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END OF MISSION REPORT

LAND POLICY
MOGADISHU, SOMALIA

1. INTRODUCTION

During the iast mission by PADCO in February/March 1985, the Mayor of Mogadishu
requested that a followup mission take place in April or May to establish the: final
procedures for the allocation and sale of lots in the newly designated expans:on area
of Mogadishu. It was agreed that it would be desirable to heve both the planning and
registration consultants in Somalia at the same time. Due to various scheduling
conflicts, it was not possible to field the mission until July. Robert Olsen, Archi-
tect/Planner from PADCO, was in Somalia July 6-17 to overlap with David
Greenwood, Land Registration Expert July 11-17. The main tasks of the scope-of-
work for PADCO's pert of the assignment included:

* Assist the Land Office in the mapping of existing subdivisions on the Mogadishu
City plan. 1

* Assist the Land Office on the preparation of detailed land use plans for a 'In'ew
large subdivision in Mogadishu. :
* Prepare estimates of the costs of providing infrastructure to the now sub-

division and identify lend ecosts besed on the Government's new land pnemg
policies.

* Provide Iraining in land use design standards to staff of the Land _Offxce.

The consuitant wishes to thank the Mayoer of Mogadishu and his staff for their cooper-
ation and assistanee during this mission. The special efforts of Ahmed Haji Cumar,
Mayor's Representative on Land Affairs, and Abdi Abshir Yusuf, Technical and
Engineering Director, are particularly appreciated. The staff of the USAID Engmeenng
Division also provided support and assistance.



O. ACTIVITIES OF THE LAND OFFICE

During the last mission, a schedule of activities for the Land Office, USAID and con-
sultants was prepared. This schedule listed a number of activities to be carried out by
the Land Office prior to the next visit by the consultants. These items were discussed
with the staff of the Land Office at the end of the prevxous mission and a preliminary
report was left in Mogadishu. The foliowing is a review of the accomplishments of the
Land Office during the last four months:

A. SITE DESIGN

A preliminary site plan f{or the new area was prepared by the consultant during  the
orevious mission. The Land Office has drafted detailed plans of the first phase of the
site in preparation for implementing the plan. One plan shows the dimension of lots
and widihs of streets to be used by the surveyors in laying out the site. The other
plan hss lot numbers to be used for assigning and registering the parcels. In the past,
only one pmn of an area has been done. Since all streets and lots were the same
width and size, it was not necessary to provide a plan with dimensions. :

Other than a mistake in the orientation of omne saction, the staff had accl.ﬁ'ately
transfered the plan and seems t understand the proposed layout. The size of the

smallest lots (150 m2) was guestioned, but after discussion it was agreed to proeeed
with the pian.

B. SURVEY

The principal streets of the new dian have been laid out on the site and cleared of
brush and trees. The lavout was done using some survey equipment. The alignment of
the extension of 21 Oectober Road, that was done during the iast visit, was not
correct and a new, more accurate, alignment of the road was done before the survey
and cieering of the cross streets. The principle of the 3-4-~5 triangle was used to
determine right angles at intersections of steets. The rights-of-way appear to be
generally correet.

The Municipality is currently in the process of providing a gravel base to the roedbed
of the extension of 21 Oectober Road. This will extend for about three kilometers
beyond the existing paved section. Thus the Municipality has already made a big
financial commitmant to the new site; although, at the present time, they have no
idea of how much the street improvements will cost. ?

The Mavor has instruetad the Land Office to not cut the trees on the site. The staff
was concerned that it would be difficult, if not impossible, to survey the lots with
the fairly heavy brush existing on much of the site. After a field visit, it was agreed
that the site should be ~leared of brush except for the large publie spaces. All the
trees would be 1eft except {or those in road rights-of-way. :



C. OTHER ACTIVITIES

Little progress has been made on any of the other activities listed in the schedule.
The organization still consists of the Mayor's Representative for Land and the two
department heads. All decisions and resolution of problems rest with these individuals.
It is difficult for the work to progress since there are many people visiting the Land -
Office each day with questions and requests. The Technical Director estimated that he
sees 100 to 150 people a day. With this constant pressure, it is obviously difficult to
accomplish other work.

It was proposed that the Land Office review the manusis prepared by David Greenwood
before the consultants come on this assignment. This was not possible since the copies
of the Somali translations were giver to the Land Office by Mr. Greenwood upon his
arrival. Ther2 has bdeen some difficulty in getting reports and materials to the Land
Office; they also had not received copies of the PADCO report prepared in March
after the last mission. Therefore, theyv had only the prehmmary report that was pre-
pared in the fieid.



. ACTIVITIES OF THIS MISSION

Since the time in Somalia was shorter than previous missions, work was concen{r_ated
on those activities that would help the Land Office complete the preparations for the

allocation and sale of the next development area. The main activities of the con-
suitant included:

A. EXISTING PLANS

Efforts were made to map the existing subdivision pians onto a pian of Mogadishu.
After spending most of a day reviewing the plans for the Wadajir section to the
southwest of the city, it was conciuded that the plans are so disorganized as to be
impossible to map in their present form. Also, there were many diserapancies beiween
the plans and gerial photographs of the site. An overlay of a plan was prepared
dividing the subject area into e number of approximately equal-sized areas. The plans
are to be redrawn with corrected and updated information. Based on these plans, it
will be possible to assign block numbers fcr future cadastral work. It will aiso be
possible to then show the limits of each bloek on the master plan and grid developed
by Mr. Greenwood.

Review of the existing plans indicated that there are duplicate numbers in the same
area as well as a variety of letters and symbols used to distinquish between lot num-
bers. Once the zone has been organized into blocks, the numbering system can be
rationalized and organized. This will be an intermediate step to preparing the {inal
mester plan and the individual section plans to be used for registration.

B. WATER SUPPLY TO THE NEW AREA

The World Bank is financing upgrading and expansion of the Mogadishu water system.
A contract has been signed and work has started on a major expansion of service in
Wadejir adjacent to the new expansion site. It is still possible to modify the plans to
accommodate the expanded demand and possibly to even extend the lines into the new -
area. If this is going to happen, the Land Office must move rapidly to make a request
to the Mogadishu Water Agency for service into the new ar=a. The request should
include information on the number on new families projected to be served over the
next four to five years. This information will then be communicated to The World
Bank consulting engineers who will make the necessary studies and modifications to the
system.

An effort was made to get the Mayor's Representative to meet with the Water Agency
but this did not happen. Followup will be needed to see that the work is done to get
water inteo the new site.



C. %...u PHLIES FOR THE NEW AREA

On the recommendation of earlier USAID-financed studies, the Government has':agreed
to differentinl land prices for the city. For the expansion areas on the edge of the
eity, the approved prices are: :

* Grade | {lots {acing wmajor streets) So0.Sh.15/m2
* Grade 2 {interior lots larger than 250m2) So.Sh.10/m?2
* Grade 3 {lots less than 250 m2) S0.5h.7/m2

These prices are increased from a cost of S0.Sh.3/m2 that was traditionallv charged
for land in the city regardiess of location. The consultant prepared a plan st ;wing the

oricing zones of the new area and calculated the approximate revenues thet will be .

generated by the sale of the first phase of the expansion zone. The following table
compares the revenues received from differential pricing with revenues from a umform
COSt per square meten

All land at So.Sh.3/m2 So0.Sh. 2,950,000
All land at S0.Sh.7/m2 So.Sh. 6,900,000
Differential pricing So0.Sh.7.10 % 15/m2 So.5h.106.100,000

with differential land pricing, revenues are increased from just under S$0.Sh.7 million
at g standard price of So0.Sh.7/m2 1o over So0.Sh.10 million. This 47 percent increase
ia revenues resuits from the fact that the largest lots are in the higher price ecate-
gories. Figures I and Il show the pricing zones on sections of the site plan. While the
lots selling at So.3h.15/m2 are a small percentage of the total lots, they account for
a much larger percentsge of the surface srea because of their size. The cost of
standard size lots in the f{irst phase of the expansion zone will be:

LOT SIZE (m2) COST (So0.Sh.)
130 1,050
200 ' 1.400
300 (interior) 3,000
300 (on main street) 4,500
430 {interior) 4,500
450 (on main street) 6,750
6500 9,000
900 13,500

Best Available Copy
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D. MAPPING OF MOGADISHU

The Technical Director and consultant met with Ve, T. Wailes to discuss progress on
The World Bank proposal to map Mogadishu for the Water Agency. Mr. Wailes feels
that fina. approval to proceed with the work wili be given in August. If so, they
would complete the mapping dv the end of the vear. This is also contingent oan the
release of the aerial shotographs dv the Government.

Maps will be prepareé at a scale of 1:2000 showing streets and water lines. Mr.
Wailes was not sure but it is likely that the maps will inciude contours. These maps
could then servs as a base for the csadastral maps since lot lines could be drawn in by
the Land Office based on subdivision maps and fieid surveys.

Buring the last PADCO mission, there was discussion of joint funding by The World
Bank and USAID, but Mr. Wwailes was not aware of an agreement having been
completed. They are planning to go ahead on their own. In that case, the maps wouid |
become the property of the Mogadishu Water Agency. Contacts should be made now to
assure that reproducible copies of the meps can be made available to the Land Office.
It must be stressed agein that without a good set of plans of the eity, it will be
impossible to do the work of the Land Office.

E. SITE DESIGN

The {irst phase of the expansion area was selected and designed so that it cculd be
implemented without additional site information. To complete the design of the aext
phases, it was hecessary to have field measurements from the site in order to preserve
the low land as open space. The work program listed site survey as one of the aeti-
vities of the Land Office to be completed before this mission. Sinee this was not
dene, it was necessary during the mission !o do field measurements. It proved difficult
because of the lack of vehicles, or other problems, and was not finished until the
next to last dey. A plan was completed for phase two development and left with the
Technical Director of the Land Qffice. :

Because of the irregular open space, it will not be possible to simply repeat the
module of the first phase without modification. Therefore, technical assistance will be
required in the future for completing the designs for the other phases. Phases one and
wo will orobably not he completed for cae to two years so there is no xmmechate
pressure for this assistance.
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¥. EQUIPMENT AND SUPPLIES

At the request of the RHUDO, the consultant purchased and hand-carried to Mogadishu
some supplies for the Land Office. These were basic materials needed for this assign-
ment, and to start work on the maps for the city. Supplies included a 50-yard roll of
drafting {ilm, a set of jewel tip pens, ink, and triangles. The drafting f{ilm shouid
jast for a number of months but additional supplies and equipment will be needed.
Also, mylar reproductions of sections of the map of Magadishu were dJdone in
Washington and sent to USAID for delivery to the Land Office. : o
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IV. CONCLUSICNS AND RECOMMENDATIONS

Based on the experience and observations of several missions to Mogadishu, it is clear
that the present pace of assistance is having a positive impact but will not result in

an efficient land management unit. The RHUDO will need to continue to work with the

Municipality and the USAID Mission to increase the level of support.

A. SCHEDULE OF ACTIVITIES

The objectives for assistance and schedule outlined in the last PADCO report (March'

1985) are still valid for the projeet. The Municipality was overly optimistie in
requesting a visit the end of April since the work just doesn't move that rapidly. The
Land Office did accomplish some of the tasks outlined, particularly in the design and
layout of the site. Since many activities were not completed, the schedule has been
revised to reflect the actual situation and assuming slow progress on the project acti-
vities. (Figure MI)

The main objective of the schedule is to achieve some progress on the implementation
of the new design standards and registration procedures until one or ‘two long-term
advisors can be fielded to work at the Land Office. This is one of a number of con-
ditions that the consultant feels are necessary for the success of USAID assistance to
the Land Office.

B. CONDITION: NEEDED FOR IMPROVEMENT OF THE LAND OFFICE

While some good progress was made on mapping and finalizing plans for the first and
seeond phases of the expansion area, the Land Office is in total confusion. There is

little hope of substantisl change without an increase in assistance. At a minimum, the

following are required:

1. Long-Term Advisors

At least one iulltime advisor to the Land Office for 18 months to two yéars is

needed. If only one advisor can be provided, he should be an expert in land
administreation and survev. He could provide assistance to both the Technieal
and Administrative Departments. The master planning and site desxgn could
continue to be done on a short-term basis.



FIGURE 111

SCHEDULE. OF ACTIVILILS

b s 10 o e e Sl . i S e b e e h A kST et A e it

ACTIVITEES FEBRUARY 1985 PREPARATION JULY 1985 PREPARATION JANUARY 1906
EVALUATION & PHASE 1 PHASE I
mmggmnc LAND OFFICE USAID THPLEMENTATION LAND OFFICE USALD IMPLEMENTATION
RAPP ING ® Explore purchase ® Copies of PAOCO ® Establioh grid ® Compilo copien of Obtain drafting ® tvaluate progress
of topogrephic plan facility subdivision plann equipmant and on mapping
@aaps ® Secure basic $ Pragram for 4 locale on plan auppliee ® Progrom to com-
® Progren drafting supplice redrawing sub- ® Files For mepo Obtain topa- plete procesy
® Start process tor diviasion plans ® Complete lot graphlc wape ¢ Tratning
topographic maps | ® fralning phage vemspping
SITE ®* iraining on design| ® Complete sub~ ® Schodule noxt ® Fvaluate lst ¢ Complete sub- Schedule naxt $ potalled concapt
OESIGN standards divigion plan short ~term phase oxparioence diviefon plun short-~tetm plan
® Concept plan misnlan ® Subdivislon plan | ® Coordinnte with mtesian ® Progrum for five
® Subdivision plan for 2nd phase water & elactric yoars -
for lst phase * tdontify phase ) | ® Coat eotimatn ¢ Subdivision plan
® Staff veview siteo ® Now ataff 3rd phase
SURVEY ¢ fatablish ® Layout phase 1 ¢ Schodule next * Reviow layout of | ® Compile layout Schedule next ® feview lnyaut of
program short ~term phass 1 phasge 1 short-term phase |
mission ¢ Iraining ® Survey site far mlealon ® Bagin layout of
* Field meaaure phase 3 Gbtain survey hase 2
sor phaas 2 equipmeant 8 Jraining
REGISIRY ® tatablish prograem ® Schodule next ¢ Start Registry ® fleview Greanwood Schadule next ® Reviaw pragress

short -term
miesion

® Translation of
monunls

for phares } & 2
® Start Registry.
maps
® Tralniny

manuale

Print farme
Mtain files
Stacrt regiatrn-
tion of phase 1

short -tecm
mieaion

8 Start work on
exiating srean
® Training

[4¢

i i e o st st e




FIGURE 1ET, continued
SCHEDULE OF ACVIVITIES
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2.

3.

4.

S.

Continued Training of Personnel

Administration and management skills need to be upgraded in all departments.
There is galso need for technical! training for the survey of drafting sections.
Mich of this training could be on the job, but special courses such as the
management courses beng conducted by USAID should also be planned Some
possible areas for training include:

Management

* Land Office organization

* Delegation of responsibility
® Supervision of emplovees

* Programming and budgeting

Technical

®* Drafting procedures and standards

* Use and maintenance of equipment
* Land use planning and design

®* Land survev principles and practices

Supplies and Equipment g g
As discussed in earlier reports, the Land Office has very little in the way of '
equipment and supplies. What they do have is not well maintained and seldom .
used. Supplies sueh as ink, drafting film, blueprint paper, and forms are |

required, as well as equipment, including drafting materigls and a blueprint &

machine. The $300 or so spent on supplies foer this mission helped but won't |
last for long. A list of needed equipment was provided by Mr. Greenwood in
nis reports.

Aerial Photos or Maps of Mogadishu - ;
This will be necessary to complete the redrawing and registration of existing
subdivisions. Contour maps of new areas would greatly facilitate the planning
and design process. |

Better Control of Visitors to the Land Office i
It is very difficult to do any work at the Land Office because of the constant !
stream of visitors demanding information. This is all part of a generally lax
atmosphere which results in limited output from the staff. :
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C. FOLLOWUP ACTIVITIES BY RHUDO/NAIROBI

During the next RHUDQO visit to Somalia, followup with the Land Office is needed on:

1. Request for expansion of the water system to the new areas
The World Bank advisor felt this could be done but requires a request to the
Mogadishu Water Agency. When I left, this had not been done. It is important
that this be done immediately since work is In progress.

2. Progress on mapping of the City by The World Bank
The contact person is Mr. Wailes, whose offices are located at the. Water
Tower on 21 October Road. Steps need to be taken to assure copies for the
Land Office.

D. CONCLUSIONS

The Mayor of Mogadishu and the manegement of the Land Office appear to be com-
mitted to improving the operation and products of the Land Office. They have been
receptive 10 some of the earlier suggestions and recommendations which resulted from
the USAID-finaneed assistance. The job of organizing and streamlining the land mana-
gement activities of the Office is enormous. The present staff unfortunately has not
had sufficient training and experience to be able to efficiently complete the many
wasks required. The need for sustained and consistent direction cannot be over empha-
sized. Long-term advisors working with the staff on a day-to-day basis will be able to
help establish schedules and programs to accomplish needed tasks and rationslize the
operations. The Land Office has earried out a very ambitious land distribution program
in the past and is capable, with proper assistance, of developing a greatly unpmved
program in the {uture.



