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ABSTRACT 

Land speculation poses a significant challenge in Ethiopia, particularly in urban and peri-urban areas where large 

acquisitions and land scarcity prevail. This study aims to discern land speculators in Addis Ababa by employing the 

motivation and scale method to optimize societal benefits. Employing a multi-sourced data approach and triangulation 

techniques, this research enhances data reliability. Primary data sourced from interviews, focus groups, and field 

surveys, supplemented by secondary data from various literature, spanning October 2021 to January 2023, forms the 

basis of the analysis. Results indicate that affluent individuals, brokers, bankers, and local government officials 

dominate land speculation activities in both urban core and periphery areas of Addis Ababa, perpetuating the unfair 

exclusion of lower-income groups from land ownership. To address this issue, three key recommendations are proposed: 

implementing a one-person, one-plot statute, imposing high property value taxes, and enforcing temporal restrictions on 

land development. Additionally, exploring the economic and business ramifications of these recommendations on 

investment patterns and market dynamics is crucial for ensuring their sustained effectiveness in fostering sustainable 

development. 

Keywords: cooperative ownership; land hoarding; land speculation; Land Use Act; market dynamics; policy 

effectiveness; socio-spatial inequalities; urban land distribution 

1. Introduction 

Land speculation presents a pressing challenge in Ethiopia, despite the enactment of the 1993 Land Use 

Act, which aimed to curb escalating land prices driven primarily by speculative activities. The persistence of 

large acquisitions and land scarcity in urban and peri-urban areas underscores the ongoing complexity of the 

issue[1–4]. Effective land management is fundamental to establishing a sustainable cycle encompassing city 

planning, land use development, and the mitigation of speculation[5]. Speculative investors prioritize profit 

generation through land trading rather than its productive utilization, particularly evident in housing, which 

represents a critical component of urban development[6,7]. This profit-driven approach often leads to 

overvaluation of assets, triggering property bubbles prone to bursts[8,9]. Speculative activities, as Mohamed[8] 
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suggests, often serve undesirable goals, leading to a prolonged cycle of tension, exacerbated by policy 

responses that may not yield immediate success. Consequently, developers tend to favor projects on 

greenfield sites, prioritizing quick returns over sustainable land use practices[10]. 

Urban expansion encroaching upon the urban periphery is emblematic of economic commitment[11,12]. 

Despite Addis Ababa’s notable urbanization trajectory, particularly since the 1960s, it grapples with urban 

growth and speculation. Speculators hoarding vacant land in urban and peri-urban zones capitalize on 

substantial profits. Ethiopia recognizes this as a pressing issue, prompting the establishment of the Land Use 

Act to mitigate escalating land prices fueled by speculative activities. Data from the Addis Ababa City Land 

Development and Management Bureau reveals that out of the city’s total area of 54 km2, 35 km2 is subject to 

land speculation. Despite efforts, the challenge of extensive land acquisitions and scarcity persists in the 

metropolitan peripheries, indicating an ongoing issue[13,14]. This study endeavors to identify land speculators 

utilizing the motivation and scale method, with the aim of addressing this challenge and maximizing societal 

benefits. Furthermore, it emphasizes the imperative of considering economic and business sustainability 

aspects, especially regarding the potential implications of proposed measures on investment trends and 

market dynamics, to ensure enduring efficacy. Additionally, to formulate policy recommendations aligned 

with speculation best practices, a comprehensive analysis of the drivers behind land speculation on the urban 

periphery of Addis Ababa was conducted. 

2. Related works 

Andreasson et al.[15] liken speculators to high-risk traders resembling gamblers, contrasting them with 

investors who base their decisions on fundamentals and analysis, thus minimizing risks. An ideal investment 

ensures safety, generates income, and yields returns after careful deliberation. Speculative operations, on the 

other hand, fail to meet these criteria. While investors acquire land as a productive asset, speculators aim to 

profit from its market value appreciation[16]. Changes in consumer preferences, supply conditions, or key 

fundamentals do not necessarily incite speculation[17]. Despite their potential impact on prices, alterations in 

fundamentals do not inherently signal speculative activity in the land market, as argued by Knittel and 

Pindyck[17]. Speculative demand, influenced by external factors and government policies, drives fluctuations 

in the real estate market, particularly shaping urban periphery areas[2]. 

Moreover, Zhang et al.[18] delve into the analysis of spatio-temporal characteristics and socioeconomic 

factors influencing land disputes, while concurrently exploring the coupling dynamics between land transfer 

and carbon emissions, elucidating the broader environmental implications of land speculation processes[19]. 

Additionally, a separate study investigates the impact of socioeconomic factors on the scale of land transfer 

across 287 cities in China, offering valuable insights into the diverse dynamics of land utilization and their 

ramifications for sustainable development[20]. The emergence of private land developers often arises from the 

government’s inability to meet the soaring demand for housing, leading to haphazard and fragmented 

expansion of residential areas in cities[21–23]. This phenomenon may account for the prevalence of unplanned 

construction observed in urban fringe developments. Non-compliance with residential development 

regulations by developers could exacerbate this issue. Wrenn and Irwin[24] suggest that developers may flout 

standard development controls when faced with delays in residential subdivision approvals, fearing financial 

losses. Furthermore, Lawanson et al.[25], Rukwaro and Olima[26], and Kombe[27] argue that governmental 

authorities’ incompetence and negligence in enforcing regulations, coupled with developers’ disregard for 

building codes and planning guidelines, particularly regarding infrastructure services such as road networks, 

building setbacks, and sewer systems, are primary drivers of haphazard development[28,29]. 

Within the realm of land speculation, a critical facet requiring deeper examination is the evaluation of 
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investment value and worth[30,31]. Determining the value of land for speculative purposes entails considering 

a multitude of factors that influence its investment potential[30,32,33]. This assessment process is inherently 

context-specific, varying based on the objectives, strategies, and financial capacities of individual speculators 

or investor entities[14,34]. A pivotal aspect in evaluating investment value lies in the land’s location. Factors 

such as proximity to urban hubs, transportation networks, amenities, and future development prospects 

heavily shape the perceived value of the property[14,35]. Speculators scrutinize current and projected growth 

trajectories, demographic shifts, and governmental initiatives to gauge investment potential. Moreover, the 

regulatory and legal framework governing land use and development profoundly influences investment 

value[36,37]. Speculators meticulously analyze zoning ordinances, land use policies[28,38], and potential 

regulatory alterations that could impact future land value[37]. A comprehensive understanding of the legal 

landscape aids speculators in assessing risks and anticipating regulatory changes that may affect their 

investments. Additional factors in the assessment of worth encompass the availability and reliability of 

essential utilities and services, including water, electricity, and sanitation. These considerations contribute to 

the attractiveness and marketability of the land, thereby influencing its investment value[39,40]. 

Moreover, the financial dimensions of the investment, encompassing acquisition expenses, potential 

returns, and associated risks, significantly influence the land’s worth[41–43]. Speculators engage in financial 

assessments, evaluating cash flow forecasts, prospective capital appreciation, and the timeframe for realizing 

investment returns[40,44]. It is essential to recognize that the evaluation of investment value and worth in land 

speculation is subjective and reliant on the specific goals and strategies of individual speculators or investor 

entities. Each entity brings its own distinct criteria, expertise, and risk tolerance to appraise the potential 

return on investment[40]. Thus, the foundation of value in land speculation is inherently entity-specific, with 

different investors prioritizing and valuing distinct factors based on their unique circumstances and 

objectives. 

Triantafyllopoulos[45] categorizes participants in speculative practices into three tiers. The first tier 

comprises “informed speculators,” who have access to both public and private information, often including 

public officers responsible for land plot distribution. The second tier consists of “uninformed speculators,” 

who possess only public information. Lastly, “private purchasers,” referred to as investors or developers, 

make up the third tier and are not driven by information. Similarly, Maruani and Amit-Cohen’s[46] study on 

the urban periphery of Lagos, Nigeria, identifies developers, landowners, and local estate agents as major 

players. However, these actors often assume multiple roles; for instance, developers function as investors, 

orchestrating land development projects, shaping the spatial organization of open areas, and contributing to 

urban periphery growth[46,47]. Additionally, developers have been characterized as “growth machines” for 

cities by Wilson and Jonas[48] and Logan and Molotch[49]. The literature underscores the complexity of land 

speculation, highlighting its nuanced impact on various stakeholders and the broader economy, necessitating 

further research for comprehensive understanding. 

3. Materials and methods 

The motivation and scale method were chosen for its robust framework in identifying land speculators 

by examining both the motivations behind speculative behavior and the scale of their activities. This method 

provides a nuanced analysis of factors influencing land speculation, including economic incentives, policy 

environments, and market conditions[50,51]. Grounded in behavioral economics and urban development 

theories, it posits that individuals engage in land speculation due to perceived financial gain opportunities, 

shaped by policy loopholes and market dynamics. By assessing individual motivations through qualitative 

data from interviews and focus groups and quantifying the scale of activities using quantitative data from 
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field surveys, a comprehensive profile of land speculators can be created. 

Implementation of the motivation and scale method involved several key steps. First, qualitative data 

were gathered to understand the motivations of potential land speculators through in-depth interviews with 

key informants and focus group discussions with various stakeholders. Second, quantitative data were 

collected to measure the scale of speculative activities, including the amount of land acquired, the frequency 

of transactions, and the duration of land holding. These data were analyzed using a convergent triangulation 

approach to cross-verify findings and identify patterns. By combining qualitative insights with quantitative 

measures, the method provided a detailed understanding of who the land speculators are, why they engage in 

speculation, and the extent of their activities. This detailed approach enables policymakers and officials to 

develop targeted interventions to address land speculation effectively. By elaborating on the theoretical basis 

and implementation details, the application of this method becomes clearer, helping readers appreciate its 

utility in identifying and tackling the challenges posed by land speculators. 

3.1. Primary and secondary data 

The study focuses on Addis Ababa, Ethiopia, aiming to identify land speculators in both the urban core 

and periphery using the motivation and scale method. To ensure robust findings, two questionnaire groups 

were formed: one targeting a random and representative sample of 320 members from the local land 

developer alliance, and another targeting 215 individuals identified as potential land speculators. A total of 

535 questionnaires were distributed, however, only 505 were completed and returned. Questions were 

formulated based on existing literature and practical experiences to address pertinent issues, specifically 

targeting participants who had accumulated and held onto land in the study area for several years. Table 1 

provides a breakdown of the land speculation questionnaire utilized in the study. Data collection was 

facilitated by the Addis Ababa City Land Development and Management Bureau, ensuring a straightforward 

process for obtaining data. 

Table 1. Breakdown of the land speculation questionnaire used in the study (Source: Authors’ own fieldwork, 2022). 

No. Question 

1) Arrange the following factors according to their frequency of use in land speculation activities in Addis Ababa, from most to 
least common: 
Land acquisition patterns of speculators 
Tenure status of speculators 
Strategies employed by speculators 
Access to credit facilities 

Sources of finance for speculation 

2) Prioritize the following variables based on their significance in determining land speculation in Addis Ababa, from most to 

least important: 
Land price 
Holding periods 
Holding size 
Ownership transfers 
Volume of transactions 
Instances of building violations 
Instances of planning violations 

3) From your perspective, discuss the positive and negative impacts of land speculation. 

4) Describe the general role of property speculation in Addis Ababa. Do you perceive any differences in your sub-city, and if so, 
how do they manifest? 

5) In your view, what are the primary causes of urban property speculation? 

6) Who do you believe are the key actors involved in built-up land speculation? 

7) What potential measures do you think could be implemented to regulate and control land speculation? 
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An analysis of the socio-demographic characteristics of the sampled participants revealed that 254 

individuals (50.1%) were between the ages of 30 and 40. Regarding gender distribution, 78.2% were male, 

while 21.8% were female, reflecting prevalent cultural norms where male dominance is prominent across 

various spheres. In terms of educational attainment, the majority of respondents (88.8%) had tertiary 

education, with 6.9% having attended primary school and 4.3% having attended secondary school. 

Furthermore, in terms of primary professions, 40.5% identified as businessmen, 15.4% as civil servants, 

31.4% as land and property developers, and 12.7% as other professions (Table 2). 

Table 2. Socio-demographic characteristics of the participants (Source: Authors’ own fieldwork, 2022). 

No. Indicator Frequency  Percentage 

1) Age 

 20–29 years 203 40.2 

30–39 years 254 50.1 

40+ years 48 9.7 

2) Sex 

 Male 395 78.2 

Female 110 21.8 

3 Educational background 

 Primary  35 6.9 

Secondary 22 4.3 

Tertiary  448 88.8 

4 Main occupation 

 Businessmen  205 40.5 

Civil servants 78 15.4 

Land and property developers 159 31.4 

Other  63 12.7 

To bolster the study’s reliability, a combination of data sources and triangulation techniques was 

utilized, specifically adopting a convergent triangulation approach. This method allowed for the integration 

and comparison of data collected from multiple sources, ensuring a comprehensive and robust analysis. In 

the study, primary data were collected through interviews, focus group discussions, and field surveys. These 

data sources provided firsthand insights and qualitative information about land speculation activities, 

capturing the experiences and perspectives of various stakeholders. The interviews involved key informants 

such as local officials, real estate developers, and community leaders, who offered in-depth knowledge about 

the dynamics of land use and speculation in Addis Ababa. Focus group discussions facilitated a broader 

understanding by engaging diverse participants, including residents and urban planners, in dialogue about the 

impact of land speculation on their communities. Field surveys added another layer of primary data, enabling 

the gathering of quantitative information and the direct observation of land use practices. 

Secondary data were obtained from literature reviews, articles, and policy documents, offering 

contextual and historical perspectives on land use and policy measures. These sources provided a foundation 

for understanding the broader trends and regulatory frameworks that influence land speculation. By 

integrating secondary data, the study was situated within the existing body of knowledge, identifying gaps 

that this research aimed to address. The convergent triangulation approach involved independently analyzing 

the primary and secondary data sets before combining the findings. This process enabled the cross-
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verification of information, the identification of patterns, and the resolution of discrepancies. By comparing 

the results from different data sources, the credibility and validity of the conclusions were enhanced. This 

methodological rigor ensured that the findings were not solely reliant on a single data source, thereby 

reducing potential biases and increasing the robustness of the analysis. 

The triangulated data helped accurately pinpoint the key figures involved in land speculation within 

both the urban core and peri-urban areas of Addis Ababa. This comprehensive understanding allowed for 

well-founded recommendations to policymakers and elected officials. These recommendations aim to deter 

land hoarding and promote responsible land utilization, ultimately contributing to sustainable urban 

development. By employing this rigorous triangulation method, the reliability of the study is strengthened, 

providing a more nuanced analysis of land speculation in Addis Ababa. This approach not only corroborates 

the findings but also enhances the overall robustness of the research, making the conclusions more actionable 

and relevant for addressing the challenges of land speculation in urban development. 

3.2. Identifying land speculators 

To identify these speculators, the motivation and scale method, adapted from Widdis[50], was employed. 

This method delves into the motivation behind an individual or group’s land acquisition activities, as well as 

the scale of their acquisitions and the frequency thereof. By scrutinizing these aspects, it becomes possible to 

discern land speculators and evaluate their impact on urban development. Such insights are invaluable for 

policymakers aiming to encourage responsible land usage and curb land hoarding by speculators. One 

significant challenge in differentiating between land speculators and non-speculators was determining a 

suitable discriminator. To tackle this hurdle, several variables were utilized, including acres held, acres 

cleared, involvement in land sales, and capitalization inputs, which can be utilized on one-dimensional axes 

for speculator identification and classification. Data analysis was carried out using Microsoft Excel and 

STATA software, facilitating the tabulation and analysis of primary data. To elucidate the behavior of urban 

land and speculators, temporal equilibrium conditions were considered, as proposed by Gemeda[35], over 

static ones. 

Through extensive dialogue and the collation of secondary data spanning from October 2021 to January 

2023, this study facilitated the identification and categorization of land speculators in Addis Ababa. Initially, 

64 individuals were identified as potential speculators; however, 20 were subsequently excluded from the 

study due to failing to meet eligibility criteria, such as transactions among family members or gifts. 

Consequently, 44 individuals were recognized as local speculators. Additionally, data obtained from the 

Addis Ababa City Land Development and Management Bureau in early 2023 confirmed that each 

prospective speculator was required to possess more than 400 m2 of land, aligning with prevailing cultural 

and economic norms during the study period. 

4. Results 

4.1. Nominated land speculators 

As depicted in Figure 1, the study area was segmented into distinct categories based on the nature of 

the speculators. The first group comprised affluent individuals and businessmen who acquired properties 

through warranty deeds or tax-titled quitclaim deeds at minimal prices. Possessing ample financial resources, 

these individuals and corporations could retain the land until a profitable opportunity arose. Predominantly 

residing in their home states, most of these speculators were affluent. The second group encompassed small 

business owners, bankers, editors, judges, elected officials, and government functionaries who engaged in 

property investment as a supplementary venture. The third category comprised local government officials 



Eco Cities | doi: 10.54517/ec.v4i2.2723 

7 

who held vacant land in Addis Ababa for prolonged periods. Insights from interviews corroborated the 

prevalence of land speculation in the city over the past decade, particularly between 2015 and 2022, 

involving affluent individuals, officials, planners, politicians, dealers, and bankers. 

 
Figure 1. Land speculators according to the fraction of land hoarding in Addis Ababa, 2023. 

As noted in the methodology, in order to ensure the accuracy and validity of the collected data, 

triangulation was conducted through interviews with nominated land speculators across various regions of 

Addis Ababa. Employing multiple data sources augmented the study’s findings, corroborating data from 

primary and secondary sources and offering a more comprehensive insight into the subject matter. Findings 

from the fieldwork revealed that wealthy individuals constituted the majority of land speculators (34%), 

followed by brokers (28%), bankers (21%), and local government officials (17%), as illustrated in Figure 2. 

 
Figure 2. Land speculators by category, 2023. 

4.2. Types of land speculators 

Based on the fieldwork and data sourced from the Addis Ababa City Land Development and 

Management Bureau, two distinct types of property speculators were identified within the study area. The 

first category, classical speculators, engaged in the short-term acquisition of land with the aim of selling it 

for profit in the near future. In contrast, the second category, known as land bankers, acquired substantial 

parcels of land and retained ownership over extended periods, sometimes spanning decades, anticipating 

substantial increases in land value before either selling or developing the property. 

4.2.1. Classical speculators 

Upon reviewing data from the Addis Ababa City Land Development and Management Bureau, it was 

evident that non-resident landowners were not prevalent in the Bole sub-city, a southeastern suburb of Addis 

Ababa. However, during earlier periods, a minority of individuals held extensive land holdings for prolonged 

durations, subsequently divesting portions of them at various intervals or in their entirety without actively 

developing the land. For instance, one affluent individual, as depicted in Figure 3, participated in this 

practice. The prevalence of such activity reached its zenith around 2000 before experiencing a notable 

decline from 2001 to 2003. It is noteworthy that this phenomenon extends beyond the confines of the Bole 

sub-city and is widespread across Addis Ababa. The absence of robust regulation and enforcement of land 
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utilization and development policies has facilitated the accumulation of vast expanses of undeveloped land 

by affluent individuals and corporations, exacerbating challenges for many citizens in accessing land for 

housing and other essential purposes. 

 
Figure 3. Land trading in Addis Ababa by classical speculators in terms of plot per m2, 1998–2003. 

The trend of affluent individuals viewing land as a lucrative investment extends beyond undeveloped 

properties. Through fieldwork, it emerged that the wealthiest individual among the interviewees, a native of 

Addis Ababa involved in legal counseling and legislative assembly duties, viewed land ownership as a 

profitable venture. This individual acquired a substantial amount of partially developed land early in life, 

which was subsequently divested in large quantities without significant further development efforts. 

Consequently, numerous parcels of semi-developed land across Addis Ababa remained dormant. Regarding 

urban land development, this individual lacked the resources, capital, or inclination to retain the property for 

maximizing selling prices, akin to trading assets like stocks. Thus, development activities on the land often 

occur haphazardly, overseen by local residents without adequate supervision. 

4.2.2. Land bankers 

In the Akaky Kaliti sub-city, the southernmost suburb of Addis Ababa, a notable figure emerged as a 

significant player in the local land market—a distinguished banker and land speculator. This individual, 

among the earliest to engage in land speculation within the city, amassed a substantial land portfolio across 

all areas of Addis Ababa. Over the period spanning from 2010 to 2018, this individual engaged in frequent 

property transactions, reaping considerable profits along the way. Diverging from conventional property 

developers, this individual primarily functioned as a land banker, akin to managing large-scale stock 

portfolios. Their approach prioritized land acquisition without immediate development intentions, opting 

instead to retain the properties until their value was significantly appreciated (Figure 4). This strategy, 

focused on swift returns rather than land development, resulted in escalated property values, attracting like-

minded buyers. Unlike many investors constrained by limited financial resources, this individual’s long-term 

outlook provided them with a competitive advantage in the market. However, it is plausible that some 

property owners encountered difficulties in selling their holdings, prompting them to accept lower prices to 

fulfill tax obligations. 

The analysis of Figure 4 underscores the success of the land banker strategy employed by individuals, 

particularly during the initial years of the land market’s development. However, as the market matured and 

government intervention increased, challenges arose. The fluctuation in property values is apparent, notably 

declining from 2016 to 2018 due to market saturation with similar property transactions. This scenario 

illustrates the volatile nature of a land speculator's fortunes in a dynamic market environment. In essence, 

individuals adopting this strategy epitomize the archetype of land speculators primarily focused on acquiring 
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and reselling land for profit rather than engaging in development activities, as inferred from the linear 

interpretation of the data between developed and undeveloped land. 

 
Figure 4. Land trading in Addis Ababa by land bankers in terms of plot per m2, 2010–2018. 

5. Discussion and conclusions 

The findings of this study resonate with prior research, particularly the categorization of participants in 

speculative activities by Triantafyllopoulos[45] into informed speculators, uninformed speculators, and private 

purchasers. Notably, the fieldwork identified individuals of considerable wealth as the primary actors in both 

the urban core and periphery of Addis Ababa, followed by brokers, bankers, and local government officials. 

Such findings underscore the pressing need for robust policies and enforcement mechanisms aimed at 

promoting responsible land utilization and curbing land hoarding by speculators[2,13,14]. Implementing such 

measures holds the potential to foster equitable access to land and facilitate sustainable urban development 

not only in Addis Ababa but also in other Ethiopian cities. 

Furthermore, the significance of urban land access as a national asset cannot be overstated. 

Unfortunately, some individuals lack the financial means to participate in land acquisition or navigate 

allocation methods, placing them at a distinct disadvantage. Prior studies have highlighted how speculators, 

capitalizing on the lease system, amass fortunes and subsequently outbid lower-income groups in land lease 

auctions[3,13,52]. This unfair advantage enables speculators to engage in unlimited lease bids, effectively 

excluding marginalized groups from land acquisition opportunities. Consequently, this scenario fosters an 

imbalanced negotiation dynamic between the government and speculators regarding urban land distribution. 

Addressing these disparities and leveling the playing field is imperative for promoting inclusive urban 

development and fostering socioeconomic equity. 

Additionally, several limitations were encountered during the triangulation process, mainly due to data 

incompatibility and potential biases. Discrepancies between qualitative data from interviews and quantitative 

data from field surveys posed challenges. These were addressed through cross-referencing and multiple 

rounds of analysis to validate the information. To mitigate biases in data collection, a diverse range of 

stakeholders was included, and standardized procedures with neutral, open-ended questions were used. 

Observer bias during field surveys was minimized through extensive training of field researchers and regular 

audits of the collected data. Despite these limitations, triangulation significantly enhanced the study’s 
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reliability by providing a multi-faceted view of land speculation activities. The combined use of different 

data sources allowed for a comprehensive understanding and cross-verification of findings, thereby 

strengthening the accuracy and validity of the results. Acknowledging and addressing these limitations 

ensured a more transparent and robust analysis, contributing valuable insights for policymakers and 

stakeholders involved in sustainable urban development. 

Future research in this area could explore several avenues for deeper understanding. Firstly, 

investigating the specific strategies and mechanisms employed by wealthy individuals, brokers, bankers, and 

local government officials in land speculation across the urban core and periphery of Addis Ababa would 

provide valuable insights. Delving into their motivations, tactics, and networks could inform the 

development of targeted policies and enforcement measures. Secondly, conducting comparative studies 

across various Ethiopian cities or regions would offer insights into the diverse practices of land speculation 

and their impacts on urban development. Examining the roles of speculators in different urban contexts and 

evaluating the effectiveness of policy interventions would provide a broader perspective on the issue. 

Moreover, delving deeper into the socioeconomic implications of land speculation and hoarding would 

provide a comprehensive understanding of their broader consequences. Analyzing their effects on housing 

affordability, displacement of vulnerable populations, and socio-spatial inequalities is essential[53–55]. 

Additionally, assessing the effectiveness of existing policies and enforcement mechanisms aimed at curbing 

land speculation and promoting responsible land use is crucial. Identifying gaps, obstacles, and potential 

enhancements in the current regulatory framework would assist policymakers in developing more robust 

strategies. Exploring alternative models for land distribution and access, such as community land trusts or 

cooperative ownership structures, could offer fruitful insights. Assessing the feasibility, impact, and 

scalability of these models in the Ethiopian context would contribute to discussions on equitable land 

distribution and sustainable urban development[56,57]. By addressing these areas in future studies, researchers 

can advance our understanding of land speculation, inform evidence-based policymaking, and contribute to 

the creation of more inclusive and sustainable urban environments. 

Understanding the economic and business ramifications of recommendations aimed at curbing land 

speculation is crucial for ensuring sustained effectiveness in fostering sustainable development. Insights into 

how these policies influence investment patterns and market dynamics provide valuable guidance for long-

term urban development strategies. By anticipating potential shifts in investment behavior and market 

responses, policymakers can refine their approaches to mitigate unintended consequences and promote 

equitable growth. Moreover, a thorough understanding of the economic implications helps policymakers 

adapt policies to evolving market conditions, ensuring their continued relevance and efficacy. Thus, a 

comprehensive analysis of the economic and business dimensions is essential for achieving lasting progress 

towards sustainable development goals. 

In conclusion, addressing the issue of land speculation in Ethiopia requires a multifaceted approach that 

includes proactive measures to identify and regulate speculators’ activities. The motivation and scale 

method, employed in this study, serves as an effective tool for pinpointing speculators and understanding the 

extent of their activities. However, identifying speculators is only the first step; implementing robust policy 

interventions is necessary to control and mitigate their impact. Several key policies are proposed to address 

land speculation. The “one-person, one-plot statute” aims to limit plot acquisition, ensuring that individuals 

cannot monopolize land resources. This policy would be implemented through a thorough registration 

process, backed by a robust monitoring system to ensure compliance. A comprehensive database of land 

ownership would be established, with regular audits to detect and prevent violations. 
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Additionally, imposing high property value taxes is suggested as a deterrent against speculative land 

holdings. This would involve a progressive tax structure, where the tax rate increases with the value of the 

property, thereby discouraging individuals from holding multiple plots purely for speculative purposes. 

Regular assessments would be necessary to reflect changes in market values, ensuring that the tax system 

remains effective over time. Temporal restrictions on land development are also crucial. These restrictions 

would set clear timelines for land development, with penalties for non-compliance to incentivize productive 

land use. This policy aims to prevent land from being left idle for long periods, thus promoting active 

development and utilization. Regular inspections would be conducted to enforce these timelines and ensure 

compliance. The expected effects of these policies include a significant reduction in speculative activities 

and an increase in the availability of land for lower-income groups, promoting fairer land ownership 

distribution. These measures are designed to create a more equitable urban landscape where access to land is 

not disproportionately skewed toward affluent individuals and speculators. 

However, several challenges may arise in the implementation of these policies. Resistance from affluent 

speculators, administrative hurdles, and potential market disruptions are anticipated. To address these 

challenges, comprehensive response strategies are necessary. Public awareness campaigns can help garner 

support for these policies, highlighting their benefits for sustainable urban development. Streamlined 

administrative processes are essential to reduce bureaucracy and facilitate smooth implementation. 

Additionally, economic incentives, such as subsidies or tax breaks for compliant landowners, can encourage 

adherence to the new regulations. By detailing these implementation mechanisms and evaluation strategies, 

the proposed recommendations become more actionable and practical. This detailed approach enhances their 

potential for success in promoting sustainable urban development and fairer land distribution. Ultimately, 

effective oversight and regulation by elected officials and authorities are crucial to realizing these policy 

objectives. Responsible land use practices across Ethiopia’s cities can only be fostered through diligent 

enforcement and continuous evaluation of these policies. This comprehensive approach aims to curb 

speculative activities, ensuring that urban land serves the needs of the many rather than the interests of a few, 

thereby fostering a more inclusive and sustainable urban development trajectory for Ethiopia. 
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