildings have a
higher average of rooms than those in non-storied buildings.

Regional Level

In al the regions but Harari (95.6 percent), over 97 percent of the buildings are non-storied
type. Breaking down the data of the non-storied buildings into detached and attached reveals that,
except in Addis Ababa (39 percent), over 50 percent of the housing units in the other regions
urban centers are of a detached type. For instance, in Somali, Benishangul and Gambellaregions,

seven out of ten non-storied buildings are detached types (Table 3.5).

Table 3.5 Percentage Distribution of Urban Housing Units Cross-Classified by Regions
and Type of Building, Ethiopia: 1994

Type of Building
REGION Non storied Multi-storied Total
Detached attached detached attached % Number

TIGRAY 58.51 38.68 1.45 1.35 100.00 114,689
AFFAR 52.54 46.80 0.55 0.12 100.00 20,066
AMHARA 53.97 43.54 1.34 115 100.00 283,511
OROMIYA 59.88 39.55 0.18 0.40 100.00 402,806
SOMALI 72.08 21.75 0.06 0.11 100.00 67,762
BENISHANGUL — 74.60 25.05 0.18 0.17 100.00 8,402
GUMUZ

SNNP 67.55 3211 0.14 0.21 100.00 141,077
GAMBELLA 69.81 20.88 0.23 0.08 100.00 6,074
HARARI 52.79 42.87 2.32 2.02 100.00 17,311
ADDIS ABABA 39.09 58.26 0.67 1.99 100.00 374,019
DIRE DAWA 64.33 34.45 0.44 0.79 100.00 35,855
COUNTRY LEVEL 54.70 43.64 0.65 1.01 100.00 1,471,572

At a regiona level there is a marked variability concerning number of rooms. Not
including Oromiya and SNNP Regions, which showed a similar proportion to the national average,
all the other regions reported housing units with 1 or 2 rooms more than the national average (up
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to 89.8 percent in Tigray and 92.9 percent in Somali). Addis Ababa, with 59.2 percent of its
housing units consisting of up-to two rooms, brings the national average down (Table 3.6).

Leaving out insignificant cases (Affar, Somali, Gambella, Benishangul-Gumuz), in the
remaining seven regions, the proportion of multi-storied buildings with 1 to 2 rooms is less than
non-storied type of buildings (Annex Table 3.3). However, the percentage of housing unit in
multi-storied attached buildings is not aways inferior to that of the multi-storied detached
buildings. In Harari and Tigray the diminution is particularly marked. In fact, in Tigray the
percentage of housing units made up of 1 or 2 rooms goes down from 80.2 percent of the multi-
storied detached (much higher than the urban Ethiopia average 61.5 percent) to 50.3 percent in
multi-storied attached. In Harari the number of housing units with 1 or 2 rooms decreases from

69.6 percent to 35.1 percent.

In three regions (Oromiya, SNNP, and Addis Ababa) the percentage of housing units with
1 or 2 rooms is higher in multi-storied attached buildings than in multi-storied detached buildings.
In fact, in Oromiya this percentage rises from 58.2 percent to 65.2 percent; figures which are
respectively higher and lower than the Ethiopia’s urban average. In SNNP Region the percentage
rises from 62.7 percent to 69.9 percent - both these figures are higher than urban Ethiopia. Addis
Ababa shows an increase from 35.7 percent to 46 percent; and both percentages are much lower

than the national average.

TownsLevd

Consistent with the findings for country total, except for Dessie and Harar towns the others
exhibited over 97 percent of the housing units to be in non-storied type of buildings, Harar and
Dessie towns showed a percentage below the national average, 93.8 and 95.6 percent, respectively
(Table 3.7). Gambellatown is singled out, as all of the residential buildings in the town are non-
storied.
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Table 3.7 Percentage Distribution of Housing Units Cross-Classified by Towns
and Type of Building, Ethiopia: 1994

Type of Building
TOWN Non storied Multi-storied Total

Detached |attached detached attached % Number
ADDIS ABABA 39.09 58.26 0.67 1.99 100.00 374,018
AWASSA 59.19 40.39 0.17 0.25 100.00 13,802
BAHIR DAR 44,97 54.19 0.21 0.62 100.00 19,745
DEBREZEIT 55.16 43.95 0.18 0.71 100.00 15,016
DESSIE 41.13 52.63 247 3.77 100.00 17,282
DIRE DAWA 63.36 35.37 0.45 0.82 100.00 34,273
GAMBELLA 37.20 62.80 - - 100.00 11,413
GONDAR 42.09 55.28 111 153 100.00 21,551
HARAR 52.79 42.87 2.32 2.02 100.00 17,311
JJIGA 68.13 31.39 0.35 0.13 100.00 3,954
JMMA 54.33 44.42 0.18 1.06 100.00 17,018
MEKELLE 46.37 51.66 0.77 1.20 100.00 21,493
NAZARETH 49.58 49.70 0.19 0.53 100.00 24,839
COUNTRY LEVEL 54.70 43.64 0.65 101 100.00 1,471,563

A close examination of the data further shows that among the non-storied buildings six of
the towns namely: Addis Ababa, Bahir Dar, Dessie, Gambella, Gondar and Mekelle have over 52
percent of the housing units in the non-storied attached type of building.

Variations with regard to number of rooms are notable among towns with Mekele and Dire
Dawa towns having the highest (88 percent) percentage of housing units with one or two rooms. It
is also interesting to note from Table 3.8 that there is a group similarity when the number of rooms
is confined to one or two. In fact, the towns make roughly three groups. The first group comprised
of Awassa, Debreziet, imma, Dessie and Nazareth. In these towns two in three housing units have
one or two rooms which is below the national average. The second group includes Bahir Dar,
Gondar and Harar, in which nearly three in four housing units have one or two rooms. The third
one is the group of Dire Dawa and Gondar towns, where housing units with one or two rooms
make 88 percent of the total. As can be observed the second and the third group have proportions
more than the national average (72 percent).

The cross-tabulation of building type with number of rooms is presented in Annex Table
3.5. The data reveals varying results: it's not possible to identify a condition common to al the
towns (. It has already been noted that the percentage of housing units with 1 or 2 rooms in Addis
Ababa (59.2 percent) is more than ten points below the average of urban Ethiopia.
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Considering the housing units in multi-storied building, Debrezeit (85 percent) and Gondar
(80 percent) towns showed a higher percentage. Bahir Dar closely follows with 78 percent of the
housing units in multi storied detached building having one or two rooms. Nazareth (29 percent)
and Addis Ababa with 36 percent make the lowest percentage.

With regard to multi-storied attached buildings Awassa town is the forerunner. More than
eight in ten housing units have one or two rooms. In Debrezeit, Dessie, Gondar and Nazareth
towns over 64 percent of the housing units in multi-storied attached buildings have one or two

rooms.

In Bahir Dar, Dire Dawa and Mekele towns half of the housing units in the attached multi-
storied buildings have one or two rooms. The data from Gambella and Jijiga do not consent a

comparative anaysis.
3.3 Housing Unitsby Major Construction Materials

Type of construction material of housing units is of vital importance in housing statistics.
Together with the type of building it will help to assess the durability and permanency of
construction, demand for construction material... etc. It will also serve as an indicator of the
quality of a housing unit.

Three questions were devoted to identify the type of material used in the construction of
the outer wall, the roof and the floor of a housing unit. Here we will discuss about construction
materials of the wall and the subsequent section will deal with the roof and the floor respectively.

In both the 1984 and 1994 census, enumerators were trained to consider the predominant
material for the construction of the wall, if they come across walls made up of one or more
construction materials. The list of the responses consisted of wood and bamboo, wood and thatch,
reed and bamboo, stone and mud, stone and cement, blockets and cement and bricks. For the sake
of smplicity these are regrouped into two: Traditiona (wood and mud, wood and thatch, reed and
bamboo) and modern (stone and cement, blockets and cement and bricks).

3.3.1. Construction Material of Wall
Country Level

At country level, out of 1,482,580 urban housing units, almost 90 percent (89.3 percent) are
built with “ traditional” materials, that is wood and mud (locally known as Chika house), wood
and thatch, stone and mud, reed and bamboo. Only 6.6 percent of all urban housing units are made
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up of “Modern” materias, that is stone and cement, blocks and bricks while the remaining 3.1
percent are made up of other materials (Table 3.9). The 1984 proportion for the construction of
walls for the same regrouping was 84.9 percent traditional and 9 percent modern.

Table 3.9 Percentage Distribution of Type of Building Cross-Classified
by Major Construction Material of Wall, Urban Ethiopia: 1994

CONSTRUCTION Type of Building

MATERIAL Non storied Multi-storied Totd

OF WALL detached attached detached attached
Traditional materials 91.02 88.58 74.03 56.70 89.49
Modern materials 4.97 7.70 23.03 39.71 6.63
other 3.16 3.13 1.92 2.85 3.14
N/S 0.86 0.59 1.02 0.74 0.74
Total Percent 100.00 100.00 100.00 100.00 100.00

Number 804903 642163 9595 14902 1,471,563

The cross-tabulation between the type of building in which the housing unit is located, and
the main material used for the construction of walls provides useful information to describe
housing conditions. It confirms the hypothesis of a hierarchy of modernisation that goes from non-
storied detached to non-storied attached, to multi-storied detached, to multi-storied attached
buildings.

The same Table shows how the use of traditional materials in wall construction of housing
units declines inversely to the rise in that hierarchy from 91 percent to 57 percent. On the other
hand the use of modern building materials increases 5 percent to 40 percent.

Regional Level

Comparison of regions by type of construction materials of wall shows that the highest
percentage of housing units with walls erected using traditional materials is observed in the SNNP
(95.5 percent) region. Amhara (94.6 percent) and Oromiya (94.5 percent) regions closely follow.
Benishangul-Gumuz (91.5 percent) and Tigray (89.6 percent) regions also have a higher than
national average rate. The other regions showed a relatively lower than national average rates.

However the proportions for Dire Dawa region is exceptionally low, 48.23 percent (Table 3.10).

Housing units in Dire Dawa showed a relatively high proportion of walls built from
modern materials (48.2 percent). Addis Ababa with 11.3 percent and Harari with 10.3 percent
follow at a distance. A negligible percentage of modern material is used in the construction of
walls of housing unitsin the larger regions: in Oromiya (3.2 percent), in Amhara (2.9 percent), and

in SNNP (1.97 percent). For four regions: Somali, Affar, Benishangul-Gumuz, and Gambella the
18



datais not adequate to make any remark.

Table 3.10 Percentage Distribution of Urban Housing Units Cross-Classified by
Major Construction Material of Wall and Region, Ethiopia: 1994

REGION Construction Material of wall Total
Traditional Modern other N/S Percent Number

TIGRAY 89.56 7.06 214 124 100.00 115,421
AFFAR 82.96 7.08 9.03 0.93 100.00 20,161
AMHARA 94.60 2.90 143 1.06 100.00 285,203
OROMIYA 94.49 3.15 1.37 0.99 100.00 406,159
SOMALI 82.17 7.14 9.55 114 100.00 70,088
BENISHANGUL- 91.47 4.00 2.35 2.18 100.00 8,499
GUMUZ

SNNP 95.48 1.96 141 115 100.00 142,212
GAMBELLA 82.31 9.57 5.14 2.98 100.00 6,268
HARARI 86.16 10.28 2.01 155 100.00 17,445
ADDIS ABABA 83.17 11.37 5.13 0.33 100.00 374,743
DIRE DAWA 48.23 38.97 11.26 153 100.00 36,382
COUNTRY LEVEL 89.49 6.63 3.14 0.74 100.00 1,471,563

The cross-tabulation between type of building and major material for the construction of
walls revealed some variation both among building types and regions (Annex Table 3.5). In seven
of the regions there is a consistent reduction in the use of traditional materials as we pass from
housing units located in non-storied detached to multi-storied attached type of buildings. For
example, in Tigray it goes from 91.4 percent down to 78.4 percent while the use of modern

building material increases markedly from 5.1 percent to 20.4 percent.

A marked decline in percentage of using traditional materials for the construction of walls
is observed for Addis Ababa and Dire Dawa. What stands out in the case of Addis Ababa is the
quick decrease in percentage of housing units constructed with traditional materials, passing from
housing units in non storied detached (83.8 percent), to housing units in multi-storied attached
type of buildings (33.2 percent). Along with this descent there is an increase in housing units
whose walls have been built using modern materials, up from 11 percent in the case of housing
units in non-storied detached buildings to 62.5 percent in housing units in multi-storied attached
type of buildings.

Another interesting observation is that housing units in the multi-storied buildings of Addis
Ababa and Dire Dawa showed a different trend than all the other regions. In Addis Ababa, the
percentage of housing units in multi-storied detached type of buildings, which have walls, made of
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modern materials (57.4 percent), is much higher than those using traditional materials ( 37.7
percent). This difference is even greater (33.2 percent against 62.5 percent) for housing units in
multi storied attached type of buildings.

In the case of Dire Dawa 66 percent of the walls of the housing units in the multi-storied
detached are made up of modern materials compared to 27 percent of traditional materials. The
gap even widens (76 percent against 15 percent) when we consider multi storied attached
buildings. Dire Dawa is the only region where housing units in non-storied attached type of
buildings using modern materials exceed those using traditional materials (48 percent against 42.7

percent).
Towns Level

Except for Awassa, Bahir Dar, Debrezeit and Dessie town, where over 91 percent of
housing units have walls built from traditional materials, the other towns showed a considerably
lower than average proportion of urban Ethiopia (89.5). Awassa being the capital of the SNNP
Region showed the highest percentage (93.5 percent) as expected. Similarly, Bahir Dar (91.1
percent), the capital of Amhara Region and Dessie (91.2 percent) a zonal capital of the same
region showed the highest proportion of walls erected from traditional materials consistent with
the findings of their respective regions. The proportions observed for Jmma (89.5 percent) and

Bahir Dar (91.1 percent) are similar to the national average, 89.5 percent (Table 3.11).

Table 3.11 Percentage Distribution of Housing Units Cross- Classified by Type
of Construction Material of Wall and Towns, Ethiopia: 1994

TOWN Construction Material of Wall Total
Traditional | Modern | Other | N/S Percent Number
ADDIS ABABA 83.23 11.37 5.13 0.27 100.00 374,743
AWASSA 93.49 4.82 0.88 0.81 100.00 13,851
BAHIR DAR 91.13 6.17 241 0.29 100.00 19,808
DEBREZEIT 90.98 6.74 1.28 1.00 100.00 15,112
DESSIE 91.53 347 3.75 125 100.00 17,426
DIRE DAWA 47.37 39.98 11.49 117 100.00 34,680
GAMBELLA 74.42 22.10 3.49 - 100.00 11,413
GONDAR 82.75 10.59 5.30 135 100.00 21,694
HARAR 86.48 10.33 2.02 1.16 100.00 17,445
JJIGA 79.67 12.01 6.10 2.23 100.00 4,112
JMMA 89.49 7.62 2.04 0.85 100.00 17,078
MEKELLE 86.70 10.27 214 0.89 100.00 21,609
NAZARETH 82.47 12.47 4.28 0.78 100.00 25,011
COUNTRY LEVEL 89.49 6.63 3.14 0.74 100.00 1,471,563
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It can be observed that 8 out of the 13 towns have a higher proportion of housing units with
walls built from modern materials than the national average of urban Ethiopia (7.7 percent). These
are Harar (10.3 percent), Mekelle (10.3 percent), Gondar (10.5 percent), Addis Ababa (11.4
percent), Jijiga (11.6 percent), and Nazareth (12.4 percent). Gambella and Dire Dawa have a
different situation with 22.1 percent and 40 percent, respectively. Dessie and Awassa are two
special cases with respect to usage of modern materials for the construction of walls: Dessie town
shows a proportion of only 3.5 percent and Awassa nearly 5 percent.

Associating the variable “ percentage of housing units which use traditional materials’ with
type of building (from non-storied detached to multi-storied attached) we observe a marked
decreasing trend in Addis Ababa, Gondar, Jimma and Debrezeit towns. The widest gap isin Addis
Ababa, it goes down from 83.8 percent for the non-storied detached to 33.2 percent for the multi-
storied attached. Similarly it drops from 86.8 percent to 45 percent in Gondar, from 92.3 percent to
53.6 percent in Jimma, and from 94 percent to 60 percent in Debrezeit town (Annex Table 3.6).

There is a conspicuous observation for two towns: Mekele and Harar with regard to usage
of traditional materials for the construction of walls by type of building. In both towns, the
variation of usage of traditional materials in construction of walls, with respect to type of building,

isminimal compared to the others.

Obvioudly, the use of modern materias for the construction of wall increases as type of
building varies from non-storied detached to multi-storied attached. This is observed in the towns,
which showed a decreasing trend in use of traditional material. For instance, in Addis Ababa it
increased from as low as 11 percent to 63 percent, in Debrezeit from 3.7 percent to 40.6 percent

and in Gondar from 6.9 percent to 49 percent.

A closer view of the Annex Table 3.6 reveals that in Dessie, Harar, and Mekele towns the
percentage material used for the construction of the walls of housing units in multi-storied
buildings, plunges as we go from the traditional-to the modern. The widest gap is observed in
Dessie (91.5 percent to 4.6 percent) for the multi-storied attached building types.

The data for the housing units in a multi-storied building in Awassa, Bahir Dar, Gambella,
and Jijigatowns s not sufficient to make any statement.
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3.3.2. Construction Material of Roof

Country Level

Table 3.12 presents the summary data of the type of materials used in the construction of
roof cross-classified by type of building. As can be observed, the overwhelming majority (82.9
percent) of the housing units in the total urban area of the country are roofed by corrugated iron.
Thatch follows at a wider gap (10.5 percent). Wood and mud constituted 2.4 percent, while
concrete 0.9 percent and bamboo a very negligible percentage (0.4 percent). Surprisingly the
results of the 1984 census showed the same percentage (82.5 percent) for corrugated iron, not
significantly different ratio for the thatch (9.3 percent) and concrete (1.2 percent).

Breaking the data into type of building still shows that over 3 out 4 housings units have a
corrugated iron roof. In the case of non-storied buildings thatch roof appears second in
percentage, with a pronounced figure in the non-storied detached. It is very difficult to accept the
findings for the multi-storied detached as they revealed 5 and 7 percent of the total housing units
to have tatch and wood/mud material as a roof, respectively. As these cases represent only 1.7
percent (both together) of the total housing unit, the obtained results could have occurred due to
conceptual problem or error introduced due to sampling.

One possible observation is that the percentage of concrete roof increases from as low as
0.6 percent for the non-storied detached to 16 percent in the multi-storied attached buildings.
Inversely, the percentage of thatch decreases along with the grouping i.e from non-storied
detached to multi-storied attached

Table 3.12 Percentage Distribution of Type of Building Cross- Classified
by Construction Material of Roof, Urban Ethiopia: 1994

Construction Type of Building

Materia Non storied Multi-storied Total

Of Roof detached | attached Detached | attached
Corrugated iron 75.27 92.62 79.42 74.44 82.86
Concrete 0.60 0.77 4,75 16.13 0.86
Thatch 16.82 2.82 4.89 1.05 10.47
Wood/mud 281 1.84 6.92 2.89 241
Bamboo 0.62 0.13 0.44 0.23 0.40
Other 3.06 1.25 2.36 4.44 2.28
N/S. 0.82 0.58 1.23 0.83 0.72
Total Percent 100.00 100.00 100.00 100.00 100.00

Number 804,903 642,162 9,595 14,902 1,471,563
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Regional Level

Extending the analysis to regional level, we observe a great variability of materials used to
make a roof which is in part due to differences of climate and in part due to development and
economy. Results of the 1994 census for materials of roof are presented in Table 3.13 cross-
classified by region.

According to the results obtained by the census, it is possible to regroup the regions into
three: Above national average, below national average and lower rates. The above average group
is comprises Addis Ababa (96.5 percent), Dire Dawa (91.9 percent), Oromiya (86.7 percent) and
Harari (83.9 percent). The below national average group includes Tigray (73.6 percent) and SNNP
(72.6 percent).

Consistent with expectation, lower percentages of housing units with corrugated iron roof
are observed in Affar (32.4 percent), Somali (37.2 percent), Gambella (44.4 percent) and
Benishangul Gumuz (48.2 percent). These regions have a hotter climate and a nomadic way of
life. Therefore, use of corrugated iron for roof will aggravate the hotness and/or make it difficult to
transport during evacuation. Hence, people in the nomadic areas like Affar, Somali, Gambella and
Benishangul-Gumuz regions make their houses, huts or tukuls from mud and wood or highly

ventilated twigs with some thing to cover from the top to withstand the heat.

Among these regions Benishangul and Gambella evinced nearly an equal proportion of the
housing units to have a thatch roof. The case for Somali region is different not only for having a
quarter of the housing units roofed by thatch but also a substantial percentage (24.5 percent) under
the category of others. Similarly, the case for Affar region shows one third of the housing units to
have a mud or wood roof while 24 percent have ‘others’. These other category needs an
investigation in the future as it comprises a sizeable proportion in this region. It could probably be
huts made up of twigs and covered by clothes, plastics ... etc.

A quick glance at Annex Table 3.7 reveals that in Tigray, Oromiya, Harari, Addis Ababa
and Dire Dawa there is a relatively increasing percentage of housing units with concrete roof, as
we go from the non-storied detached to the multi-storied attached buildings. It is not possible to
make any judgement about the trend in the remaining regions because of insufficient cases of the
multi-storied buildings. However, in al the regions there is an increasing trend in the usage of

corrugated iron for roof of the non-storied attached buildings.
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TownsLevd

Of the 13 towns understudy, except Gambella and Jijiga all others showed a more than the
national average ratio of having corrugated iron roofs. In fact, in Addis Ababa, Nazareth, Awassa,
Debrezeit and Dessie the percentage of roof with corrugated iron comprise over 95 percent of the
total housing units (Table 3.14).

Thereis an odd finding for Jijiga, Gambella, and Bahir Dar. In Gambella town 15 percent
of the housing units have roof made up of the ‘other’ category. In Jijiga 49 percent of the housing
units have thatch roof. In Bahir Dar, the capital of Amhara region, it is surprising to find 13

percent of the housing units to have thatch roof unlike the other towns,

There is not much to say about the trend of the type of roof with respect to the type of
building, all the way through the four groups. This is because cases in multi storied buildings for
amost al towns are insufficient. Nevertheless, the percentage of housing units with corrugated
iron roof increases in al towns from the non-storied detached to the non-storied attached (Annex
Table 3.8).

3.3.3 Construction Material of Floor

According to the 1994 census results there were responses to all categories of construction
material of floor listed in the questionnaire. The list included mud\earth, wood tiles, plastic tiles,
cement and concrete, and cement bricks. We have tried to categorize the results into three: mud in
one group; concrete, cement and brick in another group; wood and plastic tiles in the third group.
It can also be regrouped as modern and traditional; where the modern group comprises wood and
plastic tiles and the others fall in the traditional group.

Country Level

At a country level 88.9 percent of the housing units have a floor made up of traditional
materials of which 72.6 percent is mud floor. Only 9.4 percent of the total housing units enjoyed
modern floor i.e. wood or plastic tiles (Table 3.15). This proportion was 67.7 percent mud and
14.8 percent wood\plastic tiles in 1984. The increase in percentages of mud floors and a decrease
in percentage of modern floors could have arose due to the higher proportion of housing units with
mud floors built in the last ten years (Table 3.19).

25



£9S'LLY ¢ 00°C0+ 88'0 €82 L0 gr'e ¥S0L 980 1628 I3A37 AHLINNOD
910's2 0000+ L0t oL} 90°0 210 990 920 0296 H13HYZYN
809'1Z 00'00+ {1 BE'0 2EC L0 6Lk €51 6416 ERRENE(L
8L0°LL 00004 €80 60°1 ore b0 0£'9 190 ¥2'06 YW
AINY 00°00} 0L HE AN 850 828y et 9z ey YOIrir
SYyLL 00004 2 80°Z P10 958 511 652 €6°68 HYdVH
¥69'12 00'004 o't 88°0 800 EV'0 62'¢ el 0926 HYANOD
3TN 00'00+ - (T - 05'e 169 ZET OLEL YTI3EWYD
089'%E 00'004 oL'1 8L’} L0 80°E 9€0 02} 2r'es YMVYa3LiQ
92y’ Ll 00’001 Wl 681 §0'0 6Y°0 650 ¥5'0 ¥0'S6 318830
ZhgH 00°004 9e'L 020 200 910 tr'e 8v'0 82°G6 L13z3"esq
80861 00003 SE'0 980 010 oL0 BLEL 6€°0 ov's8 HvqQ YiHve
1S8'EL 00'004 960 £20 90°0 90'0 e £9'0 68'G6 YSSYMY
SPL'vIE 00°00L 080 1oL SO0 800 LE0 0kt 55°96 vEvEY S$IG0Y
L Jequunp | usdied ‘S/N jeyio | ooqueg | POi/POoM | WaRULT | S1I0uG) | uos parebnuiod

T®0L JOGH 10 fBUsie LoIonsuod NMOL

¥66 | eldolylT ‘sumo) pue jooy

Jo [euSiElN uoBoNIsUO) Ag paljisseld-ssoi) siiun Buishoy jo uonnginsig ebejusniad v1°¢ aige)

26



Table 3.15 Percentage Distribution of Type of Building Cross- Classified
by Construction Material of Floor, Urban Ethiopia: 1994

Construction Type Of Building Total

Material Non storied Multi-storied

Of Floor deteched | attached | detached | attached
Traditional Materials 90.98 87.33 7132 61.01 88.95
Modern materials 7.51 10.99 25.50 36.24 9.44
Other 0.52 0.99 1.99 1.95 0.75
N/S. 0.99 0.69 1.19 0.81 0.86
Total Percent 100.00 100.00 100.00 100.00 100.00
Number 804,903 642,162 9,595 14,902 1,471,563

With regard to type of building and floor, the use of traditional materials decreases form
90.9 percent to 61.01 percent as we go from the non-storied detached to the multi-storied attached
buildings. Inversely, the percentage of the modern materials used for floor increases from 7.5

percent to 36.2 percent. Obviously, the high percentage of multi-storied building with traditional

floor must have been inflated for we grouped cement and cement bricks in the traditional group.

Regional Level

Aswe look into regional urban housing, considering the above grouping, an interesting fact
arises. In al the regions, except for Addis Ababa, urban area housing units use traditional
materials for floors higher than the national average (Table 3.16). However, focusing only on mud
floor, we observe that in six of the regions over 80 percent of housing units have mud/earth floor
and the highest proportion is observed in Amhara region (88.6 percent). Among the regions Dire

Dawa showed the lowest proportion (44.4 percent) for mud floor.

Table 3.16 Percentage Distribution of Urban Housing Units Cross-Classified by
Construction Material of Floor and Regions, Ethiopia: 1994

REGION Concrete/ |  Wood/ Total
Mud cement Plastic Others N/S Percent |Number

TIGRAY 83.92 9.82 2.90 2.08 1.29 100.00 115,421
AFFAR 87.25 9.05 1.60 0.50 161 100.00 20,161
AMHARA 88.55 6.82 3.14 0.32 1.18 100.00 285,203
OROMIYA 77.2 14.67 6.53 0.45 1.16 100.00 406,169
SOMALI 84.12 11.27 1.80 0.24 2.64 100.00 70,085
BENISHANGUL-GUMUZ 87.16 8.46 2.19 0.12 2.05 100.00 8,499
SNNP 71.48 22.73 3.91 0.44 1.46 100.00 142,212
GAMBELLA 80.2 11.61 4.36 0.54 3.30 100.00 6,268
HARARI 53.97 40.77 3.27 0.43 158 100.00 17,445
ADDIS ABABA 52.78 21.25 24.35 1.30 0.34 100.00 374,743
DIRE DAWA 44.41 50.63 3.37 0.13 1.46 100.00 36,382
COUNTRY LEVEL 72.6 16.2 9.40 0.70 1.10 100.00 | 1,471,563
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Only Addis Ababa, which accounts 25 percent of all the housing units in urban Ethiopia
(347,743 housing units), has a significantly high proportion of floors with either wood or plastic
tiles (24.4 percent). All the other regions reported a below national average proportion of modern
floor. In fact, the lowest proportion for modern floor is observed in Affar and Somali regions

(below 2 percent).

The other interesting feature of Dire Dawa is that, half of the housing units' floor is made
up of concrete/cement bricks. Harari region stands second to Dire Dawa with 41 percent of the

housing units having concrete/cement brick floor.

TownsLevd

Out of the 13 towns four of them (Bahir Dar, Dire Dawa, Harar and Jijiga) reported to have
high proportion of traditional floor i.e. over 94 percent. Splitting the traditional floor rate into mud
and concrete/cement changes the picture: Bahir Dar remains in the group standing first with 81.2
percent of mud floor. Gondar with 80.9 percent and Gambella with 77.8 percent follow Bahir Dar
(Table 3.17).

The case for Dire Dawa and Harar is the same as their respective regions. This is because
the size of the towns is the same as the regions. This holds also for Addis Ababa. In Jijiga town
out of the 94.4 percent traditional floor 41 percent is a contribution of the concrete and cement
bricks.

Table 3.17 Percentage Distribution of Housing Units Cross-Classified by Construction

Materia of Floor and Towns, Ethiopia: 1994

TOWN Concrete/ wood/ Total

Mud cement plastic Others N/S Percent | Number
ADDIS ABABA 52.78 21.23 24.35 1.30 0.34 100.00 374743
AWASSA 48.49 36.27 10.77 3.31 1.16 100.00 13,851
BAHIR DAR 81.45 13.94 4.01 0.29 0.31 100.00 19,808
DEBREZEIT 62.37 19.46 16.28 0.47 1.42 100.00 15,112
DESSIE 71.42 10.87 14.79 154 1.38 100.00 17,426
DIREDAWA 43.19 51.88 3.37 0.14 1.42 100.00 34,680
GAMBELLA 77.77 10.27 8.12 0.34 35 100.00 11,413
GONDAR 80.90 8.90 7.97 0.58 1.65 100.00 21,694
HARAR 53.97 40.75 3.27 0.43 158 100.00 17,445
JJGA 53.49 40.92 5.59 - - 100.00 4,112
JMMA 58.97 28.42 9.34 2.10 117 100.00 17,078
MEKELLE 70.18 10.14 7.80 10.58 1.30 100.00 21,609
NAZARETH 60.01 29.41 8.90 0.50 1.18 100.00 25,011
COUNTRY LEVEL 72.6 16.2 9.40 0.70 1.10 100.00 1,471,563
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With regard to modern floor i.e. wood /plastic, as aready stated in the regions section
above, Addis Ababa stands out with 24.3 percent of housing units to have “modern” floor. Others,
which have a higher than the national averages (9.4 percent), are Debrezeit (16.3 percent), Dessie
(14.8 percent), and Awassa (10.8 percent). The other 8 towns used a lower than average of

“modern” materials.
3.4 Age of Housing Units, Material of Construction and Type of Building

In order to evaluate the housing stock of a given country, region or town, statistics on
housing units by age break down provides useful information. It is important not only to asses the
condition of existing housing but also to estimate the expected rate of replacement. It is also
indispensable for determining the extent to which housing programs are meeting the need for new
dwellings.

Knowledge of the age of a housing unit or the building in which the housing unit is found
together with the materials and methods of construction, provides the basis for an estimate of the
annual rate of dwelling constructions. It also furnishes an insight into the housing patterns of
population. More over, it is of special importance for the information of housing programs, since
they provide the basis for appraising the dwelling inventory in terms of durability comfort and
access to better living conditions.

However, data on age of construction of housing units are difficult to collect and prone to
errors, because of memory lapse or lack of knowledge of the year of construction. Respondents
may not know the exact year of construction, specially those households living in government

houses, public houses or houses rented from individuals.

A question on this particular statistics was posed to households in the 1994 census.
Information obtained from the census is discussed below for the country, regions and selected
towns, respectively. The Tables show data in five age groups by building type and construction
material of wall, and roof. For reasons stated above the results should be treated cautiougly.

3.4.1 Age of Housing Unitsand Material of Wall
Country Level

According to the second national census, more than half (55.7 percent) of urban Ethiopia’'s
residential housing were less than 20 years old, of which one in five were built in the five years
prior to the census (Table 3.18). Only four out of ten urban Ethiopia's residential houses are older
than 20 years. Altogether residential houses are very new. However, this does not necessarily

imply that all are of good quality and up to standard.
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Table 3.18 Percentage Distribution of Urban Housing Units by Age, Cross-Classified
by Regions, Ethiopia: 1994

Age of Housing Unitin Years TOTAL
REGION <5 59 10-14 15-19 20+ N/S Percent Number
TIGRAY 2693 11.64 12.72 8.39 38.21 211 100.00 115,421
AFFAR 2290 2257 16.22 13.17 23.19 1.94 100.00 20,161
AMHARA 2242 17.38 14.21 9.25 34.87 1.87 100.00 285,203
OROMIYA 1955 16.79 10.57 8.28 43.14 1.67 100.00 406,169
SOMALI 2091 37.55 9.83 4.47 15.77 2.46 100.00 70,088
BENISHANGUL - 4553 30.58 8.51 3.86 8.94 2.58 100.00 8,499
GUMUZ
SNNP 2824 21.67 13.30 9.29 25.98 152 100.00 142,212
GAMBELLA 4939 29.02 6.25 2.19 7.63 5.52 100.00 6,268
HARARI 7.65 7.92 577 6.84 69.31 2.50 100.00 17,445
ADDIS ABABA 1292 9.80 7.63 6.86 61.53 125 100.00 374,743
DIRE DAWA 20.30 16.46 8.65 6.40 45.84 2.36 100.00 36,382
COUNTRY LEVEL 2052 16.28 10.87 7.98 42.63 171 100.00 1,471,563

An interesting picture emerges when we associate age of housing units with the material
used in building its walls. Housing units constructed with modern materials of wall go from 6.4
percent (7,594) in the period 1975-79, to 7.6 percent (12,196) in 1980-84. Table 3.19 shows an
increment of 60.6 percent over the preceding five years. The proportion remained constant i.e. 7.6
percent up to the period 1985-89 and declined to 5.9 during the last five years when 17,915
housing units were constructed. This shows a negative growth of 2.7 percent. It may indicate that
construction of walls with modern material in urban Ethiopia has been growing slowly but not in
the last five years prior to the census. It is worth noting that in 1990-94 the housing units

constructed with modern material decline not only in relative terms, but also in absolute terms.

The materials used in the construction of floor consistently increased with regard to
traditional materialsi.e. mud, cement, concrete, etc. Inversely, the proportion for materials showed

aconsistent decrease in the two decades preceding the census.
Regional Level

Distribution of housing units by age at regional level reveals some interesting picture. For
instance, over 75 percent of the housing units in urban Gambella and Benishangul Gumuz were
built during 1985 to 1994, where the peak is observed in the last five years prior to the census.
Similarly 67 percent of the Somali urban housing were erected in the ten years preceding the
census. In Tigray over a quarter of the urban housing units were constructed between 1990 and
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1994. On the contrary, over 60 percent of housing in urban Harar and Addis Ababa were built

well before 1974. The case for Harar is special, nearly 70 percent of the housing units were over
20 yearsold (Table 3.18).

Table 3.19 Percentage Distribution of Urban Housing Units by Age Cross -Classified by
Construction Material of Wall, Roof, and Floor, Ethiopia: 1994

Construction

Age of Housing Unitin Years Total
Material <5 59 10-14 15-19 20+ N/S
WALL
Traditiona materials 88.01 87.79 88.29 89.56 91.20 78.13 89.32
Modern materials 5.89 7.63 7.57 6.42 6.36 6.50 6.61
Other 5.26 3.75 335 3.36 1.85 2.90 3.16
not stated 0.84 0.83 0.79 0.66 0.60 12.48 0.91
Total 100.00 100.00 100.00 100.00 100.00 100.00 100.00
ROOF
Corrugated iron 64.29 73.00 84.06 89.06 93.89 71.05 82.57
Concrete 0.58 1.08 0.68 0.72 0.97 0.83 0.86
Thatch 25.90 16.86 9.64 5.52 1.87 11.49 10.54
Wood/mud 2.85 2.88 2.83 2.65 1.85 3.22 242
Bamboo 0.98 0.65 0.36 0.17 0.09 0.61 0.41
Other 453 479 1.61 119 0.75 143 233
Not stated 0.87 0.75 0.81 0.69 0.57 11.37 0.88
Total 100.00 100.00 100.00 100.00 100.00 100.00 100.00
FLOOR
Traditiona materials 96.16 94.63 92.58 88.88 82.48 76.04 88.76
Modern materials 2.36 3.94 5.99 9.61 15.78 7.01 9.39
Other 0.43 0.42 0.55 0.69 1.08 0.81 0.75
not stated 1.05 1.01 0.88 0.82 0.66 16.14 110
Total 100.00 100.00 100.00 100.00 100.00 100.00 100.00
Total Number 304,261 241,413 161,091 118,368 632,075 25,383 1,471,563

Upon closer inspection the situation in Tigray is quite anomalous. In the last five years
31,083 housing units have been built, anounting to 26.9 percent of the total housing stock (against
20.5 percent in urban Ethiopia), with a 131 percent increase compared to the previous five years.
Regarding housing units constructed with modern materials the increase is even more remarkable.

From 580 housing units constructed during the period 1985-89, to 1,510 in 1990-94 (160 percent
increase).

In Affar the total increase of housing unitsin the last decade is very moderate (+1.4 percent

against 26 percent in urban Ethiopia), whereas housing units constructed with modern material
rises by 141 percent (from 110 to 265).
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Somali has yet another situation: The total number of housing units built in the last five
years amounts to 20,963 against the 26,320 built during 1985-89 (a 20.4 percent decrease). On the
other hand, the housing units constructed with modern materials increase from 1,064 during 1985-
89, to 1,242 (+16.7 percent increment) during 1990-94.

Addis Ababa comes second after Dire Dawa with regard to use of modern materials.
Except for the decrease in the last five years (1990-94) — from 9,844 to 8,755 housing units in
absolute terms and from 26.8 percent to 18.1 percent of the total in relative terms there was a

definite increase in the previous five years.

Although Dire Dawa enjoys higher than average walls made up of modern materials, it is
surprising to note that during the last 15 years, the proportion decreased rather than increasing. It
declined from 48.6 percent of houses constructed with modern materials, before 20 years to 22.7

percent of houses, which are less than 5 years old, in 1994.

Regional distribution shows some variation when we focus on the housing stock built
during 1990-94. Affar (5.7 percent), Tigray (4.9 percent), Oromiya (3.4 percent), Gambella (2.6
percent), Amhara (1.5 percent), SNNP (1.5 percent), and Benishangul-Gumuz (0.5 percent)

regions showed a proportion below national average.

Harari (9 percent), Addis Ababa (18.1 percent), and Dire Dawa (22.7 percent) regions had
an above national average proportion. The results for Somali revealed a similar percentage to the
national urban total.

Regarding the use of traditional materials, Amhara, Oromiya, Benishangul-Gumuz, and
SNNP regions, showed below average percentages for the total residential housing, as well as
housing units constructed between 1990-94. Tigray and Gambella have a total residential stock in
which the ratio of the use of modern materials for construction of wall is higher than that of urban
Ethiopia, but lower when compared to the last five years (1990-94).

Towns Level
The distribution of housing by town and age of construction presented in Table 3.20 shows

that Harar and Addis Ababa have the same finding with their respective region. Debrezeit (62.5

percent), Jmma (58.5 percent) and Dessie (59.6 percent) have relatively older housing units. In
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Jijiga, Gambella, Bahir Dar and Awassa towns housing units were constructed in the ten years
prior to the census. The overwhelming majority (77.9 percent) of housing units in Jijiga were less

than ten years old in 1994, while over 48.5 percent were built during 1990 t01994.

Table 3.20 Percentage Distribution of Housing Units by Age, Cross-Classified by
Towns, Ethiopia: 1994

Age of Housing Unitin Years
TOWN <5 59 10-14 15-19 20+ N/S TOTAL
ADDIS ABABA 12.92 9.80 7.63 6.86 61.53 1.25 100.00 374,743
AWASSA 25.06 18.22 11.93 13.21 30.23 1.36 100.00 13,851
BAHIR DAR 27.38 17.31 17.03 12.28 24.65 135 100.00 19,808
DEBREZEIT 8.07 7.79 7.90 11.50 62.53 221 100.00 15,112
DESSIE 10.05 8.76 9.24 10.02 59.76 217 100.00 17,426
DIREDAWA 20.4 14.65 7.98 6.30 47.83 231 100.00 34,680
GAMBELLA 29.05 19.79 4.65 117 45.35 0.00 100.00 11,412
GONDAR 12.80 11.03 13.21 11.58 48.92 2.46 100.00 21,694
HARAR 7.65 7.92 5.77 6.84 69.31 2,50 100.00 17,445
JUIGA 48.54 29.35 591 1.95 9.31 494 100.00 4,112
JMMA 12.96 11.47 7.34 8.23 58.51 1.48 100.00 17,078
MEKELLE 21.99 12.58 15.46 11.32 35.84 2.82 100.00 21,609
NAZARETH 16.92 14.43 11.88 8.11 46.15 251 100.00 25,016
COUNTRY LEVEL | 20.52 16.28 10.87 7.98 42.63 171 10000 1,471,563

We have already pointed out that there has been a decline in the use of concrete material
for the construction of walls between 1985 and 1994. However, Nazareth is an exception, in which
the proportion of housing units built with concrete walls increased from 16.6 percent to 21 percent
during the same period. Gambella and Mekelle towns also showed a better increasing trend than
the national average (Annex Table 3.10).

Among the other 10 towns, which follow the general declining trend, the decrement
observed in Harar, Debrezeit, and Jijiga town stands out. The proportion in Harar goes from 19
percent to 9 percent and that of Debrezeit from 22 percent to 10.2 percent and in Jijigait drops all
the way from 18.7 percent down to 3 percent.

3.4.2 Age of Housing Unitsand Material of Roof

Country Level

Associating housing age with major material used for the construction of roofs confirms
the stagnation of the process of modernisation of the residential housing stock. Even if corrugated
iron is predominantly used for the construction of roofs, the situation is not static. In fact, it is

amazing to observe that in the twenty years preceding the census, use of corrugated iron for roof

33



consistently decreased. It dropped from 93.9 percent in older housing units (20+ years) to 64 .3
percent for the housing units built during the period 1990-94 (Table 3.19).

The proportion of housing units with roof made up of concrete followed the same trend;
decreased over the last 20 years. On the other hand, the use of thatch material for roof has
increased significantly from 1.3 percent for older housing units to 25.9 percent for those built in
the period 1990-94.

Regional Level

Extending the analysis to the regions, the data in Annex Table 3.11 shows that only three
regions (Tigray, Affar, and Harari) do not follow the general trend of a progressive reduction in
the proportion of housing units with corrugated iron roofs during the last decade. Considering the
last 20 years before the census, in Tigray the proportion of housing units with corrugated iron
roofs, decreased from 82.3 percent to 62.5 percent in the period 1985-89 and increased to 66.4 in
1990-94. Inversely, the proportion that has been increasing for the other two categories of roof
constructing materials (thatch, wood, and mud) decreased in the last five years (1990-94).

In Affar the proportion of housing units with corrugated iron roofs goes down from a peak
of 48.1 percent of housing units built in 1975-79 to a minimum of 18.7 percent of housing units
built in 1985-89. However, it rose again to 23.9 percent in the following five years (1990-94). On
the other hand, the proportion of housing units with wood and mud roofs increased to 45.8 percent

in 1985-89 from 30 percent in 1975-79 then declined to 30.4 percent in the following five years.

Harari is a specia case: the use of corrugated iron roofs increased from 81.4 percent during
1975-79 to 91.3 in 1980-84 and surprisingly remained constant thereafter. This trend is analogous
to that of Addis Ababa and Dire Dawa. These two regions have more than 90 percent of housing

units with corrugated iron roofs throughout the years under consideration.

TownsLevd

The overall picture of a declining trend in the use of corrugated iron for roof and an increasing

trend in the use of thatch observed at country level has been reflected in almost all towns. Focusing on

the twenty years prior to the census, we observe that the use of corrugated iron for roof decreased in all

the towns since 1975. The major decrease is observed in Jijiga; from 88.7 percent to 30.7 percent, in
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Jmma from 96.5 to 66.8 percent and in Bahir Dar from 94 percent to 68 percent. Inversely, these
towns showed a remarkable increase in the use of thatch for roof. For instance in Jijiga the proportion
increased from 11.3 percent to 65.8 percent and in Bahir Dar from 4.9 percent to 30 percent.

3.4.3 Age of Housing Units by Type of Building

Country Level

As stated in the previous sections almost 55 percent of the entire housing stock is of the non-
storied detached type, while nearly 44 percent is of the non-storied attached type. The proportion of

housing units in multi-storied type of buildingsis only one percent.

Out of the 804,915 non-storied detached housing units one third (32.9 percent) were built
before 1975, while one quarter (26.5 percent) were less than five years old by 1994. Among the non-
storied attached (642,163) group over 54 percent were older than twenty years (Table 3.21.a). Of the
multi-storied type of buildings over 62 percent were built before twenty years (attached or detached).

Housing units in non-storied detached type of buildings have a higher rate of increment
compared to the detached. In fact, they account for 42 percent of all housing units built before 1975,
and for 70 percent of those built between 1990 and 1994. Inversely, the proportion of housing unitsin
non-storied attached type of buildings dropped from 55.6 percent of the total housing units built before
1975, to 28.3 percent all housing units built between 1990 and 1994. Much can not be said about the

multi-storied buildings, however, from Table 3.21.b a general decreasing trend is apparent.

Regional Level

At regional level, in Tigray, Amhara and Oromiya the non-storied detached buildings make a
balance of proportion between housing units built in the last five years and those erected before twenty
years. In Somali, Benishangul-Gumuz and Gambella regions over 85 percent of the non-storied
detached buildings were less than 15 years old in 1994 (Annex Table 3.13).

In almost all regions most of the multi-storied buildings were built before 1975. The case for

Harari is exceptional. It can be said that the construction of multi-storied buildings was completed

before 1975 (over 90 percent were older than twenty years).
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TownsLevd

In Awassa and Mekele an equal and a sizeable proportion of non-storied detached buildings
were built either during 1990-94 or before 1975. In accordance to the findings for the total urban
Ethiopia, in al the remaining towns a better proportion of housing units were built before 1975;

irrespective of the type of the building (Annex Table 3.14).

In genera in all towns but Debrezeit and Nazareth proportion of housing units in the non-
storied detached type of buildings built during the period 1990-1994, is higher than the proportion of

housing units built in an attached type of buildings for the same period.
3.5 Housing Units By Main Housing Facilities
3.5.1 Housing Units by Source of Drinking Water

Protected water supply for the total population is of great importance for sanitary purpose,
for the protection of communicable diseases and for the general safety of the population. The most
effective means of protecting water from pollution and to ensure its purity is supplying it through
pipes. This may hold true provided that the water supply system is effectively administered (UN
1969). More over, the availability of organoleptic standard tap piped water is an essential indicator
of the hygienic- sanitary level, and of access to utilities which are now considered an
indispensable part of urban life.

The census long questionnaire allowed the gathering of useful information on the kind of
tap water housing units could rely on. As a matter of fact the tap water supply results from the
aggregation of four different kind of piped tap water They are: 1. Tap inside house, 2. Tap in
compound-private, 3. Tap in compound-shared and 4. Tap outside compound. The other sources

mentioned by respondents include protected well, unprotected well/river and of course ‘not stated’

Country Level

If we consider it to be a natural and legitimate aspiration to have one's own tap water
supply inside house, we will be obliged to find only 3.2 percent of the urban Ethiopia housing
units satisfying their need.

In general, the sources of water supply for the majority (73 percent) of the housing unitsin
urban areas is piped tap water, irrespective of the place where the tap is located. Housing units that
obtained drinking water from protected well/spring amount 8.2 percent, and those who obtained
from unprotected well/river/lake/pond are 18.3 percent. That adds up to 26.5 percent to give the
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total housing units whose occupants that are at risk of communicable diseases (Table 3.22). In
1984, the corresponding figures for the source of drinking water was 66.5 percent for tap water
from any source, 20.2 percent from unprotected well/river/pond/lake and 10.6 percent from

protected well/spring.

Regional Level

The proportion of housing units with piped water supply varied among regions. Table 3.23
shows that it ranges from 97.8 percent in Addis Ababa, to 38.4 percent in Somali. Besides Addis
Ababa, Harari with 96.6 percent and Dire Dawa with 94.6 percent showed an above average rate
compared to the country total. All the other regions show a lower than average percentages of
housing units with piped water. Next to Somali, Benishangul-Gumuz (39.2 percent) has the lowest
proportion with regard to access to piped water. SNNP (55.5 percent) and Gambella (56.7 percent)
regions fall in one group. Oromiya (64.4 percent) and Tigray (66.4 percent) have a similar rate.
Likewise Amhara (70 percent) and Affar (71.7 percent), make yet another group.

Addis Ababa and Harari have a relatively higher proportion of tap inside house water
supply (4.4 percent), and the lowest (2.3 percent) is observed in SNNP. Among the housing units
in Addis Ababa, 92.3 percent were enjoying piped water in 1984. Compared to 97.8 percent in

1994 it shows an increment of a 5.5 percentage point in the ten years between the two censuses.

TownsLevd

All the 13 towns, but two, have a higher percentage of housing units with tap piped water
than the one pertaining to urban Ethiopia. Nazareth is the town with the highest proportion of
housing units obtaining water from piped supply (98.9 percent). In Debrezeit, Dessie, and Harar
towns 97.6 percent of housing units have access to piped water (However, it should be noted that
this does not necessarily mean they have access to safe drinking water). A relatively lower
proportion is observed for Jijiga (66.8 percent). Even worse, in JJmma less than fifty percent of

housing units have access to piped water (Table 3.23).

Jijigais an interesting case. On the one hand it is the town with the highest proportion of
housing units obtaining water from unprotected wells, and/ or rivers (25.6 percent), on the other it
has a relatively higher proportion of housing units obtaining water from tap inside house (5.1
percent).
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In Addis Ababa, Awassa, Bahir Dar, Debrezeit and Gambella one quarter of the households get
drinking water from tap in side compound but shared. In Harar the proportion increases to one in
three households.

In these towns over four out of ten households get their drinking water from taps out side
their compound. The case for Dire Dawa is unique as 74 percent of housing units get water to
drink from taps outside their compound. These sources are mostly neighboring households who
own tapped water and who sale per gallon or bucket (these days even Kiosks sale water). The
other outside compound water sources are government standpipes locally known as ‘Buno or
Birka'.

On the other hand, 25.6 percent households in Jijiga and 24 percent households in Jimma
drink water exposed to water borne diseases i.e. unprotected well or rivers. A sizeable proportion,
10 and 11 percent of the households in Bahir Dar and Mekele, respectively, drink from open well

or river.
3.5.2 Housing Units by Type of Toilet Facility

The United Nations Principles and Recommendations for housing census defines toilet as
an installation for the disposal of human excrete and a flush toilet as an installation connected with
piped water arranged for humans to discharge their wastes and from which the wastes are flushed
by water (UN, 1969). One of the measurements of environmental sanitation is the provision of
water supply by which a safe and efficient disposal of human waste is maintained. In the second
national population and housing census of Ethiopia households were interviewed whether they
have a toilet or not and if they have one to state the type of the toilet. The results obtained are
discussed below.

Country Level

Overall in urban Ethiopia 42.3 percent of the housing units did not have any type of toilet
until 1994. On the other side only 5.5 percent of the housing units enjoyed a flush toilet of which
3.5 percent were private (Table 3.24). A little more than half (51.1 percent) of the housing unitsin
all urban centres of the country used dry pits (private or shared toilet). The national report of the
first census indicated that by 1984 almost half (49.5 percent) of the total urban areas did not have
any type of toilet. A total of 42.7 percent had dry pit (private or shared) while only 6.3 percent
enjoyed flush toilet. This shows a decline over the ten years between the two censuses in the
proportion of housing units with no toilets
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Table 3.24 Percentage Distribution of Types of Toilet Facility of Urban Housing Units
Cross-Classified by Regions Ethiopia: 1994

REGION HasNo| Flush Flush Pit Pit N/S. Total

Toilet | Private Shared | Private Shared percent number
TIGRAY 69.99 2.37 2.64 9.82 13.77 141 100.00 115,421
AFFAR 58.33 4.87 0.86 20.20 15.70 0.05 100.00 20,161
AMHARA 61.50 159 115 18.24 16.36 115 100.00 285,203
OROMIYA 39.94 1.82 135 3341 22.39 1.10 100.00 406,169
SOMALI 51.64 1.04 0.52 21.35 24.68 0.77 100.00 70,090
BENISHANGUL- 35.09 2.24 3.95 30.27 26.73 1.72 100.00 8,499
GUMUZ
SNNP 35.86 124 0.87 38.08 22.77 1.19 100.00 142,212
GAMBELLA 66.98 3.03 3.14 13.05 11.74 2.06 100.00 6,268
HARARI 28.70 5.10 2.98 25.35 35.75 213 100.00 17,445
ADDIS ABABA 23.89 8.04 3.95 18.12 45.03 0.98 100.00 374,743
DIRE DAWA 23.45 457 2.34 29.77 37.96 191 100.00 36,382
COUNTRY LEVEL 42.33 3.45 2.05 24.20 26.85 112 100.00 1,471,563
Regional Level

Table 3.24 presents type of toilet facilities by region. According to the data in the Table,
the highest percentage of housing units with no toilet is to be found in Tigray (70 percent).
Housing units in Gambella (67 percent), Amhara (61.5 percent), Affar (58.3 per cent), and Somali
(51 percent) regions also suffer from not having any type of toilets. In relative terms, housing units
in Dire Dawa showed the lowest proportion of not having atoilet (23.4 percent). In Addis Ababa,
Dire Dawa, Harari and SNNP regions over 61 percent of housing units have dry pit toilet (private
/shared).

Relatively the highest percentage of housing units with a flush private toilet facility is
reported in Addis Ababa region (8 percent). Harari (5.1 percent), Affar (4.9 percent), and Dire
Dawa (4.6 percent) follow it. The remaining seven regions have a below the national average (3.4
percent) proportion of housing units with flush private toilet facilities. The lowest isto be found in
Somali (1 percent).

TownsLevd

All towns under study showed extremely varied situations with regard to toilet facility. The
opposite poles are represented by Jijiga, with 67.6 percent and Awassa with only 9.6 percent of
housing units without toilet facilities. Nevertheless, Awassa has a dlightly above average
proportion of housing units with private flush toilet facilities. Nine out of the thirteen towns have
dry pits well over the national average. Paradoxically the highest proportion (83.1 percent) of dry
pits (private/shared) is observed in Awassa followed by Dire Dawa, Nazareth and Jmma towns
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(See Table 3.25 below).

Table 3.25 Percentage Distribution of Types of Toilet Facility of Housing Units Cross-
Classified by Towns, Ethiopia: 1994

TOWN HasNo | Flush Flush Pit Pit N/S. Total

Toilet | Private| Shared Private Shared % No
ADDIS- ABABA 23.89 8.04 3.95 18.12 45.03 0.98 100.00 374,743
AWASSA 960 376 2.17 32.06 51.08 1.34 100.00 13,851
BAHIR DAR 50.41 3.82 341 14.25 27.21 0.90 100.00 19,808
DEBREZEIT 23.07 5.82 454 28.83 36.43 131 100.00 15,112
DESSIE 37.99 3.73 3.72 21.09 3172 1.74 100.00 17,426
DIRE DAWA 2159 479 243 29.70 39.56 1.94 100.00 34,680
GAMBELLA 26.74 4.65 1.16 16.30 49.99 117 100.00 11,412
GONDAR 50.18 352 2.35 20.82 21.60 154 100.00 21,694
HARAR 2870 510 2.98 25.35 35.75 213 100.00 17,445
JJIGA 6756 4.13 4.18 9.00 12.69 243 100.00 4,112
JMMA 2735 391 148 34.32 31.78 115 100.00 17,078
MEKELLE 47.31 5.48 6.91 12.84 25.73 1.73 100.00 21,609
NAZARETH 2259 485 2.48 31.93 36.17 1.97 100.00 25,016
COUNTRY LEVEL | 4233 345 2.05 24.20 26.85 112 100.00 1,471,563

Three towns: Bahir Dar (50.4 percent), Gondar (50.2 percent), and Mekelle (47.3 percent)
have a higher than urban Ethiopia average of housing units without any toilet facilities. The
remaining eight towns showed a below national average (42.3 percent) proportion. However, even
in the bigger towns of Addis Ababa, Dire Dawa, Nazareth, and Debrezeit nearly one in four
housing units do not have any toilet. Surprisingly, all the 13 towns showed a proportion of housing

units with private flush toilet higher than the country’ s total urban.

Addis Ababa has shown some improvement in the ten years between the censuses with
regard to toilet facilities: The proportion of housing unit, with no toilet has come down to 23.9
percent from 29.2 percent while the proportion of housing units with dry pits increased from 59.4
percent to 63.11 percent. However, the proportion of housing units with flush toilet remained

constant over the decade (12 percent).
3.5.3 Housing Units by Type of Lighting

The source of lighting in housing units gives us important information about their quality.
Nowadays to have electricity-powered lighting is considered as a primary need. To gather data on
the distribution of light in both the censuses households were asked to provide information on
what type of lighting they use.

Country Level



In general, 65.4 percent of the total urban housing units have electricity powered lighting
of which 61.2 percent use a common electric meter. More than one quarter (25.8 percent) of the
housing units use kerosene lamps (Table 3.26). Ten years before the 1994 census 62.3 percent of
housing units in urban areas did get light from an electric power. For the other 27.3 percent of
housing units the source of lighting was kerosene lamp. Statistically, three percentage points have
been gained in the ten years gap. It is surprising to find identical results for housing units using
kerosene lamp and those using el ectricity with private meter (25.8 percent).

Table 3.26 Percentage Distribution of Type of Lighting of Urban Housing Units
Cross-Classified by Regions, Ethiopia: 1994

REGION Elect. Elect. Total

Meter Meter Kerosene

Private | Shared | Lantern Lamp Other N/S percent number
TIGRAY 13.13 35.32 459 44.14 233 0.49 100.00 115,421
AFFAR 14.25 38.70 18.21 21.72 5.57 155 100.00 20,159
AMHARA 16.56 38.60 3.53 40.16 0.77 0.39 100.00 285,203
OROMIYA 2341 38.42 6.75 29.76 1.26 0.40 100.00 406,169
SOMALI 5.66 1451 59.07 11.89 6.84 2.03 100.00 70,086
BENISHANGUL- 8.85 29.98 4.38 53.52 234 0.93 100.00 8,499
GUMUZ
SNNP 16.38 32.38 6.38 42.65 1.79 0.43 100.00 142,212
GAMBELLA 8.92 17.25 4.79 59.76 7.77 152 100.00 6,268
HARARI 37.68 57.64 0.73 2.69 0.48 0.77 100.00 17,445
ADDIS ABABA 45.05 50.49 0.24 3.07 1.03 0.14 100.00 374,743
DIRE DAWA 29.09 58.78 3.46 6.90 114 0.63 100.00 36,382
COUNTRY LEVEL 25.28 40.15 6.74 258 158 0.45 100.00 | 1,471,563

Regional Level

As can be observed from the data in Table 3.26, there is a high degree of variability at
regiona level. At one end, in Addis Ababa region, 95.5 percent of housing units have electricity-
powered lighting. At the other end, in Somali, only 20.2 percent of housing units have electric
light. Other than Addis Ababa, only two regions have a higher ratio of housing units, which enjoy
electric light. They are Harari (95.3 percent) and Dire Dawa (87.9 percent). Oromiya follows at a
distance with 61.8 percent. On the other hand, next to Somali region, Gambella with 26.2 percent
makes the bottom proportion.

Nearly 60 percent of households in Somali region get light from lantern. Another
impressing proportion is that of Gambella region. In this region the light for 60 percent of the
households comes from kerosene lamp. Similarly, over 40 percent of housing units in Tigray,
Amhara and SNNP regions suffer from the smoke that come out of the kerosene lamp. A sizeable

proportion (30 percent) of the housing units in Oromiya region share the same problem.

TownsLevd



Table 3.27 gives the summary of the type of light housing units in the selected towns use.
Except in Jijiga, al the other towns have a higher proportion of housing units with electric light
than urban Ethiopia, which is 65.4 percent. In Jijiga, only 39.2 percent of housing units have
electric powered light.

Among the towns, Addis Ababa has the highest proportion of housing units with electric
lighting (95.5 percent). As for the others they make three groups. Harar (95.3 percent), Awassa
(95.2 percent), Nazareth (93.2 percent), and Dessie (90.2 percent) make the higher proportion
group. Dire Dawa (89.6 percent), Mekelle (84.8 percent), and Bahir Dar (84.2 percent), make the
second higher proportion group while Jimma (79 percent), Gambella (72.1 percent) and Gondar
(68.2 percent) make the third group.

Jijigaleads the list of the proportion of housing units using kerosene lamp (53.3 percent), followed by
Jimma (18.9 percent), Bahir Dar (15.1 percent), and Gambella (14 percent).

3.6 Housing Units by Number of Rooms and Number of Persons (Crowding Matrix).

One of the most common indicators used to describe living conditions is the matrix of
crowding, which compares housing units divided into number of rooms, and households according

to number of members.

In order to evaluate the level of acceptability of housing density we tried to establish thresholds
which divide the housing units according to whether they are adequately occupied, under-occupied
and overcrowded.

In this analysis the threshol ds set by the U.N. (1967) are used that is:

a) Housing units with more than one room occupied on average by less than one person per
room are classified as under-occupied.

b) Housing units with one or more rooms occupied on average by one to 2.4 persons per
room are classified as adequately occupied

9 Housing units with one or more rooms occupied on average by 2.5 or more persons per

room as overcrowded.

These thresholds were established 34 years ago. May be it is time to up-date them. It is
certainly strange that, after having reported a U.N. recommendation, raising the crowding matrix
boundary between adequately occupied housing units and overcrowded housing units to three
occupants per room. According to us our assumption it would have been more acceptable to lower
it to two occupants per room. Of course, raising the limit of the adequately occupied housing units
reduces the extent of overcrowding, and therefore requires an adjustment.
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We believe that after 34 years, housing policy should aim to reduce overcrowding, from 3 or more
occupants per room to more than two occupants per room. The lower limit of adequately occupied
housing units, which separates it from under-occupied housing units, that is, the ratio of one

occupant per room, is absolutely reasonable.

Based on these considerations, the following analyses, at country and regional level, and in
the 13 towns, will be carried out taking both parameters into consideration.

Country Level

As can be seen from Tables 3.28 and 3.29, at country level, over 72 percent of housing
units in urban Ethiopia do not have more than 2 rooms. The under-occupied housing units amount
to 6.7 percent of the total, which corresponds to dlightly less than 100,000 housing units.

Adequately occupied housing units amount to 50.7 percent of the total according to variant
1 (one or more rooms occupied on the average by one to three persons per room), which
corresponds to 752,382 housing units. If however, we apply variant 2 (one or more rooms
occupied on the average by one to 2 persons per room), the adequately occupied housing units fall
to 29.8percent of the total and these corresponds to 441,699 housing units. Application of variant
1,gives the overcrowded housing units to be 42.5 percent of the total, which corresponds to
630,709 housing units, whereas application of variant 2, shows the overcrowded housing units
amount to 63.5percent of the total, which corresponds to 941,392 housing units.

Regional Level

The regional data of housing density presented in Table 3.30, shows that there is little
deviation from the national average, except for Somali region, which is a special case.

Regarding the under-occupied housing units, compared to the relative average of urban
Ethiopia of 6.7 percent, at the extreme lower end of the range we find Somali with 2.1percent,
which corresponds to 1,494 housing units. On the other end we find Affar region with 8.3percent,
that corresponds to 1,673 housing units. Dire Dawa (2.2 percent), Tigray (3.4 percent) and
Gambella (4.6 percent) regions have lower proportions of under-occupied housing units than
national average. Regions like SNNP (7.2percent), Oromiya (7.7percent) and Addis Ababa
(7.9percent) have proportions greater than to the national average.
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According to variant 1, the amount of adequately occupied housing units for most of the regions
are more than 50 percent. The extreme lowest proportions are observed in Somali region which

has only 19.percent of the total housing units adequately occupied.

Table 3.30 Distribution of Urban Housing Units by Categories of Overcrowding and
Regions, 1994 (Variant 1)

REGION Adequately Occupied Over Crowded Under Occupied
Number | percent Number | percent Number | percent

TIGRAY 51,298 44.44 60,139 52.1 3,984 3.45
AFFAR 11,081 54.96 7,407 36.74 1,673 8.3
AMHARA 152,813 53.58 114,028 39.98 18,362 6.44
OROMIYA 224,860 55.36 149,847 36.89 31,462 7.75
SOMALI 13,355 19.06 55,236 78.81 1,494 213
BENISHANGUL- 4,971 58.49 2,975 35 553 6.51
GUMUZ

SNNP 75,072 52.79 56,949 40.05 10,191 7.17
GAMBELLA 2,988 47.67 2,991 47.72 289 4.61
HARARI 8,950 513 7,431 42.6 1,064 6.1
ADDIS ABABA 191,938 51.22 153,182 40.88 29,622 7.9
DIRE DAWA 15,054 41.38 20,523 56.41 805 221
COUNTRY LEVEL 752,382 50.7 630,709 425 99,499 6.7

According to variant 2, the range of variation of adequately occupied housing units by
region is even smaller: excluding the Somali region the two extremes are Dire Dawa, at the lower
end, with 22.9percent, and Benishangul-Gumuz at the upper end with 35.5percent of adequately

occupied housing units. In almost seven regions only one in three housing units are adequately

occupied.
Table 3.31. Distribution of Urban Housing Units by Categories of
Overcrowding and Regions, Ethiopiac1994  (Variant 2)
REGION Adequately Occupied Over Crowded Under Occupied
Number | percent Number | percent | Number | percent

TIGRAY 27,204 23.57 84,233 72.98 3,984 3.45
AFFAR 6,216 30.83 12,272 60.87 1,673 8.3
AMHARA 87,991 30.85 178,850 62.71 18,362 6.44
OROMIYA 133,006 32.75 241,701 59.51 31,462 7.75
SOMALI 5971 8.52 62,620 89.35 1,494 213
BENISHANGUL- 3,016 35.49 4,930 58.01 553 6.51
GUMUZ

SNNP 45,152 3175 86,869 61.08 10,191 7.17
GAMBELLA 1,851 29.53 4,128 65.86 289 4.61
HARARI 5,427 3111 10,954 62.89 1,064 6.1
ADDIS ABABA 117,519 31.36 227,601 60.74 29,622 7.9
DIRE DAWA 8,347 22.94 27,230 74.84 805 221
COUNTRY LEVEL 441,699 29.8 941,392 63.5 99,499 6.7
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Overcrowded housing units at country level vary from 42.5percent (variantl) to 63.5
percent (variant 2) in urban Ethiopia, excluding Somali, variant 1 registers a wider range of 21
points (56.41-35.00) compared to 16 points for variant 2 (74.84-58.01). Somali region showed a
much lower proportion of adequately occupied housing units, which implies a much higher
proportion of overcrowded housing units.

Applying variant 1, overcrowded housing units in Somali amount to 78.8percent which
corresponds to 55,236 housing units whereas when variant 2 is applied, the percentage of
overcrowded housing units rose to 89.3 percent of the total. Excluding the extreme value of
Somali and applying variant 1 the minimum proportion which is equal to 35 percent, is observed
in Benishangul-Gumuz, and the maximum, 56.4 percent in Dire Dawa region.

In the case of variant 2 the regions with a minimum and a maximum proportion of
overcrowded housing units are the same: Benishangul-Gumuz with 40.2 percent, and Dire Dawa
with 74.8percent of the total housing units.

TownsLevd

At town level under-occupied housing units, compared to the national urban average of 6.7
percent, only 3 towns reported a higher average. These are Debrezeit (9.9 percent), Jmma
(8.1percent) and Addis Ababa 7.9 percent. The other ten reported a below average proportion.
Dire Dawa showed the minimum with 2.2 percent (see Tables 3.32 and 3.33).

Applying variant 1 we find Gambella at the lower end with 36.1 percent of the housing
units adequately occupied and Debrezeit with 57.8 percent housing units adequately occupied at
the upper end. Six out of the 13 towns have proportions above national average, and the other 6
are below average.

Table 3.32 Distribution of Housing Units by Categories of Overcrowding and
Selected Towns, Ethiopia: 1994  (Variant 1)

TOWN Adequately Occupied Over Crowded Under Occupied
Number | Percent Number | Percent Number | Percent
ADDIS ABABA 191,938 51.22 153,182 40.88 29,622 7.9
AWASSA 7,841 56.61 5,121 36.97 889 6.42
BAHIR DAR 10,004 50.5 9,053 45.7 751 3.79
DEBREZEIT 8,741 57.84 4,874 32.25 1,497 9.91
DESSIE 8,638 49.57 7,798 44.75 990 5.68
DIRE DAWA 14,382 41.47 19,517 56.28 781 225
GAMBELLA 4,115 36.06 6,633 58.13 663 5.81
GONDAR 9,387 43.27 11,486 52.95 821 3.78
HARAR 8,950 51.3 7,431 42.6 1,064 6.1
JUIGA 1,920 46.69 2,002 48.69 190 4.62
JMMA 9,402 55.05 6,288 36.92 1,388 8.13
MEKELE 8,757 40.52 12,171 56.32 681 3.15
NAZARETH 14,304 57.18 9,052 36.18 1,660 6.64
COUNTRY LEVEL 752,382 50.7 630,709 425 99,499 6.7
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When we apply variant 2, the opposite extremes remain to be the same towns. Gambella
with just 15 percent of the housing units - 14 points below the urban Ethiopia average (29.8
percent) — and Debrezeit with 36.5 percent.

Table 3.33 Distribution of Housing Units by Categories of Overcrowding
and Selected Towns, Ethiopia: 1994 ( Variant 2)

TOWN Adequatdly Occupied Over Crowded Under Occupied
No | percent No | percent No | percent
ADDIS ABABA 117,519 31.36 227,601 60.74 29,622 7.9
BAHIR DAR 5,764 29.1 13,293 67.11 751 3.79
DEBRE ZEIT 5,519 36.52 8,096 53.57 1,497 9.91
DESSIE 5,016 2878 11,420 65.53 990 5.68
DIRE DAWA 7,992 23.04 25,907 74.7 781 225
GAMBELA 1,726 15.13 9,022 79.06 663 5.81
GONDER 5,067 23.36 15,806 72.86 821 3.78
HARAR 5,427 3111 10,954 62.79 1,064 6.1
JUIGA 1,226 29.82 2,696 65.56 190 4.62
JMMA 5,582 32.69 10,108 59.19 1,388 8.13
MEKELE 4,574 21.17 12,171 75.68 681 3.15
NAZARETH 8,740 34.%4 14,616 58.43 1,660 6.64
COUNTRY LEVEL 752,382 50.7 941,392 63.5 99,499 6.7

As far as overcrowded housing units are concerned, applying variant 1, Gambella has the
maximum proportion with 58.1 percent of housing units, while Debrezeit has the minimum
proportion with 32.2 percent. In the case of variant 2 the situation at the extreme ends is the same:
at one end Gambellawith 7.1 percent, and at other end Debrezeit with 53.6 percent.
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CHAPTER 4
DEMAND FOR HOUSING IN URBAN ETHIOPIA

The assessment of housing demand is an important question for al developed or
developing economies, for two reasons. The first one is to assure all citizens of the fulfillment of
all basic needs - quantitative and qualitative - that makes a decent standard of living possible in the
reasonably near future. The importance of this point of view is generally shared. As a matter of
fact, the need for an appropriate dwelling is considered a basic need as crucia as aimentary and
sanitary needs. The second reason notes the importance of building industry, either as a powerful
factor for labor force demand, or as a boost for the industrialization of the country.

It is therefore understandable why every government devotes particular attention to the housing
question either on the need and demand side, or on the financing of the supply and demand one.

4.1 Definitions

In order to have an appropriate approach to the housing question, we should first solve a knotty
problem: the definition of housing need and housing demand. The concept of housing demand
stems from economics, and it concerns not only the wish to own a good, but also the capacity to
pay the price.

The concept of needs refers to the inherent duality of dwelling - that is, it is both an economic
good, subject to the market laws as well as a good or social service whose fulfillment depends on
the support of the public operator and his resources. In this second meaning it seems plausible to
reason in terms of need [ Abate, Picciotto 1983,p.85 Ricci, 1984,p.37].

In the analysis, it follows that factors to take into consideration are different depending on the
favouring of the supply side or the need side. In the case of the former, purely economic variables
such as incomes, prices, rates of interest, etc. come to the forefront. In the case of the latter,
population structure and the goals to be pursued in terms of housing standards acquire prevailing
importance. Housing standards can be defined in quantitative and qualitative terms. The most
elementary quantitative standards consist of establishing a number of rooms (generally one at
most) or some amount of housing space per person.

Qualitative standards refer to the equipment of certain crucia facilities that define the urban
way of life, such as running water, indoor toilet, electricity, but they also refer to elements
involved in the structural features of dwellings that distinguish a home from a mere shelter.
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Housing standards, either quantitative or qualitative, are considered by some to be “objective.” In
reality, the opposite is true: They are criteria that, once established, easily become subject to
subjective considerations. Moreover, they are historical criteria in the sense that their validity is
temporarily and spatially limited, because they are expressions of requirements, feelings and
trends of socio-political nature.

Therefore they might be valid in a certain time but not so in a successive moment, because
they might be replaced by different and more increasingly demanding feelings and trends. So the
establishment of standards becomes a matter of housing policy, because it trandates into
guantitative terms choices that belong to the public authorities.

4.2 Methodology

The housing need assessment is the result of the combination of previously unmet housing
needs and future housing needs [Leone 1983, p.13]. By the expression “previously unmet needs”
we mean unmet housing needs at a given time, all housing deficiencies concerning all households

living in under-standard conditions.

Future housing needs [U.N.1967, p.8, Ricci 1984, p.66] arise from two demographic
components. the natural one and the social one. In order to evaluate the increased need due to
natural demographic movement, one is supposed to calculate the increase of households due to the
formation of new entities net of terminations. The assessment of the social demographic
movement concerns the estimate of migration flows, either international or domestic (rural-urban
and urban-urban migration). The assessment of future housing need hinges upon correctness of
demographic forecast.

The assessment of previously unmet housing need appears to be a more complex and
uncertain operation, especialy when it is sure that, as in the case of Ethiopia, alarge proportion of
the population lives in under-standard conditions. In these cases, as noted above, the highly
subjective establishment of quantitative and qualitative standards and their possible change imply
amarked variation in overall figures.

An additional element making the whole evaluation more difficult is that, while some types
of under-standard condition can be dealt with only through increasing new housing, in other cases
lighter adjustment or interventions, such as electricity network connection or running piped water
supply, could be sufficient. After these considerations, let us explain the criteria we chose in this
research for the assessment of housing needs.



4.2.1. Criteriato Assess the Unmet Need
4.2.1.1. Assessment of Overcrowded Housing

As is well known, the first factor creating unmet housing needs is traditionally calculated
through the evaluation of existing phenomenon of overcrowding [UN 1967, p.9]. This aspect can
be approached from two points of view. The first is connected to analysis of households and
housing units at every level— national, regional, and local.

The second compares number of rooms and number of people. In the first case one
assumes that quantitative reference standard is established by a one-to-one ratio between housing
units and households. In the case of cohabitation, the number of households will exceed the
number of housing units. In general terms, cohabitation can be voluntary or forced (because there
is not enough housing to accommodate all the households or because some households can not
afford the cost of an independent dwelling). Assuming that the standard to be pursued is that of
one household per housing unit, the number of households exceeding the number of housing units

isthe first indication of previously unmet needs.

The comparison between number of rooms and number of persons is the basis for the
elaboration of the crowding matrix (see Tables 3.28 and 3.29). It allows us to divide the housing
units into under-occupied, adequately occupied, and overcrowded. Overcrowded housing units
show the existence of unmet housing needs. Housing policy should aim to progressively decrease
overcrowded conditions. In theory one could think to pursue a general condition of adequate
occupation by moving households from under-occupied housing units to overcrowded housing
units and vice versa, but the operation is impossible due to evident reasons which will not be
discussed here. The resources to help increase the supply specifically oriented to the households
living in overcrowded housing unit remains. The comparison between rooms and number of
people leads to a quantification of unmet housing needs in terms of rooms, whereas comparison
between households and housing units lead to a quantification of unmet housing needs in terms of
housing units. The two different indicators cannot be reduced to a single one, but are to be
considered separately. Both of them give useful information.

4.2.1.2 Assessment of Qualitative Under-Standard Housing

A second factor of housing needs stem from qualitative under-standard housing units
[U.N.1967, p.16]. We can divide qualitative standards in two categories: those concerning the
construction materials, and those concerning supply of essential facilities such as running water,

55



indoor toilet, bathing facilities, and electricity. When facilities such as electricity and running
water are absent, what is needed is readjustment of existing housing stock, but it does not require
any replacement of the housing units or adding of newly built room.

As a consequence, data gathered on these aspects of quality of living give useful
information about standard of dwellings. This is because they are useful indicators of the amount
of intervention needed to promote adequate supply of essential facilities, but do not affect unmet
housing needs in terms of housing units or rooms. On the other hand, in the case of housing units
with no indoor toilet (for example, 42.3 percent of the housing units in urban Ethiopia), the aim to
supply every housing unit with an indoor toilet means adding a new room to each house.

As for the construction materials of housing units, the census data describe a situation in
which there has been an overwhelming use of “traditional materials’ for the construction of walls
or roofs or floors. Regarding the definition of traditional and modern material, one can consult the
appropriate section of this report. We assume that the traditional construction materials are
incompatible with the basic qualitative housing standard need of the population, therefore housing
policy should make it a priority to promote in due time the replacement of al the housing units
built with those materials.

As a key component to a correct assessment of the unmet housing needs stemming from
these considerations, let us consider the construction materia of the wall of the housing units. The
roof and the floor can be replaced with modern construction material without resorting to
replacement of the housing unit. In the case of the wall, the use of modern materials requires the

replacement of the existing housing unit.

4.2.2.Criteriato Assess Future Need

As aready mentioned, future housing needs depend on the population dynamics which
result from natural and social movements. The natural movement is based on the difference
between birth and death rates as factors of population, and on the difference between the
household formation and dissolution in terms of households. The social movement refers to
migration, therefore it is based on the forecast of population transfers. Both of these forecasts are
important because it is not enough to assess future housing needs on a large scale; the housing
needs must be localized. Nobody is expecting an equal increase in population and households in
every region or town/city of the country, and consequently a suitable housing policy should know
in advance the towns/cities where the need is increasing at afaster rate.
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The 1994 Census Report includes accurate population estimation taking into duly account
natural and social movements. Thus we have population estimates at national and regional level.
We made the same estimation — but limited to the years 2000, 2005 and 2010 - with regards to the
13 towns of the country. Moreover, we wanted to assess the amounts of households corresponding
to that amount of population [U.N. 1967, p.15]. To do that we applied the headship rate method
projecting the trend recorded between 1984 and 1994 [Kono 1987, Linke 1988 Istat 1990]. We are
fully aware that we have only two points to build a straight line. Therefore, the extrapolation of the
headship rate we made should be taken cautiously. Having to base our calculations on comparable
data, we are not able to present data covering the national and regional level.

Our data assesses the number of households in the years 2000, 2005 and 2010, having
applied to the population figures of the 13 towns the estimated headship rates by age group.

4.3. Overall Urban Housing Demand
4.3.1 Cohabitation Estimate

Country Level

Applying the illustrated methodology we can now proceed first to estimate the needs based
on the comparison between housing units and households, as registered in the 1994 Population and
Housing Census (Table 4.1). In urban Ethiopia according to the result of the census, in 1994 there
were 1,482,589 housing units and 1,771,911 households, which shows a surplus of 289,319
households, equal to 16.3 percent. This figure reveals the dimensions of cohabitation: currently no
surveys or estimates exist to evaluate the quantity of forced cohabitation, as distinct from
voluntary cohabitation, and they would be useful because only the former deals with unsatisfied
housing needs. However, we think we are not far from the truth in maintaining that most
cohabitation is forced due to objective lack of housing units and/or lack of economic means to
have access to the housing market. Almost all households in cohabitation are housing units made

up of two families.

Regional Level

At regional level, the region with the lowest proportion of cohabitation is obseved in Addis
Ababa, with 11.2percent of its households, and the highest, as quota of the existing housing stock
reveals is Somali, with 29.4 percent (Table 4.1). In order to eliminate cohabitation, the region that

needs the largest number of housing units to be built is Oromiya. Even though it shows a
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proportion of cohabitation (16.6 percent) similar to the country data, it needs nearly 81,000
housing units — almost 30percent of the total need at country level. As can be observed, Dire Dawa
(28 percent), Affar (24.4percent), and Benishangul-Gumuz (22.5 percent) Regions showed a
higher proportion of cohabitation than the national average (16.3percent).

TownsLevd

The indicators of the major towns show better living conditions and a lower ratio of
cohabitation than in urban Ethiopia. Evidently cohabitation is more widespread in small centers
classified as urban. Out of 10 towns taken into consideration (we have left out Harar, Gambella
and Jijiga, towns because the data for these towns does not seem reliable), Jimma (24.2 percent),
Dire Dawa (28.7 percent), Dessie (31.4 percent) and Nazareth (17.9 percent) have proportions
higher than the national average. The other six regions revealed proportions lower than the country
average. From a quantitative point of view, the biggest effort is required in Addis Ababa, with
almost 47,290 housing units needed to satisfy the need for privacy (seetable 4.1).

Table 4.1 Distribution of Cohabiting Households by Housing Units Needed,
Regions and Towns, Ethiopia: 1994

REGION/TOWN No. of housing Number of Housing need

units Households Number percent

1 2 (3)=(2)-(2) (4)=(3):(2)x100

REGION
TIGRAY 115,421 133,526 18,105 13.6
AFFAR 20,161 16,670 6,509 24.4
AMHARA 285,203 338,591 53,388 158
OROMIYA 406,169 486,886 80,717 16.6
SOMALI 70,087 99,261 29,174 29.4
BENISHANGUL-GUMZ 8,499 10,966 2,467 225
SNNP 142,212 169,626 27,414 16.2
ADDIS ABABA 374,743 422,033 47,290 11.2
DIRE DAWA 36,382 50,518 14,136 28.0
TOWN
ADDIS ABABA 374,743 422 47,290 11.2
AWASSA 13,851 16,063 2,212 138
BAHIR DAR 19,808 21,654 1,846 8.5
DEBREZEIT 15,112 17,302 2,190 12.7
DESSIE 17,426 25,408 7,982 314
DIRE DAWA 34,680 48,614 13,934 28.7
GONDAR 21,694 24,586 2,892 11.8
JMMA 17,078 22,535 5,457 24.2
MEKELLE 21,609 21,311 3,702 14.6
NAZARETH 25,011 30,465 5,454 179
COUNTRY LEVEL 1,482.59 1,771.91 289,319 16.3

4.3.2 Over crowding Estimate
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Another measure of unmet needs arises from the evaluation of overcrowding. Traditionaly,
while cohabitation is the result of the comparison between housing units (supply) and households
(demand), overcrowding derives from the comparison between rooms (supply) and the population
(demand). These two indicators, as already noted, are not to be reduced to only one and therefore,
are to be considered as sources, distinct and separate, of useful information on the living

conditions and appropriate tools on which to base the need estimates.

Country Level

In order to evaluate overcrowding we need to establish the threshold of overcrowding. As
stated in sub-section 3.6, we have taken as the basis of our analysis, two different thresholds.
According to the first (variant 1) we have considered all the housing units with at least three
inhabitants per room as overcrowded. According to the other variant (variant 2), we have
considered all housing units with at least two inhabitants per room as overcrowded. At country
level, variant 1 provides over 630,000 overcrowded housing units, equal to 42.5 percent of all
urban Ethiopia housing units. If we apply variant 2, over 941,000 overcrowded housing units
result, which corresponds to 63.5percent of al in urban Ethiopia (see Tables 3.30 and 3.31).

Regional Level

Data on the number of rooms and households is presented in Tables 4.2 and 4.3. Aswe can
see from these tables, in 1994 the housing stock at urban Ethiopia level comprised 3,078,064
rooms, with 7,018,753 people living in them, which means an average of 2.3 people per room. The
region with the highest overcrowding is Somali — as we have already found relative to cohabitation
— with an average of 4.5 inhabitants per room. Addis Ababa and Oromiya are regions with the
lowest number of inhabitants, 2.1 persons per room.

TownsLevd

Among the towns Debrezeit has the lowest proportion of overcrowding (1.9). Five towns:
Dire Dawa (3), Mekelle (2.9percent), Jijiga (2.8percent), Gondar (2.7 percent) and Dessie (2.4
percent) have higher proportions than the national average.. On the other hand, Addis Ababa (2.1
percent), Nazareth, Jmma (2.1 percent) and Awassa (2.2 percent), have proportions of
overcrowding below the national urban average (Table 4.2).
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Table. 4.2 Distribution of Cohabiting Urban Housing units and Crowding by Region Selected Towns
Ethicpia : 1994

REGION/TOWN Housing Cohabitation Household
Househclds Units Numbear par cent members Rooms Crowding
) 1 2 3)=@)-(1) {4)= (5) )] 7=
(IR(2)x100 {5):(6)
REGION
TIGRAY 133,526 115,421 18,105 13.60 447,838 165,769 27
AFFAR 26,670 20,161 6,509 24 40 B0,074 36,377 22
AMHARA 338,591 285,203 53,388 15.80 1,206,967 540,123 2.2
OROMIYA 486,886 408,168 B0.717 16.60 1,855,187 864,710 24
SOMALI 99,261 70,087 29,174 29.40 438,801 96,806 45
BENISHANGUL-GUMUZ 10,966 8,489 2,467 2250 36,033 16,392 2.2
SANNP 169,626 142,212 27,414 16.20 663,967 293,551 23
GAMBELLA 9,099 6.268 2,831 31.10 24,830 9,010 2.8
HARARI 24,743 17,445 7,298 29.50 72,657 31,867 2.3
ADDIS ABABA 422,033 374,743 47,290 11.20 2,031,058 969,477 2.1
DIRE DAWA 50,518 36,382 14,136 28.00 161,361 53,991 3.0
Town
ADDIS ABABA 422,033 374,743 47,290 11.20 2,031,058 8969 477 21
AWASSA 16,063 13,851 2,212 13.8¢ 83,572 29,400 2.2
BAHIR DAR 21,654 19,808 1,846 8.50 90,460 38,897 2.3
DEBREZEIT 17,302 15,112 2,180 12,70 68,279 35,670 1.8
DESSIE 25,408 17,426 7,882 31.40 84,616 38,725 24
DIRE DAWA 45614 34,680 13,934 2870 153,548 51,645 3.0
GONDAR 24 586 21,694 2,892 11.80 104,672 39,006 27
JIJIGA 5,854 4,112 1,842 27.30 16,148 5,851 2.8
JIMMA, 22,535 17,078 5,457 24.20 80,836 39,205 2.1
MEKELE 25,311 21,608 3702 14.680 92,411 32,051 29
NAZARETH 30,465 25,011 5,454 17.90 120,259 57,062 2.1
COUNTRY LEVEL 1,771,911 1,482 592 289,319 16.30 7,018,753 3,078,064 2.3
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Table 4.3  Distribution of Urban Housing Units by Number of Persons per Room.

Region and Selected Towns, Ethiopia: 1994

- Presons per Room
Region/Town Three and more Two and more

No. of housing units | per cent [No. of housing units | percent
REGION
TIGRAY 60,139 62.10 84,233 72.98
AFFAR 7,407 36.74 12,272 60.87
AMHARA 114,028 39.98 178,850 62.71
OROMIYA 148,847 36.89 241,701 59.51
SOMAL 55,236 78.81 62,620 89.35
BENISHANGUL-GUMUZ 2,975 35.00 4,930 59.01
SNNP 56,349 40,05 86,8649 61.08
GAMBELLA 2,991 47.72 4,128 65.86
HARARI 7,431 42.60 10,954 £2.79
ADDIS ABABA 153,182 40.88 227,601 60.74
DIRE DAWA 20,523 56.41 27,230 74.84
TOWN
ADDIS ABABA 153,182 40.88 227,801 60.74
AWASSA 5,121 36.97 8,089 58.40
BAHIR DAR 9,053 45,70 13,203 67.11
DEBREZEIT 4,874 32.25 8,036 5357
DESSIE 7,798 44.75 11,420 65.53
DIRE DAWA 19,517 56.28 25,907 7470
GONDAR 11,488 52,95 15,806 72.86
JUIGA 2,002 48.69 2,696 B85.56
JIMMA 6,288 36.82 10,108 59.19
MEKELE 12,171 56.32 16,354 75.68
NAZERETH 9,052 36.19 14,816 58.44
Urban Ethlopia 630,709 42.54 941,352 63.50
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4.3.3. Assessment of Qualitative Under-standard Housing

In order to determine the number of housing units that require additional supply of a
facility and those that need substitution of housing stock we considered two parameters from
chapter three. One is the absence of any type of toilet, and the other is the construction material
used for the walls of the housing units.

Table 4.4 presents evaluations drawn from the consideration that the necessity of having a
toilet is a priority. Therefore al the housing units without a toilet, given equal overcrowding, need
to add a room to meet this requirement. Altogether, this means 627,592 housing units need
additional rooms, which correspond to 42.3 percent of the total housing units. Regionaly,
percentages of the absence of toilets are very variable, going from 70 percent in Tigray, to 23.4
percent in Dire Dawa. Quantitatively, Amhara region needs the largest number of additional rooms
for toilets (175,400).

Table 4.4 Distribution of Urban Housing Units that Need

Additional Room for Toilet by Region
and Selected Towns, Ethiopia: 1994

1994
REGION / TOWN No of housing units | percent
REGION
TIGRAY 80,779 70.0
AFFAR 11,759 58.3
AMHARA 175,400 61.5
OROMIYA 162,241 39.9
SOMALI 36,192 51.6
BENISHANGUL-GUMUZ 2,982 35.1
SNNP 51,001 35.9
GAMBELLA 4,198 67.0
HARARI 5,006 28.7
ADDIS ABABA 89,508 239
DIRE DAWA 8,531 234
TOWN
ADDIS ABABA 89,508 239
AWASSA 1,330 9.6
BAHIR DAR 9,986 50.4
DEBREZEIT 3,486 231
DESSIE 6,621 38.0
DIRE DAWA 7,487 21.6
GAMBELLA 3,051 26.7
GONDAR 10,886 50.2
HARAR 5,006 28.7
JJIGA 2,778 67.6
JMMA 4,670 27.3
MEKELE 10,223 47.3
NAZARETH 5,651 22.6
COUNTRY LEVEL 627,592 42.3
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The decision to consider all housing units with walls made of traditional materials (that is,
all except concrete, bricks and hollow blocks) as under-standard, and therefore to be substituted,
dramatically increases the previous unmet need. In fact, aimost 90 percent of all housing units,
which correspond to over 1.3 million housing units (Table. 4.5), have been constructed with
traditional materials (wood and mud, wood and thatch, reed and bamboo, stone and mud, stone
and cement).

Table 4.5 Distribution of Urban Housing Units Constructed
with Traditional Wall Material by Region and
Selected Towns, Ethiopia: 1994

1994
REGION/TOWN No of housing units percent
REGION
TIGRAY 103,370 89.6
AFFAR 16,726 83.0
AMHARA 269,810 94.6
OROMIYA 383,764 94.5
SOMALI 57,591 82.2
BENISHANGUL-GUMUZ 7,774 91.5
SNNP 135,778 95.5
GAMBELLA 5,159 82.3
HARARI 15,031 86.2
ADDIS ABABA 311,682 83.2
DIRE DAWA 17,548 48.2
TOWN
ADDIS ABABA 311,682 83.2
AWASSA 12,933 93.4
BAHIR DAR 18,043 91.1
DEBREZEIT 13,706 90.9
DESSIE 15,901 91.5
DIRE DAWA 16,317 47.4
GONDAR 17,924 82.8
JJIGA 3,285 79.7
JMMA 15,274 89.5
MEKELE 18,689 86.7
NAZERETH 20,562 825
COUNTRY LEVEL 1,324.23 89.5

4.3.4 Future Need Estimate

As dready noted, future need is determined by the population increase with regard to
rooms, and by the increase in families with regards to housing units.

The first row of Table 4.6 shows the Population Census count of 1994 and projected
population at national level for the years 200,2005.and in 2010. Similarly, the headship rate

reported by the census and as effect of the projection based on the extrapolation of the tendencies
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seen in the data from 1984 and 1994 are also shown. The third row shows number of households
in 1994, and projected households, which are calculated by applying the headship rate to the
population forecast up to 2010. In the fourth row the increase of households is shown and in the
fifth, the annual average increase of households — a simple average and therefore, not precise, but

which is nevertheless a perfectly acceptable indicator of future needs.

Table 4.6 Distribution of Urban Population , Headship Rate and Households in 1994
and Projected Figures for the Periods 2000-2010,Ethiopia: 1994

1994 2000 2005 2010
Population 7,323,207 9,472,971 11,674,521 14,351,356
Headship rate 0.247 0.228 0.217 0.207
Households 1,771,911 2,159,137 2,533,371 2,970,731
Increase - 387,926 373,534 479,360
Y early average - 64,654 74,705 87,472

Table 4.7 shows the increase of families in some of the most important towns, applying the
headship rate method. It is not possible to provide analogous data for the regions because between
1984 and 1994 the administration changed, and with it the parameters which enable us to carry out
this type of projection, which is based on the extrapolation of homogeneous data. However, the

data does not seem reliable enough.

Table 4.7 Future Housing Need Assessment of Selected Towns According to Household
Projections for the Y ears 2005 and 2010 :Ethiopia

1994 2005 2010
TOWN Number of Number of Increase Number Increase
Households Households No. % Households No. %
ADDISABABA 422,033 545561 123,528 29.30 578,547 32,986 6.05
AWASSA 16,063 32,472 16,409  102.20 35136 2,664 8.20
BAHIR DAR 21,654 34,861 13,207 61.00 37,988 3,127 8.97
DEBREZEIT 17,302 24,445 7,143 41.30 26,148 1,702 6.97
DESSIE 25,408 30,548 5,140 20.20 32,246 1,698 5.56
DIRE DAWA 48,614 55,607 6,993 14.40 58,577 2,970 534
GONDAR 24,586 33,811 9,225 37.50 35769 1,958 5.79
JMMA 22,535 28,473 5,938 26.40 30,055 1,582 5.56
MEKELE 25,311 33,811 8,500 33.60 36,389 2,578 7.62
NAZARETH 30,465 39,335 8,870 19.10 52439 13104 33.31
COUNTRY LEVEL 1,771,911 2,533,371 761,460 43.00 2,970,731 437,360  17.26




Table 4.8 shows the population increase in urban Ethiopia, in single regions and in the
major cities, according to medium variant. urban Ethiopia registered a population increase equal to
amost 2.5 million between 1994 and 2000 (3.5 percent) — with a minimum of 22.8 percent in the
city-region Addis Ababa, and a maximum in Gambella (+45 percent, but only just over 11,000
people in absolute terms). The biggest increase is forecast for Awassa (+48 percent equal to
30,000 people). But also Jimma, Debrezeit, Nazareth, Gondar, Dire Dawa and Bahir Dar have a

higher than 40 percent increase rate.

Between 2000 and 2005 the increase, at Urban Ethiopia level, goes down to just over 2.2
million, equal to +23.2 percent (but this is relative to 5 years, not 6). Once again the smallest
increase is forecast for the Addis Ababa region (+15.7 percent), which corresponds to 392,000
people. The biggest rise isforecast for SNNP (+27.2 percent), equal to 261,000 people. Regarding
cities, al those that have been taken into consideration, except for Addis Ababa, registered a
dightly higher population increase than Urban Ethiopia. Once again Awassa has the prerogative
of the highest increase (+27.1 percent).

Between 2005 and 2010 the population increase in Urban Ethiopia will decrease very
dightly relative to the previous 5 year period (+22.9 percent against 22.2 percent). In absolute
terms this means amost 2.7 million people. The region with the highest growth rate will be
Oromiya (+26.1 percent, equal to 876,000 people). Addis Ababa leads the cities with the least
growth (15.2 percent), equal to almost 440,000 people. All the others, except for Dire Dawa
(+22.6 percent), will grow slightly more than the average. Debrezeit, Nazareth and Jimma, with 26
percent, are forecast as the cities with the fastest growth rate.

Table 4.9 presents a summary including data relative to:

-Estimate of housing units cohabited in 1994 (col.1)

-Estimate of sub-standard housing units due to having been built with traditional materials

-Projection of households at Urban Ethiopialevel and of mgor towns (col. 3-5),

-Estimates of overcrowded housing units in 1994 according to two different indices of
overcrowding

-Number of housing units without toilet facility asindicator of past needsin terms of
rooms

-Population projection from 2000 to 2010

65



0'9¢ 6¥L'95 LBE'VLE 692 LPE'or 8EL'8LE [ 4 BEQ'LS 268 1LL 652’021 Hi3dvZ¥N
&'re LET'0F lg2'1ozg 9'g2 SBR'EE t8F 181 L'6e g.1'98 685821 iL¥'26 ERELEN
oee ivee Zao'Lst 6'9¢ +Hi'ee SEGIS) oLy G4S'8E L6F'6LE 9E£6'08 YIANIP
96z 804 i £9.'ee2 g've FAL WA S50'981 ey LIE'bE EP0'6F 1 ZL9'F0L HYJMNOD
9¢e 67609 290'1ee Z've 84529 eiLL'nie 2Ly 200'F9 895°212 BPSES| YMYQ 3HIQ
952 PeE LY 228'202 8've gii'ge BEVF'LOL ey 20L'vE gLe'62) g19'vs ASS3C
0'sa LS'EE S9L LG 6'9¢ ££5'08 SBL'GZEL by LIE'0E 89se'ee 642'89 13Z34930
F'Gg 198°0F 518008 2'¥e L0L'LE +SEBSI Ly 64728 B59°221 09%'0B dvd "HiHve
852 L56'0E SPS0SL b'ie #0558 BES'6LL 0’8y FAR A +R0'PE 245'e8 YSSYMY
261 EB8'6EY B6¥' L2E'E L'Gi BLLLGE 519'/89° 822 6.2V ZEB'SEY'E 250°LE0°2 vavay 5|qQav
NMOL
5'2e 9 8reE O've 000'sS rae 6’ 6ED°29 000'622 19E’' 194 YMYQJ JHIC
g6l (844 ooo'sge'e Fa=1 000268 000'L8e'e 87 ZP6'E9b 0D0'SEF'E 8S0°LE0'2 Yavay SIgav
g6t £e (843 9'tg 0002 g} S'EE EVE'Ve oDo' L6 88'2l IHYHYH
e OF G4 ose 000'6 SP aay L1 1L 000'SE 0es've YTIHaWYD
=3=r4 Sle 000'¥ES 1 2Ll 000’192 CoO'8LE’L 139 124 £E0'¥6T 000°8S6 L96'E09 . dNNS
LE2 vl €L g'5¢2 000'ZL €S ¥oE 296'01 000" 2t £80'0E ZRKNND-"TNONYHSINGE
e (743 {48 g'52 Qo0'ert 0L A 661'121 000°00% LOB'BEY NMYWOS
1'9a 9/8 000282V 698 Q00'ELL 000'L9E'E L'er EE8'ZHL 000'8r9'e 281'658°} YAINOHO
LSg 8E5 000'5EgE g8ve 000" LLY 0D00°£80'2 ey -1 % £E0'SLY 000'0R9'+ 96'902°1L YHYHINY
£ig 92 gyl ZEe 000'eE ezl 9'Ez 926'31 000'66 2008 Hyddv
0'cg SBL 74 ¥'52 000'851 08l 68 29L'vLL 000'289 BES Lirp AVHOIL
NOIDIAY
m.Nmm 000'9/9'2 000'LSE'YL  TET 000'202'2 N00'GLF L SE LPEVSE'S CO0'ELF'B £02'erE'L eidopg ueq:n
18 Jad _ OoN Ws0 sad _ oN wes Jed _ ON
asesiol| uonendod BSERITL] uonendog SSRBIOUL uoneindod| uonendod
NMOL/NOIDIY
0L0d 5008 onoeg 661

BIdoi1g [0 102-0002 SiB8A 10} Uogosloid uoneindod o) Buipiosoy sumo | pejosieg pue wuoibey Ag uswssessy pesn Buisnod ueqin esming

1 R A

66



‘SBSNSUSD OM) BUL Usemiaq seburyo Aipuneg euoifial jo asnessq sigeanddeu -,

200 6L SR9'1G1 LEF'ELL 0i9'v 801°01 892'9 §50°08 £iv'ez a9l'ie vig'st 15%'G YAINIE
188'v12 EEL'BIE 68121 159°5 219t Z80'8 6er'es See'6E 891'62 295'0% ¥S¥'S HIJHYZYN
L2202 v¥BF' 101 685'821 £22'0l PSEal LLL'EL 68£'9E Lig'ee So8've 88981 20L'e FT1EH3IN
€8.'E2 550'981 £r0'e¥L 938'01 g08'st 98¥'LL 692'5E Llg'ee 18¥'G8 ves' L1 2682 HYONCD
290°LEE gL1'022 595212 8¥'L £06'GE L1S'81 115'88 209'ss 0SE2Y LiE€'94 ves'el YMVQ 3MIQ
128'202 EEV' 191 81£'621 129'9 ozt Lt 86L°2 ve'ee 8p5'08 S80'EZ L08's) 286z 31883a
50/°2Gi G61'szl 959'86 98P’ 960'8 vL8'Y ByL'oz C SvEbe 8821 90L'el C6L'g 113Z3yae3a
L2002 PSE'6G1 £99'L2L 9866 £62'Et £40'6 886°/E L98'vE Sge'se P81 g9pe'L HvQ HiHvd
SpG'0S) 88g'641 ¥80'v6 OEE'} 680'¢ b21's gel'se aiv'ee v8E'EZ 88621 YA YSSYMY
B6Y'/ZEE  G19'/88'7  L€9°SEY'E 809’68 109’222 Z8L'Esk L¥5'BLS L9g'abG £05°2rY z89'11E 0622y vavav sjaay
umo |
000'8FE 000°r82 000'682 1£5'8 0E2'22 £25'02 - - - i1 4= WAL 9EL'PL YMYQ 3dia
000'82E'E 00'/88'2 00's8r'2 80568 L09'feg Zel'est - - - zZ8o'lle 062 Ly vavey sigav
000' L i 000'8LL 000°26 900°S v56°04 bev'L - - - 1£0'5) 862'L HYEVH
000°sS 000'S5Y 000'0e 861 gL'y 1662 - - - 8515 Lege YTIHgaWvYD
0OvES'E  00'6kEL  000'8S6 1001 699'98 6¥6'95 - - - BLL'SEL viv'ie dNNS
— 000'6S 000"t 2362 066" G162 - - - P2 2992 ZAWND-INBNYHSING S
000248 000'€0L 000098 261'9e 029'29 9€e'ss - - - LB5°2S viL'6e YWos
O0D'Z€2'y. OQULOE'E  00'8¥RT LrEEot $0L162 Pzl - - - ¥9L'E86 108 VAINOKO
000'SE9'Z  O0'ZB0°2 00089°L 00¥'S.4 05881 BLOPLL - - - 018'698 H8E'ES YHYHNY
000'8pL 000'eet 000'66 6527k T Al L0V’ - - . 9z2'91 6059 Hvddy
000°s526 000'08L 000229 61208 €TV 6€1'09 - - - 0L8'€0L SCL'BL AVHDIL
uoc|fay
000 1SE'YE  00'SZ9'tL  Q00'RLP'6  2BG'.E9 Z6E" 176 604'0ES LeL'046'C LZE'EESE ZB1'BGI'E pESpRS') 6lt's8e eidojiz ueqin
0102 . _moow ooz g ueyi mh.u_.:_ € uey sowlnioz _mocm 002 wun BuisnoH| sployesnop
prepLEISanS PRPMOID 1A Prepuelsang|  Bumgeyesd
pesyu ainng 661 umo ) uoiboy |
ucnendog
PEELL S W 0 0 Y s1unbBursnopy

0T0T-P661 sieax a3y 10] JUSWISSISSY PIIN m_ﬁﬂmn—oz flBIsA0 &' 2[qe],

67



68



CHAPTER 5
THE SUPPLY SIDE:
ESTIMATESOF THE BUILDING CAPACITY IN URBAN ETHIOPIA

The data provided relative to the quantitative and the qualitative aspects of the housing
stock depict very modest overall living conditions. The considerable increase in population and
households in the future will create new housing demand. It is therefore necessary that housing

policy take adequate measures regarding supply and demand.

Regarding demand, two types of measures can be taken:
a) A strong increase in public housing to provide cheap housing or low cost housing for the
more needy sectors of the population.

b) A policy of substantially subsidized loans to buy or rent houses.

Regarding the supply side, a primary objective must be a strong promotion of the
development of the construction industry using the traditional incentives of fiscal and credit
policies. Unfortunately, reliable and comprehensive appraisals of the construction industry’s
capacity do not exist. Up to now, no data has been collected to provide information on this sector
in terms of dwellings and rooms, labour force employed, and its contribution to the national

income.

We can draw useful information from the census about the age of the existing residential
stock. From table 4.10 we see that overall in Urban Ethiopia, in the period 1979-84, 36.1 percent
more dwellings were built than during the previous five years period. During 1985-89, it rose to
49.9 percent, and it kept up a high growth rate (+26 percent) throughout 1990-94. This data should
be considered with caution. As a matter of fact, having based the calculation on the age
classification of the housing units in the 1994 census, they do not include all the demolished
dwellings which, given the prevalent use of poor construction materials which do not last long, are
probably quite substantial.
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Table 4.10. Estimates of Building Output In Urban Ethiopia From 1975-1994

Years Total Increase Yearly Housing units with Increase Yearly
Average |concrete walls

Number | Percent | Number Number Number | Percent | Number
1975-79 118,367 - - 23,673 7,594 - - 1,519
1980-84 161,092 42,725 36.1 32,218 12,196 4,602 60.6 2,439
1985-89 241,412 80,320 49.9 48,282 18,415 6,219 51.0 3,683
1990-94 304,412 63,000 26 60,582 17,915 -500 2.7 3,583
1975-94 825,130 - - 41,256
" Not applicable

Despite the fact that we have oriented our entire analysis towards encouraging a housing
policy of higher quantitative and qualitative standards, we will now focus our attention on
dwellings whose walls have been built with modern materials. As has aready been pointed out,
the total percentage of housing units built with modern materials amount to only 6.6 percent of the
total. This shows a realiable indication of the overall poverty of the housing stock and,
consequently, of the enormity of the challenge to be confronted in order to reverse the situation.

The rate of increase of the housing units whose walls have been built with modern
materials during the period 1980-84 and 1985-89, are quite high (60.6 percent and 51percent
respectively). In this case the data, even though they do not include demolitions, are a valid
indicator of the building capacity/housing output, because they have been erected with much
longer lasting materials. Nevertheless, during the last 5 year period (1990-94), there is an
unexpected drop (-2.7 percent) in the level of construction, compared to the previous five years

period.

However, if we compare the need of new houses on the basis of the net increase in the
number of households, avery difficult situation arises. It is estimated that in the period 1994-2000
households increased by 387,926 units (equal to a smple annual average of 64,654 units). During
2000-2005 they should increase by 373,534 units (equal to 74,705 per year), and in 2005-2010
they should rise by another 373,534 units (equal to 87,472 per year).

If, asis shown in Table 4.1, the total average annua supply of the period 1990-94 has been
of 304,261 housing units (equal to an annual average of 60,582), not even a leap of 90 percent of
new housing supply could stop the existing housing standards from getting worse. Improving
current living conditions requires, in a number of cases, restructuring houses and adjusting
essential services, where they are lacking. In most cases it is necessary to substitute the existing
dwellings with houses built with adequate materials and equipped with all the services which
qualify a minimum urban standard of living. According to the data previously provided, over 90
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percent of urban Ethiopia’s housing stock should be substituted. We realize that this cannot be
done with in avery short period of time, or even in the next decade. But in order to be able to face
the challenge of guaranteeing all citizens a minimum but dignified standard of housing one thing is
certain. That is, it is more urgent to establish a housing policy within a reasonable amount of time,

with technical and financial tools, and projects etc.

71



72



CHAPTER 6

CONCLUSIONSAND RECOMMENDATIONS

One of the general objectives of this paper was to assess the stock of housing by type of
building and the materials used in the construction of housing in urban areas of the country. The
other main objective was to obtain reliable estimates of the level of accessibility of households to
basic necessities such as drinking water, toilets, electric light...etc. In this regard the descriptions
and analyses of the 1984 and 1994 census data have brought to light a general situation
characterized by substantial qualitative and quantitative shortcomings. This is shown by the fact
that a large part of the population of Urban Ethiopia lives in housing conditions which are below
the internationally set or suggested standards. A summary and conclusion of these findings with

some recommendations are therefore subject to this chapter.

The analysis showed that at country level, out of the total urban housing units, almost 90
percent (1.3 million housing units) have poor type walls i.e. walls made up of wood and mud.
These types of houses have shorter life as the wood they are made up of (most of it eucalyptus)
can easily be attacked by termites and the mud plaster at ease peel off because of wind and rain.
Although the proportion is high in the urban areas of the larger regions like Amhara and Oromiya,

in al the regions and the selected towns such houses make invariably the overwhelming majority.

According to the results of the censuses 83 percent of the housing units in the total urban
areas of the country are roofed by corrugated iron while one in ten by thatch. Corrugated iron may
not last long because of rust. More over, it is not resident friendly as its resistance to weather

variation is poor: too hot during dry seasons and cold during winter.

The other indicator of poor housing is the material used in the construction the floor. At a
country level 73 percent of the urban housing units have a floor made up of mud. This type of
floor has a negative impact on the health of the residents. The primary victims are infants and
children who are exposed to continuous risk of contracting respiratory infections, and dust related
diseases. With this regard, except in Dire Dawa, Harari and Addis Ababa households in the other

regions suffer alot.
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An improvement in the quality of housing, water, sanitation and drainage not only reduces
the prevalence of disease but also makes life more pleasant. This is especialy very crucial for
women who are responsible for looking after the children and for managing the household. In the
case of urban Ethiopia only 27 percent of the total housing units have access to piped water within

the compound they live in while access to tap inside house is found to be only 3 percent.

One in five housing units in urban Ethiopia get water to drink from open well or rivers. Although we
cannot guarantee that the 27 percent of housing units who have access to piped water are drinking safe
water, it is so definite that the 18 percent are totally exposed to water borne diseases such as diarrhoea,
typhoid ...etc. The finding of a sizeable proportion of the housing units in the selected towns to have
their drinking water from rivers and open wells makes the situation in urban Ethiopia even worse.

It seems that in Ethiopia the central importance of life and health is a forgotten tragedy.
Thisis because overall in urban Ethiopia 42.3 percent of the housing units did not have any type of
toilet in 1994. In five regions and bigger towns like Bahir Dar, Gondar, Jijiga and Mekele well
over fifty percent of housing units do not have any type of toilet. This implies that their residents
are in a very serious problem of sanitation. Therefore, the federal government, regional
governments, non-governmental organisations and the society as a whole should work hand in

hand for the betterment of the country’s sanitation.

With regard to source of light, only 65 percent of urban Ethiopia housing units have access
to electricity powered lighting. More than one quarter of the housing units use kerosene lamps.
Specifically, nearly 60 percent of urban housing units in Somali and Gambella region get light
from lantern and kerosene lamp respectively. Similarly, over 40 percent of housing unitsin Tigray,
Amhara and SNNP regions suffer from the smokes that come out of the kerosene lamp. Sizeable
proportions (30 percent) of the housing units in Oromiya region share the same problem. This
indicates that much work has to be done in these regions and their respective capitals to provide
the society with electric light.

In conclusion, the living conditions with regard to essential services (toilet, tap water,
electricity etc.,) shows a general situation of deficiency in the country. The problem is more severe
in regions like Tigray, Amhara, SNNP, Affar, Somali and Gambella and their respective capitals

where residents suffer from the inadequacy of these necessity services.
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One of the indicators of the hardship of living conditions can be obtained by comparing the
number of housing units with the number of households. The analysis showed that 16.3 percent of
al resident households in Urban Ethiopia, equal to approximately 290,000 households, cohabit.
The objective to pursue should be to reach a ratio of one housing unit per household without
cohabitation or other forms of interference in the fundamental right to privacy.

The crowding matrix also provided the second indicator of the hardship of living
conditions. It showed that, at Urban Ethiopia level, the overcrowding index - calculated by
comparing households, divided according to size, and housing units, divided according to number
of rooms - is equal to 2.3. There are over 630,000 (equivalent to 43 percent of the total) housing
units with an overcrowding index equa to 3 or more inhabitants per room, while over 941,000
(equal to 63 percent of the total) have two or more inhabitants per room. The accepted
international standard is of one person per room. Given the current conditions in the country it
would be absolutely unredlistic to aim for this. What can reasonably be aimed at is to reduce
overcrowding consisting of three or more inhabitants per room.

According to the population projections, Urban Ethiopia will register the formation of
approximately 75,000 new households per year. This is aso the total amount of the demand for
new housing, irrespective of the need to meet past requirements quantitatively (cohabitation and
overcrowding) and qualitatively (services). Estimates of the building activity reveals that between
1990 and 1994, an average of about 60,000 housing units per year were constructed. A figure not
far from the 75,000 required.

Over 1,300,000 housing units have walls, which are constructed with traditional materials.
In a prospect of modernization, which pursues housing policies, which aim to achieve international
quality standards, the entire traditional housing stock would have to be substituted by
constructions built with modern materials (bricks and cement).

The housing units without an internal toilet amount to almost 630,000 units. In order to

achieve the objective of providing al housing units with this service (over-crowding index being
equal) it would be necessary to construct the same number of rooms.
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Actualy, if the am is to raise within reasonable terms the average level of living
conditions in Ethiopia, the new housing units to be put on the market should be more than the
number of newly formed households. Thisisin order to reduce the inadequate stock, with more
houses built according to the canons of modern residential buildings. Unfortunately, the housing
units built with concrete walls during the period 1990-1994 were an average of only 3,5000 per

year, registering a decrease compared to the previous five-year period.

The effort to be made is enormous and will require huge investments. But if carried out
well, this necessity can be transformed into an opportunity, which may accelerate the country’s
industrialization. Oneisthe fact that it practically doesn’'t rely on imports for its raw materials and
machinery. The other isit is labor-intensive, which means that it can create more jobs due to the
possibility of setting up a vicious circle of investments-salaries-consumption-investments, which
would in turn accelerate industrialization.

The crucial factor isthe inflow of funds required by this process. Of course, the state has a
fundamental role to play. Not only through direct intervention - which is essential and must be
done on alarge-scale but especially as a planner and regulator of the entire process. As a planner
it must guide the intervention by realistically deciding whom, where, and when to build. As a
regulator, it should on the one hand be responsible for coordinating procurement of building areas
and the construction of primary and secondary infrastructures in them, and on the other hand for
raising the necessary public and private capital through appropriate financial and credit

maneuvers.

Part of this capital must come from the state budget (by means of direct intervention such
as incentives and facilities for private investment). The other part by involving the workers in
production projects, for whom the housing units are being built and making them pay a levy from
their salaries. Other capital can be raised by attracting private capital - from large and medium
sized real estate companies, as well as from the smaller savings of private citizens - to be invested
in the residential housing market, through fiscal and credit incentives.
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Finally we recommend that:

1. The country should set up an adequate system of statistical data on construction, in particular
regarding house building. This is not without reason; statistics on housing demand and supply
highly depends on alegal and administrative system where all new housing units are recorded.
If most new housing units are not counted in officia statistics then figures for a country’s
‘housing deficit’ can be misleading. As we observed, in the Ethiopian context, most housing
construction is unrecorded. Currently, the data regarding housing supply, with its related
characteristics such as size, services, ownership, age, etc., are only gathered during the
demographic census, which is not done frequently enough to provide thorough and timely
information, on which to base planning projects.

2. The country also needs a profound housing policy in which the quality of housing construction
and extent of provision for water supply, sanitation, drainage, electricity ...etc. is properly
treated. The policy should give due attention at least for the towns that serve as regiona

capitals and those towns with low level of proportion of access to housing services.
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