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Abstract: Afghanistan witnessed rapid urbanization in recent decades due to the post-war 

recovery process. When the war ended in 2001 by fall of Taliban regime, most Afghans 

refugees returned to urban areas of Afghanistan, especially in Kabul city. Moreover, the rapid 

urbanization, migration from rural areas, and population growth impacted on Kabul city with 

the manifestation of informal settlement. The residents of informal settlements suffer social 

and economic exclusion from the benefit and opportunity of an urban environment. 

Furthermore, the residents of informal settlements experience disadvantages by geographical 

marginalization, shortage of basic infrastructure, improper governance framework, 

vulnerability into the effect of poor environment, and natural disasters. With all the above, the 

problems of informal settlements are considered enormous challenges for informal residents.  

Therefore, this paper aims to identify the proper approaches to addressing informal settlement 

problems in District 13 of Kabul city. To reach the aim of the research, the interview and 

questionnaires survey used as an instrument in data collection. Consequently, the finding of 

this paper indicates that through the resident’s preferences, government capacity, and District 

13 physical condition there are three approaches which can be implemented and adopted for 

improvement of informal settlement in District 13 of Kabul city, which is settlement upgrading 

as the first option, the land readjustment as the second option and urban redevelopment as 

the last option. 
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1. Introduction 

The housing in the informal settlement does not comply with the planning and other 

regulation. Apart, informal settlements do not provide the opportunity and facility for the 

residents to have a proper and standard life. Therefore, the informal settlement is unplanned, 

has insecure property tenure, the neighborhoods are often lack of basic services, and 

infrastructure, and registration as part of the urban fabric [1,2].  

Afghanistan witnessed rapid urbanization in recent decades due to the post-war 

recovery process. When the war ended in 2001 by the fall of Taliban regime, most Afghans 

refugees returned to urban areas of Afghanistan, especially in Kabul city. Moreover, the rapid 

urbanization, migration from rural areas, and population growth impacted on Kabul city with 

the manifestation of informal settlement [3].  

In terms of Kabul city informal settlement refers to (a) the housing and settlements 

which built up in violation of the master plan of Kabul, (b) settlement which developed 

without meeting the formal requirement for access to the land [4]. 

Although the informal settlements provide a critical function in Kabul city, however, 

the informal settlements are not without problems [3]. The physical problems of informal 

settlements are enormous and severe challenges to informal residents in Kabul city. In Kabul 

city, the problems of informal settlements refer to lack of drainage system and sewage system, 

lack of solid waste management, unpaved and narrow streets, lack of open spaces, recreation 

and greenery, lack of water supply system, and pollution of underground water [5,6, 7]. Also, 

in most cases, the property right violated then, insecurity of land tenure is another challenge 

because the illegal land grabbing without official permission is a threat of eviction and 

displacement [8]. 

With all the above, residents of informal settlements suffer social, spatial, and 

economic exclusion from the benefit and opportunity of the urban environment. Besides, the 

residents of informal settlements experience disadvantages by geographical marginalization, 

shortage of basic infrastructure, improper governance framework, vulnerability into the effect 

of poor environment, and natural disaster [9]. Recent researches have been conducted to 

identify the problems of informal settlements and the factors behind the growth of informal 

settlements in Kabul city. However, based on the previous researches, it was found, there are 

not researches and studies to investigate the identification of approaches to addressing the 

problems of informal settlements. However, this research covers the content and the subject 

which missed similar previous research.  

Therefore, this paper aims to investigate the identification of proper approaches 

according to the physical condition of informal settlement and preferences of residents for 

improvement of the informal settlement in District13 of Kabul city. Kabul Municipality Areas 

divided into 22 Districts informal settlement differs in size and other characteristics from 

District to Districts [10]. Every District of Kabul can be studied for this research. However, 

District 13 has been chosen for this research because the built environmental problems which 

have been posed by informal settlement in Districts 13 of Kabul city are most prominent and 

influential. 
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2. Approaches to Addressing the Problems of Informal Settlement 

There are many approaches to address the problems of informal settlement. These 

approaches are often referred to, core housing, provision of site-and-service, settlement 

upgrading, greenfield development, infill development, land readjustment, on-site 

redevelopment of informal settlement, and evacuation and relocation of informal settlement 

[11,12,13]. 

Core housing refers to the provision of basic infrastructure for the dwellings with a 

minimum level of services. According to this approach, if finance becomes available, the 

housing should extend [11]. In addition, this approach includes the regulation of land tenure 

as well as the minimum provision of basic services, like the provision of water supply, 

sanitation, and some other services [11]. 

Provision of site-and-services refers to an approach in which the residents get the 

plots and the primary services such as the sanitation, water supply system, and paved roads, 

which also ensure the land property right [13]. This approach includes the provision of site 

and services which are leaving for the house owners to construct [13, 14]. 

Settlement upgrading refers to the provision of basic services such as water supply 

system, sewage system, and drainage system, paving the streets, and provision of public 

amenities in the informal settlements, and this approach ensures land tenure (15,16,17). Based 

on this approach, houses are accepted as they had already built; however, in some cases, 

dwellings rebuilt is also acceptable. Settlement upgrading improves the informal settlement 

without the relocation and settlement clearance [18,19]. 

Based on the greenfield development approach, the undeveloped areas built as 

residential areas. According to this approach, all services provided within the housing units 

and involves the security of land tenure. Greenfield development mostly turns out on a large 

scale and includes thousands of plots [11,20].  

Infill development in common language, associated with densification, and in terms 

of informal settlement refers to the development of vacant parcels within previously built 

areas. These areas are already served by public infrastructures, such as transportation, water, 

water supply system, and other utilities. On a large scale, the infill development is similar to 

greenfield development, but it has a distinct variation in which greenfield development 

requires much new infrastructure and basic services than the infill development [11]. In 

addition, infill development can also happen in a land with an excellent location in terms of 

job opportunities and transportation, not just in the residential areas. Indeed, infill 

development is building houses, business facilities, and public facilities on unused and 

underutilized land within existing urban areas. Moreover, infill development keeps resources 

where people live and allows rebuilding to occur [11,21]. 

On-site redevelopment of informal settlement targets the informal settlement where 

the housing conditions are highly deteriorated and unsafe. This approach includes complete 

replacement of the physical fabric through gradual demolition and in site construction of 

alternative housing. This approach respects the legal right of residents for alternative housing 

and the dependence of their livelihood on staying in the same location in the city [13,22]. 

The land readjustment is a technique based on the re-assembling of land parcels by a 

new layout plan together with the development of new urban infrastructures, by means of 

changing shapes and conditions of land parcels, and construction of public facilities to 

increase the utility of sites and improve the public facility [23,24]. The land readjustment 
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technique combines several tools, including pooling of property rights, physical re-

organization of land parcels, and preparation of a layout plan. All the tools mentioned above 

are used to provide planned urban areas and access to infrastructure. The area which is 

selected for a land readjustment project, their shapes, and conditions of sites within the project 

area, is going to be improved by combining, dividing, annexing, and replotting [23,24].  

Evacuation and relocation of informal settlement is the last option after all feasible 

approaches. This approach does not only include the complete demolition, but it also 

addresses the relocation of the residents. In this approach, residents are not going to stay in 

the same location so that they will move to a new city or fringes zone of the city [13,25].   

3. Methodology   

The research method for this paper is the empirical mix mode research method, which 

encompasses the qualitative and quantitative data collection based on primary data and 

secondary data. Prior to the field survey, in secondary data collection, the source from the 

local authority, government record, and other's written have been reviewed on a better 

understanding of the informal settlement problems and approaches for improvement of 

informal settlement. Besides, to know the thought and policy of the government toward 

informal settlement. Secondary data has been obtained through reviewing different books, 

Dissertation, Master Thesis, Ph.D. Thesis, Journals, Research Report, Government 

Constitution, Seminar Papers, Government Guideline, and Regulation on Registration of 

Urban Informal Properties.  

Site observation is the first stage of primary data collection, site observation made to 

have a better understanding of informal settlement's physical condition, and problems of 

informal settlement accordingly to propose the proper approaches. The site observation being 

conducting from 4th January up to 15th February 2019 in different parts of the case study area 

District 13 of Kabul city. In site observation, the main focus was on evaluating the physical 

and built environmental condition of informal settlement, which includes the physical 

measurement of the streets, exploring the housing quality and condition, degree of public 

facilities, basic services, and infrastructure, open spaces, and greenery. 

Following the site observation, the semi-structured interview has been used as an 

instrument in data collection. Based on the semi-structured interview the respondents need to 

answer preset open-ended questions [25,26]. The interview has been conducted to have a deep 

understanding of the approaches to addressing the problems of informal settlement. Besides, 

to have a clear view of the government policy toward informal settlement. The selection of 

interviewees was based on experience and skills in the urban planning field. 

The interview has been conducted with officials from, Ministry of Urban 

Development and Land, Kabul Municipality, Capital Region Independent Development 

Authority (CRIDA), Directorate of District 13, JICA (Japan International Cooperation Agency), 

and Un-Habitat. From the Ministry of Development and Land, the interview has been 

conducted with the director of Urban Research and Development Center, director of 

Upgrading of Unplanned Settlement Directorate, and National Urban Advisor. From the 

Kabul Municipality, the interview has been conducted with the head and members of Land 

Readjustment and Urban Redevelopment Division Directorate of Design and Implementation 

of City Plan. Moreover, from the Capital Region Independence Development Authority 

(CRIDA), the interview has been conducted with the director of Technical Planning and 
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members of the Upgrading and Renovation Program Division. From Directorate of District 

13, the interview has been conducted with the director of the Directorate of District 13 and 

head of Engineering Division. An additional interview has been conducting with the members 

of the JICA Project Team (The Project for Development Service for Land Readjustment and 

Urban Redevelopment for Kabul Municipality). Moreover, the interview has been conducted 

with the members of Un-Habitat-Afghanistan. Table 1 shows the interviewee's position.    

 

Table1. Interviewee’s position.   

Number Position Name of the Agencies Total 

1 National Urban Advisor Ministry of Urban 

Development and 

Land 

3 

 2 Director of Upgrading of Unplanned 

Settlement Directorate 

3 Director of Urban Research and 

Development Center 

4 Head of Land Readjustment and Urban 

Redevelopment Division 

Kabul Municipality  4 

 

5 3 members of Land Readjustment and 

Urban Redevelopment Division 

6 Director of Technical Planning Capital  Region 

independent 

Authority  

8 

7 Head of Upgrading and Renovation 

Program Division 

9 6 members of Upgrading and Renovation 

Program Division 

10  Member of Japan International 

Cooperation Agency Project  Team 

Japan International 

Cooperation Agency  

2 

 

11 Member of Japan International 

Cooperation Agency Project  Team 

12 Head of District 13th Division Un-Habitat-

Afghanistan 

3 

 13 2 members of District 13 Division 

14 Director of the Directorate of the District 

13 

Directorate of District 

13 

2 

 

15 Head of Engineering Division 

Total 22 

 

Furthermore, survey questionnaires have been used as an instrument in data 

collection.  The survey questionnaire has been conducted with 200 residents of District 13 to 

have a better understanding of their challenges, physical problems, and agreement on 

approaches for changing the built form of their neighborhoods. The questionnaires have been 

prepared based on information gathered through the secondary data and interview. The 

Likert scale has been used to rank the agreement of respondents on approaches for changing 

the built form of their neighborhoods. Likert scale is a psychometric response scale in the 

questionnaire to obtain the respondent's preferences or degree of agreement and 

disagreement with a statement [25]. On Likert scales, the participants are given the options to 

indicate their level of agreement or disagreement with a specific statement by way of an 

ordinal scale [25]. The Likert scale mostly occurs in 5 points scale, which includes the strong 
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agree, agree, neutral, disagree, and strongly disagree. However, the variable of the Likert scale 

relates to the aim of the research, and some researchers want to ensure the validity and 

reliability of the research and use the 7 and 9 points scale, and some researchers use 3 points 

scale. However, 5 points scale is the most prevalent rating on the Likert scale [25]. Therefore, 

in this research, the 5 points Likert scale has been used. 

Following the data collection, the gathered data have been taken under the process of 

examining, summarizing, and drawing conclusion The data analysis includes two steps, 

qualitative data analysis (interview) and quantitative data analysis (questionnaire survey). 

 The qualitative data analysis includes the analysis of the data, which has been 

obtained through the interview. In the interview, the data has been collected in the form of 

notes, Word texts, and transcripts, which include the description and explanation of 

distributed open-ended questions. This analysis aims to extract relevant information from the 

gathered data. Two approaches can be used to analyze the qualitative data, which are the 

deductive approach and the inductive approach [27]. The deductive approach includes using 

the predetermined framework to analyze the data, and the researchers use their structure on 

the gathered data to analyze the interview transcript [27,28]. 

In contrast, the inductive approach contains analyzing of the data without 

predetermined theory and structure. This approach is suitable where a little is known about 

the study phenomenon, and this approach is the most common method for the qualitative 

data analysis [27,28]. Different of inductive approaches are available to analyze the qualitative 

data, but the most common is the content analysis and narrative analysis [27]. However, for 

this research, content analysis has been used. The content analysis includes different steps 

such as getting familiar with the data, coding and labeling the transcript, creation of categories 

(themes) by bringing several codes together, defining and naming the themes, and writing up 

the result [27]. In this research, first, the interview transcript has been read carefully, the 

informal settlement relevant words, sentences, phrases, and sections have been labeled and 

coded. The coded and labeled data which is relevant to the approaches to addressing the 

informal settlement problems have been highlighted. 

The quantities data analysis includes the analysis of the data, which has been obtained 

through the survey questionnaires. In qualitative data analysis, the data analyses statistically 

[25]. This analysis aims to measure the resident's agreement on approaches for changing the 

built form of their neighborhoods in District 13 of Kabul city. In this research, Frequency 

Analyzes has been to analyses quantitative data. The results have tabulated in the form of 

frequency number and percentage according to the total respondents. Following that, the 

finding has been shown in the diagram for better understanding. The formula for the 

Frequency analysis is as: 

Percentage(%) =
n

N
∗ 100%             (1) 

Equitation (1) is Frequency Analysis equation. 

n = is the number of respondents which respond the same answer toward statement  

N= is the total number of respondents who have been participated in the research 

Conclusion and recommendation is the last stage of this research, the framework of 

solution and recommendation according to finding and results have been suggested on 

improving informal settlement in District 13 of Kabul city. 
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4. Study Area 

Afghanistan located in Central Asia, which is a landlocked and mountain country, 

Afghanistan includes an area of 652000 km2. Afghanistan shares a border with Iran in the 

West, Pakistan, in East and South and Central Asian countries such as Tajikistan, Uzbekistan, 

and Turkmenistan in the North. Afghanistan is the 41st largest country in term of land areas. 

Afghanistan has 34 provinces, and each province divided into cities, districts, and villages. 

[29,30]. 

Kabul city, which is the capital of Afghanistan located in Kabul province, known as 

the largest city of Afghanistan. Kabul Municipality Areas includes 22 Districts, with areas of 

103049 Hectares with the almost 396095 dwellings [31,32]. Districts 13 of located to western 

part of Kabul city, the District 13th Western side makes the whole Kabul city boundary, in 

Southward it extends to the mountain areas also constitutes the city boundary, the North part 

of it the District 5 located and in the East part of it the District 6 located [33]. Figure 1 shows 

Kabul Metropolitan Areas. 

 

 

      

 

 

 

 

 

 

 

 

 

 

 

 

 

                 

             Figure 1:  Kabul Metropolitan Areas. Source: [34]. 

5. Result  

This section of research presents the finding and results which have been obtained 

through interview and survey questionnaire.  

5.1. Key Finding of Interview  

The critical finding of the interview includes approaches to addressing informal 

settlement problems in District 13 of Kabul city. In term of approaches for improvement of 

informal settlement since the entire District 13 developed informally. Most of the interviewees 

believe that it is not applicable to redevelop informal sentiments through the total clearance 

of informal settlements. For example, interviewee 1 (Table 1) indicates that “there are different 

approaches for the improvement of informal settlement, but it is important that the approaches should 

answer the needs and necessities of area. Then, land readjustment and urban redevelopment can perform 

a vital role in the improvement of informal settlement in District 13. Moreover, the settlement 
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upgrading also has an important role in the improvement of informal settlement according to District 

13 physical condition”. 

Interviewee 3 indicates that “the Kabul municipality implements two approaches to address 

the problems of informal settlements, settlement upgrading, and land readjustment projects. Based on 

the fiscal year work, Kabul municipality upgrades unplanned areas in Kabul city. Also, the land 

readjustment approach is ongoing only in Kabul city supported by JICA (Japan). Besides, settlement 

upgrading is the other approach that can be used for the improvement of District 13. Ministry of Urban 

Development and Land is a policymaker authority, which covers all cities around Afghanistan, 

Upgrading of Unplanned Settlement Directorate is preparing the policy and put the implementation of 

policy on the stand of respective municipalities”.  

Based on Interviewee 4 “for improvement of District 13, the Urban Authority can adopt the 

two-track strategy. First, preventive, not allowing other construction and housing development. Second 

lucrative, using redevelopment project by land readjustment, and urban redevelopment and housing 

progress.” 

Interviewee 10 indicates that “upgrading through different international organizations like 

UN-habitat and World Bank implemented for the improvement of the informal settlement in Kabul city. 

This usually does not bring much changes in the structure of a neighborhood, since it just includes 

improvement of the basic infrastructure like paving the streets and providing the drainage system. Most 

of the residents were satisfied with the upgrading approach, however in some informal areas, upgrading 

may not be applicable, or it will not bring much changes. Therefore, it was recommended that those 

areas should be improved through other development approaches, like land readjustment and urban 

redevelopment.”  

Interviewee 11 states that “when the development agency is preparing the improvement 

plans. The participation of the community should be considered to get knowledge about the people who 

live at the site. It is important to involve communities, to make a successful improvement plan, and to 

understand their needs.” 

According to interviewee 12 “Un-Habitat working on the upgrading of the areas with high 

population density and the areas where the poor residents live. This upgrading includes the paving of 

the street, the development of the drainage system and sewage system. The upgrading aims to increase, 

sense of belonging among people and the relationship between people and government by community 

involvement in the implementation of the projects”. 

 Based on interviewee 14 “Land readjustment, urban redevelopment, and upgrading 

currently, have been taking in to account for the improvement of District 13. In addition, along the 

Qorogh mountain, if the site be considered for resettlement, it will help to reduce the problem of the 

informal settlement in District 13.” 

Most interviewees indicate that the land tenure problems and physical problems of 

the informal settlement must be addressed at the same time and parallel. Therefore, for the 

legalization of informal settlement, a Regulation on Registration of Urban Informal Properties 

prepared by Land Independent Authority and approved by the Afghanistan Cabinet in 

December 2017. Moreover, concluding form the interview, for addressing the physical 

problems of informal settlement, there are three approaches. First upgrading informal 

settlement with-stand of Ministry of Urban Development and Land, second land readjustment 

with-stand of Kabul Municipality, and third urban redevelopment with-stand of Kabul 

Municipality. To have a better understanding of the Regulation mentioned above and 

approaches, government policy is needed to be reviewed.  
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In the end, it is going to be mentioned that the Ministry of Urban Development and 

Housing and Land Independent Authority of Afghanistan recently merge by the name of 

Ministry of Urban Development and Land. 

5.2 Policy Review in Addressing Land Tenure Issue       

For addressing the land tenure issue in Kabul city, Land Independent Authority 

prepared Regulation on Registration of Urban Informal Properties which has been approved 

by Afghanistan Cabinet in December 2017. Article 1 of this Regulation indicates that this 

Regulation is based on Article 112 of the Land Management Law. Article 112 of the Land 

Management Law indicates that “Matters relating to the provision of security of tenure for 

individuals residing on informal urban land. Including the survey and registration of the land 

and the issuance of documentation to individuals residing on the land shall be regulated by 

the Afghanistan Independent Land Authority with cooperation from the Kabul Municipality, 

and other respective municipalities and agencies in accordance with a separate Regulation 

[35].” 

Based on Article 2 of this Regulation [35] “the main objective of this Regulation is to 

administrate the land survey process and registration of properties in the informal urban 

settlement. Furthermore, providing tenure security for the occupants of properties in informal 

urban settlement”.  Based on Article 4 of this Regulation [35] “Arazi (Land Independent 

Authority) is responsible for the implementation of this Regulation in cooperation with other 

relevant public agencies.” Article 5 of this Regulation [35] indicates that the Arazi (Land 

Independent Authority) in collaboration with Ministry of Urban Development and Housing, 

Independent Directorate for Local Governance and Municipalities will identify the residential 

houses which are built in the informal settlements for registration and granting of occupancy 

certificates to the occupants according to the following conditions: 

1.  The property should be within the boundaries of the master plan and urban strategic 

plan. 

2.       The property should not locate within a water source area. 

3.       The property should not locate in public service establishments, entertainment parks, 

sports grounds, green areas, and protectable area. 

4.         The property should not be in an area that is planned for the development of 

government or public projects within a period of ten years. 

For the registration and granting of property deeds, Article 8 of this Regulation [35] 

indicates that: 

1.       Arazi (Land independent Authority) shall register the residential houses, business 

places, public service establishments, empty land parcels, and protected areas located 

within the boundary of informal settlements. 

2.        Occupancy certificates will be granted only to occupants of residential houses in 

informal settlements. 

3.       The occupancy certificates mentioned above will be granted based on the following 

terms. The occupant should be a real person. The building should be used only for 

residential and shelter purposes. There is no conflict among the shareholders and 

descendants of the property.  
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4.      If there is a conflict involving the property, the property will be registered after 

solving the conflict.  

If the residential house developed on governmental or state land and the property is 

occupying state land. Article 9 of this Regulation [35] addresses this issue as the following:    

1.       If a property in an informal settlement is on state land. Only 300 m2 will be registered 

in the name of the occupant or his/her descendant. 

2.       If a property in an informal settlement is on state land, any additional area from 300 

m2 up to 500 m2 that is not required by the state can be sold to the occupant based on 

a just and fair price considering the location of the land. 

3.      If a property in an informal settlement is on state land, any additional area from 500 

m2 up to 1000 m2 that is not required by the state can be sold to the occupant at the 

prevailing market price and considering the location of the land. 

4.      If a property in an informal settlement is on state land, any additional area exceeding 

1000 m2 will be repossessed by the state from the occupant or his/her descendants. 

In term of registration and issuing of the occupancy certificate, based on Article 11 of 

this Regulation [35]: 

1.    The occupancy certificate issues at the price of 1000 Afs (Afghanis currency) for the 

property occupants (man or woman). 

2.      Arazi (Land Independent Authority) will register and save the occupancy certificate, 

which contains all information on the characteristics of the property in a database. 

3.        The occupancy certificate prepares in three copies, one belonging to the occupant, the 

second one to the municipal district office, and the third one to the Arazi (Land 

Independent Authority) office. 

4.      The municipal district office is responsible for sending a copy of the occupancy 

certificate mentioned in section 3 to the municipality. 

Preparation of the occupancy certificate is the responsibility of Arazi (Land 

independent Authority). Article 17 of the Regulation indicates that “the Arazi (Land 

independent Authority) will prepare the form and contents of the occupancy certificates. In 

addition, Arazi (Land independent Authority) and other relevant agencies must conduct 

public awareness campaigns for the occupants of informal settlements through radio, 

television, and other mass media”. After issuing the occupancy certificate, Arazi (Land 

independent Authority) will sign a contract with the occupants of informal urban settlements. 

The contract will specify the responsibilities of the occupants. According to article 10 of the 

Regulation, the owner of an occupancy certificate must pay the annual Safayi (Clearance) fees 

to the municipality’s bank account.  

District 13 of Kabul city located within the boundary of the Kabul Master Plan. 70% 

of the respondents responded that they have their own houses and are the owners of the 

houses where they live. And 30% of respondents indicated that they rented the houses where 

they live. According to Article 8 of the Regulation on Registration of Urban Informal 

Properties, the occupancy certificate will be granted only to occupants of residential houses in 

informal settlements. Then, occupants of property who live in District 13 are eligible to apply 

for the occupancy certificate. And residents of District 13 who rent the houses are not eligible 

to apply for an occupancy certificate. The solution is that property owners of the rented houses 

Preprints (www.preprints.org)  |  NOT PEER-REVIEWED  |  Posted: 20 November 2019                   doi:10.20944/preprints201911.0183.v2

https://doi.org/10.20944/preprints201911.0183.v2


 

 

apply for the occupancy certificate. Figure 2 shows the housing ownership in District 13 of 

Kabul city. 

 

 

 

 

   

               

              

                          

                 

 

            Figure 2. Housing ownership in District 13 of Kabul city. Source: Filed survey. 

Moreover, to capitalize on the great planned, well-financed urbanization, the 

Government of Afghanistan, with technical assistance from UN-Habitat, is implementing an 

innovative program to address urban governance in Kabul and other eleven cities under the 

name of City for All. Based on interview with member of Un-Habitat, the City for All 

programmer is supporting Afghan municipalities to survey and register all properties 

(estimated 500000 properties in Kabul and 500000 properties in other eleven cities) within their 

boundaries to provide technical assistance to Arazi (Land Independent Authority) to issue 

occupancy certificate in informal urban areas to enhance tenure security for urban residents. 

According to City for All program, the households in Kabul city, including District 13, will 

receive an occupancy certificate guaranteeing their right to stay on their property without the 

threat of eviction. The legal framework for City for All program is Regulation on Registration 

of Urban Informal Properties. Therefore, by this Regulation and City for All Program, the land 

tenure issue addresses in District 13 of Kabul city. 

5.3. Policy Review in Addressing Physical Problems.  

There are three approaches to addressing the physical problems of the informal 

settlement in Kabul city, including the land readjustment and urban redevelopment with-

stand of Kabul Municipality, and settlement upgrading with-stand of Ministry of Urban 

Development and Land. Based on interviewee 1 (Table 1) the Ministry of Urban Development 

and Land is a policymaker authority, which covers all cities around Afghanistan. Upgrading 

of Unplanned Settlement Directorate is preparing the policy and put the implementation on 

the stand of respective municipalities. In addition to the Ministry of Urban Development and 

land and Kabul Municipality, Capital Region Independent Authority is in charge of providing 

the public facilities for the capital region of Afghanistan.  

5.3.1. Land Readjustment  

Based on the interview with the officials from Kabul Municipality, the land 

readjustment is using to re-shape and re-assemble the land parcel in Kabul city. According to 

land readjustment by the participation of people, the public facilities and basic services create 
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in the urban areas, or the existing facilities will improve to increase the utility of the urban 

areas. To plan and implement the land readjustment project in Kabul city, Kabul Municipality 

prepared the Procedure on Land Readjustment and Urban Redevelopment and approved by 

Afghans Cabinet on 8 February 2017 [Interviewee 4,5].  

The land contribution rate is based on required land for the provision of public 

amenities, recreation areas, widening of the streets, bank land, and financial land. The 

maximum rate of contribution is not exceeding 40% of the size of the housing plot. The owners 

of properties are required to contribute the required land for the provision of infrastructure 

and public amenities through the contribution rate [36]. 

Financial land is the specific land that will deduct from the contributed land to finance 

the project and services costs, and bank land is the storage and accumulation of land plots 

during the land readjustment process. The Municipality can sell it to finance the expansion 

expenditure of the project or can use for urban expansion and urban development later, and 

the bank land is 10% of total areas [36].                 

5.3.2. Urban Redevelopment   

Based on the interview with the official from Kabul Municipality urban 

redevelopment project includes the conversion of the property right from land to the 

apartment with consideration of the land value and land location. In this case, selling the 

number of apartments provides the budget and project cost, including apartment construction 

cost, basic services cost, and other requirements of the project [36]. Urban redevelopment 

project can be implemented on the property with the following condition [36]: 

1. In the master plan, the target area considered with medium and high population 

density. 

2.  The property located in areas where the public buildings and streets are considered 

to develop. Then, for the owners of the property in suitable areas, the apartments 

build to exchange the property to an apartment 

Urban redevelopment in Kabul city includes the conversion of 40-70% of the property 

to apartment according to valuation and location of each property and its measurement to 

conversion to the apartment with agreement and consent of property owners and Kabul 

Municipality [36]. The remaining land will be sold to finance apartment construction cost, 

basic services cost, and other requirements of the project. If the converted land is smaller than 

the apartment areas, then the property owners are required to buy the remaining area of the 

apartment according to the Municipality’s price of consideration. If the converted land is more 

than the one apartment or several apartment areas, in this case, the additional land according 

to Municipality’s price of consideration with the agreement of landowners will be sold to pay 

for the landowner. 

In the urban redevelopment process, temporary and permanent resettlement is an 

inevitable action. Besides, in urban redevelopment planning, the Kabul Municipality efforts 

to keep the residents in existing areas, by using the barren land for construction of new 

residential apartments.  In the case of temporary resettlement, the following two alternatives 

are available for Kabul Municipality to settle the displaced residents up to the completion of 

the project. First, transfer of residents to residential buildings, which are the property of Kabul 

Municipality or the residential buildings, which are the property of the Afghan government 
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and coordinated by Kabul Municipality. Second, receiving the funds from the Ministry of 

Finance by the Municipality to hire or rent residential houses in the area inside the city for 

displaced people by taking into consideration the life quality of the residents. 

 5.3.3. Settlement Upgrading   

Upgrading of the urban area is a multi-sectoral operation that integrates 

environmental, economic, and social intervention. These interventions include the provision 

of urban services and the grantee of land tenure. To manage the settlement upgrading, the 

Ministry of Urban Planning and Land prepared the Policy on Upgrading and Redevelopment 

of informal settlement [interviwee2,4]. This Policy on the Upgrading of Informal Settlements 

is responding to Article 14 of the Afghanistan Constitution, which indicates: “the state shall 

adopt necessary measures for provision of housing and distribution of public estates to 

deserving citizens in accordance with the provisions of law and within financial possibilities.” 

Based on the interviewees from the Ministry of Urban Development and Land by 

taking into consideration the high percentage of the informal settlement in Afghanistan, 

particularly in Kabul city, it is not feasible to relocate and redevelop them through complete 

clearance. Thus a practical solution would be to regularize and upgrade these settlements in 

a systematic manner and convert them into the formal urban fabric. The Policy on Upgrading 

of Informal Settlement aims to provide a framework and policy guidance to integrate informal 

settlement as part of the urban fabric. The main objective and aims of the policy are [37]: 

1. To enable the delivery and extension of urban services in all informal settlements in 

Afghanistan, 

2. To promote the incremental improvement of tenure security along the continuum of 

property rights, 

3. To enhance and increase municipal revenue and levies through the delivery of basic 

services to the informal urban settlements, 

4. To regularize informal urban settlements in an orderly manner. 

The government of the Islamic Republic of Afghanistan, implements and supervises 

the settlement upgrading through the Ministry of Urban Development and Land, the 

Independent Directorate for Local Government, and Municipalities. The Afghan government 

has established Urban Upgrading Directorate within the Ministry of Urban Development and 

Land to manage the settlement upgrading. In addition, Upgrading Directorate is responsible 

for coordinating between the Ministry and other relevant entities on settlement upgrading. 

The government of Afghanistan will assign resources from its development budget or seek 

external resources to upgrade informal settlement [Interviewee 1]. Furthermore, Based on 

Policy on Upgrading of Informal Settlement [37] that the following settlements have the 

settlement upgrading eligibility: 

1. All settlements which are recognized eligible for occupancy certificate through 

Regulation on Registration of Urban Informal Properties. 

2. Older unplanned settlements, such as urban villages. 

3. Grabbed private land is not eligible for upgrading until the courts resolve the property 

status to clear title. 
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4. If a building or area is designated as a historic building by the Ministry of Information 

Culture. Upgrading design in consultation with that Ministry, and they will have the 

authority to limit upgrading procedures that may damage cultural resources. 

5.4. Key Finding of Questionnaire Survey 

For the implementation of the land readjustment and land rearrangement in 

settlement upgrading, the landowners are required to distribute part of their land. Thus, this 

research aims to identify the agreement of the landowners on land distribution for the 

improvement of their settlements. 

Figure 2 shows that 30% of the respondents are not the owner of the property. Then, 

they do not have the authority of land distribution. From 70% of the respondents who are the 

owners of the property, 8.5 % of them disagree on land distribution, and 91.5% of them agreed 

on land distribution. Figure 3 shows the agreement of residents on land distribution.                

 

 

 

 

 

 

 

               

                    

               Figure 3. Agreement of residents on land distribution. Source: Filed survey.  

 Based on the interview, it has been found that there are three approaches (urban 

redevelopment, land readjustment, and settlement upgrading) to improve informal settlement 

in Kabul city. However, this research aims to examine these approaches from the perception 

of the residents of District 13. Table 2 shows the preferences of residents on approaches for 

improvement of the informal settlement in District 13 of Kabul city. 

Table 2.  Preferences of residents on approaches for improvement of informal settlement in 

District 13 of Kabul city.  

No  Approaches Likert Scale  

Strong 

agree 

Agree Neutral Disagree Strong 

disagree 

1 Settlement upgrading  113 69 7 11 0 

56.5% 34.5% 3.5% 6.5% 0% 

2 Land readjustment   71 90 12 17 10 

35.5% 45% 6% 8.5% 5 % 

3 Urban redevelopment   31 44  21 88 16 

15.5% 22% 10.5% 44% 8% 
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Table 2 shows that 56.5% of the respondents strongly agree with the settlement 

upgrading, and 34.5% of the respondents agree with the settlement upgrading. Besides, 35.5% 

of the respondents strongly agree with the land readjustment, and 45% of the respondents 

agree with the land readjustment. On the other hand, 44 % of the respondents disagree with 

the urban redevelopment approach, and 8 % of the respondents strongly disagree with the 

urban redevelopment approach. Therefore, based on the perception of residents the settlement 

upgrading and land readjustment are the proper approaches to improve the informal 

settlement in District 13 of Kabul city.  

 6. Discussion 

Three approaches can improve the informal settlement in District 13 of Kabul city. 

Firstly, settlement upgrading is one of the approaches that can improve the informal 

settlements in District 13 of Kabul city.  Article 5 of Regulation on Registration of Urban 

Informal Properties indicates that the property locates within the boundary of the master plan 

is eligible to include in the upgrading program.  

Because District 13 of Kabul city locates within the boundary of the master plan, thus, 

it is eligible for upgrading. Besides, the residents of District 13 prefer this approach for 

improvement of their settlement (Table 2). Moreover, it does not require land distribution, and 

its implementation is much more comfortable in contrast to the other two approaches. Also, it 

is not such a complicated approach, as a land readjustment approach, and also does not cost 

as an urban redevelopment approach. Thus, this approach can be the first option for 

improvement of the informal settlement in District 13 of Kabul city. 

Second, land readjustment also can be one improvement approach for improvement 

of District 13, which is applicable within the boundary of the master plan of the Kabul city. 

Since the District 13 of Kabul city located within the boundary of the master plan apart from 

that 91.5% of the respondents agree to give part of their land for improvement of their 

settlements (Figure 3). Then, the land readjustment approach is applicable for the 

improvement of the informal settlement in District 13. However, this method requires 

government leadership to manage the land readjustment process and land distribution. Since 

the most influential factor behind the growth of informal settlement is the limited capacity of 

government [4]. Thus, this approach has its difficulties. Moreover, Table 2 shows in contrast 

to land readjustment, the residents of District 13 prefer the settlement upgrading approach. 

Then, the land readjustment approach can be the second option for the improvement of the 

informal settlement in District 13 of Kabul city.  

Urban redevelopment is another approach to improve the informal settlement in 

District 13 of Kabul city. This approach is applicable in the areas with medium and high 

population density in the master plan. On the other hand, most proportions of District 13 

considered as low population density areas in the master plan (See Figure 4). Thus, this 

approach is not applicable in the most proportion of District 13. Furthermore, Table 2 shows 

the majority of the respondents disagree with the urban redevelopment approach. However, 

during the filed survey, some respondents indicated that this approach could be the 

improvement approach for areas with low-quality housing, which will replace the low-quality 

houses with high-quality apartments. 
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The low-quality houses located in a low population density area of District 13, on the 

other hand, this approach is implementable to the areas with high and medium population 

density.  Moreover, this approach is costlier in contrast to the other two approaches. Although 

the conversion of land to the apartment finances the construction costs, but the construction 

of the apartment will take time. Besides, the municipality must provide settle for displaced 

people up to the project completion.  It will add more cost to the urban redevelopment 

approach and requires good government leadership. Therefore, this approach can be the last 

option for the improvement of an informal settlement in District 13 of Kabul city. Figure 4 

Kabul city Master Plan 

  Figure4. Kabul city Master Plan. Source. [Field Survey]. 

The informal settlement differs in size and other characteristics from District to 

District, and this research has been done based on the perception of residents of District 13 of 

Kabul city (Kabul Municipality Areas includes 22 Districts). Thus, the finding of this research 

may not be implementable in other Districts of Kabul city. The study can be expanded to 

investigate other Districts of Kabul city.  

In addition, for the implementation of each approach, the financial capacity of the 

Urban Authority is vital. The evaluation of the financial capacity of the Afghan Urban 

Authority missed in this research. Therefore, further research is needed to examine the 

financial capacity of the Afghan Urban Authority. 

Moreover, to have a better understanding of the identification of the proper approach 

for improvement of informal settlements, it is crucial to have a better understanding of the 

needs, preferences, and demands of residents. Therefore, further research is needed to cover 

the needs and demands of residents.  
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7. Conclusion  

Afghanistan witnessed rapid urbanization in recent decades due to the post-war 

recovery process. When the war ended in 2001 by the fall of the Taliban regime, most Afghans 

refugees returned to urban areas of Afghanistan, especially in Kabul city. Moreover, the rapid 

urbanization, migration from rural areas, and population growth impacted on Kabul city with 

the manifestation of informal settlement [3]. Informal settlements are not without problems 

the physical problems of the informal settlement are considered enormous challenges for 

informal residents. Therefore, this paper investigates the approaches to addressing informal 

settlement problems. 

The finding of this research to address the land tenure issue, the Regulation on 

Registration of Urban Informal Properties is the legal framework. Based on this Regulation 

Arazi (Land Independent Authority), in collaboration with the Ministry of Urban 

Development and Land, Independent Directorate for Local Governance and Municipalities 

will identify the residential houses which are built in the informal settlements for registration 

and granting of occupancy certificate which addresses the land tenure issue. On the other 

hand, three approaches can improve the informal settlement in District 13 of Kabul city.  

However, the finding of this research indicates that, according to the resident’s preference and 

District 13 physical condition, settlement upgrading can be the first option, the land 

readjustment can be the second option, and urban redevelopment can be the last option. 

This research will help the Afghan Urban Authority in choosing the proper 

approaches for improvement of District 13 according to its physical conditions and the 

preferences of residents. Besides, this research benefits the government by preventing further 

research on this matter. Furthermore, this research increases the awareness of residents 

towards their settlements, which will encourage them to feel more responsible for their 

environment and will encourage them to apply for an occupancy certificate. 

However, this research is not without limitations. Firstly, the data has been gathered 

through survey questionnaires and interviews. Therefore, because of unwillingness, the 

respondents might respond to the questions without thinking quickly and incorrectly. 

Secondly, the residents of informal areas do not have secure land tenure, therefore, they may 

not respond honestly. Thirdly, the insecurity recently increased in the Districts 13 of Kabul 

city. It was a challenge for researchers to make the site visit.  Finally, because the informal 

settlements differ in size and other characteristics from District to District. This research has 

been done based on the perception of residents of District 13 of Kabul city. Thus, this research 

may not be applicable in other Districts of Kabul city.  
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