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SECTION 1: INTRODUCTION 

The following baseline report is part of the City Retrofit for All research project funded by UKAID through the 
UK Foreign, Commonwealth & Development Office under the High Volume Transport Applied Research 
Programme, managed by IMC Worldwide. This report is part of a larger project to better understand how to 
develop effective transit-oriented development (TOD) policy in low-income country (as defined by the World 
Bank1) context of Eastern Africa, a region of sub-Saharan Africa defined by the United Nations Statistics 
Division.2 

In this baseline report, we lay the foundation for the project by describing the current state of knowledge on 
TOD as well as by creating an understanding of the urban growth context and policy environment in which 
TOD policies would be implemented. Building on this report, we will conduct a series of case studies, existing 
instances of TOD-related policies in the Eastern African and Indian context. In this effort, we aim to 
understand the policies themselves, the context in which they were implemented and the impact they have 
had. From these two efforts, we will identify learnings that are applicable to the Eastern African context and 
develop guidance for those contexts. After working with local partners to ensure that the guidance is relevant 
and actionable, we will conduct a series of workshops to train local decision-makers and practitioners with the 
guidance we’ve developed. 

This baseline report contains two main components. First, we describe a review of literature about the 
current status of TOD around the world, with a specific focus on low-income countries. We also assess the 
existing conditions in four target cities in low-income countries in Sub-Saharan Africa, including an analysis of 
quantitative data on current development indicators, an assessment of existing development policies and an 
examination of capacity to implement policies. This work will provide a foundation for a future case study 
assessment of TOD policies in low- and middle-income countries, which will finally be used to develop lessons 
on how TOD policies might be applied to the target cities. 

1. Purpose  

One of the greatest drivers of both climate change and inequity is urban sprawl (1). From 2000 to 2015 the 
global urban footprint has expanded 50% faster than the urban population (2). In sub-Saharan Africa, many 
cities are growing rapidly, with informal settlements multiplying along major and minor roads. Facing 
increased congestion along these corridors, some larger cities have looked to build urban highways to 
improve traffic flow. As was ascertained in the HVT: State of Knowledge Final Report on Urban Transport, 
research has shown that sprawl leads to higher costs, lower productivity and less equity (3). The research has 
also shown that urban highway expansion leads to congestion and sprawl. The lack of an appropriate street 
network coupled with a lack of public services being co-located with these new developments means that 
transport costs are high in both time and money, access to jobs and services is limited and there is a high 
reliance on walking in unsafe conditions. The question to answer, then, is what solutions will solve for lack of 
access and continued sprawl. 

While existing research has assessed approaches to creating compact growth on the urban fringe (4), we posit 
that most of the urban growth in the African context has been disconnected informal settlement sprawl along 
primary arterial roadways, often with low overall densities but overcrowded housing. This research project (of 
which this report is the first product) posits that the solution is to transform this already low-density sprawl 
into TOD—denser places grounded in transit and walking, with a mix of activities and strong, sustainable 
linkages to other parts of the city. When implemented well, this approach induces a shift from private to 
public transport, walking and cycling (5, 6). TOD can help address many challenges facing cities in low- and 
middle-income countries, better addressing climate change, reducing local air pollution, reducing social 
disparities and contributing to the economy and the quality of life of a city (75–77). 

Inclusive, equitable TOD has been shown to mitigate many of the challenges of urban sprawl. By reducing 
spatial mismatch through increased densities and a greater mix of uses, travel distances and the cost of 

                                                             
1 Income levels are defined by the World Bank. https://datahelpdesk.worldbank.org/knowledgebase/articles/906519-world-bank-
country-and-lending-groups 
2 https://unstats.un.org/unsd/methodology/m49/ 
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providing transport and other services decrease. Through inclusive planning, lower-income residents are able 
to live closer to work, reducing the financial and time burdens of transportation. By designing streets for low 
vehicle speeds and safe, comfortable walking and cycling, as TOD principles suggest, safety has been shown to 
improve. Taken together, these designs facilitate strong social networks and communities that provide 
additional support to lower-income residents. Less need for travel reduces the demand for the fossil fuels that 
power most motorised travel, thus reducing the impact of climate change. Less motorised travel also reduces 
the emissions that contribute to local air pollution and the related public health impacts. 

However, when TOD leads to improved public spaces, it can make an area more attractive and expensive, 
potentially harming more vulnerable populations. This project will also help us understand the constraints 
faced by lower-income, disadvantaged populations by examining existing conditions in cities as well as the 
impacts of TOD policies on affordability, especially in informal settlements. Globally we are seeing not only 
the feminisation of poverty (meaning women represent a disproportionate percentage of the world’s poor) 
but the feminisation of informality, where in these grey spaces away from formal power structures, women 
are finding work, livelihoods and mobility. By examining informal areas, we also hope to unpack different 
disadvantaged groups’ experience of access and mobility, with a focus on women, although we will explore 
this in more detail in future project activities. 

The purpose of this research project is to better understand how to implement inclusive, equitable TOD 
within the existing built-up area of rapidly urbanising cities in many low-income countries in Africa, 
particularly Ethiopia and Tanzania. These countries represent different ends of the spectrum of centralisation 
of government decision-making in Sub-Saharan Africa. They were also selected because we have existing 
relationships with both city and national governments in these countries, giving us access to necessary 
information as well as a path for conveying the guidance resulting from this research to the practitioners who 
may apply it to their work. The two countries also contain two of the largest urban areas in sub-Saharan 
Africa: Dar es Salaam and Addis Ababa. The visibility of these cities and the diversity of their governance 
structures create multiple pathways for spreading information beyond these countries and indeed the region. 
The lessons learned in these contexts may serve as examples for countries with similar governance in the 
region and beyond. Further, we seek to understand what TOD looks like in lower-income countries and how 
to achieve it. Due to the existing low-density development patterns surrounding many African cities, we 
anticipate that TOD will have the biggest impact if it is created by retrofitting existing urbanised areas. 

While there is some research on the use of specific planning tools in Latin America, little research exists on 
this in Africa. Many studies of existing measures in Africa, Latin America, and Asia focus narrowly on one or 
two aspects, such as economic development. We plan to take a comprehensive, multi-lens approach to 
document the context and impact of urban retrofit interventions. We plan to measure impacts along several 
aspects of sustainability, including: 

 Access (ability to reach destinations, opportunities, open space, etc.); 

 Equity (affordability, access for low-income and minority residents, etc.); 

 Efficiency (use of resources, e.g., land, money); 

 Environment (climate change, pollution); and 

 Health and safety (traffic injuries and deaths, air quality). 

2. Objectives 

The first objective of this research is to establish an understanding of existing conditions and the context of 
urban growth, specifically as they relate to TOD in the target cities in Eastern Africa. This will establish a 
foundation for future research into case studies of specific initiatives to create equitable infill and transit-
oriented development. The research also aims to translate the learning from those efforts into a report, tools 
and capacity-building materials that can inform practitioners and decision-makers to create more equitable 
urban growth, particularly in the Eastern Africa and LIC context. 

This was identified as a major gap in knowledge in the HVT: State of Knowledge Final Report on Urban 
Transport. We aim to develop products and programs to effectively share that knowledge with the decision-
makers and practitioners who can act upon it. We anticipate that this work will also have applicability beyond 
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LICs in Africa, leading to better cities throughout the region and potentially in other LIC and middle-income 
country (MIC) environments. We aim to conduct research that inspires future research efforts, academic and 
otherwise, into this topic area to further inform practitioners and decision-makers. 

The research project aims not only to fill gaps in existing research but to make that research actionable. This is 
critical to achieving real-world impacts from this program. Knowledge is often kept apart from practitioners, 
and when the knowledge is available, it is not presented in a way that practitioners can easily apply. Thus, the 
focus on outputs that can be used, as well as a sizeable portion of the budget for dissemination and 
application of that knowledge, is pivotal to realising the goals of the project.  

The project seeks to bridge climate change concerns with the goals of inclusivity and equity. We will not be 
able to meet our climate change goals without taking into account social justice and inclusivity, and we will 
not be able to solve for inequity unless we also address the impacts from climate change, which will 
disproportionately affect lower-income and marginalised communities.  

Finally, the geographic focus of the project is LICs in Africa, places that may have lower resources and capacity 
but are facing the challenges of rapid urbanisation and growth. Specifically, we highlight retrofitting informal 
settlements and inclusivity of disadvantaged communities. 

Therefore, this HVT project’s objectives can be summarised as follows: 

1. Develop new knowledge on how to create infill equitable TOD that is useful and applicable to LICs in Africa; 

2. Ensure that this knowledge assists low-resourced but fast-growing cities to create greener, more inclusive, 
more accessible and safer cities for all; and 

3. Transform this knowledge into action by developing useful tools that practitioners can use in multiple 
contexts and conducting capacity-building activities to teach practitioners to use them. 

3. Scope of Work 

The scope of this Baseline Report is to directly assess existing conditions for TOD in one primary city (largest 
city) and one or two secondary cities (population > 500,000) in the two target LICs in Eastern Africa. Given the 
limitations imposed by the COVID-19 pandemic in terms of travel and the added workload for our city 
contacts, we have opted to pursue one primary city and one secondary city in each region. The team has 
selected the following African cities in the target countries for a deeper assessment in phases 1 and 2: 

 Ethiopia 

 Addis Ababa 

 Bahir Dar 

 Tanzania 

 Dar es Salaam 

 Mwanza  

As described above, we selected these cities because they represent different governance approaches; we 
have existing relationships there, providing a clear path to move guidance to practitioners; and there is a 
strong visibility of the two large urban areas in the region—Dar es Salaam and Addis Ababa—creating a 
pathway for disseminating ideas beyond these specific cities and countries. The cities we focussed on in this 
report are a convenience sample of primary and secondary cities in Eastern Africa. ITDP has field staff in Dar 
es Salaam and Addis Ababa and professional relationships to planners in these cities, as well as in the 
secondary cities in the sample (Mwanza and Bahir Dar). The presence of field staff and pre-existing 
relationships in these four cities made them a clear choice as the focus for our research, as this facilitated 
data-gathering, particularly for the qualitative data (policy documents and interviews) in this report. We hope 
the lessons learned in these contexts may serve as examples for countries with similar governance in the 
region and beyond. 

This Baseline Report includes an assessment of the literature on TOD, with a focus on TOD in the African 
context. It also includes an in-depth analysis of the conditions in the target cities and countries. This 
assessment includes an analysis of the data on urban growth and sustainable transport in the target cities, 
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based on existing indicators. It also includes a review of policies and planning documents related to urban 
growth at both the city and the national level for the four cities. Finally, it includes a series of interviews with 
practitioners and stakeholders to gain a qualitative assessment of the state of TOD in the target cities as well 
as insight into the capacities and challenges for creating TOD in those cities. 

Future phases of the broader project will examine case studies of existing TOD policies and use the 
information to develop guidance for decision-makers and practitioners. This report, however, does not focus 
on providing such guidance. 

4. TOD Background 

TOD is a framework for thinking about urban planning that ensures access and urban mobility without the 
reliance on personal motor vehicles that characterised the expansive suburban forms in the 20th century, 
typified by low-density, auto-centric growth in the United States. According to the TOD Standard:  

TOD, or transit-oriented development, means integrated urban places designed to bring 
people, activities, buildings and public space together, with easy walking and cycling 
connection between them and near-excellent transit service to the rest of the city. It means 
inclusive access for all to local and citywide opportunities and resources by the most 
efficient and healthful combination of mobility modes, at the lowest financial and 
environmental cost, and with the highest resilience to disruptive events. Inclusive TOD is a 
necessary foundation for long-term sustainability, equity, shared prosperity and civil peace 
in cities (p. 8). 

TOD aims to create built environments based on walking, cycling, efficient high-capacity public transport, 
public space and dense, mixed-use development.  

Although the specific term ‘TOD’ only spread in American planning circles beginning in the early 1980s, TOD-
like practices have existed since the advent of public transport. Early investments in services and 
infrastructures were often financed by property developers, as was the case with so called ‘streetcar suburbs’ 
in cities around the world in the 19th century (10). Starting in the mid‒20th century, a movement of 
dissatisfaction with car-oriented culture—and the hidden costs mentioned above, as well as the rise of social‒
spatial equity concerns and environmentalism—created the backdrop for a profound shift in urban planning 
and transport theory that included the current concept of TOD. 

In 2010 ITDP sought to re-establish TOD as a framework for long-term urban sustainability, inclusiveness and 
shared prosperity in urban development, in line with the new Sustainable Development Goals then in 
development at the United Nations. This led to the creation of the TOD Standard. 

4.1 TOD principles 

To develop the TOD Standard, ITDP convened a panel of globally renowned experts in the integration of land 
use, urban design and sustainable access and mobility, with a focus on low- and middle-income cities. The 
panel elaborated a set of eight core principles of TOD—Walk, Cycle, Connect, Transit, Mix, Densify, Compact, 
Shift—each with concrete implementation objectives and relatively easy-to-use performance indicators and 
proxies. These elements of TOD definition and measurement were vetted through a large network of ITDP 
staff around the world and by local and international partners. They were then tested worldwide on a large 
range of urban and suburban development complexes, with a focus on LIC and MICs. They were refined 
iteratively through three major published versions to date and eventually endorsed by major international 
and philanthropic institutions. The TOD Standard identifies the following eight core principles of TOD 
(illustrated in Figure 1): 

 Walk: Develop neighbourhoods that promote walking 

 OBJECTIVE A. The pedestrian realm is safe, complete and accessible to all. 

 OBJECTIVE B. The pedestrian realm is active and vibrant. 

 OBJECTIVE C. The pedestrian realm is temperate and comfortable. 

 Cycle: Prioritise non-motorised-transport networks 
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 OBJECTIVE A. The cycling network is safe and complete. 

 OBJECTIVE B. Cycle parking and storage is ample and secure. 

 Connect: Create dense networks of streets and paths 

 OBJECTIVE A. Walking and cycling routes are short, direct and varied. 

 OBJECTIVE B. Walking and cycling routes are shorter than motor vehicle routes. 

 Transit: Locate development near high-quality public transport 

 OBJECTIVE A. High-quality transit is accessible by foot (TOD requirement). 

 Mix: Plan for mixed uses, income and demographics 

 OBJECTIVE A. Opportunities and services are within a short walking distance of where people 
live and work, and the public space is activated over extended hours. 

 OBJECTIVE B. Diverse demographics and income ranges are included among local residents. 

 Densify: Optimise density and match transit capacity 

 OBJECTIVE A. High residential and job densities support high-quality transit, 

local services and public space activity. 

 Compact: Create regions with short transit commutes 

 OBJECTIVE A. The development is in or next to an existing urban area. 

 OBJECTIVE B. Travelling through the city is convenient. 

 Shift: Increase mobility by regulating parking and road use 

 OBJECTIVE A. The land occupied by motor vehicles is minimised. 

 
Figure 1. TOD Standard Principles. Source: ITDP. 
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4.2 TOD critiques 

The term and concept of ‘TOD’ have several important limitations worth discussing. The term ‘TOD’ puts 
exclusive emphasis on transit (public transport) and fails to make explicit the fundamental role of walkability 
in this kind of urban development. The term does not speak to other principles of TOD identified above.  

The concept of TOD has been critiqued as utopian, although it does not assume a full transformation of 
people. TODs have also suffered from overly optimistic projections of their impact, which were often based 
on speculation. TODs in North America have often required subsidies, suggesting difficulty in wider replication 
(11). Scholars have noted that without focused equity measures, TOD projects may increase land values and 
housing prices, leading to displacement and increased residential segregation. If TOD results in the 
replacement of lower-income residents with wealthier residents who are more able to afford cars, it may 
have the unintended consequence of reducing ridership on transit lines and pushing the people most 
dependent on public transport farther away from it (12).   
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SECTION 2: LITERATURE REVIEW 

The following section of the report presents the review of literature related to three inter-linked aspects—
urbanisation growth and trends, urban governance and institutions, and transit-oriented development in 
Eastern African cities. This narrative literature review is developed from the academic and scholarly research 
and reports/publications from governments, international funding organisations and civil society 
organisations. The purpose here is to establish an understanding of existing conditions and context of urban 
growth, specifically as they relate to TOD. A two-pronged approach was used to conduct this literature 
review. The team based in Dar es Salaam and Addis Ababa approached various government agencies to access 
relevant reports, publications and datasets which were not available on their websites. Specific policy 
documents, however, are discussed separately (10. Policy and Planning Document Analysis). While the 
researchers located in other locations extensively searched web-based resources with permutations and 
combinations of the terms related to (and not limited to) urbanisation, urban governance, transit-oriented 
development in the Eastern African context, we searched web-based resources such as journals, university 
publications and international development agencies websites/databases to find the relevant online material.  

5. Urbanisation Growth and Trends in Eastern Africa  

5.1 Introduction 

Cities in Africa, and especially in Eastern Africa, are witnessing epochal urbanisation. Urban areas in Africa 
comprise 472 million people, and this number is projected to double over the next 25 years as more migrants 
come to cities from the countryside (13). Eastern African cities are experiencing the proliferation of informal 
settlements due to continuous migration. Dar es Salaam, Addis Ababa, Nairobi, Mombasa, Kampala and Kigali 
are attracting migrants in the millions, with more than half of this population living in informal housing. A 
recent World Bank report (14) describes African cities (especially in Eastern Africa) as crowded but 
disconnected, with sprawling informal settlements. This same report also states that African cities are 29% 
more expensive to live in compared to other cities in countries at similar income levels, which the authors 
ascribe to low urban density that increases travel costs. Investments in infrastructure, public transport and 
housing have not kept pace with urbanisation, leading to the emergence of fragmented and disconnected 
neighbourhoods with limited public transport and other infrastructure (13).  

Eastern African countries (particularly Kenya, Tanzania, Ethiopia and Uganda) are urbanising rapidly. They 
recorded an average annual growth in the urban population of 4.6% from 2010 to 2015, the highest rate of all 
regions in Africa, which had the highest rate of all continents (15). Tanzania has 18 million people, 38% of 
whom live in urban areas.3 Dar es Salaam, the capital city of Tanzania, houses approximately 6 million people 
and is expected to become a mega city with more than 10 million people by 2030 (14). Dar es Salaam is the 
ninth-fastest-growing city in the world, with an average annual growth rate of 4.4% between 2006 and 2020. 
According to the Central Statistical Authority’s July 2015 estimate, Ethiopia’s total population is around 90 
million people, 27% of whom live in urban areas. Addis Ababa is home to an estimated 3.2 million people, or  
17% of Ethiopia’s total urban population (16). Addis Ababa grew at an average annual rate of 3.4% from 2006 
to 2020. Ethiopia’s urban population is expected to triple by 2037 (17), and a large portion of the population is 
likely to be concentrated in Addis Ababa.  

5.2 Urbanisation challenges  

5.2.1 Housing stress, poverty, informality—Dar es Salaam  

Tanzania is urbanising rapidly, with continuous rural‒urban migration that has led to proliferation of informal 
settlements on underserviced peripheral land parcels. Approximately 50% of the population in Tanzania’s 
urban centres lives in informal housing (18). About one in six Dar es Salaam residents lives below the poverty 
line. The reasons behind the growth of informal settlements include poverty, land tenure insecurity that is 

                                                             
3 http://www.oecd.org/africa-urbanisation/#discover-data 
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associated with residential licenses and the government’s inability to provide surveyed plots to citizens (19). 
Houses are often overcrowded, with an occupancy of three or more people per room (20). 

Unplanned settlements in the periphery have been described as a ‘poverty trap’, where upward income 
mobility is challenging (21). However, the desire for easy access to employment has resulted in informal 
settlements in areas that are vulnerable to climate change impacts such as flood plains and steep and 
unstable slopes (22). This is exacerbated by a complicated and lengthy land surveying and titling process in 
Tanzania, which has 11 steps and can take 380 days (23). In addition to this, most of the applicants lack legal 
and ownership documents. 

The Ministry of Lands, Housing and Human Settlements Development does not directly provide housing, but it 
demarcates land for housing development. Housing projects are implemented using the combined efforts of 
respective local authorities and the private sector. The Tanzanian government introduced the Unplanned 
Urban Settlement Regularization Program in 2004 and the Mortgage Finance Act in 2008 to improve access to 
long-term housing loans. However, according to a Finscope Survey (2009), 32% of the population in Tanzania 
is reluctant to take loans because of the fear of not being able to repay them (24). In spite of the efforts by 
the government, uptake was slow. Further, the national housing programs are not linked with the city’s plans 
or budgets, which complicates affordable-housing provision in the country.  

The Urban Planning Act and the Land Use Planning Act 2007 of Tanzania have put forward participatory 
planning conditions (24).4 The goal is to promote sustainable development by ensuring the protection of the 
environment and the orderly development of the land of Tanzania in a participatory approach (24). However, 
the local authority has not involved indigenous landowners, with their traditional land rights, in this process 
during the preparation of land use plans and finally the survey of plots. This eventually has led to the 
indigenous people losing their rights to the land (25).  

Effective implementation of the municipal master plans is essential for planned urban development of a city. 
However, the research work by Halla (2002), Magigi and Majani (2006), and McGill (1998), as well as a report 
from the Tanzania Ministry of Lands, Housing and Human Settlements Development (2015), highlights that 
delays in master plan preparation, inefficiency of the master plan, rigidity and inflexibility in the provisions of 
the master plan to accommodate readjustments, inadequate knowledge of land planning and poor 
involvement of local leaders are challenges to land use planning in Tanzania (24, 26–28). The size of the 
communities, multiple parcels, ad hoc nature of parcels, length of the process and the resistance to surveying 
due to the fear of losing land are also issues associated with the master plan implementation.  

5.2.2 Housing stress, poverty, informality—Mwanza 

Mwanza is the second-most-densely populated urban area in Tanzania after Dar es Salaam, with 0.7 million 
residents in 2013, according to the National Bureau of Statistics. Mwanza is one of the fastest-growing cities 
in Tanzania, and its population is expected to reach 1.8 million by 2030. The city is urbanising rapidly due to 
the push effect of rainfall patterns in rural areas and the pull effect of urbanised areas. Almost 33% of 
Mwanza region’s population lives in urban areas (29). Research shows that Mwanza’s local government 
authorities have made a limited contribution to urban planning, policy and project development for the city—
decision-making has largely been centralised, leading to a gap between local development priorities and the 
allocation of funding. Inadequacies of the formal procurement process and administrative decision-making is 
also resulting in informality in land use; unaffordability of most formal services for low-income households, 
forcing them to seek informal or self-provisioning options; and often a political disinterest in reaching the 
poorest urban residents (29).  

                                                             
4 Section 4 of the National Human Settlements Policy, sections 9 and 15 of the Urban Planning Act 2007 and section 32 of the Land Use 
Planning Act 2007. 
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Figure 2: Mwanza population-density map indicating low-density settlements in the periphery. (30) 

 

The city is facing challenges in terms of ‘informal’ settlements and their regularisation, expanding sprawl on 
the peripheries, contested forms of densification in the centre, market and government-led population 
displacements, conflicts among different land uses and a chronic lack of formal affordable housing for low-
income groups (30). Informal settlements house both low-income and middle-income groups. In 2012 about 
half of the city’s population of 685,000 was living in identified informal settlements. About 60% of these 
people (30% of Mwanza’s overall population) were living in hilly informal settlements with densities of over 
100 people per hectare within 5 km of the city centre (31). The peripheral areas also have formal housing 
where people from city centres have relocated. Residents of these households have relatively secure 
livelihoods and sufficient resources to cope with the absence of conventional urban amenities. The level of 
demand is less acute in Mwanza than in Dar es Salaam, but the challenges of providing affordable housing are 
similar (30). 

5.2.3 Housing stress, poverty, informality—Addis Ababa  

Addis Ababa is the capital and largest city of Ethiopia. As stated above, population trends forecast that it will 
grow rapidly in the next decade, and currently the city reflects a high level of informality and sprawling 
growth. An estimated 70% to 80% of the urban population in Ethiopia lives in what  might be considered 
slums using the UN definition5 (17). 

Addis Ababa is facing challenges of horizontal urban expansion. For instance, from 2007 to 2014, the 
population of Addis Ababa increased 17% while its urban area increased 51%, or three times as fast (Figure 3). 
The government is the sole supplier of land for formal development in Ethiopia. It supplies land by direct 
allotment or auction (14). The Urban Land Development and Management Policy and Strategy (32) and Urban 
Housing Provision Strategic Framework (33), both by the Ministry of Urban Development, Housing and 
Construction, state that land for housing should be provided at low cost for large programs such as 
government and enterprise-supported housing, housing cooperatives and low-income households in general 
(34). Hence the current system of providing land below cost recovery for required infrastructure, allocating 
land at low benchmark prices that are lower than the market prices, and allotment of some land for housing 
cooperatives—almost free of charge—results in a large financial burden on the government that makes it 
difficult to provide basic services to those plots. High-density formal developments at affordable prices also 
become difficult due to the large minimum lot sizes for residential use. Partially due to these policies, the 
cities are expanding horizontally (14) as such restrictions on landownership by the government force migrants 
to either buy land use rights informally in peri-urban areas or to rent informal rental houses from the private 

                                                             
5 UN-HABITAT defines a slum household as a group of individuals living under the same roof in an urban area who lack one or more  
of the following: 1. Durable housing of a permanent nature that protects against extreme climate conditions; 2. Sufficient living space, 
which means not more than three people sharing the same room; 3. Easy access to safe water in sufficient amounts at an affordable 
price; 4. Access to adequate sanitation in the form of a private or public toilet shared by a reasonable number of people; and  
5. Security of tenure that prevents forced evictions. 
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sector. While many clusters of low-income neighbourhoods are located near the city centre, they also can be 
seen in the urban periphery (Figure 4). 

Figure 3: Urban growth types in Addis Ababa 1987‒95; 1995‒2005 and 2005‒2017. (35) 

 

Figure 4: Low- and high-income clusters in Addis Ababa. Source: HCES, 2016.  
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Figure 5: Location of informal housing and condominium housing in 2006 (L) and 2016 (R). (36) 

  

As mentioned in Figure 5, in 2006, informal housing was clustered in the city centre and to the south. 
However, by 2016, the area under informal housing (blue) had decreased and had become more dispersed 
throughout the city. In 2006, there was very little condominium housing (red). By 2016, the area of 
condominium housing had increased to occupy 11% of the city, with the largest concentrations in the 
periphery toward the city’s southern and eastern boundaries (36). 

In Ethiopia, the neighbourhood administrative units are known as kebeles. All land is property of the national 
government and is leased, not sold, for development. ‘Kebele housing’ consists of informal construction that 
has been nationalised and now serves as government-managed rental housing. Nearly two-thirds of 
households in Addis Ababa fall under the ‘rented’ category, including kebele housing (16). Government 
inactivity in kebele housing maintenance low rents are the major reasons behind its low quality. 

The high cost of construction, low income levels and low savings of urban households, coupled with the lack 
of access to formal credit, shortage of public finance and limited serviced land supply, are some of the factors 
behind the wide gap between housing demand and supply (37). While the city contains many housing units 
that are in poor condition, slum-upgrading programs do not include housing improvements. As a result, many 
officials and local professionals believe that slum upgrading ‘does not work’ in Ethiopia, which has hampered 
the expansion of government housing programs beyond Addis Ababa. 

Poor land management may also pose challenges to urban development. Valuable land in the city centre is 
not being used efficiently or intensively (16). A World bank study shows that about 46% of land in Addis 
Ababa city territory, including high proportions in the city centre, is undeveloped (see  

Figure 6). However, the government is now replacing the old system of urban land tenure with a more 
market-oriented system of long-term leases (37). While the system of landownership by the government 
poses some challenges in urban development, it may be beneficial for securing public open spaces, and it 
provides an opportunity to accommodate high-density mixed-use development in the city centre along with 
high-capacity mass rapid transit. 
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Figure 6: Vacant, buildable land within the administrative boundaries of Addis Ababa. Source: Ethiopia Urbanization 
Review, 2015. (34)6 

 

5.2.4 Housing stress, poverty, informality—Bahir Dar  

Bahir Dar City is one of the largest and most rapidly expanding cities in Ethiopia, with a population of 191,000 
(38, 39). The city has political, economic, tourist and cultural importance. A study on the Ethiopian urban 
expansion initiative indicates that out of total territory within the city administration, 25% of land in Bahir 
Dar, is undeveloped (40). The city is currently expanding in haphazard manner, with rapid redevelopment of 
farmlands. In the past decade, farmland share has reduced from 39% to 15% (39). Figure 7 highlights the 
reduction in farmlands as a result of built up in last decades. The city of Bahir Dar has a strong cycling culture 
but is experiencing a growing share of trips by motor vehicle. Bicycle infrastructure is poor and hence the 
respondents of a recent study highlight that more than 29% of total bicycle users are victimised by traffic 
accidents (38). 

                                                             
6 World Bank calculations based on MODIS imagery from NASA LP DAAC. 
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Figure 7: Land use/land cover (LULC) map of Bahir Dar and its peri-urban areas/developmental corridors (A) 1993, (B) 
2001, (C) 2011 and (D) 2020. (41) 

 

5.3 Challenges of urban and transport planning  

People in Eastern African cities face many challenges in using the urban transport system. Gina Porter (42) 
defines the term ‘transport disadvantage’ as a lack of provision of transport infrastructure and services; a high 
monetary cost of travel; and a large amount of time spent accessing transport, waiting for transport, travel on 
transport and the overall time spent away from the home. Transport disadvantage also can include the 
discomforts and risks experienced whilst travelling, such as exposure to accidents, crime, noise and pollutants. 
These factors significantly reduce the potential for undertaking other life-supporting activities, especially for 
lower-income women in Africa (43–45).  

The Eastern African urban transport context has many features in common with those found in other cities in 
the Global South. However, poverty is more widespread, car ownership is lower and the provision of public 
transport services is even more informal and of lower quality (46,47). The share of long-distance walking in 
home-to-work travel is higher in urban Africa than anywhere else in the world (21, 48). This is because people 
cannot afford or do not have access to public transport. It also indicates that many people are unable to move 
closer jobs due to a lack of affordable housing near job centres (42, 43). 

In the African context, the governments and agencies developing BRT systems may aim to decrease the public 
transport deficit in a city. The mission statement of the Dar Rapid Transit Agency (DART) in Dar es Salaam 
highlights that the main benefits of BRT lie in its enhancement of access to a variety of activities (49).  

5.3.1 Challenges of urban and transport planning—Dar es Salaam 

Given the lack of efficient and affordable transport, many African city dwellers settle in centrally located 
informal housing—the only affordable option with convenient access to jobs (50). In Dar es Salaam, for 
example, people live in Tandale, an informal district that lacks services and amenities, but whose central 
location puts people close to many jobs and economic opportunities (51).  
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Both expenditure levels and affordability perceptions vary significantly across geographic settlement types, 
and depend to a large extent on the mode and travel characteristics of commuter trips (52). The horizontal 
urban sprawl in Dar es Salaam imposes a financial burden on the urban poor because of long trips and 
multiple transfers. Dar es Salaam has a zonal fare system for its informal public transport, where one trip 
often requires multiple fares. This results in an additional cost equivalent to USD $17 per month for residents, 
approximately 34% of the average monthly income (53).  

Mkalawa et al. (2014) highlight that public transport and walking are the two major modes of transport in Dar 
es Salaam (54). Dala dalas are small minibuses and medium-sized privately owned buses that provide the 
majority of public transport in the city. However, the regulatory system of these services is inadequate. The 
services run with no funding from the government, although the government does set the fare, both in terms 
of amount and the zonal system within which it operates. Together, the lack of support from the government, 
long travel distances and low wages make the system unaffordable for many poor residents (21). 

Development policies also have affected urban form. The National Human Settlements Policy adopted in 2000 
recommends the development of satellite towns to curb horizontal urban sprawl. Additionally, the 
government initiative to turn Dar es Salaam into a ‘showcase city’, has led to the demolition of informal 
settlements in the urban centre and the relocation of the urban poor to the periphery (55). Both approaches 
could lead to additional urban sprawl and longer work trips, especially for urban poor.  

Figure 8: Mode share in Dar es Salaam. Source: Mkalawa & Haixiao, 2014. (54) 

 

Poverty, informal work and daily commutes are closely associated with each other. The 2007 Household 
Budget Survey of Dar es Salaam highlights that the inability to find other work (36%) and the family need for 
additional income (31%) were the main reasons cited by poor urban dwellers for engaging in informal 
economic activities (56). As shown in Figure 10, many low-income people reside in the outskirts of the city. To 
save money on transport, people with lower incomes will walk long distances to work or take a lower income 
by working in their own neighbourhoods (21). Nearly 47% of all daily trips are walking trips with 40% of them 
having trip lengths from 2 km to 5 km (57). Such transport difficulties in urban areas result in poverty traps as 
they reduce the number of accessible jobs and productivity of the workers and add to fatigue. Figure 11 
shows that the density of public transport in the central area of Dar es Salaam is good but is concentrated 
almost exclusively on the few arterials that exist in the city. The radial network results in gaps in access 
between those main corridors. Finally, because of that radial route layout, the distances between radial 
corridors become greater with increasing distance from the city centre. In planned wards, most households 
(77%) have access to public transport. Access is similar for households in both unplanned (62%) and affluent 
wards (64%). Lack of first- and last-mile connectivity, shortage of buses, overcrowding, waiting time and more 
than one transfer and cost associated with it results in inconvenience of using dala dalas, which carried 62% 
of trips prior to opening of the BRT (21)(29). 
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Figure 9: Population density map. Source: Mkalawa & Haixiao, 2014. (54) 
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Figure 10: Income level map. Source: Mkalawa & Haixiao, 2014. (54) 
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Figure 11: Public transport access. Source: Mkalawa & Haixiao, 2014. (54) 

 

5.3.2 Challenges of urban and transport planning—Addis Ababa 

Addis Ababa, like Dar es Salaam, is characterised by long travel distances and largely informal public 
transport. Addis Ababa has formal bus services and a light-rail system. As shown in Figure 12, the central area 
houses middle and high income neighbourhoods (58). In addition, 50% of the population in the city is below 
the poverty line and resides mostly in the outskirts or in areas with poor road network. Addis Ababa has a 
long history of being a sprawling city (59). Public transport has failed to meet the increasing demand 
generated from new settlements at the peripheries which are mostly occupied by low-income housing.  

Figure 12: Population density and income classes. (58) 

 

Poor road infrastructure in peripheral areas is another challenge to providing public transport service (60). 
Figure 13 shows that proximity to roads for some of the low income neighbourhoods in the southeast part of 
the city is more than 2 km, forcing people to walk long distances or use animal-powered transport. Due to 
absent or inadequate pedestrian paths, people often walk with these animals on vehicular lanes.  
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Figure 13: Proximity to road infrastructure. (58) 
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Figure 14: Public transport networks in Addis Ababa. Clockwise from top left: public taxi (minibus) routes, Anbessa 
routes, LRT corridors and Sheger routes. Source: WRI, Addis Ababa Structure Plan and own elaboration. 

  

 

A 2015 World Bank study indicates that from 2007 to 2014 in Addis Ababa, the average density of built-up 
areas declined from 146 to 136 persons per hectare (40). Current regulations on minimum lot sizes, plot 
coverage and building heights are obstacles to compact development that could accommodate all income 
groups near their job locations. The resulting low density increases the cost of providing basic infrastructure. 
On top of it, the replacement of kebele housing with new government-supported condominium development 
sited in more distant locations is affecting the density of the core area and has increased commute times for 
many residents. Urban development is happening in a fragmented manner, with scattered construction sites 
throughout the city. Field observations showed that most of the agricultural lands between industrial parks 
and condominium sites were either vacant or underutilised, highlighting inefficient use of land (61).  

Irrespective of good public transport coverage, as shown in Figure 14, poor bus operations, connectivity to the 
peri-urban areas, bus frequency, unavailability of dedicated bus lanes and high cost of public transport are 
resulting into long walk trips, with an average walking trip length of 1.5 km in Addis Ababa (62). Poor land use 
and transport integration is affecting employment patterns in the city. In Addis Ababa, poor land use planning 
increases travel time and costs between the residential and commercial areas and the low wages often do not 
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make the cost of job search worthwhile (14). Researchers found that after four months of job search, 83% of 
unemployed workers had stopped actively looking for a job due to transportation expenses (63).  

Figure 15: Addis Ababa mode split (L) (64) and people near transit (R). Source: Abreha (2007) cited in (65). 

  

6. Urban Governance and Institutions  

The implementation of TOD policies requires effective governance structures and institutions that interact 
with the many aspects of urban planning involved and reflect the interdisciplinary nature of it. 

6.1 Urban planning and governance 

Urban governance and formal planning mechanisms play a crucial role in the provision of sustainable mobility 
and affordable housing. The following section expands on this role while elaborating on the interlinked 
aspects of land management, regulations and finance.  

6.1.1 Dar es Salaam and Tanzania  

The key stakeholders in the institutional framework for planning and land administration in Tanzania are 
centralised in the Ministry of Land, Housing, and Human Settlement Development (MLHHSD) (66). The 
MLHHSD is responsible for setting policy, providing technical support to local planning authorities and serving 
as a review and approval body. Town/municipal/city councils are responsible for making land available in 
urban areas and implementing and enforcing of planning schemes. In practice, the planning process remains 
relatively centralised, and MLHHSD frequently plays an active role in the development of urban plans (ibid). 
Additionally, the Director of Town Planning in MLHHSD is the approving authority for local plans, causing 
bottlenecks and yearlong delays in providing planned and serviced land (67). In Dar es Salaam, eight years can 
pass by before land earmarked for a planning scheme can be converted into planned plots for allocation (68). 

At the city level, a general planning scheme (GPS) prepared by a local government authority (LGA) includes a 
master plan, interim land use plans, or strategic urban development plans (69). At the neighbourhood level, 
detailed planning schemes (DPSs) are prepared to coordinate all development activities and control the use 
and development of land. DPSs are prepared for new areas, regularisation schemes and redevelopment 
schemes. A DPS can be prepared without a GPS, indicating that approving authorities who are in charge of 
detailed plans do not have to examine their conformity to the respective master plans (66).  

According to Lall et al. (2017b), the shift towards decentralisation in Tanzania from the 1970s and 80s typically 
resulted from local governments granting themselves planning powers (18). However, such devolution of 
responsibilities is not entirely clear-cut or always accompanied by the necessary fiscal empowerment (18). In 
Dar es Salaam, local governance is split across three separate municipalities, Ilala, Kinondoni and Temeke, as 
well as with the Dar es Salaam City Council. The Tanzania Urban Laboratory7 argues for the need to develop a 

                                                             
7 Tanzania Urbanisation Laboratory (TULab) is chaired by the Ministry of Finance and Planning (MoFP) and includes ministries, civil 

society and private sector representatives. TULab is supported by the Coalition for Urban Transitions, a special initiative of the New 
Climate Economy. 
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metropolitan mindset and institutions, rather than splitting cities into smaller local government authorities as 
in Dar es Salaam and Mwanza (70). 

Tanzania exemplifies the overlapping regulatory scope and responsibilities, silo mentality and vertical 
institutional fragmentation, among multiple bodies in Africa (18). Local governments and central government 
agencies, or national parastatals, are both responsible for service provision (roads, water, electricity, 
drainage), land use regulations (especially land use planning and land allocation) and environmental 
management (71). These muddy lines of accountability complicate planning, implementation, monitoring and 
enforcement (18).  

In addition to the central role played by MLHHSD in urban planning, the central government also retains 
controls over the functioning of local authorities (71). For example, it appoints senior personnel to run urban 
authorities, and the Minister for Local Government approves the urban authorities’ bylaws, budgets and 
proposals for generating own-source revenue. 

6.1.2 Addis Ababa and Ethiopia  

In Addis Ababa, the citywide master plan is prepared by a special project office called the Addis Ababa City 
Government Plan Revision Project Office (18). There are two sub-tiers: kebeles (lower-level administration) 
and woredas (an administrative jurisdiction consisting of a group of kebeles) within the city government. 
Kebeles are empowered to administer local matters, including neighbourhood maintenance and building code 
enforcement. Local development plans (LDPs) include explanatory details on the strategies, implementing 
agencies, concrete standards, development controls, budgets and time frames for implementing those plans. 
Since housing delivery is dominated by the government, new developments tend to conform to the citywide 
master plan and LDPs. The Building Permit and Control Authority is responsible for building approvals and 
monitoring implementation to ensure that all public and private development conforms to the plans and 
regulations (18). Most of the urban area of Addis Ababa falls under the jurisdiction of the Addis Ababa City 
Administration, with some parts of the metropolitan area extending into neighbouring Oromia State, which 
complicates the management of the city’s expansion. 

However, urban governance may be complicated by the political rivalries between local governments and the 
national government that has a largely rural base (72, 73). From 2005 to 2016, Ethiopia experienced rapid 
economic growth and developed without legal and social frameworks to absorb new urban residents. In 2005, 
the local government in Addis Ababa swung to the political opposition. The late prime minister Meles Zenawi, 
sought to prioritise the rural agricultural economy over the rapidly growing urban economy. Despite this 
political choice, Ethiopia’s cities—particularly Addis Ababa—continued to attract investment from China, 
Indonesia and the United States, among other countries, much of which is concentrated in industrial parks 
and in the textiles, leather, agro-processing and pharmaceuticals industries. The resulting economic growth, 
attracting new urban migrants and in the absence of sufficient planning or infrastructure investment, has 
resulted in sprawl. The expanding urban area of Addis Ababa breached the territorial divides between the 
Oromo, Tigrayans and Amhara ethnic groups, fuelling conflict (73).  

6.2 Funding, taxation and finance  

Taxes, charges and subsidies can be used to complement regulatory controls on land use, creating financial 
incentives and disincentives. 

6.2.1 Dar es Salaam and Tanzania 

Between 2010 to 2017, the estimated annual per capita municipal budgets in Dar es Salaam and Addis Ababa 
were USD 29.4 and 91.0, respectively, compared to USD 101 in Pekalongan, Indonesia; USD 399 in Feira de 
Santana, Brazil; USD 644 in Monteria, Colombia; and USD 4,907 in Bristol, United Kingdom (73). The primary 
challenge is the poverty of people moving to cities, which is compounded by inadequate local revenue 
collection (74). Cartwright et al. (2018) argue that local governments in Tanzania have little capacity to invest 
in or oversee infrastructure programs or collect revenue from users because most urban infrastructure is 
centrally coordinated by the national government (73). 

Land valuation is outdated or incomplete in many African cities (6), including in Dar es Salaam. Even if land 
revenue laws are sound, cities are limited in their power to leverage land for revenue, due to the inadequacy 
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of fiscal cadastre records. Moreover, cities’ reliance on central government transfers means that they have 
few incentives to make such efforts. In 2014, the Arusha City Council became the first of seven Tanzanian 
cities to switch from a manually administered own-source revenue system to a modern local government 
revenue collection information system integrated with a GIS platform. The new system allows the local 
government to use satellite data to identify taxpayers and includes an electronic invoicing system that notifies 
and tracks payments. Within one year, the city council boosted annual revenues by 75%, from TZS 2.6 billion 
in 2012/13 to TZS 4.6 billion in 2013/14 (18). 

6.2.2 Addis Ababa and Ethiopia  

In Ethiopia, the government of Addis Ababa possesses substantial powers to tax the incomes of employees, 
profits of enterprises and various other revenue sources usually collected at the national level (75). The Addis 
Ababa City Administration (AACA) has powers to mobilise substantial revenue of its own from income 
(including rental income), business profits and VAT on certain products and services. Thus, unlike cities in 
decentralised systems—or indeed most urban areas in Ethiopia, which acquire 70 per cent of their resources 
in transfers from the regional states in which they are located—there are no transfers of revenue to Addis 
Ababa. All the taxes and fees collected at woreda or sub-city level end up at the Bureau of Finance and 
Economic Development at AACA for budgeting and redistribution, along with the state taxes and other 
revenue such as external loans (75). 

While a census of properties (including informal structures) in Addis Ababa was undertaken in 1996 using a 
computerised system and a team of 3,000 enumerators to calculate new property tax rates, there has been 
no revision since (75). Even for those houses that the city authority does have on its register, severe 
undervaluation is the norm—sometimes varying from 300% to 7,685% below the actual value (75). Addis 
Ababa has experimented with land value capture tools such as roof tax, permit holding fee, lease holding 
system and capital gains tax (76). Roof tax, rent on houses and rent on plots of land constitute around 3% of 
total city revenue including state revenue and municipal revenue (75).  

6.3 Planning regulations and land management 

6.3.1 Dar es Salaam and Tanzania 

Current regulations discourage investment and limit formal housing options for the poor. Lall et al. 
recommends rationalising development standards based on performance (for example, structural integrity) 
and affordability (18). For example, Dar es Salaam requires plot sizes to be at least 400 square metres near 
the city centre, and therefore anyone who wants to buy a stand-alone house in the formal sector must be 
able to afford a land parcel of this size. The only ownership alternative is informal, and one-fourth of Dar es 
Salaam’s homeowners have no documentary proof of ownership (77). 

Lall et al. further argue that clear rights to urban land are a precondition for the emergence of a formal land 
market, whether formal, customary or informal (14). But many African cities struggle with overlapping and 
sometimes contradictory systems, severely constraining urban land redevelopment and imposing high costs. 
And even where formal titles or clear land rights exist, basic mapping, geographic, or ownership information is 
often inaccurate, or land records are maintained poorly, causing disputes. Applying for formal recognition can 
be a tedious process. Land administration systems (such as registries and cadastral records) are incomplete 
and underused for enforcing legal claims and landholders’ fiscal obligations, so lenders cannot always use land 
as collateral (ibid). 

Statutory (legally secure) tenure can offer a range of additional benefits compared to customary tenure 
(deemed rights of occupancy). Briggs (2011) emphasises that a customary landowners can only realise the 
value of their land once, i.e., through sale (78). Landowners with statutory tenure can unlock the value of 
their land through a range of avenues, such as collateral for loans and better compensation rates in case of 
dispossession. Tenure solutions can facilitate incremental upgrading of informal settlements, creating housing 
assets that enhance economic security and adaptive capacity. Linking tenure reform with women’s rights can 
also foster gender-just urban development (79). 

Tenure insecurity in Africa, measured as the share of the population with no formally recognised land tenure 
rights, increased from about 55% in 2009 to about 66% in 2012. Low land registration may result partly from 
cumbersome, expensive registration and transfer systems loaded with survey expenses and fees, which make 
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registration unaffordable for many (80). Since the acquisition of a formal title in Dar es Salaam requires 
significant capital, most residents resort to customary tenure, where documentation is obtained from the 
more accessible, local street-level offices (67). 

6.3.2 Addis Ababa and Ethiopia 

In Addis Ababa, land leasing has allowed the city near total control of formal spatial development (75). In 
Addis Ababa, 94% of land is allocated directly for activities and development seen to be of strategic 
importance. No land is formally released without being serviced. This had led to a slow release of land and a 
huge gap between supply and demand. Almost a million households are outside of the formal system, 
building informally in and around the city. Understanding the constraint, the state has been lax in enforcing 
building controls in informal and extra-legal areas. However, when areas fall within critical parts of the master 
plan, the city takes swift action to evict households that do not conform (81). 

6.4 Participation and involvement of other stakeholders  

International organisations have played a key role in governance, with aid and loans linked to governance 
reforms and through the publication of data related to urbanisation, demographic and economic data. 

While local participation has been limited to specific projects, Tanzania’s land management policies show how 
public and private interest can be balanced (even if they are not always applied consistently). The Land 
Acquisition Act No. 47 of 1967 gives the president the power to acquire land for public use. But Section 179 of 
the Land Act (1999) and Section 11 (1 and 2) of the Land Acquisition Act (1967) provide for the protection of 
the rights of landholders, and Section 24 (1 and 2) of the Constitution offers land occupiers protection when 
compulsory land acquisition is exercised (73).  

The Tanzanian government has recognised the urgent need for planned land in and around Dar es Salaam and 
has been supportive of private surveying companies conducting town planning and land surveys in Dar es 
Salaam. This has resulted in a scramble for land in peri-urban areas, such as in Kigamboni Municipality, where 
land parcels from multiple residents are bought in order to survey and parcel into plots for reselling. Joint 
ventures are also created with local communities to undertake land readjustment, planning and sharing the 
profits of the sale of excess plots (67). Cartwright et al. (2018) have underscored the need to enhance 
government capacity for partnerships with civil society, traditional leaders and what is loosely termed the 
informal sector to accelerate land titling, service delivery and revenue collection (73). 

City and national authorities will need to increase urban planning capacity and resources, as a lack of staff 
capacity constrains effective management (18). In 2011, a survey of 12 African countries found, on average, 
0.89 planners for every 100,000 residents across the 12 countries and 0.34 planners per 100,000 residents in 
Tanzania. This was far lower than in high-income countries (12.77 in U.S. in 2010 and 23.47 in Australia in 
2009/10) (82). Limited literature exists on the planning capacities of local bodies in Dar es Salaam and Addis 
Ababa. 

7. Transit Oriented Development (TOD) for Eastern African Cities  

As we discuss in the previous sections, the existing research on African cities has identified a transport deficit 
(private or public) and a prevalence of long-distance walking among those who lack other options (52, 54, 83). 
This indicates that commuters who do not own a motor vehicle (i.e., low-income groups) may lack access to 
the city or require a long commute (84, 85). The current mode splits in Dar es Salaam and Addis Ababa are 
dominated by walking and public transport (55, 57). Thus, as described in the TOD Standard principles (see 
4.1) and encouraged by the World Bank (18), public transport projects that can greatly facilitate accessibility 
cannot be planned in isolation from the adjoining land uses and economic activities.  

This current conundrum of Eastern African cities like Dar es Salaam and Addis Ababa of long commutes and a 
lack of formal housing supply can be mitigated through affordable and reliable transport (86–88) and by 
providing affordable housing in more accessible locations or by investing in the in-situ slum upgrading 
programs (89,90). Conventionally, affordable housing and affordable transport are seen as two separate or 
parallel policy interventions but Eastern African cities like Dar es Salaam and Addis Ababa present a compeling 
case for them to be viewed and planned together. Further, non-motorised infrastructure should also be a 
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priority in public transport projects and other planning efforts in these cities, in part as a reflection of the high 
walking mode share and in part to facilitate access to public transport.  

Transit-oriented development (TOD) may emerge as a useful planning concept for the Eastern African cities. 
TOD may be viewed differently in different continents (91, 92). TOD promises the long-pending agenda of 
land use and transport integration in urban planning practice. International researchers and practitioners 
claim its merit as a low carbon development strategy as it reduces the number and length of trips generated 
and enables a shift to no or low carbon modes (93–95). TOD first developed as a response to the proliferate 
low-density suburban sprawl in American cities (96), but further evolved as a way to improve quality of life 
and promote context-specific, low-carbon urban development in many cities of the Global South (97). 

The main principle of TOD revolves around concentrating dense and diverse development (residential, 
commercial, etc.) around public transport corridors to induce a modal shift from private motorised modes to 
public transport, walking and cycling (5,6). When people can easily access jobs, education and healthcare by 
using public transport, ridership increases, in turn making public transport systems more viable and self-
sustaining (5). By doing so, TOD also builds a symbiotic relation between public transport and development in 
its vicinity. TOD plans further accelerate the value in the land adjoining to public transport, which can be 
captured and used for more investments in the public transport influence zones (97, 98). 

TOD also can make cities more liveable by planning walkable and cycle-friendly neighbourhoods and a well-
designed public realm (99). This in turn can improve liveability and quality of life. TOD can be central to a 
development paradigm that is more environmentally sustainable and more socially just, and contributes to 
both the economy and quality of life of a city (75–77). 

City leaders must understand and unpack all the components of TOD to contextualise them, especially in 
emerging cities with a large fraction of residents living in informal settlements. In many lower-income 
countries, TOD plans will need to avoid inadvertently causing an increase in land values that prices out the 
low-income groups from the public transport influence zones (100). In Dar es Salaam and Addis Ababa, TOD 
plans will also need to create opportunities to upgrade informal settlements near public transport. 

7.1 TOD for Eastern African cities—implementation principles 

ITDP has developed the TOD Standard guidance document as a tool to help shape and assess urban 
development. It focuses on maximising the benefits of public transit and non-motorised mobility while placing 
the emphasis firmly back on the users: people. The Standard outlines eight core principles of urban design and 
land use, each supported by specific performance objectives and easily measurable indicators, or metrics. 
Together, they promote safe, balanced and vibrant neighbourhoods around stations; short and well-
connected pedestrian and cycling networks; densities that ensure strong customer bases for local services and 
public transport; and minimal car traffic and parking interference. The Standard is addressed to a broad range 
of technical and non-technical audiences including policy-makers, planners, city officials, developers, 
architects, urban designers, landscape designers, civil engineers, civil society organizations and the interested 
public. By providing a way to quickly evaluate the planning and design components that are key to successful 
TOD.  

As described in the TOD Standard, TOD plans typically combine accessible street networks; improved street 
and public realm design; street-oriented buildings; and the upgrading of basic, municipal infrastructure. To 
achieve these outcomes in the low-income country context may require a different approach than in 
wealthier countries. We reviewed the literature on the implementation of TOD in the low-income country 
context and identified the following implementation principles (in addition to the planning principles 
described in the TOD Standard). 

1) Create benefits for transit users and land developers: The central aim of TOD is to attract 
communities to live near transit. To make the areas around transit more attractive, the public realm 
needs to be expanded. TOD plans should create win-win situations through planning mechanisms by 
allowing more floor space (higher FSI/FAR) in exchange for more land dedicated to the public realm, 
facilitating a better street network and well-designed public spaces (101). TOD plans then become 
market responsive mechanisms that strengthen the public realm while promoting (re)development of 



 

 32 

BASELINE REPORT: HVT CITY RETROFIT FOR ALL 
 

private land (102,103). This is particularly crucial in case of Eastern African cities where disjointed 
road networks hinder both walkability and systematic real estate development.  

2) Incorporate flexible land use planning: The land use planning approach should promote flexible, 
demand-based, efficient use of land and balance key regulations to ensure the implementation of 
basic TOD principles, with incentives to attract investments, jobs and people in the strategic public 
transport influence area (104). Land use regulations should allow and promote the mixing of 
compatible land uses, attracting housing, shopping and job opportunities to co-exist in a compact 
form near public transport.  

3) Promote demand-based re/development on private lands: Eastern African cities can benefit from 
the redevelopment of private lands if there are systematic investments in public infrastructure (105). 
Cities can pilot a few influence zone plans where there is higher market potential, followed by the 
areas where the land market is frozen given the limited infrastructure (103). Planning mechanisms 
can facilitate the process of land pooling or land re-constitution (in case of large parcels or industrial 
plots to be redeveloped) (104). Real estate market potential analysis is a crucial component of TOD 
planning.  

4) Create value through infrastructure: With upgraded infrastructure and a better street network as 
part of the TOD plans, the value of land adjoining public transport will be even higher than what is 
existing in many core parts of the city. The planning, municipal and public transport agency officials 
need to understand closely how investments in the public transport create value in the real estate 
markets and how a part of this value can be captured to finance the mass rapid transit itself (103). 
Given the limitations in existing revenue generation mechanisms, land value capture can create win-
win for all agencies and stakeholders while accruing quality of life benefits to the city. 

5) Achieve better street and public space design: implementing better street design and infrastructure 
can help attract more commuters to use the public transport (106).  

6) Identify a clear implementation roadmap: TOD plans should chart out a clear implementation 
mechanism (possibly with the support of the state planning legislative mechanism). Specific 
implementation plans can facilitate land re-adjustment, land agglomeration, affordable housing 
schemes and street improvement projects (104).  

8. Summary of Literature Review 

Tanzania and Ethiopia are urbanising rapidly with an average annual growth in the urban population of 4.6% 
in the period from 2010 to 2015. Continuous rural-urban migration, land tenure insecurity and a housing 
deficit has led to proliferation of informal settlements on under-serviced peripheral land parcels. By the UN 
definition of a slum,8 an estimated 70–80% of the urban population in Ethiopia and about 50% of the urban 
population in Tanzania lives in what might be considered slums. Dar es Salaam and Addis Ababa being the 
largest city in these countries respectively, are at the forefront of this rapid urban growth and proliferation of 
informal settlements. 

Poverty, informal work and daily commutes are closely associated with each other. The horizontal urban 
sprawl in Dar es Salaam and Addis Ababa imposes a financial burden on the urban poor because of long trips 
and multiple transfers. Unplanned settlements in the periphery have been described as a ‘poverty trap’, 
where upward income mobility is challenging (21). Both cities are also characterised by long travel distances 
and largely informal public transport. Poor land use and transport integration and inefficient land 
management further complicate the situation for the poor and informal workers in these cities.  

Transport has been identified as a key factor for the economic growth and social development process 
because it facilitates the movement of people and goods and thereby promotes trade and better standards of 
living through improved access to markets, employment, health, education and social services. Improved 
productivity and output due to better public transport help to lower transaction costs, allowing economies of 
scale, widen opportunities, expand trade, integrate markets, strengthen effective competition and eventually 

                                                             
8 UN-HABITAT defines a slum household as a group of individuals living under the same roof in an urban area who lack one or more of 
the following: 1. Durable housing of a permanent nature that protects against extreme climate conditions. 2. Sufficient living space 
which means not more than three people sharing the same room. 3. Easy access to safe water in sufficient amounts at an affordable 
price. 4. Access to adequate sanitation in the form of a private or public toilet shared by a reasonable number of people. 5. Security of 
tenure that prevents forced evictions. 
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increase real income and the welfare of society (107). Currently, while public transport enjoys a high mode 
share in the Eastern African cities of Dares Salaam and Addis Ababa, a deficit in coverage and inefficiencies in 
the systems mean that these cities face challenges in delivering on the goals of sustainable transport. Walking 
has a high mode share, which also reflects structural problems of affordability and lack of access, particularly 
because the trips are long. 

Positive outcomes from a robust public transport system can be further strengthened by integrating land use 
and public transport plans and developing land-based financing tools to support mass rapid transit 
investments (108). While cities are growing rapidly in Ethiopia and Tanzania, land use regulatory systems are 
not able to keep pace with the growth. Both countries have interesting policies to learn from and build upon, 
but some structural issues will need to be addressed in terms of capacity and alignment between different 
levels of government. This is most apparent in the lack of affordable housing, the proliferation of informal 
housing and the lack of state provision of basic services. In this context, TOD can help to coordinate and 
integrate land use and public transport planning in a systematic way and to secure a low-carbon and 
sustainable future for Eastern African cities such as Dar es Salaam and Addis Ababa. 

SECTION 3: CITY ASSESSMENT 

In the following section we assess current conditions, trends, policies and capacities related to TOD in the 
target cities in Ethiopia and Tanzania. This includes an assessment of key indicators and policies at various 
levels of government as well as a qualitative assessment of trends and capacities for TOD based on a series of 
stakeholder interviews in each city. 

9. City-Level Data 

In the following sub-section, we describe the results of a quantitative analysis of urban development 
indicators for the four target cities in Ethiopia and Tanzania. The indicators were selected to provide a 
citywide description of attributes related to urban growth, TOD and the five goals of urban transport: access, 
Equity, Efficiency, Environment, and Health and Safety. We selected citywide indicators to enable normative 
comparisons to other cities and regions, comparison within the sample group and comparisons over time. 
Where possible, we also tried to select indicators that we could assess spatially as well, to understand 
differing conditions within cities. Our ability to measure outcomes related to these goals was limited by data 
availability and completeness. Many indicators only allow comparison across one aspect (e.g., comparison 
over time) and not across geographies. Because of these data limitations, we were not able to measure 
outcomes related to all the goals listed above. We used our judgement to select the most relevant 
information among the indicators to present and understand urban growth and other conditions related to 
TOD. 

The indicators were derived from multiple sources, including ITDP’s Pedestrians First tool; the Sustainable 
Development Goal Indicators, compiled by UN-Habitat; the United Nations World Urbanization Prospects; and 
the Global Human Settlement‒Urban Centre Database (GHS‒UCDB), developed by the European Commission. 
The full set of indicators are listed below: 

 Population (2015) 

 Weighted population density 

 Average annual population growth rate (2000‒2015) 

 Projected annual population growth rate (2020‒2035) 

 National proportion of urban population living in slums (2000) 

 National proportion of urban population living in slums (2018) 

 National annual mean levels of fine particulate matter (e.g., PM2.5 and PM10) in cities 

 Fraction of area built-up (2015) 

 Mean block density 

 People near services 
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 People near frequent transport 

 People near rapid transport 

 People in green areas 

 People near grade-separated roadways 

 Transport CO2 per capita (kg/year/cap) 

9.1 Indicator description  

The following section describes the indicators that we use to assess the status of urban development in the 
target cities. Some of these indicators describe current conditions, while others describe changes in 
conditions over time.  

9.1.1 ITDP indicators 

ITDP developed the following indicators based on publicly available open-source data and open-source 
algorithms to help understand current conditions in cities, with a primary focus on walkability and public 
transport accessibility. Weighted population density, Mean block density and People near services are taken 
directly from Pedestrians First, which in turn is based on the TOD Standard. The TOD Standard was developed 
by ITDP in consultation with experts on sustainable urban development, including leading consultants, 
academics, non-governmental organisation (NGO) staff and development bank staff. These indicators, 
originally based to measure at the project or neighbourhood scales, have been tested over seven years in 
multiple contexts. In 2020 ITDP released Pedestrians First (109), which is based on the TOD Standard but adds 
city-level metrics with targets to the analysis. The Pedestrians First indicators have been applied widely, 
allowing us to indicate how the values in the target cities compare to those in other cities and regions around 
the world. The third indicator, People Near Limited-Access Roadways, was developed as part of this 
assessment and is not discussed in the TOD Standard. We have included targets suggested in Pedestrians First 
for the three indicators as a normative reference point for evaluation of the indicators in each city. These 
targets are related to the targets set in the TOD Standard, but since the indicators in Pedestrians First are 
slightly different, to account for measuring at the citywide scale, the targets are different as well. The targets 
are based on input from sustainable transport practitioners from around the world who contributed to the 
development of Pedestrians First. For other indicators, we have indicated a generally normative 
directionality—e.g., if fewer people live adjacent to limited-access roadways, that tends to be better for 
access, health and other goals—but we have not included a specific target, as we have not identified a 
publication that sets such a normative target. 

These indicators have two major limitations. First, most of the indicators (with the exception of National 
Proportion of Urban Population Living in Slums) only measure conditions at a single point in time, so it is 
unclear how the indicators have changed over time. Second, for some of the ITDP indictors (Block Density, 
People Near Services and People Near Limited-Access Roadways) the measurements are limited by the data 
quality of the open sources we use. Much of the information is crowdsourced, so the data are only as good as 
the level of participation and rigor that goes into data collection and data entry. We have designed the 
indicators so that more accurate data result in higher scores. Unfortunately, this means that wealthier cities 
with greater technological capacity and more active OpenStreetMap communities will sometimes achieve 
indicators that make them appear to be more walkable than lower-income cities that may be actually more 
walkable. 

9.1.1.1 Weighted population density 

Higher population densities (more people per square kilometre of land) are related to greater access to goods 
and services. Higher densities support more frequent public transport and improved public services. Higher 
population densities are also identified in the TOD Standard as a key component of TOD (110). The weighted 
population density expresses the number of people per square kilometre in each district of a city, weighted by 
the percentage of the total city population living in that district. Thus, the densities of the most populated 
districts are weighted more heavily than less populated districts, even if the most populated districts are small 
in area. This reflects the density as it is experienced by the average person in an urban area. This is in contrast 
to total population density, which divides the total population by the total urbanised land area. The weighted 
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population density better reflects the density experienced by the city’s population, since average population 
density underrepresents high-density districts with small land areas and over-represents low-density districts 
which occupy large amounts of land. We have included a recommended target of at least 15,000 people per 
square kilometre, taken from Pedestrians First. 

Weighted population density is calculated using the Global Human Settlement Layer (GHSL) density ‘raster’ 
information, which provides an estimate of the population in each square in the urban centre, as well as the 
area of the square. To calculate the weighted density, we calculate the density of each square (population 
divided by area) and then multiply it by the fraction of the urban centre population that it represents 
(population of square divided by total population). We then sum the weighted density of each square in the 
region to calculate the total weighted density for the urban centre. 

9.1.1.2 Mean block density 

Small city blocks reduce the distance between destinations by creating more direct routes. Small blocks 
reduce travel times and makes it easier to walk to destinations (111). Shorter blocks may also reduce traffic 
speeds, as motor vehicles must slow down frequently at intersections. Lower motor vehicle speeds are linked 
to lower instances of traffic crashes, injuries and deaths (112). The TOD Standard identifies small blocks as a 
key component of TOD (110). We have included a target of a block density greater than 80 blocks per square 
kilometre based on the guidance in Pedestrians First. 

The block density of a city is equal to the total number of walkable blocks in the city divided by total size of 
those walkable blocks in square kilometres. This represents the overall density of city blocks, excluding 
regions of the city like rivers, lakes, parks and industrial zones that are not part of the urban fabric. A 
‘walkable block’ is an area surrounded on all sides by walkable streets or paths and not bisected by any 
walkable streets or paths. 

9.1.1.3 People near services 

Proximity to essential services is a key element of TOD. The TOD Standard identifies access to local services 
(schools, healthcare service, pharmacies and sources of fresh food) and parks and playgrounds as important 
aspects of TOD (110). Core services that lie within a 15-minute walk are far more accessible to a range of 
people than services farther away. This indicator measures the fraction of the city’s population within 1,000 
metres of both healthcare and schools, which provide a reasonable proxy of access to other services. When 
mapped, it highlights disparities in access to basic services among neighbourhoods in a city. We have included 
a target of 100% of the population within a short distance of core services, based on guidance in ITDP’s 
Pedestrians First toolkit. 

Walking distance is measured as the actual distance along the city’s network of walkable paths rather than 
the simple straight line buffer distance. Differences in the street network means that 1,000 metres in actual 
walking distance can vary greatly from what is in the 1,000-metre buffer zone, with ranges of what can be 
reached in the zone by actually walking 1,000 metres being only 30% to 80% of the zone. Healthcare facilities 
include hospitals, doctors’ offices, clinics, pharmacies and midwives but do not include dentists, 
psychotherapists, or other specialists. Schools include primary and secondary public schools but not 
universities.9  

9.1.1.4 People near limited-access roadways 

The presence of limited-access roadways creates strong separations between neighbourhoods, often 
preventing pedestrians from crossing the road at many points. By reducing direct pedestrian access, the 
presence of divided highways leads to longer walking and cycling trips and lower access. The TOD Standard 
identifies direct and prioritised pedestrian connectivity as a key component of TOD (110). By bypassing local 
streets, limited-access roadways also serve to attract motor vehicle trips, through a triple convergence, with 
more trips at peak hours, more trips from other parts of the street network and more trips shifting to private 
motor vehicles. This concentration of motor vehicle trips on divided highways creates increased noise, 
increased local air pollution, increased speeds on nearby roads and high rates of traffic injuries and deaths. All 
of these reduce the ability to walk to destinations. We do not include a normative target, as this is a new 

                                                             
9 The TOD Standard measures access to local services slightly differently, omitting secondary schools but including fresh food sources.  
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indicator, but based on the negative impacts described above, we suggest that fewer people near limited 
access roadways is more in line with the principles of TOD. 

The ‘people near highways’ (divided motorways) indicator measures the number of people within 500 metres 
of a divided highway, divided by the total metropolitan population. 

9.1.2 UN-Habitat Sustainable Development Goals indicators 

As part of the tracking of the Sustainable Development Goals (SDGs), the United Nations Human Settlements 
Programme (UN-Habitat) tracks a number of indicators towards those goals at the national level (113). The 
primary goal of interest for our research is Goal 11: Make cities and human settlements inclusive, safe, 
resilient and sustainable. Under Goal 11, there are multiple targets that are useful to this research, 
particularly: 

 11.1 By 2030, ensure access for all to adequate, safe and affordable housing and basic services and upgrade 
slums; 

 11.2 By 2030, provide access to safe, affordable, accessible and sustainable transport systems for all, 
improving road safety, notably by expanding public transport, with special attention to the needs of those 
in vulnerable situations, women, children, persons with disabilities and older persons; 

 11.3 By 2030, enhance inclusive and sustainable urbanisation and capacity for participatory, integrated and 
sustainable human settlement planning and management in all countries; 

 11.6 By 2030, reduce the adverse per capita environmental impact of cities, including by paying special 
attention to air quality and municipal and other waste management; and 

 11.7 By 2030, provide universal access to safe, inclusive and accessible green and public spaces, in 
particular for women and children, older persons and persons with disabilities. 

While data on all of these targets would provide useful context to this research, only targets 11.1 and 11.6 
have indicators that are currently being tracked at the national level. Indicator 11.1.1 tracks the proportion of 
urban population living in slums, and Indicator 11.6.2 tracks the annual mean levels of fine particulate matter 
(e.g., PM2.5 and PM10) in cities (population weighted).  

9.1.2.1 Proportion of urban population living in slums  

SDG indicator 11.1.1 tracks the proportion of urban population living in slums. Slums, often referred to as 
informal settlements or informal housing, are areas that often develop outside of official planning regulations 
and without basic urban services. They are often illegal and do not experience government protections. In 
terms of TOD, the prevalence of informal settlements provides an indication of how effective government 
policies and regulations have been in the past at managing urbanisation patterns, for better or for worse. The 
proportion of urban population living in slums provides context at the national level of the prevalence of 
slums in urban areas. The United Nations defines a slum as a place with: 

 lack of access to improved water source, 

 lack of access to improved sanitation facilities, 

 lack of sufficient living area, 

 lack of housing durability and 

 lack of security of tenure (114). 

The indicator is determined largely from household surveys conducted in each country. We include national-
level data for 2000 and 2018. 

9.1.2.2 Annual mean levels of fine particulate matter (e.g., PM2.5 and PM10) in cities 

SDG indicator 11.6.2 tracks the prevalence of poor air quality in cities. This is measured by the urban 
population-weighted, mean annual concentration of fine suspended particles of less than 2.5 microns in 
diameter (PM2.5). The metric is shown in micrograms per cubic metre [μg/m3] (115). This indicates the level 
of pollution experienced by urban dwellers in each country. We include data for 2016, the only year available. 
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9.1.3 United Nations World Urbanization Prospects 

The United Nations Department of Economic and Social Affairs compiles data on urban growth in countries 
and cities around the world, as part of the World Urbanization Prospects.  

9.1.3.1 Projection annual population growth rate (2020‒2035)  

The 2018 World Urbanization Prospects includes projected population data for urban agglomerations with 
populations greater than 300,000 (15). The data are provided by national governments, who also define what 
is meant by an urban agglomeration in their country. We used the data from 2020 and for 2035 to calculate 
the projected average annual growth rate in each city. The data did not include Bahir Dar. 

9.1.4 Global Human Settlement‒Urban Centre Database (GHS‒UCDB) 

The Global Human Settlement‒Urban Centre Database is a set of information development by the European 
Commission to understand urbanisation around the world (116). The database is based on the GHSL, which 
draws on analysis of satellite imagery to identify urban areas around the world. The information is calculated 
on a grid of squares (a ‘raster’ image). The GHSL defines urban centres based on a series of criteria that are 
applied uniformly around the world. The GHS‒UCDB uses data from the GHSL plus other publicly sourced 
information to develop a series of indicators. We have included these indicators, as well as indicators that we 
calculated from the GHSL information, as they provide critical information on how growth is occurring in cities 
over time. We indicate below if and how each indicator is related to the TOD Standard definition of TOD. 

9.1.4.1 Population (2015) 

This indicator expresses the population within the urban area, as defined by the GHSL. This is included to 
show the relative populations of the cities under consideration. This is calculated using census data, allocated 
to a grid defined in the GHSL, based on the built-up percentage of each cell in the grid. The total population is 
the total of all cells within the defined urban centre.  

9.1.4.2 Average annual population growth rate (2000‒2015) 

The average annual population growth rate reflects the yearly change in population from 2000 to 2015. 
Higher rates indicate a faster growing city. The growth rate is calculated by dividing the change in population 
from 2000 to 2015 by the number of years (15) and dividing the resulting figure by the 2000 population. We 
also include the information spatially to indicate where growth has occurred within each city (see 9.3 Spatial 
analysis of key indicators). 

9.1.4.3 Fraction of urban area built-up (2015) 

According to the TOD Standard, a key component of TOD is a compact region, meaning that built-up areas are 
directly adjacent to each other (110). This reduces distances between built-up areas and the time and energy 
needed to reach other parts of the city. The fraction of the urban area that is built up provides an indication of 
the spread of development across an urban area. A low fraction likely indicates a scattered development 
pattern with opportunities for infill development. A high fraction indicates a relatively compact region, where 
new development likely must either replace existing structures with taller ones or expand into the periphery. 

This indicator is calculated using the GHSL raster layer, which indicates whether each square in the urban 
centre contains buildings or not. To calculate the fraction of the urban area that is built-up, we divided the 
number of squares that contain buildings by the total number of squares in the urban centre. 

9.1.4.4 Transport CO2 per capita (kg/year/cap) 

Transport carbon dioxide–equivalent emissions per capita indicate the environmental sustainability of the 
existing transport systems in an urban area. Higher values indicate more emissions per person and greater 
harm to the environment. However, this information is only for 2015, so it does not show the trajectory of 
each city. The TOD Standard does not specifically measure emissions as a criterion for TOD, but reduced 
impact on the climate is cited as a benefit of TOD. 

This metric is measured by the European Commission’s Emissions Database for Global Atmospheric Research 
(EDGAR v4.3.2), which models the greenhouse gas emissions for transport in the year 2012 for the boundaries 
of each urban centre. We divided the total emissions by the population of the urban area to calculate the 
emissions per person. 
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9.1.4.5 People in green areas 

Spending time in vegetated and natural areas has been shown to have a positive effect on mental health 
(117). Streets with dense tree canopies provide shade in hot weather and create a more interesting walking 
environment. Access to parks and the presence of shade on sidewalks are key elements of TOD, according to 
the TOD Standard (110). 

This indicator is calculated directly as part of the GHS‒UCDB, using an analysis of Landsat satellite imagery 
with the Normalized Difference Vegetation Index (NDVI) to identify the level of greenery of each square in the 
urban centre. Squares are then categorised as either ‘low green’, ‘medium green’ or ‘high green’ based on the 
level of greenery. The indicator measures the percentage of the urban area’s population living in the ‘high 
green’ area. The three levels of green are defined as: 

 Low green: barren rock, sand, snow or impervious surfaces (e.g., built-up areas); 

 Medium green: shrubs or agriculture; and 

 High green: dense vegetation (e.g., forest, gardens, etc.) (118). 

9.2 Indicator data 

The following tables show the results of the indicators for target cities. 

Table 1: Indicator data for target cities. 

Indicator Addis 
Ababa 

Bahir Dar Dar es 
Salaam 

Mwanza Pedestrians 
First Target 

Population 
(2015) 

3,830,790 492,271 5,345,515 782,040 n/a 

Weighted 
Population 

Density 

24,453 60,423 24,012 16,567 15,000 

Average Annual 
Population 

Growth Rate 
(2000‒2015) 

2.5% 2.2% 9.5% 6.3% n/a 

Projected Annual 
Population 

Growth Rate 
(2020‒2035) 

4.2% n/a 4.7% 4.8% n/a 

National 
Proportion of 

Urban 
Population Living 
in Slums (2000) 

88.6% 88.6% 70.1% 70.1% n/a 

National 
Proportion of 

Urban 
Population Living 
in Slums (2018) 

64.3% 64.3% 40.1% 40.1% n/a 

National Annual 
Mean Levels of 
Fine Particulate 

Matter (e.g., 

34.0 34.0 25.1 25.1 n/a 
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PM2.5 and 
PM10) in Cities 

Fraction of Area 
Built-Up (2015) 

27% 13% 40% 24% n/a 

Mean Block 
Density 

78 79 40 17 >80 

People Near 
Services 

55% 32% 55% 33% 100% 

People Near 
Frequent 
Transport 

13% n/a n/a n/a  n/a 

People Near 
Rapid Transport 

17% n/a 10% n/a n/a 

People in Green 
Areas 

4% 15% 11% 28% n/a 

People Near 
Grade-Separated 

Roadways 

24% 0% 0% 0% n/a 

Transport CO2  
per Capita 

(kg/year/cap) 

104 5 71 33 n/a 

 

In general, the target cities range in population from just under 500,000 to over 5 million people, a tenfold 
difference. The weighted population density of Bahir Dar, the smallest target city, was by far the highest of 
the four—nearly three times as dense as the next dense city. The other smaller city, Mwanza, has the lowest 
population density of the four. 

The cities in Tanzania have annual population growth rates (2000‒2015) that are much higher than those in 
Ethiopia. Dar es Salaam, the largest city we considered, showed a tremendous growth rate, indicating an 
extraordinary volume of people moving to the city. However, the projected annual population growth rates 
(2020‒2035) show faster growth in Addis Ababa and slower rates in Tanzanian cities. Both past and projected 
annual growth rates indicate rapid growth for these cities going forward. This rapid growth could make TOD 
interventions more challenging to implement. However, if the interventions are effective, they could have a 
greater impact in a shorter time.  

The percentage of the national urban population living in slums is nearly 65% in Ethiopia, indicating a severe 
lack of formality in housing and potentially a very limited reach of government. The percentage in Tanzania is 
over 40%, which also indicates a limited reach of government, but to a lesser degree. This is also partly a 
reflection of the pace of growth and partly the efficacy of the government and the private sector to provide 
housing. It is notable, however, that these values have decreased substantially since 2000 in both Ethiopia 
and Tanzania (22.3% decline and 30% decline, respectively), indicating successful efforts to reduce 
informality, despite urban growth. 

The national annual mean levels of fine particulate matter in cities is best understood in comparison to 
other regions, not included in the charts.  

 Europe and Northern America 12.0 

 Latin America and the Caribbean 16.8 

 Tanzania    25.1 

 Ethiopia    34.0 
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 Sub-Saharan Africa   35.5 

 World    39.6 

 China    51.0  

 India     68.0 

The mean levels of fine particulate matter in cities in Tanzania and Ethiopia are significantly below urban 
levels in China and India and below levels for the world and for Sub-Saharan Africa. However, the levels are 
significantly above those in Europe, North America, Latin America and the Caribbean. This indicates that there 
is much room for urban air quality to improve, but that it is not at a crisis level as it is in places like China and 
India. Without data over time, we are unable to say if air quality is improving or declining. 

The fraction of area built-up (2015) is below 40% for all four cities, indicating a relatively scattered 
development pattern. This may also indicate an opportunity for infill development to create a more compact 
city as opposed to increasing the horizontal extent of the city. While Bahir Dar had the lowest fraction of area 
built up, it had a high mean block density of nearly 80 blocks per square kilometre, as did Addis Ababa. This 
indicates that where development is occurring in both cities, the street layouts are more conducive to 
walking. In the Tanzanian cities, the mean block density was less than half of the target in Dar es Salaam and 
far less than in Mwanza. This structural issue may create long-term challenges to walkability in these cities. A 
low block density may also reflect a high level of informality and/or lower data quality from crowdsourced 
data repositories. Mwanza’s block density seems like it may reflect lower data quality than the reality.  

In terms of people near services, the larger cities appear to have more people living near services. This may 
be due to a variety of causes. Larger cities may receive more attention from centralised governments. Often 
larger cities also have higher urban densities, making it easier to provide services to many people at a single 
location. However, the weighted population density of Bahir Dar, the smallest target city, was by far the 
highest of the four—nearly three times as dense as the next dense city. Fewer people near services may also 
be partially due to lower data quality from open data sources. Larger cities often have a larger pool of people 
who may contribute to crowdsourced data collection efforts, generating more accurate data for the city. 
Larger cities also have more resources (money and staff) to support such crowdsourced data collection 
activities. 

Mwanza has the highest percentage of people in green areas. This may reflect a more rural nature of 
development.  

None of the cities have freeways within the built-up area, so all four cities show a value of 0% for people near 
grade-separated roadways. This limits the physical obstacles to TOD in these cities. However, Addis Ababa 
does have some roadways with a semi-grade separated typology, so the result is partly due to inaccuracy in 
roadway coding in OpenStreetMap. It is also worth noting that a large flyover construction project is 
underway in Dar es Salaam.10 

Finally, the transport CO2 emissions per capita were highest in Addis Ababa, followed by Dar es Salaam, 
indicating a greater prevalence of motorised travel, longer travel distances and/or higher emissions rates 
from the vehicles in that city. Bahir Dar has by far the lowest estimate of transport emissions per capita. This 
could be due to a city design that is more conducive to walking, with smaller blocks and higher densities, and 
possibly short trip distances in a smaller city that can be more easily made by non-motorised modes.  

9.3 Spatial analysis of key indicators 

The following section presents maps of several key indicators across each metropolitan area. We have also 
included a map of the mass rapid transit coverage within Dar es Salaam and Addis Ababa, which have these 
types of services. Rapid transit includes metro systems, bus rapid transit (BRT) systems and light-rail (LRT) 
systems. 

                                                             
10 ‘Flyover project pace thrilling’ [Internet]. Daily News. Tanzania Standard (Newspapers) Limited. 2020 [cited 21st Nov 2020]. 

Available from: https://dailynews.co.tz/news/2020-06-195eecf5711cce8.aspx 
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9.3.1 Addis Ababa 

The following maps of indicators for Addis Ababa are generated from selected indicators above. In assessing 
the population map, it appears that the central area of the city is much denser than outlying areas. It is well-
covered by social services, and many central areas are served by the city’s LRT system. The outer areas, 
however, do not have the same level of access to services. In many places, rivers seem to be borders 
separating neighbourhoods with highly walkable block densities. Pedestrian and bicycle bridges could have 
potential to improve access across them. 

The north of the city is very dense and rapidly growing, with good access to services. It has no rapid transit, 
and it has some of the city’s lowest block densities, making walking more challenging. The east is served by 
the LRT and could possibly support more TOD. The southwest seems to struggle with mobility. All three areas 
show neighbourhoods of high block density, although the neighbourhoods are often disconnected from each 
other. These areas also have lower access to services than more central areas. 

The areas south and west of the airport have relatively low population densities and relatively disconnected 
blocks (although Addis Ababa generally has high block densities). However, they also have strong public 
transport connections through the LRT, some frequent buses and the anticipated B2 BRT line. These areas 
may be good candidates for infill. Access to services is weak in these areas. 

Figure 16: Addis Ababa population density. Source: ITDP. 
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Figure 17: Addis Ababa population growth 2000‒2015. Source: ITDP. 

 

 

 

Figure 18: Addis Ababa block density. Source: ITDP. 
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Figure 19: Addis Ababa people near services. Source: ITDP. 

 

Figure 20: Addis Ababa population near transit. Source: ITDP. 
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 Figure 21: Addis Ababa grade-separated highways. Source: ITDP. 

 

  

9.3.2 Bahir Dar 

The following maps of indicators for Bahir Dar are generated from selected indicators. As Bahir Dar is a 
smaller city with lower internet penetration, crowdsourced data—particularly for services—are likely of lower 
quality than in larger cities. With this in mind, the data should be interpreted as indicative of development 
patterns in the city. 

Higher levels of access to services are concentrated in the northwest and, to a lesser extent, the area between 
the lake and the river along University Road. Services are available in other areas but are not captured in the 
data sources we used. 

Both the south and southwest areas of the city appear to be more formally planned, with regular and dense 
street grids. However, there are unpopulated areas between these neighbourhoods. Perhaps there is an 
opportunity for infill in these locations, allowing the city to grow in a compact manner. This opportunity is 
present to a lesser extent in some of the more central areas as well. The eastern areas across the Blue Nile are 
only connected to the rest of the city by a single bridge in the north. 
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Figure 22: Bahir Dar population density. Source: ITDP. 

 

Figure 23: Bahir Dar population growth 2000‒2015. Source: ITDP. 

 



 

 46 

BASELINE REPORT: HVT CITY RETROFIT FOR ALL 
 

Figure 24: Bahir Dar block density. Source: ITDP. 

 

Figure 25: Bahir Dar people near services. Source: ITDP. 
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9.3.3 Dar es Salaam 

The following maps of indicators for Dar es Salaam are generated from selected indicators above. Maps for 
grade-separated roadways are not included, as they are not found in the city. Dar es Salaam appears to be 
well-mapped on OpenStreetMap, likely leading to more accurate measurements of the indicators. 

Dar es Salaam’s densest areas comprise a vertical stretch from Mwenge, Sinza, Kijitonyama and 
Mwananyamala in the north to somewhat beyond Mbagala in the south. The stretch is about 13 kilometres 
north–south and 5 kilometres east–west. Although the very high levels of density are largely in a coherent 
area, the stretch is occasionally interrupted. The Kizinga River is the clearest interruption, but the Msimbazi 
River and Nyerere Road are also gaps in the dense stretch. Flooding makes the banks of the Msimbazi River 
difficult to develop into housing, but the area potentially could be developed into formal open space (e.g., 
public parks). 

Outside of this dense band, there are areas of dense population to the north, west and especially east. 
Beyond that, there are areas that were not populated as of GHSL data collection in 2015 but that show urban 
settlement characteristics, such as a grid of streets and paths, in OpenStreetMap. Growth has largely followed 
a radial pattern, to the north, west, southwest and south. The highest levels of growth, however, occurred in 
a more central band of neighbourhoods to the west and southwest of the city centre. 

The northern end of the high-density area is served with rapid transit, via the BRT corridor there, but most of 
the high-density stretch is not. The central area of the city, including most of its densest areas, is fairly well-
covered by services. The only very dense areas without services are Kiwalani, Mtoni, Kigamboni and the areas 
south and west of Kipala/Mbagala. In the outskirts, dense clusters are developing as nodes along R759, 
Bagamoyo Road, Kilwa Road and especially Morogoro Road, where it extends beyond the BRT corridor. These 
clusters almost always lack walkable access to services. 

Overall, Dar es Salaam has a very low block density, posing major challenges for walkability. Many areas of 
high population density have very low block density because the streets have many dead ends. This is true 
even in some areas of the high-density band. Some neighbourhoods, gridded and un-gridded, have higher 
block densities and are more conducive to walking, but they are generally separated from each other. Many 
of the areas of high block density may consist of unpaved paths, particularly in peri-urban areas. 
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Figure 26: Dar es Salaam population density. Source: ITDP. 

 

Figure 27: Dar es Salaam population growth 2000‒2015. Source: ITDP. 
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Figure 28: Dar es Salaam block density. Source: ITDP. 

 

Figure 29: Dar es Salaam people near services. Source: ITDP. 
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Figure 30: Dar es Salaam people near rapid transit. Source: ITDP. 

 

 

9.3.4 Mwanza 

The following maps of indicators for Mwanza are generated from selected indicators above. Maps for rapid 
transit and grade-separated roadways are not included, as they are not found in this city. Like Bahir Dar, 
Mwanza is a smaller city, and the crowdsourced data, particularly for services, do not appear to be as robust 
as in larger cities. 

Mwanza’s pattern of population density is characterised by radial axes, most notably along Kenyatta and 
Sirari-Mbeya roads, but also secondarily along smaller roads branching from these corridors. The radial 
growth pattern and limited street grid between these axes likely makes it difficult for people to move from 
one corridor to the other. Recent growth has largely followed this radial pattern. There may be opportunities 
for infill in the areas between axes, especially with sustainable mobility infrastructure creating circumferential 
connections. As in Dar es Salaam, block density is low throughout the city, creating more challenging 
conditions for walking. The core of Mwanza is well-covered by services. The areas immediately around the 
core seem to have partial coverage, and coverage is rare along the radial axes.  
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Figure 31: Mwanza population density. Source: ITDP. 

 

Figure 32: Mwanza population growth 2000‒2015. Source: ITDP. 
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Figure 33: Mwanza block density. Source: ITDP. 

 

Figure 34: Mwanza people near services. Source: ITDP. 
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9.4 Overall assessment 

The following section contains overall takeaways for each city, based on both the overall city indicators and 
the geospatial analysis.  

Addis Ababa 

Addis Ababa is a relatively large city (3.8 million population), and while it is growing quickly by wealthy-
country standards, is has less than one fourth the growth rate of Dar es Salaam. The heavy informality of 
Ethiopia (64.3% living in slums) must be considered in the planning of TOD interventions. Addis Ababa has a 
relatively high block density, creating a strong foundation for TOD. However, street grids in informal areas 
may require modification in order to improve conditions. Modifying street grids once buildings have been 
constructed can be costly and complex, creating additional challenges for TOD. Further, the high rate of 
informality suggests that the higher densities may be due to many people living in overcrowded conditions. 

Other factors that may create favourable conditions for TOD include a population density that is well above 
the levels needed to sustain public transport and walkable local retail, a relatively high percentage of people 
near services (55%) and the existence of a nascent rapid transit network (in the form of LRT), a dense city 
centre and areas with potential for urban infill.  

Addis Ababa was deficient in access to green spaces and had the highest per-capita CO2 emissions from 
transport of the four cities in the sample. This situation could be ameliorated through TOD that includes 
quality environments for pedestrians and abundant vegetation. 

Bahir Dar 

By far the densest of the four cities, Bahir Dar could be an excellent candidate for TOD. Interestingly, its block 

density (78) was almost the same as Addis Ababa’s (79). Levels of informality may be similar to those in Addis 

Ababa, although this is difficult to ascertain, since we have country-level data. However, this suggests that this 

secondary city may have similar potential and challenges for TOD as Ethiopia’s capital.  

The lack of sufficiently high-quality data prevents this analysis from being more conclusive. Nonetheless, 

potential points in favour include a healthy percentage (15%) of the population with access to green areas 

and extremely low transport emissions per-capita, suggesting a high mode share of PT, walking and cycling. 

Further, while likely incomplete, the street network shows a well-planned grid in many places and open space 

in others. This could present opportunities for urban retrofit and infill/greenfield TOD development, 

respectively. 

Dar es Salaam 

Dar es Salaam is both the largest (5.3 million population) and fastest-growing of the four target cities. The 
9.5% annual population growth rate means that if the city continues to grow at the same rate it will double its 
population in eight years, adding an additional 5.3 million people from 2015 to 2023. This creates an immense 
challenge for growth management. 

Similar to the other low-income countries, a high proportion of urban residents in Tanzania live in slums 
(40.1%). The weighted population density of 24,000 people per sq km likely reflects some of this informality. 
This can be seen in the near green spaces indicator, which shows only 11% of people living near green space. 

While the city has half the block density of the target cities in Ethiopia, only 40% of the area is built up, 
indicating room to develop infill housing and establish smaller blocks to support walkability. The lack of urban 
highways, and the existing and planned rapid transit are positive signs, allowing the city to grow around public 
transport instead of private automobiles. This could help support TOD-style growth.  

Mwanza 

Mwanza has the second-highest growth rate (only behind Dar es Salaam), so TOD could have an important 
impact in this city, structuring urban growth for decades to come. Although the data are for the whole 
country, there is likely a relatively high percentage of residents living in slums (40.1%), presenting the 
accompanying challenges for TOD implementation. 



 

 54 

BASELINE REPORT: HVT CITY RETROFIT FOR ALL 
 

The high likelihood of missing street network data makes it difficult to draw conclusions about how these 
factors relate to the potential for TOD in the city. However, Mwanza has the highest percentage (28%) of the 
population living near green areas and is relatively well-covered by services, especially in the city’s core, as 
evidenced by the spatial analysis. That analysis also showed potential for infill development between radial 
axes, with possible circumferential transport connections. As in the other cities in the sample, the absence of 
urban highways could create an opportunity for TOD. 

10. Policy and Planning Document Analysis 

The policies state the goals, plans and means of implementing polices for urban growth that can support TOD. 
Below, we examine the policy documents to understand how they relate to the concept of TOD. 

10.1 Data 

The data sources for this section are primary sources including policy and planning documents. Any secondary 

data sources (e.g., reports, papers) are included in the literature review. Although there is overlap between 

the primary data in this section and the secondary data in the lit review, we separated the two kinds of 

sources into the respective sections. 

While we were able to gather some of the documents using web searches, most were acquired through 

contacts with colleagues at government institutions in Ethiopia and Tanzania. While policy and planning 

documents are generally widely available on the internet in wealthy countries, this is not always the case in 

lower-income settings. This section includes 37 policy and planning documents. Local researchers in Ethiopia 

and Tanzania were able to gather documents from those two countries (national level) as well as from the 

cities of Addis Ababa, Dar es Salaam and Mwanza. We were unable to gather documents from Bahir Dar. This 

is because Bahir Dar does not generally produce its own policy and planning documents but rather follows 

national guidelines, as we confirmed with authorities in that city. A web search for documents from Bahir Dar 

did not yield English-language planning and policy documents. We did find some documents on the website 

for Amhara State (http://www.amharainfo.gov.et/), of which Bahir Dar is the capital and largest city, but the 

few available documents were in Amharic. However, since national policy is the default urban policy for Bahir 

Dar, the policies and plans outlined in the documents for Ethiopia included in this analysis apply to that city.  

The documents include master plans, manuals, guidelines, checklists, organisational charts, proclamations, 

acts, regulations, strategies, maps and tenders. They vary greatly in length, from two to 158 pages. Please see 

Appendix A: Policy and Planning Documents below for a list of documents included in this section. 

10.2 Document analysis 

After gathering the documents, we began the document analysis phase. Following Bowen (2009), the purpose 
of qualitative document analysis is to provide background and context, generate additional questions to be 
asked, provide a means for tracking changes and new developments, and triangulate the findings of other 
portions of this research (including the literature review and quantitative data) (119).  

This analysis employed the ‘lean coding’ approach described by Creswell (p. 184) (120). In this process, we: 

1. Scanned the documents in their entirety, at least once and up to three times. 
2. Create shorthand labels for thematic categories. For example, ‘creating TOD’ and ‘urban growth’. We 

started with the categories identified before the research began (outlined in the project proposal) and 
expanded as necessary. 

3. We then identified relevant text in the documents with the labels developed above. Again, expand 
these labels as needed. This text may be sentence fragments, sentences or passages of the text. 

4. We organised the text identified above into a central spreadsheet. We then organised the themes 
identified above into clusters or ‘domains’.  

5. Finally, we summarised the results in this document. 

Regarding the creation of codes, categories and domains (outlined in steps 2, 3 and 4 above), we began with 
topics that we had identified as central to TOD and had outlined in the project proposal. The original thematic 

http://www.amharainfo.gov.et/
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categories were: urban growth, creating TOD, transportation plans, institutional structures and improving 
informal settlements, with the last theme having sub-themes of land readjustment, urban land tenure, street 
layouts and building controls. While these themes provided a good starting point, we modified them as we 
became more familiar with the policy documents. As anticipated, we expanded and rearranged the codes 
according to the contents of the documents and the topics that were most relevant to our study. From the 
original five themes and four sub-themes, we finally settled on 21 themes, grouped into six domains. These 
are presented in Table 2 below. 

Table 2: Domains and themes of policy documents. 

Domain Theme 

Urban Growth Planning 

Urban growth strategy  

Urban development Plans  

Public participation 

Transportation Planning 

Integration of transportation and land use  

Public transportation (PT) 

NMT 

Regulatory Tools 

Land use/zoning  

Building controls  

Parking 

Regulations for street layouts  

Land Management Tools 

Land expropriation 

Land readjustment 

Land banking 

Affordable/Low-Income Housing 

Affordable housing provision  

Improving informal settlements 

Land tenure 

Creating TOD 

Goals for TOD  

Implementation strategy  

Institutions responsible for TOD 

Financing and land value capture  

Vulnerable Groups 
Women, elderly, children, disabled, ethnic 

and religious groups, the poor  

The domains and themes listed above are interconnected, and many overlap considerably. ‘Urban growth 
planning’ explains ways that the cities dealt with urban growth in their policy documents. These encompassed 
strategies for urban growth, such as orientations for the physical urban form, including polycentric growth 
and growth along key corridors. The theme of plans for urban development described the structure of 
planning processes in the two countries and four sample cities as found in the policy documents, from 
national plans and municipal master plans to more localised plans. Finally, this domain included public 
participation, which is an approach to urban growth that brings the general population into urban planning 
processes and can impact the way growth happens.  
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Next, the domain of ‘transportation planning’ included instances where land use and transportation policies 
were planned together, as well as policies and plans that were specific to the modes of public transportation, 
walking and cycling.  

The domain of ‘regulatory tools’ includes tools that define where and how growth should take place on a 
more specific and smaller scale than the policies in the ‘urban growth planning’ domain. This includes 
regulations for land use and zoning, buildings, parking and street layouts.  

‘Land management tools’ refers to existing procedures that can be used to create urban fabric for TOD 
developments. These include expropriation, land readjustment and land banking. While these may be useful, 
they may or may not be necessary for creating TOD.  

‘Affordable/low-income housing’ included themes related to informal settlements but also providing housing 
for low-income residents that was not informal, such as government-provided housing. This also included land 
tenure, which is often an important topic for informal settlements.  

The domain ‘creating TOD’ included all policies and planning documents that were directly or indirectly 
related to implementing TOD in the four sample cities. This included the overall goals for TOD expressed in 
the documents, the strategies for implementing—as well as the institutions responsible for—TOD and any 
specific mentions of financing or value capture related to TOD. 

Finally, ‘vulnerable groups’ was a cross-cutting domain that encompassed topics relevant to all of those 
mentioned above. Here we included results for the policy document related to all the vulnerable groups we 
encountered in the policy documents, namely: women, elderly, children, disabled, ethnic and religious 
groups and people in poverty. 

We describe what we found in the policy documents in these domains and themes in sections 10.3 to 10.9 
below. We then describe how these domains and topics align (or fail to align) with the creation of equitable 
TOD in Section Error! Reference source not found., which provides an analysis of the policy documents, and 
especially in Error! Reference source not found., where we analyse the policy documents with the results 
from the other quantitative and qualitative analyses we conducted for this report. 

10.3 Urban growth planning 

There are numerous ways to guide the construction of new buildings; changes to the population, businesses 
and institutions; and how land in a city is used. In this section, we examine overarching strategies for growth, 
specific plans for growth and public participation in growth planning.  

10.3.1 Urban growth strategy  

Urban growth strategies describe how governments approach urban growth, including problem identification, 
goal setting and growth-management mechanisms. The following section describes these aspects as they 
appear in policy documents for the target cities and countries.  

10.3.1.1 Ethiopia 

A manual for Local Development Plans (LDPs) (121) says these plans will be used to re-develop existing urban 
centres, introducing planning to previously unplanned areas and ‘revitalising run down urban fabrics’ (p. 6). 
LDPs are explained further in the ‘Urban Development Plans’ section.  

The Street Design Standards for Urban Ethiopia (122) say that streets are fundamental to urban growth and 
development: Urban growth shall occur along the street network, as this is ‘the backbone of urban 
development and integration of utilities’ (p. 6). 

The proclamation regarding expropriation in Ethiopia (123) highlights the need to develop areas for housing 
and commerce in both existing urban and rural areas.  

The Urban Planning Proclamation (124) points out the ‘proliferation of unplanned urban centres’ (p. 1) in 
Ethiopia and the need for need for planned growth. 
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10.3.1.2 Addis Ababa 

The Addis Ababa City Structure Plan Summary Report (125), which serves as the city’s master plan, points out 
the extreme growth that the city has recently experienced. In the last two decades, the city’s population had 
grown by 80%, and the city’s population was expected to continue to double every 15 years. The plan 
proposes to organise the population growth through poly-centric urban development based on existing urban 
centres in Addis Ababa, coupled with density along transport corridors. The plan ‘gives emphasis to integrated 
development of the city and its immediate environment’ (p. 18).  

The plan also stresses mixed-use PT corridor development: ‘Mass transit attracts/enables high-density 
development along corridors. In view of the scarcity of land in the capital, inner-city redevelopment could 
strategically focus on densification along these corridors. In addition, mass transport route development 
enables the government to re-structure the city in a polycentric manner’ (p. 39). The plan also emphasises 
housing and commercial corridors, calling for ‘coordinating mixed-use housing development and 
redevelopment along mass transit lines and business corridors’ (39). 

The planning approach of combining polycentric development with PT corridors is echoed in the TOR for a 
TOD consultancy service in Addis Ababa (126). This document outlines urban growth strategies for the city, 
including polycentric development, redevelopment (mixed-use development in key areas—‘City centres along 
mass transit lines and business corridors’ (p. 6), compact city development, mixed land use, PT, walking and 
cycling.  

10.3.1.3 Tanzania 

Several principal policies in Tanzania have broad goals related to reducing sprawl and creating conducive 
environments for compact city growth. Issues of sprawling urban growth have been addressed in the National 
Land Policy (127), which calls for measures controlling lateral expansion of towns where compact 
development will reduce the cost of installing, operating and repairing infrastructure and shorten travel 
distances. The National Human Settlements Development Policy (128) points out issues in how Tanzania has 
been developing in the past decades, emphasising failures of previous policies to address population growth 
and increase of unplanned settlements. It calls for optimal utilisation of land to enable proper provision of 
services. 

Tanzania’s 2007 Urban Planning Act (129)—the principal act setting fundamental principles for urban 
development—specifies broad goals for sustainable development of land in urban areas and orderly growth 
through instructions for setting up general planning schemes to put a limit on municipal physical growth. The 
aim of addressing urban growth is reiterated in the 2007 Guidelines for Preparation of General Planning 
Schemes and Detailed Schemes for New Areas, Urban Renewal and Regularization Tools (130). The Guidelines 
stem from the two main policies: the Urban Planning Act (129) and the Human Settlements Development 
Policy (128), both published in 2007. 

10.3.1.4 Dar es Salaam 

The Dar es Salaam City Master Plan 2016–2036 (131) proposes a decentralised approach to growth, putting 
attention on infill and densification in major sub-centres found at the junction of major roads—a form of de 
facto TOD (p. 24) (132). This strategy aims to merge the concept of compact growth with the idea of satellite 
cities strategically spread out along major arterials and ring roads. The aim of this strategy is to promote infill 
and densification, especially in areas within the city boundary that have experienced ‘patchy’ growth and to 
introduce greenbelt to facilitate this approach.  

The Dar es Salaam Metropolitan Development Project (133) (approval pending) is a comprehensive urban 
development strategy for the city that promotes growth along the BRT corridor. While developed for the 
purpose of guiding development within the BRT Phase 1 corridor, the tool can be used to guide development 
planning along any mass rapid transit corridor. The main premise of the strategy is an incremental 
densification within the corridor over time, capitalising on public investment, especially in designated priority 
areas. 
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10.3.1.5 Mwanza 

The Mwanza City Master Plan (134) features a spatial growth strategy anchored around major urban growth 
corridors stretching in all directions. The main aspects of growth management specified in the concept plan 
include channelling growth along two main transport corridors, promoting infill and densification in existing 
areas, protecting naturally sensitive areas and upgrading/redevelopment of informal settlements (p. 115). All 
these growth-management tactics are generally in line with TOD goals. The proposed strategy promotes 
decentralised growth, calling for a specific framework for each of Mwanza's districts (‘Planning Unit Areas’). 
The plan calls for densification outside of the city centre to help manage a predicted tripling of the regional 
population by 2035, because all city functions are currently consolidated in the central district, necessitating 
long and inefficient trips. 

10.3.2 Urban development plans  

Urban development plans translate urban development policy into more specific actions in different 
geographic areas of a city. Below, we describe how urban development plans are discussed in the target 
countries and cities.  

10.3.2.1 Ethiopia 

The Urban Planning Proclamation (124) states the need to create to implement ‘sound and visionary’ (p. 1) 
urban plans in Ethiopia. It outlines different levels of plans: national, regional and urban. Urban plans include 
‘citywide structure plans’ (p. 5) and ‘local development plans’ (p. 5) (LDP). An LDP is a plan ‘depicting medium-
term, phased and integrated urban upgrading, renewal and expansion activities with the view to facilitating 
the implementation of the structure plan by focusing on strategic areas’ (p. 6). According to the LDP manual 
(121), these plans guide development at the neighbourhood/project scale. 

Figure 35 (below) illustrates the location of LDPs in the hierarchy of plans in Ethiopia. On the macro level are 
plans for the four regional states of Oromia, Amhara, SNNPR and Tigray. Next are the plans at the city-level 
(levels one and two), including the Long-Term Integrated Development Plan and the Urban Structure Plan, 
followed by sub city-level plans, including LDPs, on levels three and four. All of these plans feed into projects, 
which can include buildings and infrastructure projects in a specific urban area delineated in an LDP.  

 



 

 59 

BASELINE REPORT: HVT CITY RETROFIT FOR ALL 
 

Figure 35: Hierarchy of plans in Ethiopian Local Development Plans. From The Local Development Plan Manual (121), 
p. 7. 

 

 

10.3.2.2 Tanzania 

The National Human Settlements Development Policy (128) highlights the statutory power of master plans 
and provides for legal responsibility to create, execute and approve general plans and detailed plans prior to 
development. Further responsibilities for facilitation, approvals and implementation are delineated in the 
Urban Planning Act (129). The Act calls for the creation of general planning schemes and detailed planning 
schemes for implementation under the jurisdiction of planning authorities (municipal councils). 

The Guidelines for Preparation of General Planning Schemes and Detailed Schemes for New Areas, Urban 
Renewal and Regularization (130) includes more detailed provisions for creating and executing land 
development schemes (plans). These guidelines are meant to be used by the town planners, developers and 
local planning authorities in the planning, development and approval process of development plans. The 
guidelines describe roles and responsibilities of stakeholders in carrying out the development schemes. The 
guidelines also cover the preparatory elements of schemes, including growth projections, mapping of spatial 
and demographic attributes, preparation of timelines and implementation steps, including financing, land 
acquisition, public involvement, monitoring and evaluation. 

10.3.2.3 Dar es Salaam 

The Dar es Salaam City Master Plan 2016‒2036 (131) prominently describes a densification approach of 
driving development into new growth nodes called the ‘satellite cities’ or ‘sub-centres’ found at the 
intersection of major trunk roads and arterials. The plan refers to the centres as ‘transit oriented’ but does 
not specifically call the strategy TOD. (See ‘Integration of Transportation and Land Use’.) 

Guidelines prepared for the Corridor Development Project, including Volume 1 (parts A and B) and the 
Appendices (A, B, C) (133), include a proposed comprehensive strategy for TOD along the Phase I BRT 
network.  
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10.3.2.4 Mwanza 

The Mwanza City Master Plan (134) is a comprehensive document comprising an overall development 
strategy anchored around compact city development principles. The plan includes technical guidance 
documents, urban design guidelines, zoning plans and an implementation plan. It is a self-contained 
comprehensive resource that defines high-level goals for Mwanza’s development supported by a concept 
plan. The plan outlines implementation strategies that will bring forth the established goals. 

10.3.3 Public participation 

As urban growth and planning affect people’s lives directly, public participation is often a key part of the 
planning process. The following sub-section describes information on public participation found in the policy 
documents in the target cities and countries. 

10.3.3.1 Ethiopia 

The Local Development Plan Manual (121) states that the ‘participatory planning approach’ (p. 19) is an 
important principle of the LDP process. Public participation ‘enhances sense of ownership among key 
stakeholders and provides opportunities to capture the interest of the community at large. However, 
participation of stakeholders should go beyond formalities; rather it should provide stakeholders with 
opportunities to influence decisions in favour of their future’ (p. 21). 

Figure 36 (below) presents an example of stakeholders involved in an LDP. It includes the types of 
stakeholders, areas of participation, roles played, levels and modes of representation, and potential interests 
of the stakeholders. Key stakeholders include residents, business and neighbouring communities, and utility 
companies. These stakeholders are involved in different phases of planning, including Phase I (need 
assessment and visioning) and Phase VII (Implementation). 

Figure 36: Example of stakeholder identification and analysis in LPD planning process. From The Local Development 
Plan Manual (121), Annexes, p. II. 

 

The Urban Planning Proclamation (124) says that urban plans should ‘create a favourable condition for public 
and private stakeholders to fully participate in the process’ of urban plan ‘initiation, preparation and 
implementation’ (p. 1) and ensure ‘the satisfaction of the needs of society through public participation, 
transparency and accountability’ (point 5-5, p. 4). 
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The Ethiopia Non-Motorised Transport Strategy 2020‒2029 (135) mentions public participation as a part of 
the NMT Strategy and calls for an open data policy to facilitate sharing of information about projects related 
to walking and cycling. 

10.3.3.2 Addis Ababa 

A planning document for a project that sought to create TOD at LRT stations in Addis Ababa, the TOD 
Framework for Addis Ababa (136), mentions public participation as an important aspect of TOD planning. 
However, this document does not include specific steps for participation. Another document for this TOD 
master plan (137) mentions participation several times, including in the context of ‘resettlement on suitable 
land’ (p. 36): ‘Community participation is essential in order to avoid negative impacts such as: destroying 
social networks, breaking up communities, reducing people’s earning capacities, increasing transport costs, 
interrupting children’s schooling and generally increasing poverty’. 

The TOD Framework document presents in-depth plans for four TOD projects along the LRT line and mentions 
participation for planning processes at some of these sites. Although participation was an important step in 
creating TOD, this was not included in the project for TOD along the LRT line: ‘Public participation and 
community consultation was out of the scope of this project as defined by the inception report and project 
program. It is strongly recommended that individual projects and intervention areas are developed subject to 
public participation and community involvement’ (137). 

The Addis Ababa City Structure Plan Summary Report (125) includes participation as a fundamental aspect of 
planning. Lack of participation has hampered urban development in Addis Ababa to date, and the plan 
emphasises the need to ‘create systems and forums for public participation in the decision-making process of 
‘key’ issues and for stakeholder involvement in the planning and monitoring of development projects’ (pp. 
26‒27). However, beyond broad calls for participation, the plan does not provide specific details on how this 
will be carried out. 

The TOR for the TOD consultancy in Addis Ababa (126) emphasises the need for inclusive planning through 
public participation in the creation of TOD plans for the city: ‘Community Participation and Collective Identity: 
to ensure inclusiveness, harmonious [development] and develop a sense of ownership by engaging users and 
stakeholders’ perspectives and participation. The plan should include the identity of neighbourhoods that 
respect the local resident’s cultural, social and economic activities that may generate a sense of belonging and 
ownership of the city‘ (p. 8). 

10.3.3.3 Tanzania 

Several national-level policies mention the importance of public participation related to land development 
procedures and require adequate measures to enable it. The National Human Settlements Development 
Policy (128) recognises weaknesses in the current land development process where the local community is 
not aware of its role and use of land designated for public use. The Urban Planning Act (129) declares that a 
participatory process is required for land development schemes. In this process, the local authority, under the 
supervision of the ministry, passes a regulation for a given scheme and is then tasked with convening public 
hearings and making the announcements on the resolution and subsequent drafts of the scheme public. 

The guidelines for preparation of General Planning Schemes and Detailed Schemes for New Areas, Urban 
Renewal and Regularization (130) similarly stipulate that the ‘preparatory authority’ (local planning authority 
or a municipal council) shall convene a meeting of all stakeholders in the area affected by the scheme to allow 
participation in the preparation of the scheme and to allow landholders to submit their proposals or 
objections to the schemes. The same policy also describes public participation in terms of contributions to the 
public good, where local residents are encouraged to contribute labour, materials and time in the process of 
implementing a scheme. 

10.3.3.4 Dar es Salaam 

The Dar es Salaam Master Plan 2016‒2036 calls for strengthening public participation as a key part of the 
master plan (131) (p. 223). The Dar es Salaam Metropolitan Development Project—Appendix C 
Implementation Report (138) describes the need for inclusive processes that include local landowners for land 
assembly, land readjustment and transfer of development rights in the rapid transit corridor.  

https://www.zotero.org/google-docs/?broken=hW006c
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10.3.3.5 Mwanza 

The Mwanza City Master Plan Vol. 3: Urban Design Guidelines (139) states that the key component of master 
plan implementation is adequate participation from various stakeholders, such as decision-makers, private-
sector focus groups, community organisations and various public-interest groups. Stakeholder participation 
will be solicited through a series of workshops organised throughout the stages of the project as well as 
communication mediums to collect public feedback. At the culmination of the implementation of any project 
phase, there should be a public exhibition for a wider group of stakeholders.  

10.4 Transport planning 

The planning of the transport system is intimately linked to urban growth, driving both how and where 
growth occurs. The transport system is in turn affected by that growth. 

10.4.1 Integration of transport and land use  

The following section describes how public policy aims to address the linkage between land use and transport 
plans in the target countries and cities. 

10.4.1.1 Ethiopia 

We did not find any national policies for Ethiopia discussing the integration of transport and land use. 

10.4.1.2 Addis Ababa 

The Transport Policy for Addis Ababa (140) points out that the lack of integration between land-use and 
transport policies has created problems for the city’s transport system: ‘The expansion of residential land use 
development without considering the necessary transport infrastructure and services resulted in inefficiencies 
in the transport system’ (p. 18). That plan points out the need to harmonise land use and transport plans, as 
these are ‘inseparable components in any city development’ (p. 19).  

The Addis Ababa City Structure Plan Summary Report (125) also confirms that one of the main drivers of the 
city’s transport problems is the lack of integration between land use and transport planning: ‘The multi-
dimensional effect of lack of integration between urban land use and urban transport has given rise to 
unnecessary trips, congestion, costly fuel consumption, pollution and low productivity’ (p. 67). This plan 
proposes to improve coordination of land use and transport services around the concept of TOD in urban 
centres. The Terms of Reference (TOR) for Transit-Oriented Development (TOD) Project (126) refers to that 
2017 plan’s goal to coordinate transport and land use through the use of TOD. 

10.4.1.3 Tanzania 

The Urban Planning Act (129) is the primary document that makes an explicit intention to facilitate land use 
and transport integration in Tanzanian cities. It sets goals for sustainable development of land where 
development is serviced with roads and basic infrastructure. Similarly, the National Human Settlements 
Development Policy (128) aims at creating conducive environments for human settlements serviced by 
infrastructure and facilitated by employment opportunities and calls for frameworks to achieve such 
conditions. 

10.4.1.4 Dar es Salaam 

Land use and transport integration are the overarching focus of the Dar es Salaam Master Plan 2016‒2036 
(131). The growth strategy utilises an idea of guiding growth not only to the main transport corridors but also 
to new nodes found at the junction of main arterials. This decentralised growth strategy aims at reducing 
pressures on the city centre and creating more infill in expansion areas that currently comprise a patchy mix 
of planned development, low-density informal development and open space.  

The map below (Figure 37) illustrates hierarchy of density centres comprised of new metropolitan centralities 
(new central areas of greater economic importance comparable to CBDs), new satellite centres and local 
centralities (neighbourhood centres that provide basic services within walking distance of the residents). 
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Figure 37: Dar es Salaam decentralised strategy based on nodal development. From the Dar es Salaam Master Plan 
2016‒2036 (131), p. 138. 

 

The Dar es Salaam Metropolitan Development Project (133, 138, 141, 142) guidance documents are anchored 
on the principle that a way to capitalise on public investment is through increase in land-use efficiency along 
the BRT corridor.  

10.4.1.5 Mwanza 

The Mwanza City Master Plan (134) features a concept plan that allocates a 1 km-wide belt along the 
proposed BRT network for higher-density urban development, as shown on the following map of the concept 
(Figure 38). The higher-density zones correspond with hierarchy of nodes, including CBD, district centres (local 
activity nodes) and regional centres that will serve as specialised hubs to satisfy commercial needs. 
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Figure 38: Development concept in the Mwanza master plan, with high-density residential development zones along 
the proposed BRT network. From Mwanza City Master Plan (134), p. 176. 

 

 

10.4.2 Public transport (PT) 

Public transport is a core element of TOD, connecting the different neighbourhoods of the city. Below, we 
describe how PT is discussed in the policies of the target countries and cities.  

10.4.2.1 Ethiopia 

The Local Development Plan Manual (121) mentions PT as an aspect that should be included in LDPs, and it 
includes questions regarding the existence of PT in surveys for places developing LDPs. However, beyond 
these instances, the manual does not strongly emphasise PT. Although not specific to PT, the Urban Planning 
Proclamation (124) says that LDPs shall include the ‘organization of transportation system’ (p. 6). The designs 
for several street sections in the Street Design Standards for Urban Ethiopia (122) include BRT and dedicated 
bus lanes. 

10.4.2.2 Addis Ababa 

The Transport Policy for Addis Ababa from 2011 emphasises LRT, BRT and trolleybus networks. A goal of the 

plan is to make PT more affordable to the public. The document mentions informal PT services only briefly, 

saying that minibus services should be replaced by expanding bus transport service. However, the document 

provides no further details on how this should be achieved. 

PT (LRT) is a central component in the three documents that outline the TOD strategy for the LRT network 
(136, 137, 143). Beyond the centrality of the LRT network in these plans, some of the LRT stations included in 
the plan are served by bus and minibus taxis, and these modes are contemplated in the redevelopment plans. 

The map for Addis Ababa’s future transport network (144) includes robust plans for PT. It shows LRT, BRT, 
MRT, national railway, existing railway, bus depots, stations and terminals. The same document also has 
street sections with exclusive lanes for BRT. 

The current master plan for Addis Ababa (125) includes LRT (34 km existing, to expand to 64 km), BRT (64 km 
total to be built) and an increase of public buses (to 1,600 in the first five years, then 2,400 after 10 years). 
The city’s informal PT services are mentioned only a few times in the document, with no mention of a 
modernisation process for informal PT services. 
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The plans for TOD requested in the TOR for TOD in Addis Ababa (145) will be based on the existing and 
planned LRT and BRT networks in the city. Feeder buses, including informal transport, are to be included in 
the plans. The document ascribes PT responsibilities to the Addis Ababa Transport Bureau and the Ethiopian 
Railway Corporation (145), including the responsibility to ‘make transport studies regarding mass transport, 
car parking, terminals and traffic managements’ and ‘develop, operate and manage all the LRT service and 
national rail services’ (p. 2), respectively. 

10.4.2.3 Tanzania 

Tanzanian national development policies do not specifically call for provision of public transport. However, 
the National Human Settlements Development Policy (128) and the Urban Planning Act (129) do discuss 
matters of sustainable land development and the need to address limitations of urban services. 

10.4.2.4 Dar es Salaam 

The Dar es Salaam City Master Plan 2016–2036 (131) relies heavily on establishment of new ring roads within 
the city with the idea to promote public transport, cycling, pedestrian movement and parking along them.  

The Dar es Salaam Metropolitan Development Project guidance documents (133, 138, 141, 142) focus on 
interventions and strategies supportive of transport services and compact city development. The Corridor 
Development Project proposes to achieve ‘high density of public transport service, where over 80% of people 
have access to transit. This entails an integrated, subsidised system with high-capacity primary corridors, 
numerous urban secondary routes and a capillary feeder network with maximum outreach and ridership’ (p. 
38). The documents include comprehensive visual analysis of existing and proposed BRT systems showcasing 
the BRT network overlaid with spatial information such as population density, unplanned development and 
greenways. Informal transport systems are addressed through the strategy to limit car access to reduce air 
pollution, congestion (both from personal vehicles and informal transport) and safety hazards.  

10.4.2.5 Mwanza 

The Mwanza City Master Plan (146) recognises the need for affordable public transport, especially in the Inner 
City Planning zone. Volume 3 of the master plan includes strategies for interventions around proposed BRT 
terminals and along BRT corridors. Increasing population density along the BRT corridor is a prominent 
feature of the strategy for the city centre, and the plan includes deep analysis of land uses, land parcelling and 
planning approaches. The map below (Figure 39) shows the broad categories of land uses: medium-density 
residential, high-density residential and commercial uses, as well as main activity centres (parks and 
recreational nodes) and their overlap with the BRT system. Several other maps with more detail on land uses 
also suggest that activity-generating uses are strategically planned to support the transport system in existing 
developed areas and areas requiring infill. The master plan discusses informal transit, calling for consolidating 
the private operators as cooperative companies. 
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Figure 39: BRT system plan and broad categories of uses and interventions. From Mwanza City Master Plan (146), p. 
166. 

 

 

10.4.3 Walking and cycling 

The provision of a safe, complete and accessible pedestrian realm and bicycle network is a key component of 
TOD according to the TOD Standard (110). The following section describes how walking and cycling are 
addressed in policy documents in the target countries and cities. 

10.4.3.1 Ethiopia 

The Local Development Plan Manual (121) says that ‘pedestrian walkways’ (p. 43) should be mapped and 
includes the options of walking and cycling as means of transport in the surveys. Further, ‘bicycle 
maintenance’ is a type of small business use mentioned in a sample LDP inventory (Annex XXV). 

The Street Design Standards for Urban Ethiopia (122) cover facilities for walking and cycling in great detail. 
Designs include standards and specifications for spacing and width for different types of pedestrian and cycle 
infrastructure, along with images. The manual also includes elements such as traffic calming. 

As the title of the document suggests, the Ethiopia Non-Motorised Transport Strategy 2020‒2029 (135) covers 
walking and cycling in great detail. This document includes definitions of walking and cycling facilities; an 
overview of existing street design standards; roles of organisations involved in street planning, design and 
implementation; costs of walking and cycling facilities; and funding sources. 

10.4.3.2 Addis Ababa 

The Transport Policy for Addis Ababa emphasises the need to create infrastructure for walking and cycling. 

While cycling is included, walking is highlighted. The plan says the government should promote walking and 

cycling to ‘make it favoured mode’ (p. 26). 

The three documents that outline the TOD strategy for the LRT (136, 137, 143) emphasise walking facilities for 
the plans for the 11 proposed TOD zones, and cycling is mentioned in some of these. The plans for the four 
TOD sites that are developed in greater detail note the need to improve walking and cycling facilities. The 
Implementation Strategy document (143) emphasises the pedestrian-oriented aspect of TOD: ‘Essentially all 

https://www.zotero.org/google-docs/?broken=T6scQ9
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the facilities and services a resident would use on a daily basis within walking distance of the TOD station 
node’ (p. 5). Further, the document defines TOD as ‘pedestrian-oriented high-density, mixed-use 
development, cantered around a mass transportation node’ (p. 8). 

Street section typologies depicted on the map for Addis Ababa’s future transport network (135, 144) include 
sidewalks and bike lanes. 

The Addis Ababa City Structure Plan Summary Report (125) emphasises walking as an important transport 
mode. The plan reports that walking accounted for 55% of modal share in 2011, and that travel demand 
projections estimated the share of walk trips to be around 45% in 2020. The plan places particular emphasis 
on creating a pedestrian-oriented, ‘green’ environment in the city centre: ‘Moreover, creating a walkable core 
that ensures pedestrian comfort is a central theme in the MCC local development plan which will be 
addressed by increasing permeability with shorter blocks, providing pedestrian-only streets and leaving more 
than 50% of the street for non-motorised transport with green infrastructure’ (p. 226). 

The Terms of Reference (TOR) for Transit-Oriented Development (TOD) Project (126) emphasises the 
catchment area for pedestrians for TOD: ‘TOD area within radius 700 metres from the transit station is the 
comfortable walking radius for pedestrians (walkable area) of about 10 minutes walking’ (p. 10). The TOR asks 
for detailed plans for four TODs, all of which have significant flows of pedestrian traffic. Although this 
document does not emphasise bicycles, cycle networks are part of the TOD evaluation. 

The document that describes the institutions responsible for the master plan of Addis Ababa (145) does not 
specify which institution(s) are responsible for walking and cycling.  

10.4.3.3 Tanzania 

The national-level policies do not specifically discuss walking and cycling conditions or network planning. 
However, the high-level goals regarding access to basic public infrastructure, including public rights of way, 
are articulated in the Tanzania Urban Planning (Planning Space Standards) Regulations (147). This regulation 
also highlights provision of road networks in informal settlements. Detailed guidance on walking and cycling 
strategy is addressed in development schemes for the two cities, as discussed below. 

10.4.3.4 Dar es Salaam 

Walking and cycling are specified as one of the strategies in Dar es Salaam City Master Plan 2016–2036 (131) 
related to investments in a ring road network. Pedestrian improvements are also the key features of the 
satellite city approach, where each ‘city centre’ will be equipped with excellent walking infrastructure. 

The strategies developed for the BRT corridor articulated in the Metropolitan Development Project guidance 
documents (133, 138, 141, 142) highlight objectives to improve networks of walking and cycling paths to 
facilitate access to major public facilities and public transport. Pedestrian interventions are specified in the 
placemaking initiative for station catchment areas to ease pedestrian circulation, promote local businesses 
and create a sense of place.  

10.4.3.5 Mwanza 

The Urban Design Guidelines volume of the Mwanza City Master Plan (146) articulates walking and cycling 
improvements to enhance BRT corridors, improve overall city character and support three catalyst projects. 
Promoting cycling and energy-efficient public transport are articulated as the main objectives of the transport 
proposal. Some of the specific proposed design interventions include the creation of boulevards along the BRT 
transport corridor, tree-lined pedestrian sidewalks, pedestrian linkages, and more porous and active street 
frontage. Detailed walking and cycling plans for the special ‘Urban Design Area’ of Mwanza’s downtown and 
the waterfront are articulated in Volume 3: Urban Design Guidelines (139) of the master plan. The plan also 
delineates a walking and cycling strategy calling for open spaces and an increase in pedestrian network 
coverage (Figure 40, below). The Urban Design Control Plan (top map) combines urban design interventions 
for Mwanza’s central area featuring green spaces along the waterfront, pedestrian plazas, frontage 
treatments including arcaded edges and built to street edges, visually active and permeable frontages, 
pedestrian priority streets and key landmarks drawing attention to the area through better use of public 
space and placemaking. Note that the Mirongo River design features (curved line in the centre with 
pedestrian street and permeable frontage) aim to promote recreational and leisure activity in the area. The 
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pedestrian movement analysis (bottom two maps) shows the current pedestrian circulation with relationship 
to activity-generating uses, as well as proposed pedestrian links that are currently missing. 

Figure 40: Mwanza’s Urban Design Area showing different types of walking and cycling interventions. From Mwanza 
City Master Plan Vol. 3: Urban Design Guidelines (139), p. 55 (top), p. 37 (bottom). 

 

 

10.5 Regulatory tools 

Regulatory tools, such as land-use controls and building controls, are often used to implement urban 
development plans. Many of the tools described below are often aggregated as ‘zoning’ controls, but we 
disaggregate them to clarify what they regulate. Below, we describe the different tools that are discussed in 
policy documents in the target countries and cities. 

10.5.1 Land-use controls 

Land use controls regulate what type of land uses (e.g., housing, manufacturing and retail) are permitted in 
each part of a city.  

10.5.1.1 Ethiopia 

In the Local Development Plan Manual (121), examining and altering land use is a central aspect of developing 
LDPs and is discussed throughout the document. For example, LPDs are to survey existing land use for the 
target areas and then create proposals for new land uses. This is supported by the Urban Planning 
Proclamation (124), which specifies that urban plans will include principle land class uses, including ‘housing 
development’ and ‘industry zone’ (p. 5). 

The Street Design Standards for Urban Ethiopia (122) mention mixed land use as an important characteristic 
of TOD. 
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The Ethiopia Non-Motorised Transport Strategy 2020–2029 (135) does not cover land use in detail but does 
mention using land use strategically to create TOD. 

10.5.1.2 Addis Ababa 

The three documents that outline the TOD strategy for the LRT network (136, 137, 143) go into considerable 
detail on existing and desired land use for each of the 11 stations that are to be planned as TOD. The TOD 
Addis Ababa Stage 4: TOD Concept and 3D (Master Plan) (137) shows that much of the city is mixed-use, with 
a large city centre and several secondary centres. There is a strong spine of ‘manufacturing and storage’ on a 
north‒south spine. Land use is an important element examined throughout this document: For example, it 
contains a table with land-use constraints for the four more detailed plans for TODs. 

Besides ‘Land-Use Constraints’ (p. 129), this table (Table 3 below) also included ‘heights restrictions’, ‘city-
wide context’, ‘available land for development’, ‘heritage considerations’ and ‘existing density’. ‘Land use 
constraints’ here means the ability to achieve a desirable mix of residential and commercial uses to achieve a 
vibrant TOD site within the existing land use conditions on the site. Of the four potential stations the 
document examined closely for TOD potential, Menelik II Square and Autobus Terra scored highest on ‘Land-
Use Constraints’, while Leghar had the highest score overall. 

Table 3: Scoring of potential TODs at LRT stations. From TOD Addis Ababa Stage 4: TOD Concept and 3D (Master Plan) 
(137), p. 29. 

 

This document also points out that an optimal land use is needed to make TOD function well, as adequate 
densities are needed to support transit use: ‘This type of mix is a key starting point to creating greater land-
use diversity, supported by residential and commercial densities, and thus furthering transit-oriented 
development. The combination of density and land-use diversity also bolsters the economic viability of transit 
by providing the multidirectional volume of people required in response to the capacity of the transport 
system’ (p. 44). Each of the four detailed plans for TODs examines land use and suggests improvements.  

The map of existing land use in Addis Ababa (148) includes a fairly broad range of land uses, including ‘cultural 
and social welfare,’ ‘mixed residential’ and ‘urban agriculture’. The map of future land use in the city (149) 
shows allowed land use/zoning for 2017 to 2032. This map shows land uses that will facilitate future 
densification of existing centres and along transport corridors.  

The checklist for a building permit in Addis Ababa (150) includes land use for the project in question. The 
checklist calls for reviewing consistency of a proposed land use with the city’s master plan and the LDP for the 
respective area. 

The Addis Ababa City Structure Plan Summary Report (125) includes an entire section on land use. This 
section recognises that while the city’s population is growing, additional space for residential land use is 
almost exhausted. As such, the plan calls for densifying existing urban centres with mixed-use zoning and 
densification along transport corridors: ‘Mass transit attracts/enables high-density development along 
corridors. In view of the scarcity of land in the capital, inner-city redevelopment could strategically focus on 
densification along these corridors’ (p. 39). It also points out: ‘With the advent of a dedicated mass transport 
line, the concept of intensive use of land becomes clearer. High-density-development areas are selected by 
considering mass transport routes and city centres’ (p. 40). The plan emphasises mixed-use zoning or ‘mixity’: 
‘The inherent idea embedded within the concept of ‘mixed use’ or mixity is the creation of a vibrant 
environment (economically and socially)’ (p. 46). 

https://www.zotero.org/google-docs/?broken=T6scQ9
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The Terms of Reference (TOR) for Transit-Oriented Development (TOD) Project (126) emphasises mixed land 
use. Plans created in response to these TORs will identify existing land uses for four focus areas and propose 
land uses to support TOD and economic activity in the target area and surrounding areas. 

In the document describing the institutions responsible for the master plan of Addis Ababa (126), 
organisations responsible for land use are the AACPDC and the 10 sub-cities.  

10.5.1.3 Tanzania 

In Tanzania, national-level policies set land-use standards and minimum standards for land development. 

The Urban Planning (Use Groups and Use Classes) Regulations (151) categorise land-use types into groups and 
use classes. The Urban Planning (zoning of land use) Regulations (2018) document regulates permissible uses 
of land for the different land-use categories. It also sets minimum planning standards for plot sizes and 
setbacks for different land-use categories, but without any distinction for transit-accessible or TOD areas. The 
national-level regulation is said to be too broad and generic, forcing municipalities to stall implementation of 
plans and sometimes to act against restrictive regulations, a form of malpractice described in the Mwanza City 
Master Plan (146). 

10.5.1.4 Dar es Salaam 

While regulation of land use is typically specified by the national government, the Dar es Salaam Master Plan 
2016‒2036 (131) proposes land-use zones for the city centre, subject to approval of the ministry. The land-
use zones shown on the ‘Land-use policy proposed in the city centre’ map (Figure 41) feature residential, 
mixed-use, commercial, institutional and transportation utility zones, as well as areas under detailed land-use 
plans. Each land-use zone and its respective numeric code (1, 2, 3) indicates transformation capacity 
(densification opportunity) for existing structures in each zone (typically 20% increase in density), maximum 
plot coverage, building alignments and parking requirements. The detailed planning areas are subject to town 
planning and space standards for detailed areas that delineate the permitted land uses, maximum plot 
coverage, building height, plot ratio, setbacks and parking requirements. Note that the detailed planning 
areas 6, 7, 8 and 9 south of the neighbourhood of Kariakoo currently fall within an area occupied by industrial 
and logistic uses also serviced by a BRT line. 

Figure 41: Zoning scheme for Dar es Salaam City Master Plan. Source: Dar es Salaam Master Plan 2016‒2036 (131).  

 

The development strategies proposed in the Dar es Salaam Metropolitan Development Project (133, 138, 141, 
142) include a call for setting minimum density targets (not maximums), as compared to the national 
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regulation that limits development densities and building heights. Since local plans must conform to national 
regulations, municipal officials do not have the tools to legally implement the higher densities they desire.  

10.5.1.5 Mwanza 

The Mwanza City Master Plan (134) outlines challenges to implementing regulations imposed by the National 
Government, which result in a confusion of institutional responsibilities, malpractice, lack of flexibility, failure 
to adapt to local context and diminished power of local governments to adopt their own land-use regulation. 

The broad land-use plan enclosed in the Volume 1 of Mwanza Master Plan (134) outlines proposed land uses 
to facilitate TOD along the main trunk roads and the proposed BRT corridor. The key land-use proposals 
include: expansion and densification of the city centre, introduction of two new growth centres along the BRT 
network, promotion of affordable housing throughout the city and redevelopment of informal settlements 
into medium-rise communities anchored by public transport service (p. 115). The proposed land-use plan 
(Figure 42) outlines the basic types, including low-, medium- and high-density residential uses, and their 
relationship to the proposed BRT lines and major trunk roads. 

Figure 42: Mwanza City Proposed Broad Land Use Plan 2035. From Mwanza City Master Plan (134), p. 115. 

 

This master plan also includes regulatory space provisions that are more elaborate than the national 
government standards. The space provisions of the master plan call for doubling density across the city to 
optimise land utilisation. According to the master plan, there is great potential to increase density 
requirements, as about 70% of the city centre has a floor area ratio (FAR) average of 2 or less. The proposed 
density of 3,750 people/km2 on average, 23,000 people/km2 in the city centre and 18,000 people/km2 in areas 
of the inner city are the suitable baseline densities. Volume 3 of the Master Plan promotes mixed use, as 
articulated in the strategy description of three catalyst projects. 

The Zoning Plan portion of Mwanza’s master plan (146) includes provisions for zone types. A transit overlay 
specifies a zone along a BRT corridor of 500 metres for higher-density development to capitalise on the 
transport service. 
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10.5.2 Building controls 

Building controls regulate characteristics of buildings, including height, setbacks and plot area requirements. 
Many building controls may fall under the umbrella of zoning, but they also may fall under a separate set of 
regulations. 

10.5.2.1 Ethiopia 

The Local Development Plan Manual (121) outlines a range of building-related information to be collected 
while creating an LDP, including the BAR (built up ratio), FAR, building heights and setbacks. This is 
corroborated by the Urban Planning Proclamation (124), which states that LDPs shall include ‘building height 
and density’ (p. 6). 

The Ethiopia Non-Motorised Transport Strategy 2020–2029 (135) includes a brief review of building control 
regulations in the context of their impact on pedestrian spaces. This document recommends promoting 
building controls that activate street life, such as frontage with commercial uses and arcades. 

10.5.2.2 Addis Ababa 

The three documents that outline the TOD strategy for the LRT network (136, 137, 143) address building 
controls to some extent. The TOD Framework Addis Ababa (136) provides an overview of building heights in 
Addis Ababa and then goes into detail on building heights for the 11 TOD interventions. Some of these plans 
propose to keep building heights consistent with existing ones, while others recommend increasing heights. 
Some areas also emphasise strengthening ‘building lines’ to create consistent setbacks (p. 11) and a more 
visually unified and functional streetscape.  

The TOD Addis Ababa Stage 4: TOD Concept and 3D (Master Plan) (137) follows building height restrictions 
according to the Addis Ababa City Government Urban Planning & Information Institute. It includes definitions 
for BAR and FAR. Table 5 of this document (p. 29) includes building height restrictions in order to calculate 
optimum density for the four TODs that are examined in greater detail. Plans for the four TODs include an 
analysis of existing and recommended building heights. 

Although the TOD Addis Ababa Stage 6: Implementation Strategy (143) does not emphasise building controls, 
is does suggest that these be used strategically to promote TOD: ‘Typically, TODs function best in a higher-
density, pedestrian-oriented setting. Therefore, a special TOD District may allow increased building heights 
and FARs, reduced setback requirements and minimising parking ratios. This should be accomplished for all 
present and future TOD districts to ensure maximum development capacity and profitability’ (p. 31). 

The checklist for a building permit in Addis Ababa (150) includes building controls to be checked for 
consistency with master plan and LDP. There are also sections for building heights and setbacks. 

The map for building heights in Addis Ababa (149) shows higher buildings allowed in the city centre, in sub-
centres throughout the city and along transport corridors. That maps also specifies setbacks for different 
kinds of roads, such as 3 metres for arterials and 1 metre for local streets. 

The Addis Ababa City Structure Plan Summary Report (125) proposes using building heights to increase 
density and create a more ‘harmonised skyline’ (p. 156). Overall, building heights can be used to create a 
more efficient city: ‘The aim of the building height regulation is to facilitate the implementation of the 
Structure Plan by enabling the efficient use of land’ (p. 156). The plan includes a map with FARs and building 
heights by zones. The zones are numbered 1 to 4 and include historical and green zones. 

The Terms of Reference (TOR) for Transit-Oriented Development (TOD) Project (126) specifies that building 
heights, FARs and setbacks be included in design proposals for the four stations that will be the subject of 
detailed planning for TOD. 

The document that describes the institutions responsible for the master plan of Addis Ababa (145) says that 
the Addis Ababa Infrastructure Integration, Building Permit and Regulation Authority will ‘provide plan 
agreement service, inspect building design and provide permission for building uses’ (p. 2). 

https://www.zotero.org/google-docs/?broken=T6scQ9
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10.5.2.3 Tanzania 

National-level policies address building standards. The Tanzania Urban Planning (Planning Space Standards) 
Regulations (147) set minimum standards for building sizes based on population density, minimum and 
maximum plot ratio, and number of floors per land-use type. 

The National Human Settlements Development Policy (128) points to issues with existing building regulations, 
calling for flexible rather than prescriptive standards. 

The Urban Planning (Building) Regulations (152) set out approval mechanisms and controls to guide building 
development and certification in urban areas. The regulations also set out procedures to be followed when 
carrying out building alterations, prohibitions, standards and materials to be used for various elements of 
buildings.  

10.5.2.4 Dar es Salaam 

Local planning authorities implement national building regulations, issue building permits and exercise 
development control under their jurisdiction. The Dar es Salaam Master Plan 2016‒2036 (132) proposes that 
a special unit be created within Dar es Salaam’s planning authority to oversee infrastructure and service 
delivery in the informal settlements on a day-to-day basis. 

10.5.2.5 Mwanza 

The Mwanza City Master Plan (146) includes building controls for the size and shape of buildings, based on 
the type of zone they occupy. The controls require a ‘parking lot’ and ‘paved area’ between the building and 
the road. Only a few zones require specific provision for footpaths in the regulations, but nearly all zones 
require surface parking lots, typically fronting the road. The required parking areas limit the ability for people 
to walk in front of a building, appearing to force people to walk in the street. Frontage parking and/or surface 
parking lots are required in all residential and commercial land uses. These are provided by requiring buildings 
to occupy only a portion of the lot. Setbacks are required on all four sides for nearly all zones, even in the 
highest-density residential zones (see Figure 43). Mixed-use areas, primarily located in the city centre, create 
more pedestrian-friendly buildings, with parking required to be located behind buildings and covered 
footpaths required along the road, in place of parking (see Figure 44).  

Figure 43: Setback and parking requirements for high-rise residential zones in Mwanza. From Mwanza City Master 
Plan (134), p. 51. 
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Figure 44: Setback and parking requirements for mixed-use commercial zones in Mwanza. From Mwanza City Master 
Plan (134), p. 58. 

  

 

10.5.3 Parking 

Parking requirement are often part of land-use regulations, whether they require a minimum amount of 
parking or set a maximum amount of parking for different land uses. 

10.5.3.1 Ethiopia 

We did not find any national policies for Ethiopia discussing parking requirements. 

10.5.3.2 Addis Ababa 

The Terms of Reference (TOR) for Transit-Oriented Development (TOD) Project (126) specifies that the 
implementation strategy should reduce parking requirements: The plans for future TODs should ‘eliminate 
minimum off-street parking requirements and identify appropriate maximum parking levels for the study 
areas’ (p. 24). 

10.5.3.3 Tanzania 

Parking requirements for different types of uses are defined in the Tanzania Urban Planning (Planning Space 
Standards) Regulations (147). The regulations call for minimum parking requirements, and there are no 
special considerations for transit-accessible zones or high-density areas. 

10.5.3.4 Dar es Salaam 

Parking requirements are part of the Land Use Policy proposed in the Dar es Salaam Master Plan 2016‒2036 
(131). The policy, as mentioned in section 10.5.1.4, outlines provisions for the main land-use categories for 
the city centre. Each category features development provisions, including parking requirements. The parking 
requirements across all zones in the area call for: 1 parking lot per 100 m2 of office use, 1 parking lot per 200 
m2 of commercial use and 1 parking lot per one residential unit.  

While parking is lightly addressed in the Dar es Salaam Metropolitan Development Project documents (133, 
138, 141, 142), it is not fully examined from a TOD perspective. The guidance documents mention that the 
strategy should aim at limiting surface parking but do not include analysis of current provisions, supply and 
demand or the potential for re-allocation of parking spaces. 

10.5.3.5 Mwanza 

The Mwanza City Master Plan (146) includes a proposed zoning plan with parking requirements. These 
requirements, however, are less stringent than national land-use policies. The overall parking requirement is 
one car parking space per 200 m2 of development. However, mitigating issues in on-street parking is 
mentioned as part of the transport proposal, where on street parking issues are to be rectified by banning on-
street parking in certain areas or imposing higher parking fees and requiring minimum parking ratios for new 
development, including commercial markets and residential areas. Additionally, the recommendations of the 
transport proposal also include creation of multi-storey car parks near key locations. 
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10.5.4 Street layouts 

Dense street networks create short blocks that facilitate shorter walking trips, an important component for 
TOD. Below, we describe how street layouts are discussed in the policy documents for the target countries 
and cities. 

10.5.4.1 Ethiopia 

The Local Development Plan Manual (121) states that LDPs will collect information on, and propose new, 
street patterns, road designs and parking. They will include typologies and specific street designs.  

The Street Design Standards for Urban Ethiopia (122) present various examples of different kinds of street 
networks. Street sections and elements such as street furniture and traffic calming are also defined in detail, 
with tables including size specifications and visual examples. The manual also provides guidance for the 
creation of walking and cycling facilities on streets. It says that block sizes should be at most 100 metres to 
improve walkability. 

The Ethiopia Non-Motorised Transport Strategy 2020–2029 (135) provides a brief review of existing street 
design standards. This document posits that the multitude of different existing street design manuals presents 
a major challenge for Ethiopian municipalities for delivering consistent street designs and that consolidated 
designs for walking and cycling facilities are needed. 

10.5.4.2 Addis Ababa 

The TOD Framework Addis Ababa (136) mentions that the ‘organic street pattern’ of informal developments 
‘must be celebrated and enhanced’ (p. 13). This document provides specific recommendations for street 
networks for all 11 proposed TOD interventions at LRT stations, such as improving the grid or creating a ‘high 
street’. The TOD Addis Ababa Stage 4: TOD Concept and 3D (Master Plan) (137) describes existing street 
layouts (networks and street sections) for the four proposed sites for TOD interventions, along with ways to 
improve upon them. 

Road widths are included in the checklist for a building permit in Addis Ababa (150). This checklist ensures 
consistency of road widths with the city’s master plan and LDPs. 

The map for future building heights in Addis Ababa (149) shows a range of street types and widths, e.g., 
arterial streets are >30 m wide, and collectors are 15 m to 20 m. The map for Addis Ababa’s future transport 
network (144) goes into further detail on street configurations and has images of sample street sections for 
different types and widths, with facilities for walking and cycling and BRT. 

The Addis Ababa City Structure Plan Summary Report (125) emphasises street section characteristics, with 
visuals of street section types. The document also outlines growth of the city’s road network (90 roads, 330 
km total). The plan includes these guidelines for this growth to ensure adequate space for people walking and 
PT: ‘Give more attention to pedestrian-friendly designs; reserve appropriate lanes for mass transit lines; and 
plan local and collector roads to support vehicular and pedestrian mobility’ (p. 55). The same plan outlines an 
approach to street design that supports public life: a ‘complete street approach where ‘the public domain, the 
street should not only be viewed as a carriage way but space where people interact, enjoy, rest, etc.’ (p. 55). 
For city centre contexts, the Structure Plan calls for allocating 60% of the right-of-way to non-motorised 
transport. 

The Terms of Reference (TOR) for Transit-Oriented Development (TOD) Project (126) also requests street 
network design to improve connections for pedestrians, including to ‘create interconnected and hierarchical 
networks of streets and paths; short, direct and varied walking and cycling routes; small block size: to create 
permeable blocks’ (p. 23). 

The document that describes the institutions responsible for the master plan of Addis Ababa (145) indicates 
that the street network falls under the jurisdiction of the AACPDC (‘Review the street network from Addis 
Ababa City Road Authority specially on street right of way and detail designs issues and give permission to 
build streets’) (p. 1) and the Addis Ababa City Road Authority (‘Design preparation and building follow-up’) (p. 
1).  
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10.5.4.3 Tanzania 

The Urban Planning Act (129) and Urban Planning (Planning Space Standards) Regulations (147) feature 
specifications for right of ways, the latter including provisions for roads within unplanned settlements. The 
roads in informal areas distinguish space for pedestrian space and carriageways. There is no discussion on 
road network coverage, but the aforementioned space standards do emphasise goals for connected road 
systems and access requirements to private premises. 

10.5.4.4 Dar es Salaam 

The Dar es Salaam City Master Plan (132) talks extensively about street networks, with relation to growth 
strategy, public transport coverage and goals for increasing access. The web of ring roads intersecting 
concentric road networks is meant to address ‘patchy’ growth and promote infill and future expansion of the 
city within the outlying ring road boundary. The denser network will also allow decentralisation of services to 
alleviate a busy city centre. This approach to steady planned expansion is meant to accommodate the 
demographic increase projected to reach 7.8 million inhabitants in the next 20 years (p. 138). 

The Dar es Salaam Metropolitan Development Project (133) specifies strategies for increasing connectivity 
and access to be achieved by increasing density of both arterials and collector roads and by widening of 
arterials for greater carrying capacity, including for public transport systems. 

10.5.4.5 Mwanza 

The Mwanza City Master Plan Vol. 4—Zoning Report (146) points out that the current road networks pose 
obstacles to the implementation of mass rapid transit due to limits in carrying capacity and lack of parking 
enforcement. The master plan also requires that local access streets of a minimum 10 metres in width must 
be created in consultation with the community in the approval process for parcel development. 

10.6 Land-management tools 

Various land-management tools can be used to facilitate development, which can be a tool for TOD, but can 
also lead to displacement. 

10.6.1 Land expropriation 

Expropriation is the process of government acquiring land by force from private owners, typically with 
compensation. In the context of TOD, this is often done to facilitate the development of underutilised land in 
strategic locations. However, expropriation can cause displacement and go directly against the goals of 
equitable TOD. 

10.6.1.1 Ethiopia 

The proclamation regarding expropriation in Ethiopia (123) details the right of the federal government to 
expropriate land in order to develop urban and rural areas. This proclamation also has language for 
compensation, determining that landholders shall receive just compensation for any land expropriated. The 
proclamation applies to displacement of rural and urban landholders and businesses. This is also echoed in 
the subsequent Urban Planning Proclamation (124). 

10.6.1.2 Addis Ababa 

The TOD Addis Ababa Stage 4: TOD Concept and 3D (Master Plan) (137), which outlines TOD for LRT stations, 
makes reference to the above-mentioned proclamation regarding expropriation: ‘In accordance with Article 
3(1) of proclamation No. 455/2005 the different levels of city administration have the power to expropriate 
urban/rural landholdings for public purpose upon payment in advance of compensation’ (p. 15). 

The Addis Ababa City Structure Plan Summary Report (125) only mentions expropriation with respect to a 
proposed development in the sub-centre of Kality: ‘Hence, expropriation and relocation are the main 
challenges faced in developing the centre’ (p. 227). 



 

 77 

BASELINE REPORT: HVT CITY RETROFIT FOR ALL 
 

10.6.1.3 Tanzania 

Issues in securing enough buildable land for development are mentioned in the National Human Settlements 
Development Policy (128). Related government functions are to ensure land is available for all income groups, 
lease land to private and public sector investors and promptly pay adequate and fair compensation.  

10.6.1.4 Dar es Salaam 

To address shattered development, low density and informality, the Dar es Salaam City Master Plan 2016‒
2036 (131) proposes more ‘drastic’ transformation steps to turn the disorderly areas into denser 
communities, create quality housing and establish adequate open spaces that are currently lacking. These 
steps include land acquisition, though aimed at fostering a ‘collaborative manner’ in some cases associated 
with land tenure (p. 143). 

Land expropriation is listed as one of the necessary mechanisms to manage land and create investment 
opportunities specified in the Corridor Development Project (133, 138, 141, 142). This process, among others, 
has a statutory grounding where the land can be utilised for more efficient purposes. 

10.6.1.5 Mwanza 

The Mwanza City Master Plan (134) talks about land consolidation efforts in order to obtain about 650 
hectares of land to develop the catalytic projects. The typical acquisition process would not be feasible, and a 
land consolidation strategy is proposed with several mechanisms to develop such projects without actually 
acquiring the land. 

10.6.2 Land readjustment 

Unlike expropriation, land readjustment procedures shift the borders of land plots to create a more regular 
street grid and provide better plot access. Land readjustment can improve access in informal settlements 
where tenure and plot boundaries are unclear. 

10.6.2.1 Ethiopia 

Land readjustment is generally not discussed in the national policy documents examined for Ethiopia. 

10.6.2.2 Addis Ababa 

The Addis Ababa City Structure Plan Summary Report (103) mentions land readjustment (‘Plot rearrangement 
and compulsory public space sharing,’ p. 88) for informal settlements as a tool to organise urban growth and 
deliver services. The plan also says that land readjustment can help achieve desirable density in the city’s 
informal settlements: ‘Land readjustment/sharing: Informal settlements will be regularised during the 
planning period by adapting the principle of land sharing. As many of the informally developed areas are low 
rise and with low density, there is a merit in promoting densification in informal settlements that undergo 
regularisation’ (p. 90). 

According to the document that describes the institutions responsible for the master plan of Addis Ababa 
(145), the organisations responsible for land readjustment (and other related activities) would be the Addis 
Ababa Land Development and Management Bureau (‘Land preparation, transfer and monitoring’, p. 1) and 
the AACPDC (‘Solve local land related issues that are reported at the mayor’s office’, p. 1). 

10.6.2.3 Tanzania 

The Guidelines for Preparation of General Planning Schemes and Detailed Schemes for New Areas, Urban 
Renewal and Regularization (130) stipulate provisions for land readjustment and changes in land tenure. The 
area undergoing a process of land readjustment must be covered by a regularisation scheme and undergo 
regularisation. The measures listed under the policy define the process of acquiring and preparing land for 
development, allocation of space for public uses and development of infrastructure.  

10.6.2.4 Dar es Salaam 

The Dar es Salaam Metropolitan Development Project—Implementation Report (138) describes in detail the 
process of land readjustment, sale of FAR in the transport corridor and utilisation of income from sale of 
development rights. The report argues that land readjustment is essential in enabling land value capture 
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mechanisms. The document states that for the process to be equitable, it must include local landowners and 
the prospective developers. 

10.6.2.5 Mwanza 

Land readjustment is generally not discussed in the documents examined for Mwanza. 

10.7 Affordable/low-income housing 

Since the implementation of TOD is often associated with an improved public realm and increased land 
values, it can result in higher housing costs and displacement. It is therefore important to understand 
provisions for affordability alongside TOD. This includes both policies towards subsidised or low-cost housing 
as well as informal settlements, both of which are sources of affordable housing. 

10.7.1 Subsidised-housing provision 

Subsidised housing—sometimes referred to as social housing, affordable housing or public housing—is 
housing that is made more affordable through government subsidy. These subsidies can come in a variety of 
forms, including direct rental payments, government construction of housing, tax reductions for housing 
builder or the loosening of government regulations in exchange for the construction of lower-cost units.  

10.7.1.1 Ethiopia 

Subsidised housing is generally not discussed in the national policy documents examined for Ethiopia. 

10.7.1.2 Addis Ababa 

The Addis Ababa City Structure Plan Summary Report (125) points out the challenge of maintaining a diverse 
range of incomes (‘mixity’) in newer housing projects: ‘The process of keeping the social mix of dwellers in 
residential settlements (popularly known as ‘mixity’), which had also been an important aspect of the duality 
of Addis Ababa, is disappearing especially in new settlements’ (p. 11). This plan highlights the need for quality 
affordable housing and ensuring liveability: ‘One of the immediate challenges is how to provide affordable 
and adequate housing within a liveable environment’ (p. 85). 

The plan outlines the percentages of housing needed for different income groups. According to the plan, 35% 
of new housing should be earmarked for low-income groups, 50% for middle-income groups and 15% for 
high-income groups. The document specifies that ‘social housing’ (p. 90) will be built for homeless people. The 
plan also includes general guidelines for an urban form of this housing, such as ‘compact and green 
development’, ‘linear redevelopment’ along BRT lines and ‘inner-city renewal’ (p. 89). However, specific 
details about how to construct this housing and the responsible institutions are not included in the plan. The 
plan does, however, state that there are quite ambitious plans for housing in the city, with ‘the government’ 
(p. 94) planning to build one million houses in five years. 

Over the first five-year period of plan, 56% of housing will be on brownfields. During the next five-year period, 
greenfield development will dominate. According to the plan, the city will be better positioned to provide 
housing in this second phase: ‘By then, Addis Ababa will have sufficient revenue to provide services and 
infrastructure and promote housing and other related developments’ (p. 94). 

Affordable housing is included in the Terms of Reference (TOR) for Transit-Oriented Development (TOD) 
Project (126). This document outlines a broad strategy for including affordable housing in TOD projects. It 
orients potential contractors to provide details about ways in which to incentivise affordable housing. For 
example, implementation strategies ‘should include explicit incentives for the construction of affordable 
housing (e.g., bonus FAR awarded to projects that include units below 60 sq m/1bed room typology)’ (p. 24). 

Affordable housing is mentioned, but not emphasised, in the three documents that outline the TOD strategy 
for the LRT network (136, 137, 143). The TOD Framework Addis Ababa (136) mentions the need for affordable 
housing in TOD development and says that Addis Ababa has established percentages for affordable housing in 
new developments; ‘a benchmark standard of sliding-scale condominium projects (40%/60%, 20%/80% and 
10%/90%)’ (p. 92). Despite mentioning ‘medium-income’ housing once (p. 50), this document generally 
emphasises the upper end of the housing range—for example, the international expatriate community at the 
Torhayloch station. 

https://www.zotero.org/google-docs/?broken=T6scQ9
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The TOD Addis Ababa Stage 4: TOD Concept and 3D (Master Plan) includes descriptions of four options for 
improving housing conditions(137). These are ‘1. On-Site Upgrading, 2. Sites and Services Schemes and 
Incremental Land Development, 3. Resettlement on Suitable Land and 4. Government-Led New Public 
Housing’ (p. 36).  

The TOD Addis Ababa Stage 6: Implementation Strategy (143) states that preliminary market analysis of each 
of the 11 TODs at LRT stations should include ‘low-, middle- and high-end housing’ and ‘government-backed 
housing’ (p. 31). However, in general this document emphasises housing for middle- and high-income 
residents. 

10.7.1.3 Tanzania 

Provision of affordable housing is generally not discussed in the national-level policies and there are no 
general specifications for affordable-housing provision in the space standard regulations. 

10.7.1.4 Dar es Salaam 

The Dar es Salaam City Master Plan 2016‒2036 (131) begins its discussion on affordable housing by pointing 
to the key challenge of the absence of national programs for affordable housing. Other challenges stem from 
lack of available buildable and serviced land and the lack of access to housing finance. The master plan points 
to opportunities coming from the support of the national government for settlement upgradation as a key 
way to foster affordable housing. The plan discourages the demolition of informal communities, as this would 
increase the demand for low-income housing.  

Provision of affordable housing is mentioned as one of the intended outcomes in the proposed approaches of 
the Dar es Salaam Metropolitan Development Project (133). The document calls for generating funding for 
affordable housing through land value capture. 

10.7.1.5 Mwanza 

The Mwanza City Master Plan (134) acknowledges the high demand for affordable housing, and one of the 
objectives for housing development in Mwanza is incentivising the private sector to provide affordable 
housing units. The plan links affordable-housing development with the proposed medium-density housing 
development, shown on the map below (Figure 45) in lighter shade of orange in the example of the build-out 
scenario for 2035 in the Eastern Fringe Zone. Public investment and land banking are proposed as the primary 
methods to enable land consolidation to achieve a desirable plot ratio for affordable-housing development. 

Figure 45: Mwanza’s approach to targeting affordable housing in the medium-density development areas. From 
Mwanza City Master Plan Vol. 2 (134), p. 67. 
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10.7.2 Improving informal settlements 

Another way to improve the lives of low-income people is to upgrade informal settlements. If done well, this 
can improve access to services and create communities in line with TOD principles without the need for large-
scale demolition and displacement. 

10.7.2.1 Ethiopia 

The Urban Planning Proclamation (124) mentions improving informal settlements in a broad sense. For 
example, LDPs shall define ‘urban renewal, upgrading and reallocation intervention areas’ (p. 6). It also goes 
into some detail regarding how this will be achieved: ‘Urban upgrading shall... consist in an improvement... of 
slum areas by maintaining and partially removing structures and through the provision of infrastructures and 
amenities’ (p. 14). 

The Local Development Plan Manual (121) states that LDPs can be used to improve unplanned urban centres: 
‘This predominance of unplanned development in Ethiopian urbanization poses a substantial need for re-
planning in all urban centres of the country’ (p. 6). 

10.7.2.2 Addis Ababa 

In the TOD Framework Addis Ababa (136), some of the 11 proposed TODs at LRT stations include informal 
housing, which would be improved. These 11 stations include three types of urban development: ‘urban 
improvement’, ‘infill areas’ and ‘new development’ (p. 12). ‘Urban improvement’ is the upgrading of existing 
informal settlements with basic infrastructure and housing. ‘Infill’ is stitching existing development together. 
‘Building on vacant land’ is greenfield development, which is seen as the most financially viable option. It is 
‘more attractive to developers’ as it lowers the complexity and cost of development (p. 11). 

These three options are depicted in Figure 46 below. While ‘new development’ offers a blank slate to create 
orderly urban development and larger-scale buildings, ‘infill development’ still presents the opportunity for 
new buildings, depicted in orange. Finally, ‘urban improvement’ presents only limited potential for new 
buildings, also depicted in orange in the below figure. 

Figure 46: Types of TOD for Addis Ababa. From the TOD Addis Ababa Stage 4: TOD Concept and 3D (Master Plan) (136), 
p. 126. 

 

 

The Addis Ababa City Structure Plan Summary Report (125) emphasises the ‘in-situ redevelopment’ (p. 87) of 
kebele (government-built public housing) housing and legalization of informal settlements. The goal is to 
avoid having to move residents to other locales: ‘Relocation is avoided unless found necessary for safety, 
security, environmental reasons, etc.’ (p. 87). The plan emphasises the advantages of improving existing 
settlements through TOD. The advantages include efficiency in terms of reducing travel and related expenses 
for residents: ‘55.76% of the units will be built in brown land (through renewal, redevelopment and land 
readjustment). This requires the clearing of a large part of slums and inefficiently used land. Since the 
government is planning to build one million houses within the next five years, it is important that priority 
should be given to building these houses in the inner parts of the capital as this would allow using the existing 
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infrastructure as well as to efficiently exploit the built mass transit facilities. Besides, since most of the 
families that will be accommodated in these houses will be middle- and low-income groups, such locations 
will allow them to reside near their jobs. This will reduce transportation related expenses and congestion’ (p. 
94). 

The Terms of Reference (TOR) for Transit-Oriented Development (TOD) Project (126) does not explicitly 
emphasise retrofit of informal settlements, but does talk about ‘re-development’. TOD sites should be 
‘substantially underutilised, redevelop-able or undeveloped. In general, 80% of minimum-sized sites should be 
underutilised or undeveloped; the remaining 20% may contain existing viable uses’ (p. 10). This emphasis on 
underutilised, undeveloped land suggests that retrofitting existing settlements is not the main goal of this 
TOD project. However, it appears that some of the four target stations may include existing dense settlement, 
which may or may not be formal. 

10.7.2.3 Tanzania 

Generally, Tanzanian national government policies tend to support upgrades of informal settlements over 
demolishing them due to many benefits. However, the upgradation efforts require an immense coordination 
effort entailing land surveying, provision of infrastructure, community participation and maintenance (131).  

The regularisation processes that are often part of settlement upgrades must be specified as a regularisation 
scheme, as explained in the Guidelines for Preparation of General Planning Schemes and Detailed Schemes 
for New Areas, Urban Renewal and Regularization (130). The regulation aims at minimizing resettlement in 
the process of preparation and execution of regularisation schemes. 

Recommendations to promote local community capacity and self-financing efforts connected to land tenure 
processes are mentioned in the National Human Settlements Development Policy (128).  

Neither of the aforementioned policies mention financing methods for settlement upgradation, and from 
references in the Dar es Salaam City Master Plan 2016‒2036 (131), it is known that many schemes that aimed 
to upgrade informal settlements were made possible by the support of multilateral development banks. One 
such case was the Sites and Services Upgrading Schemes under the Community Infrastructure Upgrading 
Program supported by the World Bank, with small contributions from the Government of Tanzania, local 
communities and the City Council. Yet the schemes were abandoned due to continued dependence on 
external funding (131).  

10.7.2.4 Dar es Salaam 

The Dar es Salaam City Master Plan 2016‒2036 (131) examines morphologies of different informal 
settlements, looking at housing type, population density and level of formalization. Informal settlements are 
articulated in the master plan under the residential land-use category (see Figure 47), and several types of 
informal settlements are acknowledged: formalised settlements, regularised informal settlements, upgraded 
settlements, consolidating settlements and scattered settlements, as shown in the map below. Scattered 
informal settlements occupy most residential land uses, about 18% of total land uses (p. 54). In comparison, 
all planned built-out residential areas constitute about 16% of total land uses. The plan points out that high 
densities and tight random layout of the settlement structure increase costs of infrastructure and service 
provision. Further, the master plan recommends that regularisation efforts are necessary in saturated areas, 
but they are also recommended in early land occupation stages to minimise future time and money costs. 
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Figure 47: Dar es Salaam informal settlements (2016) (131), p. 70. 

  

10.7.2.5 Mwanza 

The general approach for development in Mwanza, as stated in the Mwanza City Master Plan Vol. 2, is to 
make the informal settlements more liveable by providing all necessary public facilities. Informal settlements 
that find themselves on the path of the proposed BRT corridors will have an opportunity for redevelopment 
to capitalise on the opportunity to densify and improve the local conditions. One of the threats discussed in 
the master plan, deriving from the past attempts to regularise the informal areas, is that local government 
authorities do not have funding to provide infrastructure to newly upgraded settlements. Therefore, a careful 
approach should be devised in order to get proper allocation of funding for redevelopment, especially in the 
TOD areas. Next, the plan presents a thorough analysis of informal settlement characteristics, including 
infrastructure coverage, land value and development potential. The plan proposes detailed steps for the 
regularisation process and a strategy for short-, medium- and long-term upgrading. The figures below are 
excerpts of the analysis of informal settlements consisting of a map of locations and boundaries of individual 
informal settlements (Figure 48) as well as a map of informal areas determined for short-term redevelopment 
(Figure 49). 
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Figure 48: Mapping of Mwanza’s informal settlements. From Mwanza City Master Plan Vol. 2 (146), p. 190. 

 

Figure 49: Proposed short-term strategy for informal settlement redevelopment. From Mwanza City Master Plan Vol. 2 
(146), p. 198. 
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10.7.3 Land tenure 

Assigning and securing land tenure is often an important but challenging part of informal settlement 
upgrading. As informal settlements are often not legal, residents are subject to eviction at any time. Assigning 
ownership or occupancy rights can provide security and stability and help to build wealth. The process, 
however, can be complicated by levels of informal landownership and sub-rentals. 

10.7.3.1 Ethiopia 

Land tenure is generally not discussed in the national policy documents examined for Ethiopia. 

10.7.3.2 Addis Ababa 

The TOD Framework Addis Ababa (136) mentions the importance of knowing the status of land tenure in 
existing informal settlements in the 11 proposed TOD sites along the LRT lines and relates the tenure 
conditions to the need for public participation: ‘Knowledge of the site risk and the status of land tenure are 
critical. Site risks and tenure conditions vary from community to community, therefore different levels of 
community participation may be required in each case’ (p. 35). The TOD Addis Ababa Stage 4: TOD Concept 
and 3D (Master Plan) (137) states that a quarter of existing housing is not legally tenured: ‘25% of existing 
housing units do not have a legal deed, and tenure certificate units are built on illegally obtained land’ (p. 10). 
That document, does not, however, explore solutions for this situation. 

The Addis Ababa City Structure Plan Summary Report (125) includes tenure options for housing, including 
different types of rentals (40%), ‘the government’ (30%) and ‘real estates and individuals’ (15%) (p. 87), as 
depicted in Figure 50 below. 

Figure 50: Rental and ownership options for housing in Addis Ababa (125), p. 87. 

 

 

The plan suggests transferring ownership of kebele houses to tenants: ‘The most feasible strategy to upgrade 
the quality of these houses is conditional ‘privatisation’: transfer to sitting tenants under the condition that 
ownership will only be transferred when the houses are improved to a minimum level of standard’ (p. 88). 
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According to the document that describes the institutions responsible for the master plan of Addis Ababa 
(145), the organisations responsible for land tenure are the Addis Ababa Land Development and Management 
Bureau (‘land preparation, transfer and monitoring’, p. 1) and the AACPDC (‘solve local land-related issues 
that are reported at the mayor’s office’, p. 1). 

10.7.3.3 Tanzania 

Land-tenure processes are prominently described in the National Land Policy (127). The main reasons that 
necessitated creation of this policy were the need for organised land for settlements, the desire to protect 
rural land from encroachment of sprawling development and investment opportunities on prime land in 
urban areas. The policy addresses land tenure and puts forward measures preventing land speculation and 
protecting land rights of vulnerable populations. The National Human Settlements Development Policy (128) 
states that the informal communities should be supported to form and run CBOs and NGOs for the upgrading 
processes, involving surveying of plots. A special revolving fund could be set up for plot development and 
other mechanisms for self-financed surveying. The Guidelines for Preparation of General Planning Schemes 
and Detailed Schemes for New Areas, Urban Renewal and Regularization (130) require mandatory surveying 
of households in affected informal areas in the process of preparation of regularisation schemes. The 
regularisation schemes generally facilitate formalisation of tenure systems and improvements of services and 
infrastructure. 

The Dar es Salaam City Master Plan 2016–2036 (131) notes that regularisation and formalisation of informal 
settlements in the past decades have led to provision of security of tenure and also municipal services. 

10.7.3.4 Dar es Salaam 

Following the provisions of Guidelines for Preparation of General Planning Schemes and Detailed Schemes for 
New Areas, Urban Renewal and Regularization (130), the Dar es Salaam planning authority conducted a 
housing survey employing a highly collaborative method involving town planners, over a hundred local 
leaders and a sample of 1,687 households. The document also mentions that the customary land tenure 
system (one which involves community land titles or grandfathered land occupancy) is actually burdensome 
to planning authorities because of huge costs of compensation for plots that are locked in large land tracks 
under this system. 

Formalisation of tenure is part of the housing regeneration strategy discussed in the Dar es Salaam City 
Master Plan 2016‒2036 (131).  

10.7.3.5 Mwanza 

While the Mwanza City Master Plan (146) proposes a detailed strategy for slum regularisation, it does not 
emphasise land tenure as the prominent feature of this process. The plan does, however, refer to national 
regulation calling for land tenure implementation in the regularisation schemes. 

10.8 Creating TOD 

In the following subsection, we discuss the various processes that government have put in place to actively 
facilitate the creation of TOD.  

10.8.1 Goals for TOD 

Below we describe how government policies in the target countries and cities present goals for TOD.  

10.8.1.1 Ethiopia 

While the Street Design Standards for Urban Ethiopia (122) is not directly focused on TOD, it does mention 
TOD in a few places. For example, the guiding principles for the street design standards include ‘Pedestrian 
Oriented Developments’ and TOD. The document’s definitions of TOD emphasise compact, walkable 
development that reduces travel demand: ‘(TOD): is a development consisting of mixed, compact and 
walkable neighbourhoods connected with public transport passing over, across or through part/s of urban 
centres or city centre/s of the urban centre’ (p. 19), and: ‘Mixed land use, compact, poly-centred and 
decentralised developments reduce the need for travel and demand for transport. Such developments if 
supported with public transport at standard walkable distance will create Transit Oriented Developments 
(TOD)’ (p. 56). Further, these standards suggest that exclusive lanes for PT can support TOD. Exclusive lanes 
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‘could start from only bus lanes, and then [be] developed to Bus Rapid Transit (BRT) and Transit Oriented 
Development (TOD)’ (p. 82). 

Similarly, the Ethiopia Non-Motorised Transport Strategy 2020–2029 (135), while not focused on TOD, does 
include the concept. TOD is to be promoted, with urban development concentrated within walking distance of 
PT nodes. The strategy exhorts planners to use land use strategically to create compact, high-density 
development with affordable housing and maximum off-street parking limits within 500 metres of BRT and 
high-frequency bus corridors. It also includes ‘adoption of TOD policies’ (p. 66) as a key indicator for 
monitoring progress of the national NMT strategy. 

10.8.1.2 Addis Ababa 

The Addis Ababa City Structure Plan Summary Report (125) recommends TOD primarily in the context of areas 
outside of the existing urban core, termed ‘edge settlements’: ‘Any urban extension should consider transport 
as an organizing element’ (p. 42). The plan also introduces the concept of ‘NODs’: ‘Development of nodes with 
reasonable distance (NODs).’ NODs appear to be urban development based on existing urban centres. This 
plan presents TODs and NODs as part of an effort to contain urban growth and coordinate planning initiatives: 
‘This will enable the coordination of efforts, especially the capital’s and of those municipalities at the edge of 
Addis Ababa….Managing the physical expansion of existing edge settlements (with the framework of 
managing from expanding farther) and preventing the creation of new ones is mandatory. Both concepts 
(TOD and NOD) will also provide the basis for spatial organization of Addis Ababa’ (p. 42). Although not 
explicitly using the term TOD, the plan does call for growth along PT corridors. One of the main strategies for 
growth is ‘Coordinating mixed-use housing development and redevelopment along mass transit lines and 
business corridors’. This is de facto TOD. 

The tender for TOD consultancy service in Addis Ababa (153) specifies that the contractors are to create a 
pilot project/case study that can be replicated in other locations in the city. The Terms of Reference (TOR) for 
Transit-Oriented Development (TOD) Project (126), which accompany the tender, call for detailed TOD plans 
for four LRT stations: Autobus Terra, Torhayloch, Saris Market and Megenagna.  

The TOR also says that Autobus Tera is the ‘station with best potential for TOD development’ (p. 13). This 
station area, depicted in Figure 51 below, includes planned LRT and BRT stations, a multimodal exchange with 
long-distance buses, paratransit, taxis and urban freight delivery. With the city’s largest market in the station 
area, the TOR says this site has potential to support high-density development around the planned transport 
nodes. 
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Figure 51: Autobus Terra area TOD development boundary. From Terms of Reference (TOR) for Transit Oriented 
Development (TOD) Project (126), p. 14. 

 

The TOR document refers to the TOD Standard (110), created by ITDP (2017) to measure the performance of 
TODs. The TOR presents principles of the standard—including prioritizing pedestrians, planning for mixed uses 
and incomes, and creating compact, dense settlements—as guidelines for the planning to be created for four 
TODs under the contract. Further, potential contractors are required to use the TOD Standard to present a 
score for each of the four potential TOD sites, and the TOR refers to the TOD Standard website. 

Three documents present a TOD strategy for the LRT network (136, 137, 143). The first document, the TOD 
Framework Addis Ababa (137), outlines TOD development at 11 LRT stations. The next plan, TOD Addis Ababa 
Stage 4: TOD Concept and 3D (Master Plan) (137), provides in-depth plans for four stations (Le Gare, Saint 
Lideta, Menelik II Square, Autobus Terra) along the LRT network. Finally, TOD Addis Ababa Stage 6: 
Implementation Strategy (136, 137, 143) emphasises the financial/commercial aspect of TOD implementation 
at the four LRT stations.  

The LRT network is depicted in Figure 52 below. It includes two main axes (East–West and North–South). The 
system is 31.6 km long, with 39 stations, and has been operational since 2015. 
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Figure 52: TOD locations on LRT network in Addis Ababa. From the TOD Framework Addis Ababa (136), p. 15. 

 

 

10.8.1.3 Tanzania 

The national-level policies do not contain specific language on TOD. However, goals for orderly development 
and access to public infrastructure are related to TOD. 

10.8.1.4 Dar es Salaam 

The Dar es Salaam City Master Plan (131) mentions TOD only a few times. However, it identifies areas with 
great TOD potential, such as the stretch of Morogoro Road close to Ubungo Sub-Centre. The images in Figure 
53 below are examples of areas of TOD potential at major road and transport junctions. 

Figure 53: Examples of TOD potential areas of Dar es Salaam: Morogoro Road and Sam Nujoma junction (left) and a 
BRT stop along Morogoro Road (right). From Dar es Salaam City Master Plan (131), p. 419. 

 

The Dar es Salaam Metropolitan Development Project aims to enable TOD anchored around the BRT corridor. 
The primary focus for corridor development is to capitalise on the BRT investment, reflected in establishment 
of priority areas with the most strategic and attractive potential for TOD (133). 

10.8.1.5 Mwanza 

While the Mwanza City Master Plan (146) generally promotes compact growth, TOD is not specifically 
articulated as a way to deliver it. However, volume 2 of the Master Plan introduces the idea of ‘self-sustaining 
neighbourhoods’ with examples of a neighbourhood anchored around a transport stop. However, the plan 
also proposes a neighbourhood anchored around car parking, showing that generally TOD is not uniformly 
applied as a concept and strategy. Yet volumes 3 and 4, Urban Design Guidelines and Zoning Regulations, of 
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the same Master Plan document series, speak about a 150-metre transit overlay along the proposed BRT 
corridor with higher density and mixed use (139, 146). 

10.8.2 Implementation strategy  

Below, we describe the strategies that governments in the target countries and cities have identified for 
implementing TOD.  

10.8.2.1 Ethiopia 

The documents for Ethiopia did not provide information specifically for TOD implementation but did provide 
guidelines for implementation that could be applied to TOD. The Local Development Plan Manual (121) 
provides guidance for the preparation of implementation plans for LDPs—which could, of course, be for TOD 
projects.  

The Ethiopia Non-Motorised Transport Strategy 2020–2029 (135) covers the implementation of walking and 
cycling strategy in considerable detail, describing plans, framework, planning, funding, capacity, monitoring 
and evaluation. 

10.8.2.2 Addis Ababa 

The Addis Ababa City Structure Plan Summary Report (125) has plans for implementation (not specifically for 
TOD, but the plan is TOD-oriented, as described above) has implementation plans for ‘1st & 2nd Five Year’ 
development. There are maps for the PT network, corridors and urban centres, with ‘1st & 2nd Five Year’ 
development. Although no such map specifically details TOD, taken together, these maps would present an 
implementation plan for TOD in the city.  

Also, although not TOD-specific, much of this plan is comprised of a section titled ‘Implementation Strategies 
and Tools.’ For every section (including the transport network, housing and urban centres) there are sub-
sections for ‘implementation strategies’ or ‘implementation tools’. These are broad guidelines rather than 
specific steps for implementation. For example, for the transport network this includes ‘Reserve appropriate 
lanes for mass transit lines’ (p. 208), and for city centres, ‘Developing adequate Urban Design Guidelines for 
development of the centres’ (p. 212). 

The plan does include a TOD-specific proposal for the urban centre of Kality (a sub-city of Addis Ababa in the 
southern portion of the city). The plan for Kality emphasises inclusive TOD: it ‘adapts the principles of Transit 
Oriented Development; optimisation of connectivity (easy access to modal shift); pedestrian-friendly compact 
development and social mix (social inclusion)’ (p. 227).  

A proposal for Main City Centre (MCC) development, while not specifically for TOD, does emphasise planning 
for pedestrians, including a ‘car-free zone’ (p. 223) and includes a ‘Multimodal Central Station’ (p. 224). This 
could be a de facto TOD. 

While two of the three planning documents on TOD for the LRT network (136, 137) do not present details on 
implementation, the TOD Addis Ababa Stage 6: Implementation Strategy (143) largely concentrates on 
financial forecasting of the four TOD projects. The latter document has a chart that includes phases of the 
TOD project (planning and initiation, feasibility, commitment, construction, management and operation, pp. 
25–26), but the majority of these steps are not detailed elsewhere the document.  

The TOR tender for TOD consultancy services in Addis Ababa (153) calls for the TOD plans to be implemented 
in five years. The accompanying Terms of Reference (TOR) for Transit-Oriented Development (TOD) Project 
(126) says contractors should developing a TOD implementation framework, policy, strategy and guidelines 
‘with clear goals, action-oriented plans and performance indicators of the TOD program’ (p. 29). 

10.8.2.3 Tanzania 

The national policy documents we reviewed for Tanzania did not provide information specifically for TOD 
implementation. However, implementation of TOD plans has to be done in accordance with the national 
Guidelines for Preparation of General Planning Schemes and Detailed Schemes for New Areas, Urban Renewal 
and Regularization (130). These guidelines include detailed provisions for creating and executing land 
development schemes (plans) as well as all the necessary elements that must accompany them, such as 
mapping, surveying, participatory planning, evaluation and monitoring, among others. 
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10.8.2.4 Dar es Salaam 

The Dar es Salaam City Master Plan 2016–2036 (131) proposes a development strategy where the first phase 
(between 2016 and 2021) will focus densification to the existing city, particularly within the outer ring road, 
and accommodate about 2.5 million people.  

10.8.2.5 Mwanza 

The Mwanza City Master Plan (146) proposes an elaborate densification strategy along the proposed BRT 
corridors. Though this strategy is not called TOD, it does feature TOD characteristics, including a 500-metre 
high-density zone on either side of BRT corridors, walking and cycling interventions, affordable housing and 
informal settlement redevelopment along the BRT corridors. (See ‘Integration of land use and transport’ and 
‘affordable housing provision’.) 

10.8.3 Institutions responsible for TOD 

We describe below the institutions that governments have identified to implement TOD policies.  

10.8.3.1 Ethiopia 

While not specific to TOD, the Local Development Plan Manual (121) says LDPs shall prepare ‘institutional 
plans’ (p. 46) to decide responsibilities and detailed duties for creating and implementing LDPs. The manual 
includes the possibility of PPPs. The manual emphasises identifying and working with relevant institutions for 
all stages and aspects of LDP planning and implementation. These institutions, however, are not specified. 
This is understandable, as the document is applicable to the entire country, and relevant institutions likely 
vary across locales.  

10.8.3.2 Addis Ababa 

The TOD Addis Ababa Stage 6: Implementation Strategy (143), which details the implantation of TOD at LRT 
stations, highlights the ERC (Ethiopian Rail Corporation) and the City of Addis Ababa as the main institutions 
related to TOD. While these institutions are certainly relevant, the lack of other relevant institutions to be 
involved with the development of these TODs may raise a flag. 

The TOR for Transit-Oriented Development (TOD) Project (126) names the AALDMB (Addis Ababa Land and 
Development Management Bureau), AAPDCo (Addis Ababa Plan & Development Commission), AARA (Addis 
Ababa Road Authority) and AALRT (Addis Ababa Light-Rail Transport) as the principle government institutions 
related to TOD. The TOR provides an overview of why the TOD strategy for the LRT network (136, 137, 143) 
failed. According to the TOR, ERC pushed TOD as a means to pay for the LRT investment by capturing the land 
value around the LRT stations. However, the AAPDCo ‘does not have the same vision for TOD and fears that 
development at such scale will disrupt the existing neighbourhoods and adversely affect city governance’ (p. 
4). The AAPDCo also had concerns regarding equity and widespread access to transit, as well as 
implementations challenges, including: ‘1) Planning and operational capacity; 2) access to finance; 3) 
establishing PPPs; 4) high investment cost and 5) lengthy and contentious land acquisition process’ (p. 4). 

While not specifically about TOD, the Addis Ababa City Structure Plan Summary Report (125) mentioned 
staffing and capacity issues as a main challenge for the implementation of the previous master plan (Addis 
Ababa City Development Plan (2004–2014): ‘Frequent staff turnover and lack of organised data which inhibit 
institutional memories have in turn limited the level of implementation’ (p. 13). 

This concern is echoed by the TOR for Transit-Oriented Development (TOD) Project (126), which includes 
institutional capacity-building, knowledge transfer and implementation as important components: ‘Capacity-
building development to facilitate TOD implementation/knowledge transfer for decision-makers and local 
professionals/assistance for formulating TOD implementation program’ (p. 27). 

10.8.3.3 Tanzania 

The Guidelines for Preparation of General Planning Schemes and Detailed Schemes for New Areas, Urban 
Renewal and Regularization (130) is a good source to help understand the intricate institutional roles in 
Tanzanian urban development where roles of national and local government authorities are delineated with 
relation to carrying out the development schemes. The minister responsible for town planning, in 
consultation with the local government authority, declares new planning schemes. The minister also approves 
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planning schemes. Local government authorities are responsible for the drafting and execution of planning 
schemes and for passing resolutions for preparation of general planning schemes. Those authorities also have 
the power to propose alternative approaches to the scheme after consultation with the city council and the 
ministry. 

10.8.3.4 Dar es Salaam 

The Dar es Salaam Metropolitan Development Project—Appendix C Implementation Report (138) analyses 
institutional structures of agencies responsible for planning and implementing development plans. It also 
analyses issues in the institutional setup, proposing changes to the levels of responsibility and reporting that 
would allow local governments more flexibility. The institutional setup in Dar es Salaam is challenging. 
Municipalities report to the President’s Office for Regional Administration and Local Government (PO-RALG), 
and therefore the Dar es Salaam City Council does not have direct authority over municipal activities. Some of 
the recommendations for institutional changes include a proposal to set up a citywide agency responsible for 
transport planning (Dar es Salaam Transport Authority, or DUTA), and strengthening the role of city councils 
by allowing them to be the intermediate bodies that report to the President’s Office. They would also be 
granted the ability to delineate priority zones for TOD, a responsibility that presently lies with the minister. 
The following graph (Figure 54) illustrates the proposed institutional setup and responsibilities of agencies 
and authorities. 

Figure 54: Existing and proposed institutional structure for planning and delivery of infrastructure and development. 
From the Dar es Salaam Metropolitan Development Project (138), pp. 24‒25. 

 

The Dar es Salaam City Master Plan 2016–2036 (131), on the other hand, proposes two new institutions that 
can help bridge the silo between the local and the national levels of government. The proposed Dar es Salaam 
Metropolitan Authority would coordinate planning activities throughout the metropolitan area, manage 
municipal and district councils, and deliver integrated and comprehensive development plans. This authority 
would report to the PO-RALG, in place of councils. The Metropolitan Planning Authority would be the 
executing entity that will manage citywide and metropolitan transportation and infrastructure projects and 
execute the metropolitan development plan. 

10.8.3.5 Mwanza 

The Mwanza City Master Plan (146) proposes a specific institutional setup to enable delivery of the master 
plan and implementation of the catalyst projects. Under this setup, a special Master Plan Implementation 
Unit (MPIU) should be in charge of implementation of urban design proposals and should lead activities such 
as market feasibility, tender preparation, supporting investors in identification of opportunities and 
monitoring adherence of proposals with the Design Guidelines. The City Council will remain the main planning 
authority overseeing the MPIU. The document also promotes public–private partnerships to create stronger 
focus on the delivery of catalyst projects (p. 90). 
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10.8.4 Funding and land value capture 

To implement TOD, governments require funding to pay for street improvements, parks and investments in 
public transport, among other areas. These investments often result in increases in the value of the 
surrounding land. Government may implement policies to capture some of that increase in value back to the 
city, so the TOD investments do not simply boost the wealth of landowners in the area. Below, we discuss this 
process of land value capture along with other means of funding TOD implementation. 

10.8.4.1 Ethiopia 

The national policy documents we reviewed for Ethiopia did not provide information specifically for funding 
and land value capture. 

10.8.4.2 Addis Ababa 

The Addis Ababa City Structure Plan Summary Report (125) mentions funding and financing repeatedly. This is 
not specific to TOD, but it is relevant, as the plan is TOD-oriented overall. The plan details the existing financial 
situation of the city, including expenditures, tax and revenue sources, and revenue forecasts for the years 
2009-2014. The financial needs of the different components of the plan, e.g., the transport network and 
housing, are also detailed in the plan. 

The total cost of the Structure Plan is depicted in Figure 55 below, with total costs in Birrs (£1 = 51.84 Birr in 
December 2020). The largest costs are for housing and development, environment (this includes solid waste, 
sanitation and parks), and streets and transport (174.0, 62.3 and 41.7 billion Birrs, respectively). These 
funding items, as well as ‘centres’, another large-ticket item at 30.16 billion Birrs, could directly support TODs 
in the city. 

Figure 55: Total required finance for Addis Ababa. From The Addis Ababa City Structure Plan Summary Report (125), p. 
219. 

  

Potential revenue sources include loans, sales of bonds, an improved tax collection system, broader tax base, 
cross-subsidies for public services (this is mentioned but not described in detail) and involvement of the 
business sector in social development and in activities that improve local infrastructure.  

The tender for a TOD consultancy service in Addis Ababa (153) seeks to promote density through TOD to help 
recoup investments in PT. It aims to promote ‘higher density, more compact, mixed-use walkable 
development within easy walking distance of mass transit, such as the BRT and LRT stations that will maximise 
transit ridership potential, which, in turn, will create a revenue return from transit investments in Addis 
Ababa, Ethiopia’ (p. 1). It also calls for potential contractors to include financing and consider PPPs: ‘Review 
and make recommendations for TOD projects approval of business cases with full feasibility 
recommendations and financial (including PPP/other mechanisms modalities)’ (p. 29). 

Financing through value capture was central to the project that sought to create TOD on the LRT network, as 
outlined in three documents (136, 137, 143). The TOD Framework Addis Ababa (136) includes a ‘Financial 
Vision’ section for each of the 11 TODs at LRT stations with financial analyses. These include construction 
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costs and incomes from leases of land at the TODs. The TOD Addis Ababa Stage 6: Implementation Strategy 
(143) is largely about financing and possible revenue streams from the four TODs for which it provides in-
depth plans. The document includes the costs of implementation and income from land leases and property 
sales. While this document does not mention value capture explicitly, the aim of this project is to harness the 
wealth created by improving access in the areas surrounding the LRT stations.  

The TOD project for LRT stations (120) relates the availability of land for development with the profitability of 
the TOD, where more space for urban infill and new development makes a TOD perform better and be more 
profitable: ‘For St. Lideta Mariam Station, when compared to other TODs, it has one rather significant parcel 
available for new development, coupled with a plethora of urban infill land available plus a great amount of 
land available for urban improvement. This increases performance and profitability’ (p. 19) 

 

10.8.4.3 Tanzania 

The Guidelines for Preparation of General Planning Schemes and Detailed Schemes for New Areas, Urban 
Renewal and Regularization (130) stipulates that community members should be mobilised to contribute 
materials, labour and finances. The central government and local authorities will provide financial and 
technical support, and more resources will be solicited from development partners, including donors, NGOs, 
CBOs and other private institutions to implement regularisation. 

To reduce project costs and ensure effective participation by beneficiaries, land for public use shall be 
accessed through contribution by individual community members. In exceptional cases, acquisition by the 
central and local government through fair compensation or purchasing from the landowners shall be for 
public use. 

10.8.4.4 Dar es Salaam 

The Dar es Salaam Metropolitan Development Project—Implementation Report (138) provides detailed 
recommendations on land value capture processes as a way of funding TOD in the transport corridor. Land 
readjustment, transfer of development rights and the sale of FAR are critical steps in this process, allowing the 
city to capture the value which the city can use later in the process of land acquisition in the transport 
corridor.  

This is meant to capitalise on the transport corridor and to be a way to offset the otherwise sub-optimal and 
random development that occurs due to a lack of framework facilitating development in strategic areas. The 
guidelines discourage the excessive use of public funds and taxation; rather they make a case for land value 
capture and private investment. 

The plan proposes a Development Corporation Model which is an entity composed of stakeholders who 
combine or redistribute parcels for sale or development, auction them and share the profit from the sale or 
development. Such development corporations can include the government, DART and municipalities of Dar es 
Salaam as well as NGOs. 

10.9 Vulnerable Groups 

Below are the results of policy documents with regards to vulnerable groups, particularly women, elderly, 
children, disabled, ethnic and religious groups and the poor. This is a cross-cutting domain that has overlaps 
with the other domains mentioned above. Included here are results not included in other sections—for 
example, while the poor were covered under low-income housing, this section includes language relative to 
the poor that is not included under that topic. 

10.9.1 Ethiopia  

Interestingly, the LDP manual (121) from 2006 is perhaps the document that gives the most attention to 
vulnerable groups. Generally speaking, this document focusses much of its attention on existing social fabrics 
in places of LDP interventions. It orients professionals carrying out LDPs to examine existing indigenous social 
and financial institutions (e.g., Mahibir, Idir and Equb), women’s groups, as well as levels of ‘beggary’ (p. 35), 
prostitution, drug addiction, sexual abuse and trafficking, ‘streetism’ (p. 35), as well as ‘major social problems’ 
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(p. 36), among others. The manual also recommends speaking to representatives’ groups of elderly 
populations and religious and ethnic groups.  

The Street Design Standards for Urban Ethiopia (122) pays considerable attention to disabled populations, the 
elderly and children. These are mostly design considerations for these groups to create accessible 
infrastructure, such as sidewalks and ramps. It also mentions that public festivities of religious and ethnic 
groups should be accommodated by providing appropriate space and traffic operations. Similarly, the Ethiopia 
Non-Motorised Transport Strategy 2020–2029 (135) emphasises creating favourable conditions for women, 
children and people with disabilities on urban streets. It particularly emphasises gender equity and the need 
to ensure that women and girls are comfortable walking, biking and using public transportation.  

10.9.2 Addis Ababa 

The Addis Ababa City Structure Plan Summary Report (125) covers some vulnerable groups in detail, namely 
religious groups, the poor, elderly, children and women. Regarding religion, it includes recommendations for 
the creation of additional places of worship and cemeteries for different faiths to ensure that these are 
equitably represented in the city. Religious institutions are included in the land-use map of Addis Ababa 
created for the plan.  

Similar to the above-mentioned documents, for the street network, the plan highlights the need to create 
streets that respond to the needs of the elderly, children and people with disabilities. 

The plan also covers the financially vulnerable, including elderly and populations with very low or no incomes. 
It provides recommendations for dealing with ‘beggary’, including improving access to services and public 
resources. Interestingly, the plan notes the potential of urban and peri -urban agriculture (UPA), defined as 
‘the growing of crops and trees and rearing of livestock within or on the fringes of urban areas’ (p. 141). The 
plan emphasises the potential of UPA to improve conditions for vulnerable groups: 

UPA may function as an important strategy for poverty alleviation and social integration (social inclusion) of 
disadvantaged groups like women, the youth, HIV/AIDS victims, discriminated minority groups, disabled 
people, elderly people without pensions and other vulnerable and marginalised community groups to find 
work and generate income, and be self-reliant’ (p. 161). 

Women were also mentioned in the context of dairy farming, an activity that can be an excellent source of 
income for women: 

‘Above-normal profits are earned with very low capital input by even the owners of the smallest-scale 
backyard dairy units in the city, who are generally women’ (p. 139). 

Similar to its reference in the LDP manual (121), the structural plan also pointed out the importance of 
indigenous social institutions and practices (‘Edir, Equb, Mahiber, Kircha and ‘Coffee Ceremony’ and the 
traditions of celebrating holidays with neighbours’), and that these were often lost when communities were 
relocated, placing additional strain on the social fabric of financially vulnerable populations (p. 99).  

10.9.3 Tanzania 

In our review of national land development policies, we found two documents that address the issues of 
equity, particularly from the gender and age perspectives.  

The National Human Settlements Policy (128) talks extensively about inequity for women seen in issues such 
as much higher unemployment rates (60% for women compared to 22% overall) and unequal access to land, 
housing ownership and opportunities. Housing ownership, especially through inheritance, still typically 
favours women. The settlements policy addresses these issues broadly by calling for provision of adequate 
and affordable shelter to all income groups in Tanzania. Further, the policy objectives call for ‘serviced land 
available for shelter and human settlements development in general to all sections of the community, 
including women, youth, the elderly, disabled and disadvantaged’ (p. 27). The policy also addresses public 
participation of women, recognising that development plans must be gender-sensitive, and thus calls for 
legislation and programmers to reflect perspectives of gender and vulnerable groups. Lastly, the policy 
indicates the necessity to create performance indicators specifically able to disaggregate information on 
gender inequities in order to track implementation progress of development policies and plans. 
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The Land Policy of Tanzania (127) addresses the issues of gender from the standpoint of women rights to 
access land and landownership, as women generally have inferior land rights relative to men under the 
customary land law. These laws enabled village councils to discriminate against women and allocate land to 
heads of households, who are usually men (p. 12). The policy statement stipulates that women should be 
equally able to access land and secure their tenure through land purchase and land allocations. However, this 
policy does not apply to custom of ‘inheritance of clan land’, if not contradicting constitutional law. 

Local policies tend to approach equity from the standpoint of provision of housing and services to all income 
levels, including low-income populations, examined in earlier chapters.  

10.9.4 Dar es Salaam 

The Dar es Salaam Master Plan 2016–2036 (131) includes references to vulnerable populations as a whole, 
and makes a statement that ensuring equity and welfare of the most vulnerable creates a sense of a collective 
society and enables everyone to participate in the realisation of city’s visions (p. 5). Further, the plan links 
social vulnerability to the impacts of climate change and subsequent social and economic challenges. Climate 
adaptation in plans and education of the public are the main actions that can lessen those impacts on 
vulnerable populations. 

10.10 Policy and planning documents—baseline assessment  

10.10.1 Ethiopia, Addis Ababa and Bahir Dar 

The capital of Ethiopia appears to be relatively well-equipped to implement TOD. Numerous documents at the 
federal and municipal level include TOD as a central, organising principle for urban development.  

The central planning document for Addis Ababa, the Addis Ababa City Structure Plan Summary Report (125), 
explicitly includes TOD as a strategy for settlements on the periphery of the city. The strategy for urban 
growth includes many TOD elements: building on existing urban centres, connecting these with PT, prioritising 
pedestrians and densifying along PT corridors. 

The city has also undertaken projects that seek to create TOD, and the planning work completed to date has 
been substantial. Although the project for TOD at the LRT stations (136, 137, 143) did not prosper, the 
planning work was completed, and it contains a wealth of information on which subsequent TOD initiatives, 
one of which has already includes a tender and TOR, can build. In fact, both the newer project and the older 
one have one TOD location in common: Autobus Terra. Called the ‘station with best potential for TOD 
development’ (p. 13) in the TOR (126), this area seems to be a logical location for TOD.  

Beyond TOD-specific documents, the national and municipal levels appear to have considerable support for 
the urban-planning tools needed to create such development. This includes guidelines for planning processes, 
the ability to expropriate, a solid understanding and knowledge of existing zoning and building controls, and 
the ability to use these to create the density needed for TOD. National-level plans (122, 135) also emphasised 
PT, walking and cycling. The documents showed the federal government plays a prominent role in land-
related issues and housing provision. Taken together, these elements could prove to create an environment 
conducive to the creation of inclusive TOD. 

The policy documents do not, however, show a consensus on the best way to provide affordable/low-cost 
housing as part of TOD. While the Addis Ababa City Structure Plan Summary Report (125) emphasised 
improving existing kebele housing and informal settlements as opposed to relocation, other documents for 
TOD (126, 136, 137) emphasised infill or greenfield development and included affordable, government-built 
housing in those developments, citing the elevated cost of retrofitting existing settlements. Initiatives for TOD 
in the city will need to balance the advantages of retrofitting existing settlements (avoiding relocation, taking 
advantage of existing infrastructure, reducing new travel) with the economic advantages of infill and 
greenfield developments.  

While the documents showed a consensus that PT (including LRT and BRT), walking and cycling were desirable 
paths for transport, there was little recognition of the predominance of informal public transport. Two 
documents (136, 137) did mention existing minibus taxi stops, but they did not suggest how informal public 
transport can be improved. Although this may be beyond the scope of a TOD project, improving paratransit 
services will be an important challenge. 
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Participation was not a strength of the documents for Ethiopia and Addis Ababa. While this topic was included 
in proclamations, plans and manuals, our analysis did not encounter details on how participation should be 
carried out or evidence of projects that were strongly based on participative methods. This could be an area 
for improvement for TOD initiatives in the city. 

Some documents suggest evidence that stronger institutional capacity is needed to support TOD in the city. 
The city’s current master plan (149) mentions staffing and capacity issues as a main challenge for the 
implementation of the previous master plan, and the TORs for TOD in the city (126) include capacity-building 
for local government and private-sector stakeholders as a main component. 

The documents show that creating TOD in Addis Ababa will be a complex endeavour. The documents for the 
project for TOD at the LRT stations (136, 137, 143) are evidence of a well-funded, sophisticated planning 
effort. However, this project had enough drawbacks to cause it to be abandoned. That project was not 
consistent with the city’s own master plan, raised concerns about equity and was too strongly oriented 
toward value capture for the LRT system, according to the TOR for the subsequent TOD project in the city 
(126). This project underscores the importance of stakeholder coordination for planners who wish to promote 
TOD in Addis Ababa. 

Although we did not analyse any documents specific to Bahir Dar (as explained in the ‘data’ section), since the 
city generally follows national guidelines and the national government plays a strong role in urban 
development, we can infer some tentative conclusions about the baseline for TOD in the city.  

In general, this analysis suggests that the concept of TOD is much more established in Addis Ababa than in 
Bahir Dar, as evidenced by the relative wealth of planning documents for TOD in the former city. However, 
TOD is included in some national-level planning documents we analysed. Specifically, the Street Design 
Standards for Urban Ethiopia (122) and the Ethiopia Non-Motorised Transport Strategy 2020–2029 (135) 
include TOD as an urban growth strategy to support efficient, safe, environmentally friendly and equitable 
transport modes. In addition, planning for Bahir Dar has succeeded in establishing a well-connected street 
grid, providing a good basis for the adoption of further TOD policies. 

It seems possible that TOD planning will percolate to other national-level policies regarding urban growth, 

which would shore up the case for TOD in Ethiopian cities other than Addis Ababa. However, to date this does 

not appear to be the case. Although not specific to TOD, LDPs appear to be an established planning tool in the 

documents we encountered (121, 124). While LDPs do not focus on TOD, they are for exactly the correct scale 

for an individual TOD project—the neighbourhood or project scale. LDPs are quite complete in terms of 

covering various aspects of planning, including building controls, zoning, participation and implementation. As 

such, they could be a very appropriate planning tool to use for TODs in Ethiopian cities, including Bahir Dar.  

10.10.2 Tanzania, Dar es Salaam and Mwanza 

Generally, the National Government of Tanzania creates policies and regulation for land development that 
localities must follow. The development policies discuss the need for adequate living conditions, new or 
upgraded housing, municipal infrastructure and services (128), preservation of rural land and planning 
mechanisms, including development schemes or upgrade programs (130). There is no mention of the 
necessity to foster compact cites and urban fabrics where development is supported by mass rapid transit. 
Those aspirations for compact growth are found in documents from Dar es Salaam and Mwanza. 

The regulation related to space, land use and buildings are said to be too prescriptive and not flexible to 
municipalities, which have a hard time delivering their development plans (128). For example, existing 
regulations are too stringent to apply in upgrading or regularisation of informal areas where plots are smaller 
than the national standard. Master plans for Dar es Salaam and Mwanza, while generally supportive of TOD, 
cannot take a full advantage of TOD potential because of stringent standards such as parking minimums, 
building height restrictions and FAR maximums.  

Another issue is a lack of national regulation for walking, cycling and public transport. While the policies 
support access, namely the Urban Planning Act (129) and the National Human Settlements Development 
Policy (128), the space standards do not highlight provisions for these modes. Policies and regulations to 
promote affordable housing are also lacking, although there is some mention of upgrading informal 
settlements. On the flip side, this process seems supported at the local level, albeit without sufficient funding.  
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There is also a general misalignment of roles and responsibilities of institutions fostering urban development. 
Planning authorities implement national building regulations, issue building permits and exercise 
development control within their jurisdiction. However, the national ministry issues regulation and mandates 
new planning schemes that the localities deliver. The local planning authorities (typically representatives of 
the municipal council) report to the President’s Office for Regional Administration and Local Government (PO-
RALG), and therefore the municipal council does not have a full authority over municipal activities. Cities have 
come up with creative recommendations for institutional relations. For example, the Dar es Salaam 
Metropolitan Development Project—Appendix C Implementation Report (138) proposes the creation of a 
special transport and development planning authority and calls for having the city council report directly to 
the president. On the other hand, the Dar es Salaam City Master Plan 2016–2036 (131) proposes creation of a 
Metropolitan Planning Authority. In Mwanza, a special planning unit was proposed to facilitate 
implementation of the master plan. 

The goal of fostering TOD is generally absent from national-level policies. Since planning decisions are highly 
centralised at the national level in Tanzania, this may present a large challenge for municipalities seeking to 
undertake general or detailed planning schemes focussed on TOD.  

Both Dar es Salaam and Mwanza feature recent master plans, both focusing on TOD. In Dar es Salaam, the 
BRT corridor development project has its own suite of guidance documents endorsed but not yet approved by 
the President’s Office Regional Administration and local government. We did not find evidence that the Dar es 
Salaam City Master Plan 2016–2036 (131) is aligned with the Corridor Development Strategy. 

The land assembly methods that enable orderly development, namely land readjustment and tenure 
formalisation, are generally supported by the national government. The national government may also pursue 
land acquisition through fair compensation of landowners. Fair compensation and participation processes are 
strongly highlighted in the high-level land development policies.  

10.10.3 General conclusions 

Both Ethiopian and Tanzanian cities present a set of unique dynamics in terms of their potential for inclusive 
TOD. Overall, we can say that the concept of TOD is much more present in planning documents from the 
capital cities (Addis Ababa and Dar es Salaam) than in the national-level documents or those that pertain to 
the secondary cities included here (Bahir Dar and Mwanza). 

The documents point to different degrees of centralisation in planning regulations. In Addis Ababa, the city 
administration has a high degree of autonomy in setting local planning regulations, while in Tanzania, key 
planning regulations are developed at the national level, and local plans require approval by officials at the 
national level. While policy and planning documents appear to provide planning tools that can support the 
creation of TOD in Ethiopia, in Tanzania, overly stringent policies may hamstring TOD. However, some 
planning tools of relevance to TOD appear to be stronger in Tanzania, including provisions for participation, 
land regularisation, tenure and land acquisition with fair compensation. 

The concept of TOD is embedded in the master plans of both Addis Ababa and Dar es Salaam. The former city 
has examined TOD in greater detail, with preliminary planning for one project completed (for TOD at LRT 
stations) and another in development (as evidenced by the TOR for a TOD consultancy). Although the project 
for TOD at LRT stations did not prosper, it may prove to be a foundation upon which to build future TOD 
initiatives. While the documents created for this project are quite sophisticated, it is worth pointing out that 
these were prepared by an international consulting firm (ARUP). As such, it is not clear to what degree this 
project created local capacity for TOD planning. In any case, these documents and those for the current TOD 
project do provide evidence that the concept of TOD has considerable traction in Addis Ababa.  

Providing affordable housing, a key aspect of inclusive TOD, appears to be a challenge in both countries. 
Policies and plans from both countries aim to minimise resettlement and prioritise improving existing informal 
or sub-standard housing, but we did not encounter documents that showed clear paths for this to happen. In 
fact, TOD documents from Addis Ababa favoured infill and greenfield development due to the economic 
advantages of these approaches. However, in Tanzania (Dar es Salaam and Mwanza), improving informal 
settlements is seen as a form of securing low-income housing. In Addis Ababa, the feasibility of using TOD to 
upgrade existing informal settlements appears to be an open question, while in Dar es Salaam and Mwanza, 
this was the preferred strategy in the policy and planning documents we analysed. 
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The ‘transit’ and pedestrian aspects of TOD are well supported by policy and planning documents in both 
countries. An existing LRT and planned BRT network in Addis Ababa, an existing BRT network in Dar es Salaam 
and a planned BRT system in Mwanza can provide the high-capacity PT needed to support TOD. Likewise, 
walking and cycling are firmly embedded in national- and municipal-level strategies and plans. An open 
question in both countries is paratransit: While informal PT dominates in both places, the role of informal 
operators in PT provision and TOD was not well covered in the documents we examined, with the exception 
of Mwanza, which includes plans to transform informal (dala dala) operators into a formal PT system. 

Finally, the inclusion of vulnerable groups in planning processes in the city varied across locales. While 
Ethiopia and Addis Ababa included language on women, the poor, different religious groups, elderly, children 
and disabled people, documents from Tanzania included gender inequalities, the elderly and disabled, and 
one from Dar es Salaam addressed vulnerable groups as a whole. We did not find language on different ethnic 
groups or sexualities. These might be important topics for future planning and policy documents. Ethnic 
groups may be of particular relevance for planning for equitable TOD in the region; for example, as the 
literature revealed, planning for the urban area of Addis Ababa breached the territorial divides between the 
Oromo, Tigrayans and Amhara ethnic groups, fuelling conflict (73). 

10.10.3.1 Policy documents and the TOD Standard planning principles 

An interesting comparison for the policy documents we examined is the TOD Standard (154), a 
comprehensive tool that enables cities, decision-makers and practitioners to assess performance of built 
environment against a framework consisting of eight core principles. All principles—Walk, Cycle, Connect, 
Transit, Mix, Densify, Compact and Shift—when implemented together, support walkable, mixed-use and 
mixed-income neighbourhoods anchored around accessible transit, or what we define here as equitable TOD.  

National land-development policies in both study countries generally call for urban conditions that are very 
broadly in line with TOD objectives, such as adequate housing options accessible by quality roads and paths, 
supported by public infrastructure and services. However, these policies lack sufficient specificity to declare 
that they would, by themselves, lead to the creation of equitable TOD. 

Local policies, plans and regulation more closely reflected TOD planning objectives as outlined in the TOD 
Standard. In Tanzania, master plans for Dar es Salaam and Mwanza called for compact growth and 
densification along transit corridors and main trunk roads and emphasis on infill rather than greenfield 
development, an approach that is in line with TOD Standard objectives. The current master plan for Addis 
Ababa used a similar approach, but the TOD-specific documents associated with planning for TOD along the 
LRT line in that city favoured infill, and especially greenfield, development, as these are the most viable 
options in economic terms.  

Further, Mwanza uses 500 metres as a proxy for increased density along BRT corridors, a threshold of a 
walkable distance that is in line with TOD Standard. Both Tanzanian cities also put forward strategies that 
foster walkability, as does Addis Ababa. Increased pedestrian access, connectivity of pedestrian routes, 
frontage activity and permeability are especially highlighted in the urban design guidelines for Mwanza, and 
those are also core aspects of the TOD Standard framework. Capitalising on transit service to foster affordable 
housing was highlighted in the Mwanza City master plan, and protection and improvement of pre-existing 
informal communities as a form of affordable housing is a strategy for Dar es Salaam, also recognised by TOD 
Standard.  

As described in the previous section, the integration of affordable housing and improvement of informal 
settlements through TOD was not as clearly defined in Addis Ababa. However, it is worth noting that one 
document, the tender for TOD consultancy service in Addis Ababa (153), directly refers to the TOD Standard, 
and even includes the eight core principles outlined above as guidelines for consultants to follow. 

In conclusion, the national-level policies we examined were quite far from including the elements included in 
the TOD Standard, and municipal-level documents came much closer. One could argue that the elements for 
achieving equitable TOD are present in the policy documents but not necessarily bound together under the 
umbrella of equitable TOD. With the exception of one policy document (the above-mentioned tender), we 
cannot say that most documents we examined specifically outlined clear paths to achieving equitable TOD. 
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10.10.4 Summary of policy and planning documents found and ranking of support for TOD 

The table below illustrates the relevant policies and official documents found on a given topic. Further, the 
findings are ranked based on the relevance to support TOD.  

Table 4: Policies and planning documents found and ranking of support for equitable TOD. 

Topic Policies and Planning Documents Found and Ranking of Support for Equitable 
TOD 

Ethiopia Addis Ababa Bahir Dar Tanzania Dar es 
Salaam 

Mwanza 

Urban Growth and Planning 

Urban Growth 
Strategy 

(121) ✔ 

(122) ✔ 

(123) ✔ 

(125) ✔ 

(126) ✔ 

_ (127) ✔ 

(128) ✔ 

(129) ✔ 

(130) ✔ 

(132) ✔ 

(133) ✔ 

 

(134) ✔ 

Urban 
Development 
Plans 

(124) ✔ 

(121) ✔ 

_ _ (128) ✔ 

(129) ✔ 

(130) ✔ 

(133) ✔ 

 

 

(134) ✔ 

Public 
Participation 

(121) ✔ 

(124) ✔ 

(135) ✔ 

(136) ✔ 

(137) ✔ 

(125) ✔ 

(126) ✔ 

_ (128) ✔ 

(129) ✔ 

(130) ✔ 

(138) ✔ 

 

(139) ✔ 

Transportation Planning 

Integration of 
Transport and 
Land Use 

_ (140) ✔ 

(125) ✔ 

_ (129) ✔ 

(128) ✔ 

(132) ✔ 

(133,138,141,1

42) ✔ 

(134) ✔ 

Public 
Transportation 

(121) ✔ 

(122) ✔ 

(124) ✔ 

(136,137,143) ✔ 

(144) ✔ 

(125) ✔ 

(145) ✔ 

_ (128) ✔ 

(129) ✔ 

(133,138,141,1

42) ✔ 
(146) ✔ 

Walking and 
Cycling 

(121) ✔ 

(122) ✔ 

(135) ✔ 

(136,137,143) ✔ 

(125) ✔ 

(126) ✔ 

_ (147) ✔ (133,138,141,1

42) ✔ 
(146) ✔ 

Regulatory Tools 

Land Use/Zoning (121) ✔ 

(124) ✔ 

(122) ✔ 

(135) ✔ 

(136,137,143) ✔ 

(150) ✔ 

(125) ✔ 

(126) ✔ 

_ (151) ✔ (131) ✔ 

(133,138,141,1

42) ✔ 

(134) ✔ 

(146) ✔ 

https://www.zotero.org/google-docs/?broken=hW006c
https://www.zotero.org/google-docs/?broken=T6scQ9
https://www.zotero.org/google-docs/?broken=T6scQ9
https://www.zotero.org/google-docs/?broken=T6scQ9


 

 100 

BASELINE REPORT: HVT CITY RETROFIT FOR ALL 
 

Building Controls (121) ✔ 

(124) ✔ 

(135) ✔ 

(136) ✔ 

(137) ✔ 

(143) ✔ 

(150) ✔ 

(149) ✔ 

(125) ✔ 

(126) ✔ 

(145) ✔ 

_ (147) ✔ 

(128) ✔ 

(152) ✔ 

_ _ 

Parking _ (126) ✔ _ (147) ✔ (133,138,141,1

42) ✔ 
(146) ✔ 

Street Layouts (121) ✔ 

(122) ✔ 

(135) ✔ 

(136) ✔ 

(137) ✔ 

(150) ✔ 

(149) ✔ 

(144) ✔ 

(125) ✔ 

(126) ✔ 

(145) ✔ 

_ (129) ✔ 

(147) ✔ 

(132) ✔ 

(133) ✔ 

(146) ✔ 

Land Assembly Tools 

Land Expropriation (123) ✔ 

(124) ✔ 

(137) ✔ 

(125) ✔ 

_ (128) ✔ (132) ✔ 

(133,138,141,1

42) ✔ 

(134) ✔ 

Land 
Readjustment 

_ (125) ✔ 

(143) ✔ 

(145) ✔ 

_ (130) ✔ 

 

(138) ✔ _ 

Affordable/Low-Income Housing 

Affordable 
Housing Provision 

_ (125) ✔ 

(126) ✔ 

(136,137,143) ✔ 

_ _ (132) 

(133) 

(124) 

Improving 
Informal 
Settlements 

_ (124) ✔ 

(121) ✔ 

(125) ✔ 

(126) ✔ 

_ (131) ✔ 

(130) ✔ 

(128) ✔ 

(131) ✔ _ 

Land Tenure _ (136) ✔ 

(137) ✔ 

(145) ✔ 

_ (127) ✔ 

(128) ✔ 

(130) ✔ 

(131) ✔ _ 

Creating TOD 

https://www.zotero.org/google-docs/?broken=T6scQ9
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Goals for TOD (122) ✔ (125) ✔ 

(136,137,143) ✔ 

 

_ _ (131) ✔ 

(133) ✔ 

(134) ✔ 

(139,146) ✔ 

Implementation 
Strategy 

(121) ✔ 

(135) ✔ 

(125) ✔ 

(136,137) ✔ 

(143) ✔ 

(153) ✔ 

_ _ (132) ✔ _ 

Institutions 
Responsible for 
TOD 

(121) ✔ (126) ✔ 

(136,137,143) ✔ 

_ (130) ✔ (138) ✔ (146) ✔ 

Financing Land 
Value Capture 

_ (125) ✔ 

(153) ✔ 

(126) ✔ 

(136,137,143) ✔ 

_ (130) ✔ (138) ✔ _ 

Vulnerable Groups 

Women, Elderly, 
Children, Disabled, 
Ethnic and 
Religious Groups, 
the Poor 

 

(121) ✔ 

(122) ✔ 

(125) ✔ - (128) ✔ 

(127) ✔ 

(131) ✔  

Symbol key: 

✔ Indicates that the policy does not address the indicated topic either directly or indirectly. 

✔ Indicates that the policy may broadly address the given topic, or it may indirectly imply it, as related to TOD. 

✔ Indicates that the policy closely addresses the given topic, as related to TOD. 

11. TOD Baseline Interviews 

As part of our effort to establish a baseline for TOD in the four sample cities, we conducted interviews with 
staff employed in various departments of municipal governments in the four sample cities. This section briefly 
outlines the methodology of the interviews, followed the interview results and concludes with an analysis of 
the interviews in the four cities.  

11.1 Methodology 

We conducted four interviews in each of the primary cities (Dar es Salaam and Addis Ababa) and two in each 
of the secondary cities (Mwanza and Bahir Dar) for a total of 12 interviews. Study participants were senior and 
mid-level municipal employees. Participants were both a convenience sample (based on previous contacts 
with ITDP) and recruited with the snowball method (asking participants to recommend additional 
participants). To minimise the risk of any negative consequences for study participants, we do not include 
their names, employers or positions in this document. 

The interviews were open-ended and about 30 minutes long. To minimise the risk of COVID-19 transmission, 
the interviews were not conducted in person. Twelve interviews were conducted over the phone. Two 
participants from Addis Ababa sent their responses to the interview questions via email. This was done at the 
request of the participants because of the logistical difficulties of holding an interview over the phone. Three 
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interviews in Ethiopia were conducted in Amharic and later translated into English, the remaining interviews 
were conducted in English. 

We gathered the interviews in November and December 2020. The interview analysis employed the ‘lean 
coding’ approach described by Creswell (p. 184) (105). In this process, we: 

1. Scanned the interview transcripts in their entirety, at least once and up to three times. 

2. Created shorthand labels for thematic topics. For example, ‘creating TOD’ and ‘urban growth’. We started 
with the topics identified before the research began (outlined in the project proposal) and expanded as 
necessary.  

3. Organised the content in a central spreadsheet. We then organised the topics identified above into three 
overarching topics with various sub-topics. 

4. Summarised the interview data in the ‘results’ section. The results section also includes some background 
information to provide context for the participants’ statements. We clarified this supplemental information, 
not gathered in the interview, by adding it in footnotes. 

After presenting the results, we provide an analysis of the interview data.  

11.2 Interview results 

This section presents the qualitative data gathered through the interviews in the four sample cities. We have 
grouped the results into three overarching topics: urban growth and informality, perceptions of TOD and tools 
for TOD creation. Each of these topics has multiple sub-topics. These topics and sub-topics emerged through 
our analysis of the interview data. 

11.2.1 Urban growth and informality 

When asked about urban growth in their cities overall, many study participants immediately brought up 
topics related to informal human settlements. Study participants from Dar es Salaam emphasised rapid 
growth, especially alongside major infrastructure projects and specifically along road projects, including 
highways and district roads. This included clustered, nuclear settlements as well as linear development along 
roads.  

Participants from Dar es Salaam also noted the trend of residential areas changing to commercial uses. This 
change in use also included the building of ‘high-rise’ development in some places, and particularly in Central 
Business Districts (CBDs), due to the shortage of open land. 

Similar to participants from the other three cities we examined, participants from Dar es Salaam directly 
linked urban growth to informal human settlements. A participant mentioned that the growth of informal 
housing in the city is linked to lower cost of such housing. Another informed us that as formal, surveyed plots 
became increasingly scarce, informal settlement had been ‘growing at an alarming pace’. The municipal 
government and the Local Government Authorities (LGAs)11 were not meeting plot demand for the ever-
increasing population, according to this participant. Another participant noted that informal growth occurred 
along new roads in ‘peri-urban areas’ as well as in the urbanised areas that had changed from residential to 
commercial, as noted above. Another participant noted that growth in the peri-urban areas had 
‘mushroomed’. 

Participants from Addis Ababa observed multiple dynamics related to informal settlements in that city, which 
are ‘increasing acutely’. One participant from Addis Ababa said that in the inner city, informality is 
characterised by illegal commercial spaces and inadequate slum housing, while on the outskirts, speculative 
residential developments are being constructed informally with the promise of future legalisation. This 

                                                             
11 Additional information not included in original interview transcript: There are six LGAs in Dar es Salaam—Dar es 

Salaam city council (an umbrella council), Kigamboni municipal council, Ilala municipal council, Temeke municipal 
council, Kinondoni municipal council and Ubungo municipal council. 
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participant also observed a recent intensification of informal development in environmentally sensitive places 
of the city: 

‘Particular to the last three years the informal land-grabbing in green areas, river buffer, expansion, etc. 
spaces is much prominent’.  

Another participant from Addis Ababa observed two prominent growth trends, one informal and another 
formal. On the one hand, people are settling on the open spaces and then asking permission from the 
municipality to own the land informally, and on the other, the government is building large residential 
housing developments. Another participant from the same city estimated that over 75% of buildable land was 
already occupied. 

A participant from Bahir Dar emphasised growth on the outskirts of the city, in places like Abay Mado. This 
participant observed an increase in informal settlements in the city, as well as a trend of turning farmland on 
the edge of the city into residential land: ‘people tend to buy a plot of agricultural land from farmers and 
settle there’. 

Interestingly, a participant from Dar es Salaam pointed out the heterogeneity of informal settlements. Some 
informal settlements included a wide range of income groups, including low-, middle- and high-income 
residents: ‘Informal areas have brought people of all walks together’. 

A participant from Addis Ababa noted that there are several types of informal settlements in that city. This 
includes settlements on land claimed by squatters in less preferable and habitable locations such as 
mountains, riversides and quarries; informal settlements in structured neighbourhoods without legal rights 
(without registration and title deeds); and settlements with inadequate housing and infrastructure (slums). 
This participant said that future research and initiatives on informality should provide clear definitions of 
which types of informal settlements are being discussed. 

11.2.1.1 Infrastructure 

In the context of urban growth and informality, study participants brought up basic urban infrastructure as an 
important issue to be addressed. For informal settlements in Mwanza, the largest challenge was the lack of 
infrastructure such as roads, electricity, water, proper sanitation and drainage. An additional challenge in that 
city was the risk of landslides and rockslides during the rainy seasons. 

Informal settlements in Dar es Salaam also lacked necessary infrastructure such as roads and sanitation. A 
participant from that city reported that about 40% of the residential areas in the city are informal settlements 
without properly laid out streets and with poor drainage systems that were prone to flooding during the rainy 
seasons. 

Another participant from Dar es Salaam observed that low-income residents often lived in informal, 
unplanned areas with deficient, or entirely lacking, basic infrastructure such as potable water and sewage 
systems, and with poor access to other parts of the city because of incomplete street networks. Because land 
is subdivided into smaller plots in such places, delivering hygiene and sanitation facilities is difficult. A 
participant from Dar es Salaam pointed out that because authorities had not been able to control informal 
development, the quality of the housing in these areas is not assured. 

Participants from Mwanza also emphasised rapid growth, characterised by increases in informal settlements. 
This growth was particularly intense in hilly areas around the city’s CBD. One participant from that city said 
the municipal administration was addressing this by formalising 56,000 plots annually. 

A participant from Bahir Dar said that infrastructure and utilities like electricity, water and sanitation are not 
formally provided to informal settlements, but residents in these places connect to these services informally 
from nearby services.  

11.2.1.2 Displacement, relocation and compensation   

A participant from Dar es Salaam observed that displacement was an issue in that city, where low-income 
residents shifted to other areas as land appreciated in value. This was echoed by another participant from Dar 
es Salaam, who noted that in some areas where roads were improved and land use was changed, land value 
had increased, forcing low-income residents to move to other areas. Further, a major challenge for programs 
that sought to upgrade informal areas in Dar was lack of finances for compensation. 
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A participant from Addis Ababa pointed out that although a national proclamation favoured easy 
expropriation for the state, it also stipulated that the government must be sensitive to residents of pre-
existing settlements and consider on-site or nearby relocation or be compensated proportionally through 
calculated social–economic impacts imposed. Another participant from the city posited that housing 
programs worked well for people who were relocated, as they received the housing at no cost, but that it did 
not work well for people who had to pay to gain access to this housing. However, relocation also presented 
challenges related to social ties. A participant noted that the ‘dispersed relocation’ of residents of informal 
settlement into different areas of the city was challenging, as ‘the accustomed socio-economic tie is no more 
existent’. 

Another participant from Addis Ababa noted that although studies show that TODs reduce transport costs for 
their residents, land value in those places increases, creating economic hardships for low- and middle-income 
residents.  

11.2.1.3 Corruption   

Some participants mentioned corruption in the context of informality and housing programs. According to 
one participant from Addis Ababa, the 10 sub-city administrations had the administrative ability to curb the 
growth of informal settlements but did not do so. These administrators ‘should have been in charge of people 
not to build on illegal places, but due to corruptions, we have seen so many informal settlements’. 

This was echoed by a participant from Bahir Dar, who said that corruption in the municipality had ‘allowed a 
lot of informal development in the city’. However, in the last year, the present mayor of the city had taken 
strict measures to avoid the growth of informal developments.  

A participant from Addis Ababa said that a previous municipal administration not only failed to contain 
informal settlements but actually encouraged their growth by providing infrastructure as a way to gain 
political patronage. Further, legalising informal plots was also a source of illicit income for some brokers and 
administrators at the sub-city level, who might lose their jobs if caught, but could ‘leave with a lot of money’.  

Another participant from Addis Ababa mentioned corruption related to government housing units, which use 
a lottery-based system to distribute units to residents. A participant from Bahir Dar mentioned similar 
problems, where housing programs were in place but were ‘abused by corruption’. 

11.2.2 Perception of TOD 

For municipal government staff in the sample cities, participants reported varying degrees of knowledge of 
the concept of TOD. In Mwanza, a participant noted that planners viewed the concept of TOD as ‘acceptable 
and useful’. A participant in Dar es Salaam noted that the concept was ‘well known’ to most government 
officials. 

A participant from Addis Ababa noted that most experts engaged in urban and transport planning in that city 
‘have a clear idea of the positive outcomes from the implementation of TODs’. However, for political 
appointees in higher roles, the concept was new. As such, creating TOD in Addis Ababa needs ‘boundless 
commitment’ from a broad spectrum of stakeholders. Another participant from that city said that most 
professionals at the plan commission do not have a clear understanding of TOD in general. Echoing this 
perception, another participant said that they thought most municipal staff were not well-informed about the 
concept of TOD, and that ‘only people who are working in the land use departments and building permits 
know it’. 

A participant from Bahir Dar said that TOD is a new planning concept for the city and that it was ‘not widely 
understood’ by engineers and planners in the city.  

Participants expressed optimism that TOD could bring a range of additional benefits to their cities. One 
participant from Addis Ababa said that TOD could have the ‘possibility of transforming the city’. A participant 
from Dar es Salaam said, ‘TOD has a potential to improve living standards’, and another said the concept 
could improve the city’s functionality and aesthetics, that there was ‘huge potential to transform our city 
through TOD implementation. TOD will beautify the city by bringing in proper and better harmonised land-use 
plans’. 
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Related to the issues of infrastructure for informal settlements, a participant from Addis Ababa viewed 
infrastructure provision as the largest challenge for creating TOD in that city: 

‘The problem [for creating TOD] will be infrastructure provision like elevators, water and other to the large 
buildings’. 

One participant from Addis Ababa noted that the concept of TOD needed to be tailored and contextualised to 
fit the reality of existing socio-economic and landownership characteristics in that city. If that were achieved, 
TOD could play an important role in improving Addis Ababa:  

‘[TOD] has to go in line with a good understanding of strategic planning as a city of limited economic 
resources. With enough attention and emphasis on its detailed execution methodologies, once backed with 
proper legal and organisational endorsements, I believe the TOD approach will play a meaningful role in 
guiding the urban transformation of the city’. 

11.2.2.1 Compact growth and housing   

Several participants said planners in their cities viewed TOD as a way to reduce sprawl by creating more 
compact urban settlements. This was true in Dar es Salaam and in Mwanza. A participant from the latter city 
expressed this clearly: 

‘The pace at which our city is growing forces the city authority to embrace TOD to curb urban sprawl. The 
demand for TOD is very high’.  

Another official from the same city posited that although the concept was new, planners viewed TOD as a way 
to ensure compact, mixed-use development. 

Participants from Addis Ababa also saw TOD as a way to promote compact development. One participant 
highlighted the potential to reduce ‘sparse and scattered development throughout the large city of Addis 
Ababa’ through TOD, while another specifically stated that the concept could promote density along PT 
corridors: 

‘I see TOD as a tool to improve the transport corridor in the city; as an example, the city recommends the 
high-density development along BRT and LRT lines. We make sure the developers follow the regulations’.  

Another participant from the same city highlighted using the density created through TOD for residential 
development: ‘The [TOD] program, if implemented properly, could benefit from getting more density for 
housings’. This was echoed by another participant who was optimistic about the possibility of TOD helping 
provide housing in Addis Ababa: ‘If existing mass transit corridors and station areas are mainstreamed with 
the guidelines of the master plan of the city, I believe TOD will contribute in enhancing housing provision’. 
This sentiment was echoed by a participant from Bahir Dar, as well as by a participant from Dar es Salaam, 
who stated that TOD ‘has a potential to create housing for all’. 

A participant from Bahir Dar saw the potential of compact urban centres, TOD nodes with PT, with ‘high-rise 
and mixed developments, connected via arterial streets’. The same participant thought TOD could help create 
housing for low-income residents: ‘Yes, [TOD] can work well and include the informal settlements’. 

One participant from Addis Ababa emphasised public participation as the best way to meet the need of low-
income housing with TOD, saying this could be best achieved ‘through direct engagements of the low- and 
middle-income residents in the TOD-related projects’. 

11.2.2.2 Reducing transport costs and travel time 

All participants from Dar es Salaam saw reductions in transport costs and travel times as one of the major 
advantages of TOD. According to one participant from that city, reducing travel costs and times through TOD 
would ‘contribute to national and individual economies’. A participant from Bahir Dar made the same point, 
explaining that an average government employee pays at least 25% of their salary for transport. Further, due 
to the horizontal expansion of the city, transport service provision had become a major challenge that TOD 
could help solve. 

Related to this, another participant from Dar es Salaam saw the potential of TOD to bolster the existing and 
planned BRT corridors; implementing TOD could activate these corridors and create ridership for the BRT. 
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Easing the burden on Dar es Salaam’s transport system was another advantage of TOD. This was reflected in a 
comment by a participant from Addis Ababa, who saw in TOD the potential to ‘alleviate the enormous 
challenges of transportation’ in that city.  
 

11.2.3 ‘De facto’ TOD 

While the concept of TOD had been developed to varying degrees in the four sample cities, study participants 
posited that work had been done on urban development that, while not being explicitly identified as ‘TOD’, 
nevertheless contained elements of such urban development. We identify such development as ‘de facto’ 
TOD. 

In Dar es Salaam, new bus terminals containing markets, hotels, business centres and apartments had been 
developed. Although the intention to create TOD was ‘not clearly stated’, this was, in fact, what had been 
built, according to a participant from that city. Another participant from that city saw improvements to the 
road network and accompanying changes in land use as having contributed to TOD. 

Study participants from Addis Ababa noted that the latest master plan (the Addis Ababa Structural Plan) laid 
out urban growth based on concepts that were de facto TOD. As one participant from that city noted,  

‘TOD is new for the city and myself, but the city master plan had put the land use that recommend high-rise 
development along the mass transport corridors’.  

This was echoed by the other participants from that city, who observed that the Structural Plan was, in fact, 
based on TOD concepts. A participant from Addis Ababa pointed out that building heights detailed in the 
plans were consistent with the TOD goal of creating dense places, that building heights in the plan ‘impact on 
creating compact, sustainable places’. Another participant noted that this had also occurred in recent LDPs 
created in Addis Ababa that were developed to be consistent with the Structural Plan, further promoting de 
facto TOD. 

Another participant from that city noted that de facto TOD was being created not only in the city’s master 
plan but also in practice: 

‘There are no rules prepared only for TOD, but when we give permission to the developers, we use the 
regulations to make sure there are high-rise developments along the mass transport corridor’. 

A participant from Bahir Dar noted that the city’s new master plan, although not yet released, emphasises 
mixed-use development, development of the CBD and ‘node developments’. This participant said of urban 
centres in the plan, ‘we can consider them as a TOD or centre areas’. As such, this forthcoming plan may also 
present an example of de facto TOD. 

Another participant posited that similar to Addis Ababa’s Structural Plan, Bahir Dar’s forthcoming master plan 
will be an important step toward to creating TOD, if not in name, in practice: ‘There is no rules prepared only 
for TOD, but the land-use plan states and promotes the mixed-use development and having the mass 
transport lines’.  

Two participants said that some building blocks of TOD were in place in certain areas and projects, albeit with 
one crucial element missing: transit. A participant informed that recently built government-sponsored 
housing development in Dar es Salaam was compact and mixed-use but was lacking links to ‘well-established 
public transport’. These housing developments included a broad range of income groups, but most residents 
were middle- and low-income. Despite the lack of PT, according to a participant, these settlements ‘can be 
considered to be TOD-oriented’. 

A similar situation may soon exist in Bahir Dar, where a participant reported that the municipal government 
has plans for mixed-use development with residential units above commercial uses together with ‘axions’ or a 
‘share company’.12 These developments, however, are not well-connected to PT.  

                                                             
12 Additional information not included in original interview transcript: ‘Axions’ or ‘share companies’ refers to a situation 

whereby existing small shop owners form an association and get a long-term loan from the national bank. This 
arrangement is common for commercial mixed-use building development.  
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11.2.4 Tools for TOD creation 

This topic comprises institutional, procedural, legal and physical elements brought up by the study 
participants that can be used for the creation of TOD. It includes the following sub-topics: institution and 
programs, policies and plans, land tenure, land assembly and streets and travel modes.  

11.2.4.1 Institutions and programs  

Participants mentioned various institutions and programs that were related to urban development, housing 
and TOD creation in their respective cities. Table 5 below presents the results from the participants. After this 
table, we include any commentary participants provided about these programs and institutions. 

Table 5: Institutions and programs. 

Level of 
Governance 

Institutions and Programs Responsibilities (if Mentioned) 

Tanzania 

National Ministry of Lands, Housing and Human 
Settlements Development 

Issues policies and regulation, approves 
local plans and development schemes 

National President’s Office for Regional 
Administration and Local Government 

‘Deals with urban development’13 

Public Utility 
Institutions 

TANESCO — electric company  
DAWASA — water connection  
TARURA — rural and urban roads, parking management 
TANROADS — national roads, BRT infrastructure 
DART — BRT agency 

Dar es Salaam, Tanzania 

 

Local 

Local Government Authorities: Dar es 
Salaam City Council, Ilala Municipal 

Council, Kinondoni Municipal Council, 
Temeke Municipal Council, Kigamboni 

Municipal Council and Ubungo 
Municipal Council 

Execute schemes and facilitate adequate 
implementation of regulation and policies 

Sub-Local Lower village governments/mtaa  

Private Sector Engaged in the process of land surveying  

Mwanza, Tanzania 

 

Local 

Local Government Authorities: Mwanza 
City Council, Ilemela Municipal Council 

Manage land development, approve land 
assembly process 

Private Sector Engaged by the authorities to plan and 
survey plots in localities 

 

Ethiopia 

National Federal Housing Corporation Creates low-income housing through the 
Condominium Housing Program 

National Ministry of Urban Development and 
Construction 

 

 

                                                             
13 Additional information originally not included in the interview: Presumably the President’s Office Regional 

Administration and Local Government focussing on delivery of services to localities and coordinating rural and urban 
development: https://participedia.net/organization/1081 
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Addis Ababa, Ethiopia 

Local Infrastructure Integration and Building 
Permits Office 

Integrates infrastructure projects, issues 
building permissions and enforces housing 

requirements  

Local City Planning Commission Enforces land-use plan  

Local Land Management Office Manages land developments, including 
land provision for housing 

Local Addis Ababa Housing Construction 
Project Office 

Creates low-income housing through 
condominiums 

Local Kebele Administration Creates and manages low-income housing 

Local Integrated Housing Development 
program (10/90, 20/80 & 40/60) 

Provides a percentage of development for 
residential and commercial uses 

Bahir Dar, Ethiopia 

Local City Administration Provides land and allocates budget  

Local  Kebele Administration Registers the poor and groups people in 
their jurisdiction 

Local  Maheberat (associations of low-income 
residents formed by the municipality)  

Organize associations of low- and middle-
income residents in order to receive 

government-built housing14 

Local Yedeha Deha  

(unemployed/disabled) 

Provides housing for residents with very 
low or no income 

Local Urban Planning Institution Develops neighbourhood development 
plan, develops housing plans and allocates 
parcels and plots 

Local  Bahir Dar Cadastre Office Facilitates land readjustments and block-
level plans 

Generally the interviewees from Dar es Salaam and Mwanza tend to agree on the institutions responsible for 
implementing TOD. The participants distinguished national institutions that regulate and approve TOD 
projects, namely the Ministry of Lands, Housing and Human Settlements Development (MoLHHSD), which 
issues policies and regulations and approves local plans, and the local-level institutions, consisting of Local 
Government Authorities (LGAs) and City Councils, which are the local planning authorities that execute 
schemes and facilitate adequate implementation of regulation and policies. Additionally, one interviewee 
from Dar es Salaam pointed out that lower village/mtaa governments can also initiate certain planning and 
development processes such as land assembly initiatives.15 

In Addis Ababa, a variety of institutions and policies related to TOD were described by interview participants. 
A participant from Addis Ababa emphasised the importance of kebele16 housing. The participant said that 
although this housing is of deficient quality, ‘they are still serving the citizen...they still serve large number of 
populations [sic]’. 

Another participant from the same city mentioned the Integrated Housing Development Program of the Addis 
Ababa Housing Development Project Office. The goal of this program is to integrate low-income with market-
rate housing in various configurations 10/90, 20/80 and 40/60. The scheme numbering indicates the financing 

                                                             
14 Additional information not included in original interview transcript (responsibility of Maheberat). 
15 Additional information not included in original interview transcript: Mtaa governments are the smallest administrative 

units of local governments. In urban settings, mtaa may include several blocks. 
16 Additional information not included in original interview transcript: Kebele is the smallest unit of local government and 

refers to housing for low-income residents built during the Derg regime, which ruled Ethiopia from 1974‒1987. 
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ratio for each development. For example, under the 10/90 scheme, the recipient pays a 10% down payment 
while 90% of the cost of the flat is covered through a loan. This program was intended to replace the 
condominium housing scheme started in 2002. However, the program had a ‘questionable result in the 
overall success’. In addition, the government launched a bank-financed housing scheme where residents of 
the city will save for housing. 

Another participant from Addis Ababa confirmed the lack of success of the integrated housing program. This 
program was not well implemented and instead of residential units, lead to building for commercial uses: 

‘In the building permit office there are rules for some of the cities buildings are obliged to build 60% of the 
mixed-use development for housing but they end up having 100% for commerce or office—this program was 
expected to serve the housing shortages’.  

The importance of the municipal administration in the enforcement of laws regarding land use in the creation 
of TOD and housing was emphasised by another participant from Addis Ababa: 

‘TOD will be useful for the city administration to manage land properly, and the housing demand could be 
resolved if we properly allocate the building floors to housing [rather] than the other uses. In Addis Ababa, 
most developers don’t want to build housing; rather, they will focus on mixed-use and offices to rent and get 
more profit’.  

According to a participant from Addis Ababa, the Condominium Housing Program is effective and serves ‘a lot 
of residents’, although that program had its own issues; ‘the limitations are obvious to us, we know it has so 
many challenges’.  

One participant in Addis Ababa said that housing provided by the government was not actually affordable:  

‘The housing provided by the government are not financially viable for the society; for example, the average 
government official’s salary is around 10,000 ETB but the cost for the condominium is around 700,000 for a 
studio type of house, so saving for the condominium is difficult’. 

A participant from Bahir Dar described a similar situation in that city:  

‘The major issue is that the government plan for providing housing for low-income do not match with the 
resident’s income. The G+1 houses initial payment is around 130,000 ETB and small G+0 houses initial saving 
40,000 ETB we can imagine how it will be [im]possible to be pay this for the low-income people’. 

Another participant from that city pointed that because much government housing is built on the periphery of 
the city, residents faced long distances to travel to the city centre. 

In Addis Ababa, participants noted the lack of institutions and programs related to informality. One said that 
the government had done little to address informal settlements ‘other than demolishing and redeveloping 
those areas’. Another participant from that city noted the dearth of institutions, policies and programs related 
to informal settlements; other than the national proclamation related to expropriation and compensation 
(Expropriation of Landholdings for Public Purpose and Payment of Compensation), there is ‘no evident urban 
development institution concerned with the informal settlement and low-income housing’.  

A participant from Addis Ababa said that the local government provides land for the associations or group of 
people who want to develop the ‘social housing’. The same participant suggested that NGOs could play a 
crucial role in the effort to implement TOD in the city. The participant suggested that ‘technical assistance 
from concerned NGOs and prioritizing areas with intensive feasibility study will make TOD practicable in the 
city’. 

According to a participant from Bahir Dar, the government of that city had experienced success in terms of 
incorporating residents with lower incomes into redevelopment schemes. One project successfully 
redeveloped an open-air market, including lower-income residents: 

‘Bahir Dar city [has] an existing practice of incorporating the low-incomes—we have the city centre area 
marketplace where the government want to renew the informal market area, and it used to be huge open 
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market. The municipality [develops] a G+4 buildings and wants to incorporate the low-income groups and 
they succeed. Now the people who own shop in the city centre were low-income groups’.17 

In Bahir Dar, there are two programs for low-income housing, according to a participant from that city. One 
program for employed residents with lower incomes assigns government-built units via a lottery, which 
residents then pay back on favourable terms. Another program helps residents with very low incomes, yedeha 
deha (unemployed/disabled), receive ‘mud houses, very low quality’ from the local governments. The 
program for condominium housing, however, ‘is not working the city anymore’.  

Another participant from the same city spoke of the local associations of low-income residents formed by the 
municipality called maheberat, whose mission is to provide housing. 

According to the same participant from Bahir Dar, the public sector largely determined the nature of urban 
growth in that city: ‘City life depends more on the government-related works than the service and commercial 
development’. 

11.2.4.2 Policies and plans 

The participants from Mwanza Municipality mention the most recent Mwanza City Master Plan 2015–2035, 
while the participants from Dar es Salaam municipality agree that the main plan guiding growth and 
development is the Dar es Salaam Master Plan 2015–2035. Additionally, there are detailed local development 
plans, as in case of the Kigamboni District plan, as well as detailed town plan drawings. One interviewee from 
Mwanza mentioned ‘broader city master plan’. 

A participant from Addis Ababa said that the city’s master plan, the 2017 Structural Plan, was the ‘only 
meaningful plan’ in the city. According to this participant, a plan to implement TOD along the LRT network 
failed because it was not aligned with the 2017 plan. Another participant from the same city cited the 
Structural Plan, LDPs and ‘neighbourhood plans’ prepared by the Housing Development Agency of Addis 
Ababa for the provision of affordable housing as the most important plans for urban growth. Another 
participant also mentioned national proclamations related to urban planning and expropriation in relation to 
informal settlements. A participant from that city said that although LDPs were ‘useful’, they were often used 
to relocate groups of people living in informal areas in the city centre to the outskirts.  

Despite the existence of the regulations, policies, programs and plans mentioned above, a participant from 
Addis Ababa said that actors in the sphere of urban growth, including political and administrative authorities, 
find ways around them to further their own interest. According to this participant, legal frameworks are ‘full 
of loopholes’ that actors use to avoid regulations related to urban growth. Another participant from that city 
observed that urban growth and large infrastructure projects have not followed the city’s master plan. 

A participant from Bahir Dar described a similar situation, where previous master plans and legal tools had 
not had their desired effects: 

‘The Bahir Dar city administration has a master plan that was planned 10 years ago and already expired’—in 
addition, there are different urban planning proclamations over the past years. Each of these plans and 
proclamations were not useful enough to the city’.  

11.2.4.3 Land tenure 

The interviews from Tanzania confirm that both formal and customary land tenure systems occur in both 
Mwanza and Dar es Salaam. In the formal process, land can be granted a long-term lease of 33, 66 or 99 years 
to the landowner or a developer who seeks to develop it. In such cases, the lease owner has the rights to both 
the land and the property, secured by a certificate of occupancy. 

The informal system of land tenure, also called a customary tenure, is widely practiced, even though it does 
not guarantee security of landownership. In such a process, the land can be re-sold or transferred to different 
owners over time, yet, one can only be issued a temporary five-year residential license for the property, not 
for the occupied land and subject to renewal. Other sections of interviews give insight as to why this scheme 

                                                             
17 In this case, ‘G+4’ means a five-story building (ground floor plus four stories). 
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is so common: With fast population growth, the cities do not have enough capacity to perform land surveys 
quickly enough. 

Long-term land occupancy certificates can be issued to individual landholders or groups of landholders in 
informal areas when they agree to apply through a joint formalization process, as reported in one interview 
from Dar es Salaam. In this process, the group must submit for a planning consent from the Local Government 
Authority, which assists them with the land survey and drafting of a plan that is next submitted to the 
Ministry of Lands, Housing and Human Settlements Development (MoLHHSD) for approval. After the plan is 
successfully approved, the landowners are granted long-term occupancy certificates. Settlements that 
undergo upgradation must follow a process of land surveying and regularization of land tenure. In formal 
areas, there is a possibility for landowners to buy adjacent plots and apply for resurvey, in which case one 
occupancy certificate will be issued for the whole area (initially containing two or more plots). This process is 
also possible for two or more landowners who plan to join several plots with a purpose of joint investment. 

Participants from both Ethiopian cities (Addis Ababa and Bahir Dar) noted that there are two options for 
tenure. While all land in the country is owned by the state, options for tenure include ‘lease-holding’ and 
‘free-holding’. While the first option allows for a 99-year lease, the second option is for informal tenure. 
However, a participant from Addis Ababa mentioned the existence of a process to go from free-holding to 
lease-holding. 

11.2.4.4 Land assembly 

Land assembly process allowing amalgamation of land parcels for development was described by the 
participants as a common practice in both cities in Tanzania. Yet, as one interviewee from Mwanza indicated, 
land amalgamation is a new concept. All interviewees described the process of land assembly and institutions 
involved in it. First, landowners must submit their application to the LGA, which presents it for public hearing 
and then submits it to the city council and further to the MoLHHSD for approval. One interviewee from Dar es 
Salaam mentioned ‘lower village/mtaa government as the lowest unit of government that assists with the 
land assembly processes’. 

Participants stated that there was no legal process for land assembly in Addis Ababa and that the practice was 
not common there. In Bahir Dar, however, land assembly was underway as a part of urban renewal and 
upgrading projects laid out by the city’s land-use plan in the city master plan, according to a participant from 
that city. Another participant from the same city said that this practice was not common there. 

11.2.4.5 Streets and travel modes 

Participants from Dar es Salaam and Mwanza said street typologies, dimensions for right of ways and layouts 
are defined in the town-planning schemes prepared by the municipality and approved by the MoLHHSD. In 
one interview, the respondent mentions the road specifications, including: arterial roads of 120 m in width, 
distinct roads (60 m), collector roads (30 m) and access roads (10 m).  

A participant from Addis Ababa highlighted the organic street pattern in that city, where streets were often 
created without a plan. This participant emphasised the need to realize the full potential of streets for 
community life, to ‘take streets as public spaces for social activities and economic means for residents’. There 
was room for improvement of street networks, which were characterised by missing links and a lack of 
alternative routes. Another participant from the same city underscored missing links in the street network, as 
well as the need to improve ‘small streets’. The same participant mentioned problems with congestion, as 
well as the need for better PT on the city’s streets. In the city, while major streets are laid out by the master 
plan, local streets can be defined by LDPs, according to another participant from Addis Ababa. This is also true 
in Bahir Dar, although in that city these plans are called ‘Neighbourhood Development Plans’, said a 
participant from the secondary city. A recent directive in Addis Ababa established the requirement to leave a 
10-m minimum setback for high-volume PT (‘LRT and MRT lines’) on corridors slated to receive mass transit.  

A participant from Addis Ababa highlighted the need to improve streets, especially for pedestrians. In Bahir 
Dar, the city also seeks to improve streets for people walking and cycling. The new master plan includes ‘full 
consideration of the NMT transportation’ and seeks to consolidate the culture of these low-emissions modes, 
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said a participant. The same participant also emphasised re-establishing the city’s cycling culture by providing 
additional protection for these vulnerable users: ‘Cycling and walking are the major culture, and especially the 
cycling was a culture, but they didn’t operate well now, but due to the increase of the number of three-
wheelers, people are afraid’. 

Street networks in Bahir Dar’s older settlements follow illogical patters (streets ‘zigzag and are not properly 
aligned’) because street networks were designed around plots of land belonging to wealthy residents, 
according to a participant from that city. However, the municipality is currently remedying this situation by 
‘designing and fixing the plots’. The same participant stated that newer settlements in the city are designed 
with well-laid-out street networks, but that there remain challenges with integrating infrastructure and road 
transport in those places. 

11.3 Interview data analysis 

Participants described rapid urban growth in the four sample cities, characterised by a rapid increase in 
informal settlements. Much of this growth is occurring in city peripheries, creating issues for transport. In Dar 
es Salaam, informality had created places that brought different groups of income levels together. A 
participant from Addis Ababa suggested that future initiatives related to informal settlements recognise the 
wide heterogeneity of those types of places.  

The challenge of informality in these cities is enormous, and government actions are often problematic. In 
Addis Ababa, municipal administrations stimulated informal settlements through political patronage by 
providing infrastructure in exchange for support in elections. Government employees received payments for 
(illegally) legalizing informal growth. Participants from Addis Ababa and Bahir Dar said housing programs had 
their own issues, including lack of affordability and corruption. Participants from Addis Ababa described the 
relocation of residents of informal settlements to government-provided housing in other places as both 
favourable, because these residents received free housing, and problematic, because the relocation severed 
existing socio-economic ties. Displacement of low-income residents was common in Dar es Salaam, and a 
participant from Addis Ababa flagged displacement as an issue for future TOD in that city.  

Basic urban infrastructure and utility delivery was also crucial in the four sample cities. Participants 
emphasised the challenges of delivering water, sewage disposal and electricity to existing informal 
settlements and newly planned neighbourhoods, including future TOD projects. Some participants related this 
challenge to retrofitting existing settlements, or creating new ones, with suitable road networks. Although 
basic infrastructure delivery is costly, it is a requirement for liveable urban development and inclusive TOD. 

Participants described a range of existing institutions, programs and tools for urban growth, housing and 
infrastructure, and utility delivery at various levels of governance, from national to village governments. 
Municipal governments also had ongoing efforts to improve street networks and bolster walking and cycling. 
Participants reported initiatives to formalize land tenure to residents of informal settlements, and there was 
evidence of processes for land assembly in Dar es Salaam, Mwanza and Bahir Dar. While these institutions, 
programs and processes have issues, they represent ongoing structures and efforts relevant to solving the 
challenges of rapidly expanding cities with limited financial resources. The interview data also showed that in 
Tanzania, local leadership, financing and autonomy to regulate and lead projects is often constrained by 
overlapping jurisdiction with national authorities. Future efforts to bolster inclusive TOD should learn as much 
as possible about these institutions and programs and build on their strengths. Initiatives for inclusive TOD 
should consider them full stakeholders in planning, implementation and operation. 

Participants reported that familiarity with the concept of TOD varied considerably. While the concept is new 
for some people, particularly in Bahir Dar, the concept was generally well-known among government officials, 
especially in Dar es Salaam and Mwanza. Moreover, participants reported that the technical staff in Dar es 
Salaam, Mwanza and Addis Ababa city offices have considerable knowledge of the concept.  

Participants from all four sample cities displayed optimism that TOD could help improve urban development 
in myriad ways, including providing housing for residents with varied income levels and creating compact, 
mixed-use urban growth that reduces the need to travel long distances. A participant from Addis Ababa 
flagged infrastructure delivery as a major challenge to creating TOD, while a couple of participants from Dar 
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es Salaam claimed that roadblocks to implementing TOD were coming from the fact that a few individuals 
within government can oppose plans for TOD in fear of displacing vulnerable populations. 

In Dar es Salaam, Addis Ababa and Bahir Dar, participants emphasised the existence of projects, plans and 
development patterns that bring together TOD elements in practice but not in name, or ‘de facto’ TOD. Taken 
together, the favourable view of TOD held by the study participants, the familiarity with the concept by some 
government staff and the existence of de facto TOD could represent fertile ground for dissemination of the 
concept and the beginning of focussed efforts to implement TOD in the sample cities. These three factors (a 
favourable view of TOD, familiarity with TOD and ‘de facto’ TOD) represent an opportunity to increase 
familiarity with the concept for a broader base of stakeholders. As a participant from Addis Ababa pointed 
out, NGOs can play a key role in making TOD a viable option for urban development. One way to do this is for 
NGOs to use the existing knowledge of TOD, the presence of de facto TOD and previous and ongoing efforts 
related to the concept to increase stakeholder buy-in to build critical support for TOD projects and policies. 
This includes engagement with governments and local institutions. 
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SECTION 4: KEY TAKEAWAYS 

The following section details key takeaways from the baseline assessment. 

It appears that the existing assemblage of plans supports the many goals of and provides the tools for creating 
TOD, a key method for creating accessible, compact urban development and minimizing urban sprawl and its 
negative effects, which disproportionately fall on more vulnerable groups. While these cities may not have 
unified plans or strategies for TOD, the legal, planning and institutional elements needed to create TOD 
appear to be in place. The quantitative data show that there are opportunities for TOD growth in the four 
cities. In demographic terms, the fast (Addis Ababa and Bahir Dar) and vertiginous (Dar es Salaam and 
Mwanza) population growth was confirmed in the quantitative analysis as well as in the qualitative data 
(documents and interviews). There is an opportunity to manage this growth through inclusive TOD to improve 
liveability and equity. However, the rapid growth could also create particularly challenging conditions for 
planning authorities. Public resources may be strained in the effort to provide the institutional support, 
planning efforts and infrastructure needed to support TOD. 

TOD planning efforts must address the large number of residents living in informal settlements in both 
countries. The interview data described the enormous challenge of informality in the sample cities. Study 
participants highlighted the need to upgrade existing informal settlements, create new low-income housing 
and deliver basic infrastructure such as sanitation, water, electricity and street networks. Viewing the policy 
documents from this perspective, municipal governments may currently be under-equipped to deal 
effectively with this issue, pointing to the need for effective planning mechanisms and greater institutional 
capacity to address informal housing in TOD strategies. 

The policy documents, particularly at the city level and for the larger cities, also showed a good understanding 
of the multiple challenges that the cities face in terms of urban growth, housing, informality and transport—
all elements that are critical to creating inclusive TOD. Further, solutions such as mixed land use, compact 
growth, compact development, transit-oriented zoning and improved walkability and bikeability appear to be 
firmly embedded in the cities’ planning approaches, including plans for a ‘car-free zone’ in Addis Ababa. The 
biggest exception was a focus in Dar es Salaam on the establishment of new satellite cities, which could 
exacerbate sprawl by extending the metropolis into peripheral areas beyond the reach of the city’s planned 
mass rapid transit network.  

The above finding was confirmed in the interviews, where participants identified de facto TOD in plans and 
projects in the four sample cities. Further, the study participants expressed a strong desire for compact urban 
growth and mixed-use zoning, also supporting the findings of the policy documents. 

The quantitative data showed that many of the most important elements of TOD, such as density and 
proximity to services, are already present in the target cities. The data also show opportunities for infill 
development within the existing urbanised area as well as opportunities for densification of existing urbanised 
areas. Some transport infrastructure favouring low-carbon modes (PT, walking and cycling) is in place in the 
four sample cities. The interview data revealed that cycling may have special potential in Bahir Dar, given the 
historical prominence of cycling there. High-capacity PT systems exist in two of the cities: an LRT system in 
Addis Ababa and a BRT in Dar es Salaam, with active plans to implement new BRT corridors in both cities. 
Anecdotally, however, there are many issues with the existing transport systems and infrastructure. Many 
streets lack footpaths entirely or footpath conditions are poor. The LRT in Addis Ababa has low frequencies, 
with a maximum of six trains per hour, leading many people on the LRT corridors to continue to use buses and 
informal transport. The BRT in Dar es Salaam experiences heavy crowding, and many urban residents in all 
four cities rely on buses and informal transport, which have well-documented issues with comfort, safety and 
reliability. To address some of these challenges, the DART agency has launched a tender with a new business 
model with better service-quality monitoring for BRT operations. The promise of shorter travel distances and 
reduced travel costs of TOD was highlighted in policy documents and confirmed in the interviews. Robust PT is 
an essential element of TOD, and while the cities appear to understand this in their policies, there likely 
remains much work to be done to achieve high-quality services. 

The quantitative data show that grade separated highways—a bane to liveability and low-carbon modes—are 
largely absent from the target cities, presenting perhaps a unique opportunity to create places structured 
around TOD. However, there are already roads in Addis Ababa with some aspects of grade separation, and 
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there is ongoing construction of flyovers in Dar es Salaam, indicating that the lack of highways may not last 
much longer. The choice to build freeways and flyovers now could impact the form of the cities for many 
decades to come.  

A dense street grid is a foundational element for TOD, and it can be extremely challenging to improve the 
street network once settlements, especially formal ones, have been established. The quantitative data 
showed that Addis Ababa and Bahir Dar have excellent mean block density, meaning that the structure for 
favourable pedestrian environments appears to be in place. However, the large percentage of urban 
population living in informal settlements may make the street network less stable, as housing redevelopment 
and formalisation may close off sections of the informal pedestrian network. Further, interview data from 
Addis Ababa spoke of the large challenge of ‘missing links’ in the street network in that city. The quantitative 
indicator for street networks was less favourable in Dar es Salaam and Mwanza, where the street grid is 
lacking, creating strong challenges to walkability and TOD. In addition, Tanzanian cities also have large 
percentages of their population living in informal settlements, so the existing street networks in these areas 
may also be unstable and subject to closures that reduce walkability. The Tanzanian situation appears to be 
particularly challenging for the development of TOD. 

While Dar es Salaam was excellent in terms of proximity to car-free spaces, all cities had planning documents 
that provide strong foundations for the creation of high-quality spaces for pedestrians, which could improve 
public space. A planning document for Addis Ababa (125) called specifically for the creation of a car-free space 
in the city centre. Additionally, the policy document showed a recognition, particularly at the city level, that 
excess parking was detrimental to development goals. The planning documents call for a reduction in parking 
requirements (Mwanza) and the establishment of parking maximums in TOD zones (Addis Ababa). Documents 
from Dar es Salaam, however, only include a vague call to ‘limit surface parking’. Despite this positive policy 
language, all cities currently mandate minimum parking requirements, leading to more car-oriented 
development. 

In terms of institutional structure, a major challenge is conflicting responsibilities for planning between city 
and national governments, particularly in Mwanza and Dar es Salaam, but potentially also in Bahir Dar. The 
Tanzanian cities are actively making plans, but they are subject to broad national-level regulations that 
restrict their options and sometimes make it unclear which entity is responsible. 

Another challenge for all four cities for TOD is institutional capacity—particularly for the secondary cities, 
whose municipalities are very dependent on the national governments. A planning document from Addis 
Ababa recognises the need to strengthen institutional capacity, a sign that there may be fertile ground for 
improvement in this area. Frequent staff turnover and a lack of organised data were cited in policy documents 
from Addis Ababa as key barriers to transferring knowledge to new practitioners. This likely reduces the ability 
of government staff to implement policy in the city. Addis Ababa is a large city with more resources than 
smaller cities, which likely have smaller budgets, fewer staff and even less capacity to effectively implement 
policy. The interview data from Addis Ababa, Bahir Dar and Dar es Salaam regarding corruption, particularly 
linked to informal settlements and housing programs, indicate the possibility of additional challenges to 
institutions involved in creating TOD. 

Finally, while the need for affordable/low-income housing was abundantly clear, the documents we examined 
did not provide definitive guidance on how this need would be fulfilled through TOD. Additional work would 
be needed to further define how affordable-housing provision can be used to create inclusive TOD. While 
documents highlighted the social advantages of retrofitting existing informal settlements (especially in 
Mwanza and Dar es Salaam), others, especially in Addis Ababa, noted that infill or greenfield development 
was a more financially viable option. Future TOD projects will have to strike a balance between these social 
and economic costs. Further, the interview data showed the enormous challenges that informal settlements 
present. Existing programs related to low-income housing did not come close to meeting the demand and 
were often problematic and led to the displacement of low-income residents. Despite these difficulties, 
several study participants expressed optimism that TOD could help meet the demand for housing in their 
cities. 

Generally, all cities in the sample appear to have many of the planning foundations required to enact TOD 
polices, and all cities have existing strengths on which to build (high population densities and often high block 
densities). All sample cities are growing rapidly, so there is great opportunity for policies to affect much of the 
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urban areas. However, there remain key challenges to successful implementation: Complicated or overlapping 
institutional structures, the rapid pace of urban growth and high levels of informality create significant 
challenges for implementing TOD-related policies.  

Given these conditions, one possibility for promoting TOD in this context is to create policies that are as 
simple as possible, building off existing strengths and minimising the capacity needed to implement. Such 
policies could target the most urgent and crucial needs of rapid urbanisation while postponing other aspects 
of TOD for future policy interventions. For example, establishing well-connected street networks can facilitate 
subsequent densification, utility upgrades and public transport service expansion. This could mirror a ‘sites 
and services’ approach, which has successfully provided housing for low-income groups in developing 
countries (152), but focused on more inner urban areas. The forthcoming analysis of case study policies—the 
second part of this research project—will help to improve our understanding of what kinds of policies might 
be most effective for achieving TOD in the context of rapid urban growth with limited economic resources.  
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APPENDIX A: POLICY AND PLANNING DOCUMENTS  

Title Author Year Topic Brief description City/country 

Expropriation of 
Landholdings for 
Public Purposes 
and Payment 
Compensation 
Proclamation 

Federal Democratic 
Republic of Ethiopia  

2005 Land expropriation The proclamation 
clearly states the 
power and 
responsibilities of 
the national and 
local governments.  

Ethiopia  

Local Development 
Plan Manual 

Ministry of Works 
and Urban 
Development 

2006 Local Development 
Plans (LDPs) 

This manual 
standardises the 
process for 
developing LDPs. 

Ethiopia  

Urban Street 
Design Standard by 
MUDC 

Ministry of Urban 
Development and 
Construction  

2017 National Urban 
street design 
standards 

The document is 
one of the three 
street design 
guidelines in the 
country. It contains 
a standard for how 
the different urban 
streets should be 
developed in the 
country. Currently 
ITDP and UN 
Habitat are working 
with the MUDC to 
create a 
harmonised street 
design guideline.  

Ethiopia  

Ethiopia Non-
Motorised 
Transport Strategy 
2020–29 

Ministry of 
Transport 

2020 Walking and cycling National Strategy 
for NMT 

Ethiopia  

Transport Policy of 
Addis Ababa 

Ministry of 
Transport 

2011 Transport  Provides an 
overview of issues 
concerning 
transport in Addis 
Ababa and offers 
broad solutions. 

Addis Ababa 

TOD Framework for 
Addis Ababa 

Addis Ababa city 
Plan Commission 
(Prepared by 
ARUP) 

2015 TOD framework for 
Addis Ababa 

The study was 
conducted by the 
Ethiopia railway 
corporation as part 
of the land value 
capture by 
developing 11 LRT 
stations. It was not 
approved by the 
city, because it was 
not aligned with the 
city master plan.  

Addis Ababa 

TOD Concept and 
3D Illustration for 
Addis Ababa 

Ethiopian Railway 
Corporation and P3 
Africa, ARUP 

2015 TOD framework for 
Addis Ababa 

The study was 
conducted by the 
Ethiopia railway 
corporation as part 
of the land value 
capture by 
developing 10 LRT 
stations. It was not 
approved by the 
city, because it was 
not aligned with the 
city master plan  

Addis Ababa 

TOD Addis Ababa 
Stage 6: 

Ethiopian Railway 
Corporation and P3 
Africa, ARUP 

2015 TOD framework for 
Addis Ababa 

Provides in-depth 
financial plans for 
development of four 
(of the 11 stations 

Addis Ababa 



 

 

Implementation 
Strategy 

described in the 
above document) 
stations along the 
LRT network. 

Addis Ababa 
Existing Land Use 
2015–16 

Addis Ababa City 
Plan Commission  

2017 Existing land use  The existing land 
use are the 
surveyed in 2015 to 
identify the existing 
land use in the city.  

Addis Ababa 

Addis Ababa City 
Land Use Plan 
2017 

Addis Ababa City 
Plan Commission  

2017 Land use planning  This the working 
document with 
which the city 
develops the land.  

Addis Ababa 

Addis Ababa 
Building Permit 
Checklist 

Addis Ababa City 
Government 
Infrastructure 
Development 
Coordination and 
Construction Permit 
and Control 
Authority  

2017 Officials’ 
architectural design 
review checklist 
form 

The checklist 
includes criteria for 
document, checking 
plan agreement and 
building permit 
application 
requirements.  

Addis Ababa 

Addis Ababa City 
Building Height 
Regulation 2017–
32 

Addis Ababa City 
Plan Commission  

2017 Building height 
regulation  

This regulation is 
the working 
document with 
which the city 
decides the 
limitation of floor 
height, FAR and 
setback 

Addis Ababa 

Addis Ababa City 
Road and Transport 
Plan 2017–32 

Addis Ababa City 
Plan Commission  

2017 Road and transport 
network plan  

The plan includes 
different hierarchies 
of street. If the 
municipality is 
implementing the 
mass transport 
plan, this includes 
BRT, LRT and 
other MRT.   

Addis Ababa 

Addis Ababa City 
Structure Plan 
Summary Report  

Addis Ababa City 
Plan Commission  

2017 Addis Ababa city 
structure plan 
summary report  

This report 
includes: land use 
plan; street and 
mass transport 
network; building 
height; and 
development 
strategy for five and 
10 years. 

Addis Ababa 

Tender for TOD 
Consultancy 
Service in Addis 
Ababa  

Addis Ababa City 
Road Authority  

2020 Tender for the 
consultancy service 
to study a TOD in 
Addis Ababa 

Addis Ababa has 
posted a tender 
document under the 
World Bank Fund to 
hire a consultancy 
service in Addis 
Ababa to study a 
TOD urban design 
on selected four 
LRT stations.  

Addis Ababa 

TOR for TOD 
Consultancy 
Service in Addis 
Ababa  

Addis Ababa City 
Road Authority  

2020 TOR for tender for 
the consultancy 
service to study a 
TOD in Addis 
Ababa 

Addis Ababa has 
posted a tender 
document under the 
World Bank Fund to 
hire a consultancy 
service in Addis 
Ababa to study a 
TOD urban design 
on selected four 
LRT stations. 

Addis Ababa 



 

 

Addis Ababa Plan 
Preparation, 
Monitoring and 
Implementing 
Agencies 

Addis Ababa 
Planning and 
Development 
Commission 

2020 Institutions This table defines 
institutions and 
roles in urban 
planning processes 

Addis Ababa 

National Land 
Policy  

Ministry of Lands, 
Housing and 
Human Settlements 
Development 

1997 Policies on land use 
and land tenure 

Promote and 
ensure a secure 
land tenure system 
to encourage 
optimal use of land 
resources; facilitate 
broad-based social 
and economic 
development of 
land. 

Tanzania 

National Human 
Settlements Policy 

Ministry of Lands, 
Housing and 
Human Settlements 
Development 

2000 Policies, land use Promote 
development of 
human settlements 
that are sustainable 
and facilitate 
provision of 
adequate and 
affordable housing 
to all income 
groups in Tanzania 

Tanzania 

Guidelines for 
Preparation of 
General Planning 
Schemes and 
Detailed Schemes 
for New Areas, 
Urban Renewal and 
Regularization, 
August 2007 

Ministry of Lands, 
Housing and 
Human Settlements 
Development 

2007 Policies, land use Contains guidelines 
for the preparation 
and implementation 
of general planning 
schemes and 
detailed schemes 
for new areas, 
urban renewal and 
regularisation 

Tanzania 

Urban Planning Act, 
2007 

Ministry of Lands, 
Housing and 
Human Settlements 
Development 

2007 Land use legislation 
in urban areas 

Fundamental 
principles of urban 
planning and land 
use planning. The 
Act provides for 
orderly and 
sustainable 
development of 
land in urban area, 
to: preserve and 
improve amenities; 
provide for the 
grant of consent to 
develop land and 
powers of control 
over the use of 
land; and to provide 
for other related 
matters. 

Tanzania 

The Urban Planning 
Act, The Urban 
Planning and 
Space Standards 
Regulations 

Ministry of Lands, 
Housing and 
Human Settlements 
Development 

2011 Dimensions, 
coverage, land 
uses 

Defines 
dimensions, plot 
coverage, building 
lines and setbacks 
for a wide range of 
uses. 

Tanzania 

Tanzania Urban 
Planning (Planning 
space standards) 
Regulations 

Ministry of Lands, 
Housing and 
Human Settlements 
Development 

2018 Building control 
rules, setbacks 
requirement 

Sets out standards 
for residential area 
building height, 
building line and 
setbacks, floor 
area, plot coverage 
and plot ratio 
  
 

Tanzania 



 

 

The Urban Planning 
(Zoning of Land 
Use) Regulations, 
2018 

Ministry of Lands, 
Housing and 
Human Settlements 
Development 

2018 Zoning of land use Regulates zoning of 
land in different 
categories as 
follows: (i) 
residential 
 (ii) commercial 
(retail and 
wholesale)  
(iii) industrial (light, 
medium, heavy and 
service) 
 (iv) institutional 
 (v) public utilities  
(vi) beach, open 
spaces and 
recreational  
(vii) transportation, 
communication and 
microwave towers 
 (viii) agricultural  
(ix) water bodies 
 (x) conservation 
 (xi) economic 
development 
  

Tanzania 

The Urban Planning 
(Use Groups and 
Use Classes) 
Regulations, 2018 

Ministry of Lands, 
Housing and 
Human Settlements 
Development 

2018 Planning and 
control of 
development  

Regulates planning 
and the control of 
development, all 
uses of land and 
buildings 
categorised in the 
use groups and use 
classes. 

Tanzania 

Urban Planning 
(Building) 
Regulations, 2018 

Ministry of Lands, 
Housing and 
Human Settlements 
Development 

2018 Building control Sets out process 
and procedures to 
be followed to erect 
building on planned 
land. 

Tanzania 

Dar es Salaam 
Metropolitan 
Development 
Project: Executive 
Summary 

The President’s 
Office 
 Regional 
Administration and 
 Local Government  

2018 TOD along BRT 
corridors  

Strategy document 
for TOD along BRT 
corridors in Dar es 
Salaam. The TOD 
guidelines which 
are part of the 
project ought to be 
a key teaching and 
operational aid for 
people working in 
development 
control in the 
corridor. 

Dar es Salaam 

Dar es Salaam 
Metropolitan 
Development 
Project: Appendix A 
Executive Summary 

The President’s 
Office 
 Regional 
Administration and 
 Local Government  

2018 TOD on BRT 
Corridors  

Methodology of 
surveys used in 
study. 

Dar es Salaam 

Dar es Salaam 
Metropolitan 
Development 
Project: Appendix B 

The President’s 
Office 
 Regional 
Administration and 
 Local Government  

2018 TOD on BRT 
Corridors  

Maps of urban 
development on 
BRT corridors for a 
wide range of topics 

Dar es Salaam 

Dar es Salaam 
Metropolitan 
Development 
Project:  Appendix 
C Implementation 
Report 

The President’s 
Office 
 Regional 
Administration and 
 Local Government  

2018 TOD on BRT 
Corridors  

Detailed strategy 
document for 
implementation of 
TOD on BRT 
corridors.  

Dar es Salaam 



 

 

Dar es Salaam City 
Master Plan Vol. 1 
2016–2036 

     

Dar es Salaam City 
master Plan 2016–
2036 Vol. 2: 
Technical 
Supplements 

     

Mwanza City 
Master Plan Vol. 1 

Surbana Jurong 2016 Zoning, transport Land use and 
transport master 
plan for the period 
2015–2035 

Mwanza 

Mwanza City 
Master Plan Vol. 2: 
Technical 
supplements 

    Mwanza 

Mwanza City 
Master Plan Vol. 3:  
Urban Design 
Guidelines 

    Mwanza 

Mwanza City 
Master Plan Vol. 4: 
Zoning Plan 

    Mwanza 

Mwanza City 
Master Plan Stages 
5 & 6: Urban 
Design Guidelines 
and Implementation 
Plan Stakeholder 
Meeting 

 2016 Urban design 
guidelines 

Presentation slides 
for meeting that 
show broad 
guidelines for 
redevelopment 
(urban design and 
implementation 
plan) of Mwanza, 
with maps, 
renderings, 
flowcharts and 
organograms 

Mwanza 

 

  



 

 

APPENDIX B: RESEARCH PROTOCOL—LITERATURE REVIEW 

1. Overview 

The topics of the literature review are: 

1. Urban Development Characteristics in Africa 

—urbanisation trends at local, national and regional scale 

2. Government capacity to implement urbanisation measures/institutional structures to support that capacity 
(in Africa) 

3. Specific planning interventions to create inclusive, equitable TOD in LICs and MICs 

—assessment of results 

This literature review is a summary of previously published research on the above topics. This includes 
academic research papers and reports by organisations. It will NOT include primary data, such as a recently 
released master plan by an African municipality that prioritises TOD. If you do encounter such documents, 
they may be of interest to the project, so please make a note of them and save them to be shared with the 
Africa team, which is gathering such primary data (policy documents). However, these will not be included in 
the literature review section. 

The original DFID ‘State of Knowledge’ review will contain relevant information for this literature review. The 
search for this review was completed roughly two years ago—we should make sure to include any relevant 
research published since. 

Please ensure that the sources included in the review are approximately equally distributed in the focus areas 
outlined above. For example, if the review focuses on research on places outside Africa, it will be of limited 
use. If anything, the sources should be more weighted towards research on Africa. 

At this point, the researchers (you) are looking for literature to include in the review and populate the 
outlines. You are: 

1. Looking in the original DFID ‘State of Knowledge’ review for relevant literature that we have already 
summarised. 

2. Searching for peer-reviewed literature on Google Scholar (or other database of your choice, e.g., 
ScienceDirect) or 

Searching for ‘grey’ literature (more on these two types of literature below) on organisation websites using 
search terms or methods described in the spreadsheet below. 

3. Checking to see if the PDF is readily available (some will be). 

4. Looking on Google Scholar for PDF—some papers will have a link directly to a PDF on the right of the title. 

However, many of the papers will not have the links, and some links will direct you to research libraries that 
you may not have access to. 

5. Adding the PDF (if you have it) to the Google Drive folder for this project. 

6. Taking the most essential information from the literature and adding it to the spreadsheet. 

  

If you don’t have the PDF yet, we will get it for you. For journal articles (peer-reviewed literature), just add the 
author, year and title in the spreadsheet, and we should have it for you (in Zotero and on the Google Drive) 
shortly. 

If you have the PDF, please fill in the spreadsheet. 

5. (To be discussed with your team leader) You may add the most salient points of the literature to the 
relevant section of the draft outline. 



 

 

Please note that we do not need a specific number of citations for this review. This review should be 
thorough, but it does not need to be exhaustive. This is not for a review paper; rather it is a foundation for our 
research. 

2. Peer-reviewed vs. ‘grey’ literature 

This review will provide the basis for a paper to be submitted to a peer-reviewed journal. A version of this 
review will also be included in that paper. This means that the paper (including the review section) will be 
analysed by experts (probably all academics) in the field and thoroughly checked for logic and rigor in 
research. 

For a peer-reviewed journal, literature from other peer-reviewed sources is most important. As such, please 
prioritise peer-reviewed research in this literature review. 

What is the difference between peer-reviewed and ‘grey’ literature? 

Peer-review is everything that comes from a scientific journal (for example, Transport Policy, Transportation 
Research Part A, International Journal of Sustainable Transportation, Transportation Research Record, Review 
of Policy Research, Journal of Empirical Legal Studies). 

Anything that is not published in a scientific journal, including books and book chapters, is ‘grey literature’. 
This will include all reports by organisations like the World Bank, WRI, ITDP and even university centres if they 
are not published in a journal. It also includes books, book chapters and manuals, such as ITDP’s TOD 
Standard. 

How can you tell if a paper is peer-reviewed? 

The easiest way is to make sure it was published in a reputable journal. First, check to see if the paper was in 
fact published in a journal. If you still can’t tell if it’s published by a reputable journal, check to see who the 
journal is published by. Most journals are published by five academic publishers: Elsevier, Springer, Wiley, 
Taylor & Francis and Sage. Further, you can look at the journal website, e.g., this is the one for Transport 
Policy. The journal is published by Elsevier, it says it is an ‘international refereed journal’ (refereed = peer-
reviewed). You can see the name of the editor, and it looks like a legitimate journal (and it is). 

Note: Some literature will appear in journals not published by the big five named above, especially from 
developing countries. For example, this paper: If you think we should include it, feel free to add it to the 
spreadsheet. 

Spreadsheet Columns—Descriptions 

 

Fig. 30 Sources tracker. 

 Column title Description 

A Input by  Whoever enters the information 

B Date of Input  Date information was entered 

C PDF in Google 
Drive? 

 ‘Y’ (yes) or ‘N’ (no) 

D Citation in Zotero?  If it is in Zotero, ‘Y’, if not, ‘N’. This will let the Zotero manager know if the 
literature needs to be entered into Zotero or not. 

E Outline Section  Where you think the paper belongs in the outline for the lit review? Please 
refer to the draft outline for the lit review created by your team leader. 

Remember that this outline is subject to change. 



 

 

F Search 
Term/Method Add the keyword or search method that you used to find the paper. 

Examples of possible searches include ‘transportation land use’ or ‘increase 
public transportation’. 

You may find many relevant sources in the ‘State of Knowledge’ (SoK) 
review conducted by ITDP for DFID in 2018. However, if you use these 
sources, you may want to use a method like ‘forward snowball’ (described 
in greater detail below) to ensure that you are not missing any more recent, 
relevant research. 

You will find much peer-reviewed literature through Google Scholar (or 
other database) searches. 

For the grey literature, you can search organisations’ websites and in 
particular their libraries. For example, for the World Bank, this is the 
‘research and publications‘ webpage (more on this below). You will add the 
webpage where you found the grey literature in a later column. 

A list of possible organisations is included in the next section of this 
protocol. 

Other search methods include: 

Forward snowball: When you find a reference by seeing who cited a paper. 
You can do this by clicking on ‘cited by’ in Google Scholar; 

Backward snowball: When you find a reference in a paper, usually in the 
‘references’ or ‘works cited’ section at the end of the paper. 

For example, perhaps you are reviewing the following paper: 

Redman, L., Friman, M., Gärling, T., & Hartig, T. (2013). Quality attributes of 
public transport that attract car users: A research review. Transport Policy, 
25, 119–127. 

And you notice that Redman et al. cite this paper: 

Hensher, D.A., Mulley, C., Yahja, N., 2010. Passenger experience with 
quality-enhanced bus service: The Tyne and Wear ‘Superoute’ services. 
Transportation 37 (2), 239–256. 

You may wish to investigate the above paper by Hensher et al. to include it 
in this review (backward snowballing). 

G Where Found 
For many documents, this will be a Google Scholar search, in which case put 
‘GS’ in the cell. 

You might find other documents, and especially grey literature, on 
organisation websites—in their digital libraries, for example: 

http://www.worldbank.org/en/research 

Some documents may come from the previous ‘State of Knowledge’ (SoK) 
review ITDP completed for DFID. If so, enter ‘DFID SoK’ here. 

http://www.worldbank.org/en/research
http://www.worldbank.org/en/research


 

 

This column ensures rigorous documentation of our searches. 

H URL 
This is for GREY LITERATURE. Add the exact web address of the document 
here, e.g.: https://unhabitat.org/planning-and-design-for-sustainable-
urban-mobility-global-report-on-human-settlements-2013/ 

 This helps our Zotero manager to find the document quickly. 

I Topic  The general topic that this literature addresses according to your section’s 
outline. 

J Author  The literature’s author 

K Year  The year the literature was published. 

L Title  The title of the literature. 

M Geography  The place that the literature studies or where the data came from. If the 
data came from many places, make a general statement about where the 
data came sources came from, e.g.: ‘Santander, Spain’ or if review: ‘Many 

(review), focus on Europe and North America’ 

N Peer-Review (PR) 
or Grey Lit (GL) 

 PR or GL (see description above) 

O Type of 
Study/Report 

 Types of scientific research studies are described in greater detail below. 
Types of ‘grey literature’ studies include reports, white papers and manuals. 

P Data sources This is where the data (qualitative or quantitative) came from. Possible 
sources include a national census, a survey, interviews and previously 

published literature.  

Q- 

R 

Key Impacts—
Access, 

Environment, 
Efficiency, Health, 

Safety, Equity 

The DFID TOD research project aims to achieve impacts in these key areas: 

● Improved access to opportunities and services 
● Reduced environmental impact from transport 
● More efficient use of resources from transport and land use 
● Improved health outcomes from transport 
● Improved safety from traffic crashes 
● More equitable land use and transport decisions 

For more information, please see the Logical Framework for this project. 

As such, this literature review should note how the research in the sources 
is related to any of these six key impacts. 

For example, perhaps a study found that informal settlement upgrading 
along a BRT line increased access to jobs for many residents but made the 
settlement less affordable for the lowest-income residents. This should be 

reported in the ACCESS and EQUITY columns. 

W Main Takeaway for 
Review (1‒2 ideas 
separated by semi-

colon) 

 Summarise VERY BRIEFLY the most salient point(s) of this study. 

E.g.: ‘Reliability and frequency are the most important quality attributes to 
attract car users to public transportation’. 

https://drive.google.com/file/d/18VZdxmCoGlXMKilZjiMiErnPt88HFN4G/view?usp=sharing


 

 

Or (with semicolon): ‘Reliability and frequency are the most important 
quality attributes to attract car users to public transportation; reduced-fare 
promotions can encourage car users to try public transportation’. 

Note: This is mainly to help your team structure the writing process for the 
review, so please be brief. 

X Notes (separate 
different ideas by 

semicolon) 

 OPTIONAL—Briefly note anything else about the paper here. Here you may 
put things that you did not have room to include in the ‘Main Takeaways’. 

Y Case Studies  OPTIONAL—If the literature contains any very relevant cases (e.g., BRT in 
Ahmedabad), please note them here. 

Z Quotes  OPTIONAL—You can put quotes from the paper here if there are any that 
strike you as very relevant. Please include page numbers, e.g.: ‘… the 

shorter the uninterrupted length of roadway, the slower traffic will travel 
and the less severe crashes will be’. p. 354 

V…   OPTIONAL—Feel free to add subsequent columns that the research team 
can use to organise the work. However, please consult with your team 

leader before adding a column. 

Types of Research Studies 

Please see common types of studies in the table below. There are many other types, and there can be 
combinations of these categories; however, most of the studies you will encounter will fall into one of these 
categories. 

Fig. 30: Types of research studies. 

Type Description Example 

Quantitative Uses quantitative data—often from secondary 
sources, such as a census or data—on public 

transportation ridership. 

Rodríguez, D. A., & Mojica, C. H. 
(2009). Capitalisation of BRT network 
expansions effects into prices of non-

expansion areas. Transportation 
Research Part A: Policy and Practice, 

43(5), 560–571. 

Qualitative Uses data from qualitative sources, such as 
interviews and focus groups. 

Carreira, R., Patrício, L., Jorge, R. N., 
Magee, C., & Hommes, Q. V. E. 

(2013). Towards a holistic approach 
to the travel experience: A qualitative 

study of bus transportation. 
Transport Policy, 25, 233–243. 

Review A survey of previously published literature. 
Reviews are also qualitative studies. 

Farahani, R. Z., Miandoabchi, E., 
Szeto, W. Y., & Rashidi, H. (2013). A 

review of urban transportation 
network design problems. European 

Journal of Operational Research, 
229(2), 281–302. 

Meta-
analysis 

Uses previously published quantitative studies to 
arrive at overall effects, often expressed as 

elasticities. For example, Ewing and Cervero find 
an elasticity of .39 for intersection density and 

walking, suggesting that for each unit increase in 

Ewing, R., & Cervero, R. (2010). Travel 
and the built environment: a meta-

analysis. Journal of the American 
Planning Association, 76(3), 265–294. 



 

 

intersection density (for example, number of 
intersections per square kilometre), there is an 

increase in walking of about 40%. 

Mixed 
Methods 

Uses both quantitative and qualitative data. Heesch, K. C., Sahlqvist, S., & Garrard, 
J. (2012). Gender differences in 

recreational and transport cycling: a 
cross-sectional mixed-methods 
comparison of cycling patterns, 

motivators and constraints. 
International Journal of Behavioral 
Nutrition and Physical Activity, 9(1), 

106 

Case Study Looks at one or multiple examples in detail and 
uses data from several sources. Often studies 

cities, programs or initiatives. Can be single-case 
study (for example, about London) or examine 

multiple cases (for example, Delhi and 
Ahmedabad). 

Rizvi, A., & Sclar, E. (2014). 
Implementing bus rapid transit: A tale 

of two Indian cities. Research in 
Transportation Economics, 48, 194–

204. 

Sources of Grey Literature 

Much of the most relevant grey literature will not appear in Google Scholar searches. Therefore, we will 
conduct keyword searches on websites of leading organisations and databases in the field of urban 
development and transportation. 

These organisations include international and national development agencies, civil society organisations and 
private companies. Examples of organisation websites and databases to search include (the list below is not 
exhaustive and does not include many organisations that may be working on TOD; feel free to search for 
additional organisations): 

 World Bank 

 Inter-American Development Bank 

 Asian Development Bank 

 African Development Bank 

 CAF (Latin American Development Bank) 

 GIZ (German Technical Assistance) 

 ELTIS 

 European Union 

 United Nations 

 UN-Habitat 

 UNDP 

 WHO 

 Lincoln Land Institute 

 NACTO 

 Veolia 

 ARUP 

 McKinsey 



 

 

 C-40 

 ITDP 

 WRI 

 ITF 

 UITP 

 Bloomberg Foundation 

 Bloomberg Cities 

 Rockefeller Foundation 

 DFID growth & Resilience 

 SSATP 

Please remember to note the organisation and database website where you found the research in the ‘Where 
Found’ column in the spreadsheet. 

 

APPENDIX C: RESEARCH PROTOCOL—POLICY AND PLANNING 
DOCUMENTS 

1. Project overview: 

The purpose of this project is to identify opportunities for inclusive, equitable TOD development in Tanzania 
and Ethiopia. As part of that research, the Africa team will be gathering policy and planning documents for 
analysis. 

 These documents may come from these geographies/administrative entities: 

 National (Tanzania and Ethiopia) 

 Region/State/Province/District (if relevant) 

 Municipal (Addis Ababa, Bahir Dar/Dar es Salaam, Mwanza). 

The above list may not include relevant geography/administrative entity or other relevant bodies; feel free to 
include them as needed. 

  

The documents will include policies, regulations and institutional characteristics regarding: 

1. Urban growth 

2. Creating TOD 

3. Improving Informal settlements 

3.A. Land readjustment 

3.B. Urban land tenure 

3.C. Regulations for street layouts 

3.D. Regulations for building controls 

The topics noted above were included in the proposal for this project, so the search for documents must 
cover all of these topics. 

Researchers should gather all relevant documents prior to beginning their analysis. Researchers will deposit 
digital copies of these documents in this folder. 

https://drive.google.com/drive/folders/1r-Z1wRgfhMxY0qn0gFIqkolY16px32SW


 

 

Spreadsheets 

1.1 Required Topics to Research 

To aid you in making sure that all of these topics have been researched for all relevant geographies, please 
use this spreadsheet. We anticipate that you may not find relevant documents for many of these topics, but 
we want to make sure that we have at least looked for all relevant documents. If you do find relevant 
documents, please enter the document title and year of publication. If you do not find any relevant material, 
please be sure to note that in the spreadsheet’s cells by entering NA. 

Please note that you may modify the ‘geography’ columns of this spreadsheet to meet the needs of the 
research team. For example, other possible geographies include metropolitan regions or districts. 

1.2  Documents 

This is where you will add the information on the documents.  

1.3 Spreadsheet Columns—Descriptions 

Fig. 31: Content search entries.  

 Column Title Description 

A Input by  Whoever enters the information 

B Date of Input  Date information was entered 

C Author Enter the author. Documents may have institutional authors (e.g., Dares 
Salaam City Council). 

D Institution Enter the Institution the author is affiliated with. For institutional authors, 
this may repeat the information in column C. 

E Year The year the document was published. If the document does not have a 
date, add ‘n.d’. (no date). If the document does not have a date but you have 

an idea of when it was published, you may add a year and ‘approximate 
date’ afterward, e.g., ‘2016, approximate date’. 

F Title The title of the document 

G Topic The topic of the document. You may use the topics outlined above (also in 
the ‘required topics to research’ spreadsheet), and you may also create new 

(related) topics. 

H Geography This is the geography/administrative boundary that the document is related 
to. For example, the document could be national, regional or municipal. 

Other possible geographies include metropolitan regions or districts. 

I How Found How you found the document. You may have found it on an internal ITDP 
database, by a web search using a search engine or by searching on the 

webpage of an institution (please note the kind of web search). You may 
have received the document from a colleague or gathered it via another 

means (please specify). 

J Search Term If you did a web search, please enter the search term you used here. 

K URL Enter the web address of the document. 

L Brief Description Provide a brief overview of the documents’ contents. 

M Most Relevant 
information 

Briefly summarise the most relevant information contained in the document 
to the goal of creating inclusive, equitable TOD. 

https://docs.google.com/spreadsheets/d/1TBDBhWQuttw7NAYxRqSu3kZOtmTI7UKvrm2D26vxRTE/edit#gid=759227110
https://docs.google.com/spreadsheets/d/1TBDBhWQuttw7NAYxRqSu3kZOtmTI7UKvrm2D26vxRTE/edit#gid=759227110
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Key Impacts—Access, 
Environment, 

Efficiency, Health, 
Safety, Equity 

The DFID TOD research project aims to achieve impacts in these key 
areas: 

● Improved access to opportunities and services 

● Reduced environmental impact from transport 
● More efficient use of resources from transport and land use 

● Improved health outcomes from transport 
● Improved safety from traffic crashes 

● More equitable land use and transport decisions 

For more information, please see the Logical Framework for this 
project. 

As such, this literature review should note how the research in the 
sources is related to any of these six key impacts. 

For example, perhaps a policy document on upgrading settlements provides 
guidance for upgrading settlements near public transportation corridors, 
thereby improving access to jobs for residents. You could note this in the 

ACCESS column. 

Risk Minimisation 

As with all phases of this project, as researchers we must do our utmost to ensure the safety and professional 
standing of people involved in the study. The research conducted for this activity does not directly involve 
human subjects and as such there little risk involved for researchers or other people involved in this phase of 
the project (document gathering and analysis). 

A potential risk could be if a colleague outside of ITDP or associated consultants (for example, someone who 
works in a municipal government) shares a document that is not considered public and then faces possible 
negative consequences for sharing that document. As researchers we must ensure that any such risk is 
minimised. As such, do your best to ensure that any documents gathered from colleagues outside ITDP and 
associated consultants can be used publicly, and that no colleagues outside ITDP will face any economic, legal, 
physical, psychological or social risks as a consequence of sharing documents with ITDP for this research.  

https://drive.google.com/file/d/18VZdxmCoGlXMKilZjiMiErnPt88HFN4G/view?usp=sharing

