5. PRIORITY 01: PLANNED URBAN EXPANSION PROGRAMME

5.1 Project Overview
	Parameter
	Details

	Project Name
	Tog-Wajaale Planned Urban Expansion Programme

	Description
	Phase 1 delivery of the TWUEP's planned urban expansion - serviced residential and mixed-use land, water, sanitation and green space

	Indicative Investment
	USD 63,000,000 (Birr 10,082,009,700)*

	Sector
	Urban Development & Planning

	Project Owner
	Tog-Wajaale City Administration (TWCA)

	Current Readiness
	Stage 1 of 5 (Concept)

	Instrument Sought
	Blended: grant + concessional loan + PPP

	Ranking Rationale
	Foundation - Creates the spatial framework and serviced land for all other investments; manages 12.6-fold population growth


*Based on exchange rate of 1 USD = 160.0319 Birr (August 2026)

5.2 Strategic Rationale
5.2.1 Population Growth Context
Tog-Wajaale's built-up area is projected to grow 12.6-fold by 2055, with population rising from 82,064 to 554,700. Without planned expansion, this growth risks repeating the overcrowded informal settlement pattern seen in the city's past growth.
	Year
	Population
	Built-up Area (ha)
	Density (p/ha)

	1994
	8,000
	80
	100.00

	2007
	14,800
	138
	107.25

	2015
	46,454
	469
	99.04

	2024
	82,064
	711
	115.42

	2030 (Projected)
	119,000
	1,450
	82.07

	2055 (Projected)
	554,700
	8,990
	61.70


Source: Tog-Wajaale Urban Expansion Plan (2025-2055)
5.2.2 Why This is Priority #1
	Reason
	Description

	Enabling Infrastructure
	Provides the land and services framework for all other investments

	Population Growth Management
	Manages 576% population increase

	Catalytic Effect
	Unlocks potential for FTZ, housing, and commercial development

	Long-term Impact
	Creates foundation for 30-year urban development

	Risk Mitigation
	Prevents informal settlement and unplanned sprawl


5.2.3 Urban Expansion Planning Context
Ethiopia is now among the most rapidly urbanizing countries in the world. The Ethiopia Urban Expansion Initiative has trained 18 cities in the urban expansion planning process and delivered a strong return on investment. Tog-Wajaale is part of this initiative.
	Principle
	Description

	Anticipatory Planning
	Planning for future growth rather than reacting to it

	Road Network First
	Establishing a grid of arterial roads before development

	Public Land Reservations
	Reserving land for public facilities and green spaces

	Incremental Development
	Phased development matching city capacity

	Participatory Approach
	Involving stakeholders in the planning process


5.2.4 Growth Scenario Selected
The Tog-Wajaale Urban Expansion Plan (TWUEP) selected the Medium-Growth Scenario as the most viable option:
	Parameter
	Value

	Population by 2055
	554,700

	Urban Density by 2055
	61.7 people per hectare

	Urban Area by 2055
	8,990 hectares (12.6x 2024 built-up area)

	Annual Growth Rate
	6.4%

	Infrastructure Investment
	Modernizing existing, developing new facilities


5.2.5 Key Urbanization Drivers
	Driver
	Description

	Strategic Location
	Positioned on Ethio-Berbera trade corridor; proximity to Port of Berbera

	Economic Opportunities
	Free Trade Zone; cross-border trade; growing commercial sector

	Rural-Urban Migration
	Push factors (drought, land degradation); pull factors (jobs, education, healthcare)

	Infrastructure Development
	Investments in roads, utilities, and public services

	Government Policies
	Decentralization; promotion of secondary cities

	Demographics
	Youthful population (60% under 25); high natural increase



5.3 Project Scope
5.3.1 Components Breakdown
	Component
	Description
	Estimated Cost (USD)
	Estimated Cost (Birr)*

	Planned Residential & Mixed-Use Zones
	New housing and mixed-use developments
	20,000,000
	3,200,638,000

	Water Supply & Sanitation Systems
	Expansion of water and sanitation
	15,000,000
	2,400,478,500

	Public Services & Social Infrastructure
	Schools, health centres, and services
	10,000,000
	1,600,319,000

	Green Spaces & Urban Parks
	Parks and recreational areas
	8,000,000
	1,280,255,200

	Land Readjustment & City Planning
	Land management and urban planning
	10,000,000
	1,600,319,000

	TOTAL
	
	63,000,000
	10,082,009,700


*Based on exchange rate of 1 USD = 160.0319 Birr (August 2026)
5.3.2 Component Details
1. Planned Residential & Mixed-Use Zones (USD 20,000,000)
	Element
	Description

	Residential Zones
	Planned housing for growing population

	Mixed-Use Development
	Integrated residential and commercial

	Affordable Housing
	Housing accessible to all income levels

	Density Planning
	Appropriate density for sustainable urban form

	Serviced Plots
	Infrastructure-serviced land parcels


Targets:
· 5,000+ new housing units
· 50,000+ new residents accommodated
· 20% affordable housing provision
2. Water Supply & Sanitation Systems (USD 15,000,000)
	Element
	Description

	Water Distribution Network
	Expanded water distribution system

	Water Treatment
	Water treatment and quality assurance

	Sewerage System
	Sewage collection and treatment

	Sanitation Facilities
	Public sanitation facilities

	Stormwater Drainage
	Drainage systems for flood prevention


Targets:
· 100% access to clean water
· 80%+ sanitation coverage
3. Public Services & Social Infrastructure (USD 10,000,000)
	Element
	Description

	Schools
	Primary and secondary schools

	Health Centres
	Primary healthcare facilities

	Community Centres
	Community gathering spaces

	Public Facilities
	Government and public service facilities


Targets:
· Universal access to education and healthcare
· Community services within walking distance
4. Green Spaces & Urban Parks (USD 8,000,000)
	Element
	Description

	Urban Parks
	Public parks and recreational areas

	Green Corridors
	Green connections between areas

	Community Gardens
	Community-managed green spaces

	Environmental Conservation
	Protection of environmentally sensitive areas


Targets:
· 15%+ of urban area as green space
· Equitable access to green spaces
5. Land Readjustment & City Planning (USD 10,000,000)
	Element
	Description

	Land Readjustment
	Fair and transparent land management

	City Planning
	Urban planning and zoning

	GIS and Mapping
	Spatial data and mapping

	Regulatory Framework
	Urban planning regulations



5.4 Value Creation
5.4.1 Expected Outcomes
	Outcome
	Target

	Projected City Population Served (2030)
	119,000

	New Housing Units
	5,000+

	Water Access
	100% access to clean water

	Sanitation Coverage
	80%+ sanitation coverage

	Green Spaces
	15%+ of urban area as green space


5.4.2 Additional Benefits
	Benefit
	Description

	Managed Growth
	Structured expansion prevents informal settlements

	Reduced Congestion
	Planned road network reduces congestion

	Environmental Protection
	Protection of environmentally sensitive areas

	Improved Livability
	Access to services, green spaces, and infrastructure

	Economic Development
	Land availability supports economic activity

	Property Values
	Planned expansion increases property values

	Social Inclusion
	Equitable access to services and opportunities


5.4.3 Land Readjustment as a Key Tool
	Benefit
	Description

	Fair Participation
	Landowners participate fairly in development

	Infrastructure Financing
	Land value captured for infrastructure financing

	Efficient Land Use
	More efficient and planned land use

	Reduced Displacement
	Minimizes displacement of communities

	Community Benefits
	Equitable sharing of development benefits



5.5 Readiness & Bankability
	Requirement
	Status
	Evidence Available
	Remaining Gap / Next Step

	Demand & Strategic Fit
	In progress
	TWUEP Ch.5 population & land projections (82,064 → 119,000 by 2030); medium-growth scenario selected
	Detailed Phase 1 land-use plan

	Site / Land & Approvals
	In progress
	Expansion boundary and undevelopable land mapped (TWUEP Figs.1-3)
	Land survey, titling and readjustment plan

	Feasibility & Technical Design
	Gap
	—
	Full engineering feasibility & master plan

	Cost Estimate / BOQ
	In progress
	Indicative capital cost (USD 63M)
	Detailed BOQ from design consultant

	Environmental, Social & Climate Screening
	Gap
	Slope & hazard mapping (TWUEP Ch.4)
	ESIA and resettlement action plan

	Revenue, O&M & Delivery Model
	Gap
	—
	Land value capture and O&M financing model

	Procurement / Transaction Plan
	Gap
	—
	Transaction strategy & investor sounding



5.6 Delivery & Operating Model
	Element
	Details

	Project Owner / Lead
	Tog-Wajaale City Administration (TWCA)

	Delivery Structure
	Public delivery with PPP components for serviced land parcels

	Operator & O&M
	Municipal planning department; private developers for serviced plots

	Revenue / Cost Recovery
	Land lease and readjustment proceeds; municipal budget allocation

	Funding Mix
	Public capital budget + donor grant/concessional debt + private co-investment in serviced plots; municipal own-source revenue supports O&M



5.7 Key Synergies
	Synergy
	Description

	With Priority 02 (Corridor Upgrade)
	Road network supports planned expansion areas

	With Priority 03 (FTZ)
	New housing and services for FTZ workers

	With Priority 04 (Solid Waste)
	Waste services for new expansion areas

	With Priority 05 (Youth Centre)
	Youth housing and services in expansion areas

	With Priority 06 (Reception Centre)
	Housing for returnees



5.8 Top Risks & Mitigation
	Critical Risk
	Mitigation / Responsible Party

	Informal settlement encroachment ahead of servicing
	Early expansion boundary enforcement; kebele-level coordination

	Land acquisition & resettlement across expansion area
	Early resettlement action plan (RAP); TWCA/regional coordination

	Infrastructure financing gap for phased servicing
	Phased delivery aligned with TWUEP implementation phases; blended finance structure

	Inadequate infrastructure capacity
	Comprehensive infrastructure planning; phased implementation

	Market demand uncertainty
	Land value capture mechanisms; phased development

	Environmental degradation
	Environmental protection measures; green infrastructure



5.9 Next Steps
Priority Action: Develop a Detailed Phase 1 Land-Use Plan
	Element
	Details

	Timeline
	0-6 months

	Responsible
	Project Director / GIS & Surveying Department

	Estimated Cost
	USD 200,000 - 300,000

	Expected Outcome
	Detailed land-use plan ready for financing and implementation


5.9.1 Key Activities for Next 90 Days
	Activity
	Timeline
	Responsible
	Expected Outcome

	Review TWUEP expansion boundaries
	Week 1-2
	GIS Department
	Confirmed expansion areas

	Conduct land use assessment
	Week 2-4
	Urban Planning Team
	Land suitability analysis

	Develop Phase 1 land-use plan
	Week 4-12
	Project Director
	Detailed land-use plan

	Engage stakeholders
	Ongoing
	Engagement Team
	Community input and buy-in

	Prepare feasibility study TOR
	Week 4-8
	Project Director
	Consultant procurement ready
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