PIABUIHC FOR LOW INCOME HOUCLMC 13 ARUSHA

TOWN - TAHZAS3IA

A T;.136IS SUBMITTED ID mpAHr* FULFILMENT OF
MASTER OF ARTS PLANSI*C IH TEE UNIVERSITY

OF NAIROBI

by

IABOTA C. WVYALLA B.A. (1i0HS) LBIFTLRSITT

OF tAP-ES-SAIAAK - TABZAIIA.

Jm 1976

AT uAIKOBI



"DEDICATED TO NY BELOVED WIFE I"EDI-JTA,

COS KALESVA, AMD MY DAUGEiTfch IfTAO."

o/
et

Kl



ACKNOWLEDGEMENTS

The author vlahes to thank individuals who contributed
valuable help to the successful completion of this thesisl

To the Ooveraaent of Taaaaaia and especially the staff of
Urban Planning Division of the Ministry of lands Housing and
Urban Development] the author extends his indebtedness for
their valuable help during the preparation of the thesis*

For the facilities! materials! and processing of data(
the author acknowledges his indebtedne -a to Messrs Marshal
Macklin Monaghan Ltd*

Special acknowledgement goes to Professor A* Subbakrishniah
for the great help, guidance and patience he offered in
supervising the organisation and final production of the
thesis! aod of course not forgetting the other nembers of
staff in the Department of Urban and Regional Planning Mr*

Z* Maleche, Mr* Bo Vangby« and Mr. S.Saha for tholr kind help
whenever the author consulted them*

The author also wishes to express with gratitude his
appreciation to Mrs* V* A* Lutege for all her valuable assis-
tance in typing the thesis*

The acknowledgement listed above would be incomplete with-
out the authors expression of appreciation to his beloved wife
Mrs* R* Mayalla for all her patience and great ~ielp during the

/ %}
laborious and painstaking process of editing*



XV

ABSTRACT

The toene of the study lo to plan for low iooone houoinc in
Aruuiia toon* Like moot tame la "cuotxila end ot-er developing
countries, Arusha iiac experienced a fast population jrouto, oenoololly
during the past 19 years* Apart froa the usual growth fgotore of tonne|
otiior factors have contributed seriously to thlo ronarkablo growth of
too town naaslyt

1) rhe popu atlon pressure of the aurrouiidins area, especially

toe uoorly Kilimanjaro refloat
11) Toe designation of Aruaha toeu au toe headquartore of too
act African Coaiavalty and
ilD) "2b> exteution of tbs torn boundarleo In 1967 and 1979*
A combination of these faotoro hao thus recruited into a
population Inoreane of alaoat tea tiaee toe population of 1997*
ucu jremrto has bruujat with 1t oerioue ,"luiiiaj IfflpUcaliocuj
so ecially In toe areiu of houolne and urban infraetruotuce* roe
town touo experiences tdnilar problem as those found la other towns
of dovoiopin; countries* these arot
1) iiorta ;0 of lioain,: to oeot too douocado of the jrowla
population™®

11) The exietenoo of unoontrolled oettlecento (an a result of
(1) aoot of wfiioh ore poorly ooaotruoted and usually provided
with pooTf or without Infrautsu™uNX"aarvloia (water supply
Orainoco and o iuoilltie *Elleotriuiv: .-ii ado: ;unto

transportation aeteoxk) and oaxuuity iaollltieo*



The study therefore begins by dloouooiaj the ooononic uul
social justifications of adequate urban lioueing and than joes
one to define the scope, objectives of otudy as v/oll as the rouuouo
for carrying out a otudy iIn Arusha* The research hypotheses put
forward reflect to a groat extent the inherent housing problems of
the study area* An attempt is olo made to study efforts made
by, other countries (Kenya and Zambia) to oolvo their low income

housing problems.

The study then proceeds to disouse the historical development
and growth of Arusha town* Close reference is kept in the discu-
ssion on the question of housing and infrastructure distribution

a.long the town"s various residential areas.

Later, an analysis is made of the national folloies on Housing
and Urbanisation as well ao the institutions oonoomed, wit?
the aim of finding out to what extent they are really committed
to solving the housing problems of the low income people* On
basis of the field survey findings conducted by the author, the
study discusses the existing housing situation in Arusha in
general; but more emphasis is put on analysing the low income
submarket* Reference is made to the availability, distribution
and quality of the existing low inoomo iiousing stock, ixifrootructural

services and community facilities* .
\% n
f "
o ) \ i
The survey findings verify the observations madd earlier,

that the low income population of Arusha faces a severe housing
shortage* The reasons behind this shortage oon be summarised to

bet
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*

D*Shortage of surveyed building plots and building Materials,
il) Restrictive public policies
ill) Financial constraints

iv) Lack of coordination among the agencies concerned.

Taking these problems into consideration the study finally
comes up with planning proposals on a short and long term basis.
The short tern proposals aim at providing solutions to the current
pressing problems while the long tern ones aim at relieving

Arusha of those problems which will arise as a result of her

future growth and which it will not be able to sustain.



Vi

LIST or CO3TKHTS :

O) TITLE I
Gn Dfe-DICATIOH 1]
Gii) AdaowLFiJMSMESIS L ..... H
(Giv) ABSTRACT v
Q) list or comcKTs Vi
1. ISTHODUCTI10?) |

1. X Seope And Objectives of Stody |

1.2 Reasons for Selecting Arusha ¥
1.3 Research Hypotheses T
1.4 Research Methodology 9
low neon — e eeeeeaa il
2.1 Internetionpl experience relevant to Tanzania..... 11
2.1.1 Definition and Components of sites and Service 213
2.1.2 Advantages of ites Mia Services............ccoeeeennn. ... 14

2.1.3 ftolea, Objectives and Consideration of Sites

end Service .cbe e*.___._........ 15
2.4 The eXPeriENCe....ci i 17
2.4.1 Sites and Services iIn Zambia. .. .. .. ... ... ...... 17
2.1*.1.1 Policy Development., .. .._._...._..... 18
2.1*.1.2 Implementation..... 20
2. U.1.3 LXperienct. . ... ee e e e e ceeaaaaaan 22
2.2.?7 ites and Services in Kenya.*.............. S ST . 23
2.4.2.1 iolicy Development...... \} .......... ';l-t ....... 24
2*4,2.2 Financing.................. 25

2.4.2.3 EXPErieNCe ... i aaa e 26



3.1

3.1.1

3.2

3.2.1

3.2.2

3.2.3

4.3.1.1

4.3.1.2

4.3.1.3

4.4

4.4.1

4.4.2

4.4.3

4.4.4

4.4.4.1

Vi1

LEVELOPMFLIT OF kfSJBBk TOWS

Regional Context.._.._.__._.___._._. -

Population

Local Setting

Lend Tenure

Lend Use Fattern and Infrastructure

Popu I at i ON.eeececsss))ovooococscocococscscoccce

NATIONAL URBANIfATION AHD HOUSING POLICY............
Urbanisation Policy
Bowling Policy. ... ... . oo ...
Performance™ 1961 ~ 19/7Qee

The Second Fire Year Development Plan

The-Revision of Housing Policy......._..... -

Tbe Proeranae Components

Land Purvey

Vaster Plan Preparation

Housing Pent Policy

Institutional Fraaevort bf tbe Housing lolicy
Reorgaaisation of the ministry of Lands Housing

and Urban Developeent

The National Housing Corporation

The Registrar of buildings

The Tantania Housing Hank

Rates of Interest

30

32

36
40

42

49
51

52
56

59

60

6l

61

61

64

66



5.5.

5.6

6.1
6.2
6.2.1
1.3

6.5
6.5.1
6.6
6.0.1
6.6.2.
6.6.3

6.7
6. #

6.6.1

6.6.2

7-%1
7.2

NXISFIAG UU T USS .ttt et ee s 69
Industrial LandUse. ... _..._ .. ._._........ 69
Coxaercial Laud Use. .. ... .o iiiaaaaaann 69
Institutional Isnillyit... ... ... ... .......... 71
Recreational Landuse. ... ... .. .. .. .ooo.o--. /l
irauegoratiou LancuacC. . ... .. .o oo n2
r*f.ida*tial Landuse..... ... . ... .. (...oo-o.. 73
AV . U oo i oo 75
Location of Lov incone Residential Areas ........ 7%
insisting wouuint: otoclL. . 7
Inventory of existing Ltock,................... 77
household SizesS......ccoociiiiiiiiiiies e ; 60
Low incone Population ...l 65
Ltploynent........ 66
.urvey Finuin(.o..ooonnn, 86
Infrastructural Services..........cooiiiiiiiiiiiiiinns 20
Drainage and oevage........... 20
"Waste Collection and Lisposal ... ... ... .__..._._... 92
Water Supply.... ... ... .... 92
Transportation. . ... ... o
Cossc-unity Facilities. ... ... ... oeaaaaann. on
iienlth Facilities. ... .. _._._._._._._...._. 9K
Primary Schools..._._.__..__. - i 9k
PUUAIMG PCh LON IMOOME HOSSIHGK -
rmm -, 1 =1 _, S .C
ADEEMS . e e e e 96



7.3 Planning Proposals 99

7.3.1 Short Tem* Planning ... ... . ... .. ..-. 99
7.3.1.1 Infilling Programme...._._..._.... 99
7.3.1.2 Squatter lirprovenent. .. ... _ ... ... ... ._._.... 100
7.3.1.3 Development IT Nev Residential Neighbourhoods....102
7.3.2 Long, Term Hanning Proposals ... ... ... ._....... 106
7.3.2.1 Satellite Centre and Corridor .............
le'veloprent CONCEPTS ...t e e e 106
J. SUMMARY ANDCONCLUSIONS . ... oo 109
b.l SUSBBAIY oottt ettt b e e b b ae e ene 109
Conclusion ... .. ... . ... ..... 109
9. Bibliography. ... ... HI
References .. ... i ieee e
AppendicCes .. e i aeiaaan
\

N



appendix Is

Appendix I1I:

Appendix 11 A:

Appendix llls

Appendix 1V:

Appendix V:

Appendix VI:

Xl

APPENDICES

Arusha Towns Socio Economic Surrey For*
Ministry of Lands Housing ana Urban Development

Reccaaenaed Organisation to section Level.
Department of Urban and Regional Planning

Existing Housing Stock Owned by National

Housing Corporation as at 30th June, 1975.

Arusha Town Souse-hold Occupant;., 1967

Summary of Household Occupancy 1967

Hu&bei of Household Sizes 1967



table HO.

Vi

VIl

X

X1

X111
X111
X1V
XV
XV1

X1l

LILT OF CABLLL

TITLE

Urban Population Growth and Trends
in Selected Towns in Tanzania

19-8 - 1967

Zambia** Urban Population

Sites and Services Schemes
approved in Zambia, 1965-71
Allocation of Serviced Sites
according to Estimated Housing
Costs for the Second National
Development Plan

Sitesand Service Plots and housing

Units corseted directly or indirectly

by national Housing Corporation

Arusha Region: Recorded Population in

ccncus years and intercensal Growth rate

Arusha Tc%nt Humber of persons supplied

with piped water, and electricity

Sumary of Existing Housing Stock
and Type by Ward
Average Hunter of households

per housing type by Ward

Avenge household™ site per h°being
type by Ward " /
Incose distribution by Ward

Low income population

Rent levels in AuAruahe Town
Recorded Employment figures

Employment

PACE

19

20

28

33

78

82

83

e>

89
90



LIUT 07 maps

Title
1. Arusha Town national Setting;
2. Urban Crovth 1*>5-1922
3. Provisional Zoning Map 19H6
. Existing Laaduse
5. Existing Township

boundaries and Varda 1975
6 - Existing Squatter Areas
7. Ixistinr Sanitary Sever
8- Existing Water Distribution System
9. Proposed Low Xacoue Residential Sites

LIST or picures

Hur.ber Title

1. Aruala: Projected Population Crovth to 1995



CHAPTER I - INTiiQDQSriQM

1,1 SCOPS AND OBJKCTI/KS QP STUPI

The low priority given In financing urban hous-
ing is really a thorny problem which arises out of
lack of appreciation of the role of housing in na-
tional economic development. Many policy makers
consider housing to be on unproductive drain of
funds.

In eoonomlc and social development housing is
Important as an end and neons*1 While there are no
accurate yard stioks.to measure its impact, housing
should be acknowledged as a necessity of life. The
building of homes i1s economic in that they are often
the production centres for cottage industries.
Housing also plays a major role in stimulating employ-
ment, direct and indirect; it activates other
industries and adds to local purchasing power. More-
over, TfTor every worker employed on a site, at least
one other job is provided collaterally. One of the
main needs of under-developed countries has been to
absorb unemployment, particularly in cities where
there has been an influx of migrants. When rural
migrants come to the city, they are apt to look to
the construction industry as one of their primary
sources of livelihood. Because of thp prevalence of
extensive unemployment during the early stages of
urbanization and industrialization, a housing program

properly organized could be the best moans of



emptying people productively.

Housing is also economic in that industrial
production will be hampered or stopped unless workers
are sheltered. It fosters the development of other
industries, such as production of building materials,
not only for dwelling but for all types of construc-
tion. The construction and building industries
produce not just dwellings but the related services
and utilities, shops and community facilities. They
also build factories, transport, and power plants
and play an important part in the capital formation
process. Since big proportion of the labour engaged
in all manufacturing industries are employed in
building industries they Influence many levels of
economic activity.

The location of housing influences the location
of Industry and vice versa. Picking sites where
houses will do the economy and the society the most
good with the least expense is therefore a vital task
in planning. Where housing is built, whether by
Public Authorities, private concerns, or self help,
it fixes the public Investment iIn the vast network
of public utilities and facilities. Environment can
not be easily altered, and, in the long, or short run,
enormous publio investments dre required to reorder
and rationalise an existing pattern. A good housing

program will therefore contribute to the economical
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development of a nation®s land and its people. It will
stimulate savings and the organization of a mortgage
system, and important sources of revenue will be
created.

Housing can also be a factor in modemation. In
a country under rapid social and economic change it
is important to select and give priority to that form
of housing which exerts the maximum effect in the
direction of modernisation and which aids in transition
from traditional to modem economy and from tradi-
tional to urban living.

Of importance also are the social implications
of inadequate housing. Lack of food or clothing may
give rise to conditions of ill-health and poverty,
but the effects are largely confined to the particular
Individuals or families. Bad housing affects others
as well. IT living space is cramped, if buildings
are poorly constructed or allowed to fall into dis-
repair, if the occupants are overcrowded, if conditions
of filth and squalor develop, there emerge problems
of public safety, sanitation and morality which affect
the whole neighbourhood. Overcrowded slums have been
found to yield high crime rates, high rates of illit-
eracy, high proportions of ipiemployment, poverty,
divorce, drug addiction and ~lIcoholib®m, mental dis-
orders and high residential mobility.

Thus in view of the important role housing plays



in national development, higher priority should be
given to it when allocating resources; and the location
of new housing schemes should be determined in the
framework of overall physical planning in relation to
planned Infrastructure, industrial locations and other
employment arease
In the light of the above; the objectives of the
study can be summarised to be:
(i) To study low income housing in Arusha
town; and assess the extent to which it
has met the needs of the low income
people*
(11) To analyse and critically asses the
extent to which the Qovomment, and other
agencies (both public and private),
encourage and stimulate people-s éfforts
in solving their housing problems through
the former®s Innovative and iImaginative
policies*
(ii1) Find out what factors have hindered the
realisation of goals focussed at the
needs of low Income people*
(Iv) Suggest corrective measures aimed at
* v

achieving the stated goals and, objectives*
} f <

1.2 smews M M

Three reasons account for the choice of Arusha as



a study

Ths tiuigueaeoc) of Aruuha aa eeen in Ite Uavala”™ untol not<aota
sod tbs role it pl%# wbitFk no oeen fxuu ths {joint of view>
(@ its population growth* Tbs tom*o population Growth
hao boon oonoiuerably bleu ooc{«<txl to other towelo In
ansanla (300 table 1 below).
Between 1343-1957, the town’s population crow fwa
5*320 to 10*000 at an annual rate of 7.3. _-otwoo.; 1957
and 1967+ population jrerw to 32*430 at an average annual
rats of 1 2 * 4 In 1373 to0 ostlooted population and
annual rate voro 83*320 and 13*0. reorootivoly.
() The frovth of to® industrial esetoar la accordance uita
tbs national polls&” of decentralisation of industrlec 00
sstablIsbad la tt* ssooad H t» Sear flea baa bad “Muite
a significant Impact#*
(©) The deoijaattoa of Arunba an toe ijeedquartera of too
aot Africa* Caannity hao aluo beocoras a najor factor
ia toe recent erooto of toe tom aml will continue to
Influence toe tom’o cprowto#
A ooablnatlon of toooe eapooto has poood a renocartmbly acute
probleso of houeiiv: chorteikKO OOjcaiolly in tue low Inoone sroapo
characterised tor the aadbroanlac teoporan etrUotureoTaround the
Im wil »psfli laAnefeMalMl h M U mi ; -oil aa<%/o -I<0 labhmm

rente#



1 «

6.
1*B1S Il URBAH FOXULAEIONi SjiORIB ABE
xhBMcs m M B aaa taa m
XAHXAMXA 1948-1967
T L _________
- I_VShAGA (ANNUAL * XNCH2AS]
m u POPULATION 1948-52 1952-57 1957-6*
1948 62,227
iLh—ASSkUJM 1952 99’140 9.3* 5.4%* 7.8*
1957 128,742
19@T 272.515
1948 22,317
TANGA 1952 28,621 4 4« 5.9% 4.8*
1957 58,053
W67 60.936
1948 11,296
1TOAN2A 1952 13,601, 4. 2 7% 5.g*
1957 19,877
17267 34.855
1948 12,768 7
I ABOHA 1952 14,011, 4« 1 ox  3.o%
1957 14,361
1967 20,994
1948 5,320
AhUSHA 1952 7,698 o, 7.3%  12.4*
1957 10,038
1967 32,432
1948 7,477,677
TANZANIA 1952 N-A- kAL 1.8%  3.4%
1957 8,785,613 - n
1967 12,231,342 1 -

OFFICIAL SOURCES



ooauoo Vm low laoooo reoplo living in tuooe areas are tirs louot
articulate twA novo tbe loaot reoourooo fcioy have jroat difficultloe
in oatabliahtoG tho miniman ucco-table living etmdarde and ew;;
creator difficulty in to; roving fciem. 7aeir nuober 10 creator
than any other so ouch that toe oonditiono in nhiau tboy live
hove a dooinont offoot on toe ihyo-ool envirunemt.

(i1) The non ueo of oxiotinc local building gatorlalwuieh
would substitute the ourroatly ooaroe ooovoutional aatorlelu iIn
tie oountry hao oloo nlowoa down toe output of iiouoinc particularly

for low iaoonip Toupo.

1*9 . . mtftitit aGi Mhriim\imst

ho followln: raooeiolL hypotheses reflect to a

Ao a Pyoical lannis otudoit, corryiac a otudy on boualng
in Acatiawill odo a valusble cotribution to the Ministry of
Lads, -louain.ad Uren Usrolgeeait, on on a. oct m ich ime
not been studied cogpr&iaoivoly*  "eddoo tilks, aoa .owon.: it
offioor, 1 woo ©nr od with the duty of aooictinc a Canedian

iIn ani, mi = Mlw a iwiai of fee Aaudma beta* 1ia pvif wre!
by PACO in 1370.



8.
great extent the Inherent housing problems of the

study area and the National Policy at large, honce

their problem oriented nature.

1. there Is a serious housing shortage for the low
Incoae people In Arusha, and that most of the
existing stock Is not In adequately reasonable and
habitable quality, coupled with poor urban Infra-
structure which has lagged further and further
behind the needs of the growing population.

2. Although housing policies and procedures have
In principle been Innovative and focused on the
needs of the low Incoae groups, they have fundamen-
tally been Inadequate In tackling the basic housing
problea8 of the town. These policies have been
besot by sevore bureaucratic problena of implementation
and co-ordination, as a result, performance In
Arusha has so far fallon short of policy goals
especially affecting housing programmes for the low
income groups. A more realistic, more Indeglnous
and aore relevant planning strategy Is therefore
required.

3. Given the resouroe position and the facts of
population increase, the housing problem of Arusha
cannot be solved through the conventional approach
alone but as well, through,the efforts of the
population. The role of thie governéeﬁt should be
to encourage and stimulate this initiative through
more imaginative policies, through concentration of
improvement in environmental and social services,

social and economic development programmes.



Improvements In environmental and social services,

social and economic development programmes.

1.4  itSEA (H mitropology4
The research methodology consisted of the fol-
lowing)
1) The author designed and used a questionalren
aimed at obtaining Information on 9uch aspects as
housing ownership, type, construction materials
used; household sizes, population, employment and
income, utilities and services, and transportation.
The town is divided into 25 administrative
wards, and it waa agreed that these wards be used
as planning districts, mainly because of their
convenience in terms of size. A total sample sur-
vey of 2091 in the study area was undertaken, but
the sub samples for each of the planning districts
varied from one to another, this was so because
population sizes of the planning districts also
varies; however, the samples taken for each ward
were more or lees representative.
A random selection method was used iIn inter-
viewing the households.
il In order to quantify and- asses the existing
housing stock and quality “respectively; physical
counting of all the houses as well as classifying
the houses as well as classifying the houses in each

planning district was done by the author in
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collaboration with the other members of the Team,
iln) Meetings with the Arusha Urban District
Officials were held in connection with various
planning aspects. Contacts with the ?ANU ward
chairnen and secretaries, as well ns the ten cell
leaders helped the author in obtaining an up to
date estimated population statistics for each of
the planning districts and Arusha town on the whole.

Interviews with the management of industries such
as General Tyres and institutions such as the Hast
African Community in connection with low Income
housing programmes.
1v) Personal observations from frequent field
trips made by the author when scanning the area of
study.

V) Documentary Research at the Arusha tirban
District Headquarters, Ministry’s Library, National
Housing Corporation Headquarters; Tanzania Housing
Bank and Registrar of Buildings Headquarters, all
based in Dar-es-Salaao, and lastly The Tanzania

national Archives iIn Dar-ea-Jalaam.



CHAPTER Iit 10* INCOME HOUSBtOi THE BIPEKICTCE

2.1 assmsia™k ptfmws m m m r?

Rapid urbanisation rata in developing oountrias
baa baan aeeoapaniad by severe urban problems which
are common to moat countries of the developing World,
be 1t i1n Asia, Latin America or Afrloa. The con*
sequence of the abaence of a properly balanoed rural
urban development programme in these countries is the
acceleration of the rural urban migration trend. There
is however a limit to the amount of migrants which
towns can sustain and still maintain their prescribed
level of living.

In all countries throughout recent history, this
in migration has resulted in the building of large
aettlementa of very poorly constructed urban shelters.
Many of the oountrles in Europe, through theilr organisa*
tional oapaolty, have been able to control, and to a
high degree, remedy the malady of the massive movement
of migrants from rural araas to cities. This has not
baen the case with the developing worldf where the
rate of growth of uncontrolled aettlementa, manned
by low income people is suoh that they, although poor
and least articulate, hove and will greatly Influence
the environments of urban societies todqy and in
futura. N , [

The conventional housing approach to solving tha
housing problems whereby Governments play a direct role

by investing large sunn of money in housing has in most
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oases proved = failure, due to the scarcity of reaouroea,
ae well ae the increasing influx of new comers.1

This chapter therefore adressea itself to the
experiences of a few seleeted countries, whose approach
in solving the housing problen nay be of relevanoe to
lansenla.

This approach 1is nothing else but the famous
Sites and Scrrieea. This approach has been selected
because the author feels that it has, since its In-
ception, received increased recognition as a realistic
approaoh to nesting the residential needs of a signif-
icant proportion of urban populations in developing
countries,

Existing information indicates that large per.
centagee (over 50%) of the urban dewellers cannot
afford nlniaal permanent construction, even when pro-
vided with financial arrangoaonts or United subsidies.2?
furthoroore, aa suggested earlier, conventional housing
approach to low income groups of the urban population
has rsaultcd in dwellings at standards far abovs what
tha target population can afford{ the results have
beens overcrowding in existing units, or creation
of uncontrolled settlements.”

faced with high urban growth, and lack of capital
to provide large eoale housing subsidies, more countries
in the developing world have turned to sites and
services aa a aeons to provide iInexpensive residential

locations and services to low Inoome groups.
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2.1.1 BSgUHIIQM AKv COUPOHKHTjJ Ox SUSS A][™ SSKYICIfFi

Sites and eervioee Is generally taken to mean
"the preparation oX land to faollltate construction of
housesv by occupants using self help means, with
provision of public utilities and communal facilities
by publlo agencies.”4 Governments* experiences in
Sites and Servioes have been directed towards serving
that sector of the urban population whioh cannot afford
to purohaae either a residential building plot or a
minimum standard house.

Xt could also mean the upgrading of existing
residential areas. In this ease, Governments, also
provide publio utilities such as water and sewage and
communal facilities such as hospitals, sohools etc.

the following are three physios! components com-
prise sites and services*

(1) Building Plotss Hesidentlal building

plots described by thslr else, the density

of the projeot iIn whioh they ere located!

and their location in relation to employment

and other urban services.

(11) Publlo Utilities) Both basic utilities

such ss water and sanitation and utilities

tuoh as slsotrlolty, publio lighting, paved

roads eto. \

(ill) Basic Community Paolhtlss such as schools,

markets, shops, oultural centres ate.



ft

2.1.2

(1) Sine* the objective of residential investment
is to provide households with a location, physical
amenities and institutional arrangements which
will beet aesiet their social and eatomic develop-
ment{ sites and services is considered an extremely
flexible approach in meeting the needs of low
Income households.
for example an ownership plot with utilities
looated on the urban periphery, may be of high
priority to a stably employed, low income house-
hold unable to afford a house supplied by the
private market or Qovemnent. Conversely such a
plot and utilities are of low priority to a
household without a stable Income; hence inner
olty rental plots, easily accessible to sources
of employment can be of greeter assistance. Thus
the flexible application of the sites and services
concept can assist both types of households to
advance socially and economically.
This flexibility is a main advantage of
aites and services and arises from the need to
match between user™* priorities for residential
location, tenure, and physical amenities, and
the plot, utilities and facilities offered in
sites and services programs.

(11) Seoause of the low capital coats per unit of



development, eltee end eervloee oen bring about
a more equitable expenditure of government funds,
(ill) The security of tenure available in the
new subdivisions provides the i1noentive for
personal i1nvestment in the family dwelling.

(iv) Sites and services eliminates many of the
major administrative problems connected with
housing production. 9ince most developing countries
suffer from manpower shortage, the transfer of
decisions concerning Investment in private
housing units to the occupant households, the
number of decisions is reduced greatly and pro-

jects are executed within reasonable time.

2.1.) BOMS, oamemre. Afu comiasmnoN or

SITES m S1iIRYH)* SOHBUBS

2.1.3.1 The three major roles which sites and services
oan play iIn a residential settlement policy aret
(1) improving the economic and social welfare
of low income people by increasing their
access to urban services.
(1) directing and controlling urban growth
by land use and land spaculatlon.
(ill) orienting government agencies towards

becoming more self sustaining.

2.1.3.2 The five objectives to be considered for
project implmentation arei

(1) Projects should be planned to minimis#
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subsidlss.

(11) Projects should fsoilltat# investment In

Individual household units.
(ill) Project administration should enlist an
organised oooupant population.

(lv) Projects should

(v) Project adalnlstratlon should ensure skill

and Institutional development.
2*1.3.3 Considerations to take Into acoount in plan-

ning for sites and services programmes Includei

(1) Target population should he seleoted

according to capacity to pay and not as a result

of slum eradication.

(11) Families should not he expected to pay

more Tfor sites than they presently pay for

rent.

(111) An effective collection system Is as

Important as designing to the capacity to pay.
(Iv) Housing Investment should be stimulated

through the use of housing Improvement loans.

(v) Improvements In public utilities, community

facilities and housing should he geared to the
effective demand of the booupant gopulation.
(vi) Projects should be I%cated wit;in easy
access to employment and urban serflces.

(vil) Security of tenure for individuals or groups
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is essentlal to projeot development.

With the above yardstiok, to what extent have
the elte and eervioe eoheaee In the oase studies
below tried to aeooaplish their desired goals?

This will be analysed below.

2.4 rah Jaanaan

2.4.1 SI1t”~ AMD SKUVKKS 1l Zk"XtoS

Zambia, tana t of her total population 4.06 a.
living In urban eentres of over 25,000 people. Over
6* of the total population live in Lusaka while the
three largest eltlea contain 57* of the total urban
population. Four elties have populations between
10.000 and 25,000 and five towns have between 2,500 and
10.000 people (see table 1 below).

Between 1963 and 1969, Zambia*s urban population
grew 16.2*_. However, the two noat urbanised provinces
Increased their populations three times as fast. The
Central Province, in whloh Lusaka is located, grew
41* and the Cepperbelt Province, containing most of
the other urban eentres, grew 50*. Further, the six
year growth of the three largest cities, Lusaka 81.5%*,
Kltwe 62.6* and Ndola 70* was over twioe as fast as

the projected national growth rate of 278* per year.
\ \ -
N



in Um* M W MM
CITIES WITH CITIES WITH TOWIS WITH
OVEk 100,000 90,000-100,000 29,000-90,000
LUSAKA 262,182 LUAhSHYA 96,282 LIVINGSTON 43,292
UTWS 199.798 KABWS 87,886 CHILLIA-
KLOLfc 199.876 BOKBELO 44,862

HUFULIBA 107.802
CHIKGOU 103x592

SUB TOTALS 833.090 164,168 88,154
TOTAL UKFIAB POPULATION (1969) - 1,089,372

2.4.1.1 ttMgy, PFYS<io?W.t

The *amblan government Initiated a eitea and
servloe programme In 1969 as a reaction to urban
immigration and the creation of squatter settlements
especially in Lusaka and the industrial towns of the
Copperbeld Provincee ’

The Government used it as a solution to low Inoome
residential settlements after originally using It as
a resettlement method to remove squatters to the
outskirts of the planned olty area.

Funds to local authorities were granted by the
Central Government in order to lay out and service
urban building plots on whloh low income households
could build with the assistance of mareiials loans and
aided self help techniques. =

Two types of sites and services schemes have been

established; the basic and normal types. While the



communally serviced plot* comprising the baeic acheae
have been need mainly Tor squatter resettlement, the
individually serviced plots of the normal eoheae have
recently becoae the principal sites and services pro-
gram. The latter has been the first stage of an aided
aelt help housing eoheae whioh Includes grants and
technical aeeistance for houae construction of perm-
anent material™*.

Since 1965, 18,484 sites have been approved for
construction in Zambia, over 50* of which have been

in basic schemes, (see Table 11 below).

TiBLs m i
AmFlvip « i MMm

YSATi LUSAKA NDOLA KITWE OTHERS TOTAL
1965-66 7*4 - 240 625 / 1609
1966-67 40 650 620 1310
1967-66 5,116 817 38 412 4483
1968-69 - 858 52 112 1022
1969-70 103 3204 362 1167 4836
1970-71 - 2615 1899 1710 5224
TOTAL 3,963 7534 3241 3646 18484

* 0? TOTAL 21.436 40.8* 17.5%* 20.3* 100*

SOURCE1 NATIONAL HOUSING AUTHORITY, 1972

The second National i/svelopaent Plan (1972-76)
\ [
emphasises on an exclusinve concentration on the
provision of 70,000 services sites by looal authorities

with Central Government funds (see table 1V below).
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TABU ns tut m WLSL ,MSB.

m wW m m>*m m w$awm

miWh ,M8tt,TOI13; gi«ML.IMFclft

HOUSING AVITIKAOB NO.O1 tTOTAL
COST RAHGK HOUSE COST SITES COST
(9 A) (K-MILL)

Si.UP HELP HOUSES 200-100 400 44,000 17.6
LOW COST HOUSES 1500-2500 2200 20,000 44 _0
MEDIUM COST HOUSES o ") 6500 5.000 32.5
HIGH COST HOUSES 10-15*000 13000 1,000 12.0
LESS} LOANS TO SELF HELP BUILDERS 70,000 106.1
4.0

70,000 102.1

Table 111 above implies that the major share of
the budget will go to finance low to high poet houses*
The Government, however* through grants and loans has
financed the development ooats of the 64*000 sites for
self help and low cost houses and assists in financing
the construction of self help houses. Sites and houses
in the medium to high cost categories arc financed

privately by the sit# purchasers.

*e4.1.2
ADMINISTRATION OF THE P~OORAM&I

The Sites and Services\develoameng is the
responsibility of the National Housing Authority* an

agency of the Ministry of Local Government and Housing.
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Ths former asslets ths ministry in making housing policy,
projects annual construction targets, approves schemes
and sanctions grants for site development.

Local Authorities are responsible for planning
specific projects, reserving land for future develop-
ment, ensuring that infrastructural services are
available to the proposes sites. While sile design
and construction are the responsibility of the office
of the engineer of the local authority®s housing
departments are responsible for erecting temporary
buildings, control of sub-letting and operation of

materials distribution werehousts.

ri*AJiol &l

According to the Second Sational Development Plan,
all plot development costs arc assumed to be £500.
This cost is financed from e E200 Government Grant and
a K300 Government loan at for 30 years ;;r plot.

Ths following are the monthly ohargee for the
recovery of the loan par applicantl

(1) K.2.73 me loan recovery per month for

13 years.

(11) K.2.00 as ground rent

(ill) 1.1.43 as munioipal rates par month

(iv) K.1.50 as water charges per month.
* n

r \ *
The economic characteristics of gjedupant popula-

tion vary because the average house hold Incomes vary
throughout the country. In the great majority of ths

schemes, however, any family who wanted a site and who
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eould afford the payments would qualify.

2.4.1.5

1. Designing a project which the target population
can afford to pay doee not guarantee adequate debt
reoupexation.

The Gambian experience there that there are high
ratee of arreare iIn the country*a aitee and service
project® even when occupants have more than adequate
capacity to pay. Ibis however, haa been eo in the
middle i1ncome category where heevy eutoeldiee have been
given. Furthermore, the type of scheme, (normal type)
does not have a target population per-se. Anyone who
haa the above minimum Income (K 30) and is able to
mfford a down-payment of K 20 qualified for m aits.

As fTar the "basis type”, the grogfamme?has
directed the national Housing Agency toward serving
lamer income people* not only have the targeted number
ef sites vastly increased hut subsidies on council
housing are alao being phase# out. However, iIf these
lows income programs are to be effective, maximum in-
come qualifications must bo imposed.

As a method of directing and controlling urban
growth by regulating land use acd_speculation} the
bites and Service program has not echlfve# much
beoahse the physical expansion and provision of sites

sad allocation haa neither kept abreast of lower

Income household formation nor making any significant
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impaot on tho backlog of housing demand.

however, tho Agency is awars of thlspproblsa but
Is constrained by funds.

3« The adequate training and artioulationoof
responsibilities of project administrative officers
is an iaportant eleaent of success in the program.

The national Housing Agency and the Ministry of
Local Government and Housing hare complemented the
Sites and Serrice program with training for all levels
of administrators, community development officers and
artisans. Other ministries have followed their
initiative and issued directives on how their officers
are to assist in the execution and operation of the

sites and services program.

2.«.2 SXIS3 AMU skkvicks i« tar™

From 1948 to 1942, census TfTigures showed an
average urban rate of growth of 6*3% per annua. Taking
the African population of the two largest towns, Nairobi
and Mombasa, growth rates were 6.5J& and 7.1)t respect-
ively,** compared with an Afrloan growth rate of 2.8jt
for the whole oountry.*” Between 1942 and 1969 censuses,
the Afrloan population in Nairobi and Mombasa grew at
a compound annual rate of 15.2£ and 7'6i the Increase
in growth for Nairobi was esji#eially high. These growth
rates, In combination with the decline iIn private

a

building, put tremendous pressure on the Government

to deal with housing iIn a more serious manner.
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The country"ll housing problem was described in
196% by e U.H. mission ts a serious one characterised
by poor quality and extreme overcrowding,”™ especially

among the Afrioan population.

2.4.2.1

Suggested solutions to encounter the problem
ranged from regulatory to developmental. On the
regulatory aide. Bent Tribunals were set up in the main
towns, with powers to control rents in low and middle
income housing. The developmental approach included
the formation of the national Housing Corporation with
powers to undertake housing projects throughout the
country.

The second five Year Plan recognised the need to
acoelerate the creation of inexpensive urbaﬁ/housing
for the low income groups; thus it stipulated that all
Oovernmant funds given to the M.H.C. would be for
houses costing £1200 or less;10 and 3# of the M.H.C.
funds allocated be spent on sites and servloes schemes,
rather than on conventional housing = Such schemes,
it was realised, would provide planned alternatives
to the"large and expanding i1llogal squatter areas near
urban centres.”11 Under the Sites and Services Scheme,
plots and services are providgg by the Authorities,
and people are expected to bu;ld their own houses to

minimal standards.
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2.4.2.S EHUMCIHQ
Like other developing countries, Kenya®s housing
schemas ere financed aainly through publio or public
sponsored agendas12 and overseas aid, Until very—
recently, Kenya obtained virtually no financial
assistance for housing from international or bilateral
agenciest Main reasons for this werel5*
(i) 1nvestment in housing has often bean
labelled "unproductive'™ in comparison to
investment in other fields such as
agriculture and industry.
(il) the interest charged by donors on
borrowod funds was high and not at
subsidised rates, and this implied that
such foreign loan for housing was completely
unsuitable for low cost housing schemes,
(H1) look of coarltaent on the part of
administration to implement a really low

cost housing policy.

In 197% the World Bank provided a loan of £5.7
million, with the Government contribution of £4.8 mil-
lion to prepare 6000 site end service plots over a
five year period, to settle some 30,000 people with
a monthly household inoome of Shs.280-6%$) in Salrobi
as a result of tho Urbanisation Sector Working Paper
of 1972.14 Tha main objective in this type of project

is to provide low income families with the land and
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publlo utilities as well as technical and financial
assistance in the fora of loans to enable then to use
self help to build and Improve their dwellings} the
entire cost could be recovered through monthly payment
over a period of between 20 and 30 years* In the earns
year* U.S.a .l1.D. also concluded negotiations to provide
a loan of jfto million to Nairobi and Jt& million to
other municipalities through the City Counoll and
Ministry of Bouslng/H.H.O0* respectively* These funds
would provide 2*800 and 1400 housing units for low
income earners i1n Nairobi and other municipalities

respectively* J

2*4_.2_.3 BLPttBIJgICB

Sinoe 1969* the conventional approach to solving
low inoome housing problems in Kenya has resileed
limited success* The tendency for the N.H.C. has been
to extend services and benefits to the middle and
upper income groups*

The private housing market has also been biased
against the low income people due to rising land values
and* consequently, high rents.16

As for the Sites and Servioe Scheme* the second
five Tear Plan®s target was that J3Jt of the total
funds allocated to all forms of-public :busing was to
be channeled to these sohemes* However* performance

haa shown that only as compered to the Plan target

of 33% was spent on Site and Services between 1989*1972.
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The H.H.C. claimed that "euch schemes cannot work in
largo towno because moot participants hare full tlmo
jobs and cannot oparo enough tine to work on the
houooo themselves-"lz

Beeldee that, probleno hart been experienced even
with the plot owners* * pattern that appearo to be
coaaoa among them all over the country la for many low
Income plot allotteeo to aell their intereot in the
olte to wealthier people who then derelop the plota
by hiring labour, recouping their oapital rery quickly
In high rente*18

Although the Oorernment hae made arailable more
houalng fundo, the praotlce hao been not to uoe up
all the approved fundo.18 The main reaeon for thie
under expenditure io that the K.H.C. hao been under-
opending for oome time* Partly there hao been a
ohlft In the Sovarnment houalng polioy. In the paot
the N*H»C* hao eonoentrated fundo mainly In the upper
bracket of the low coot houalng*20 Thie Implied that
houelng became completely out of reach of the loweot
income groupo*

low the main emphaeie hao been In Sltea and
Servieee schemes. Under the hew Plan, N.H.C* lo re-
quired to provide 56jt of total planned unite at a
coot of not more than £750 per unit* However N.H*C.
hae not been able to prepare iIpore eitea and oervioeo
and other low cost housing projects, hence the

experienced exeeee Tinance (eee table V). This has
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has primarily been due to shortage of the required
administrative and technical capacities*

Another reason for underspending has been lack
of commitment on N*H*C* to provide such schemes*

Thus 11t can be concluded that the problem with
low income housing schemes, especially the Sites and
Services, is not the laok of finance, but the need
to channel more of these funds to these schemes* In
addition to this, is also the need to adopt a positive
approach on the part of the administration, to houeiog

for ths numerically dominant low Income group.

—
~
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3.1 KDGIQNAL CQHIRX?1!1

Arusha region iIs made up of the slopes on Mt. Meru
and Monduli; the Northern plains and the southem plains.
The slopes on the two mountains are densely populated,
and shortage of land has iIncreasingly become a major
problem, -any people on Meru owmn traditional land
and keep livestock In the plains. In the upper parts,
there are steeper slopes and soil erosion hao sot In
making communication a problem. Coffee estates occupy
much of the area and these increase the pressure on
land. Coffee i1e grom for cash and bananas ere mainly
grom for subsistence. In the lower slopes of Mt. Meru,
maize has iIncreasingly become more important/vvnile in
the higher parts, pyrethrum is grom.

The southermn plains fora the wholo of the southern
part of the region. This area consists of dry plains
with low population densities. Large estates formerly
privately omed and the Oljoro state Farm occupy a
considerable part of the area. Its Inhabitants are
the serai-nomadic fiasal herders and the farmers who have
not very long ago moved in. lhey grow maize, beans,
and cassava and presently cotton has become an import-
ant cash crop followed by wheat and paddy. The Northern
plainu are those north of Mt. Meru and comprise the
Northern parts of ftest Arusha and Last Moru Division.
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The whole of this area is occupied by large fans and
ranches formerly owned by white settlers. During the
past ten years or so, much of the land has since then
been bought by groups of farmers on a co-operative
basis. State Farms also exist.

The new settlers are mainly people from the slopes
on the mountains and these maintain two homes. Animal
husbandry and mixed farming are the main economic
activities of the area.

Land rights are held on a co-operative basis and
individually in the whole region. On the slopes, land
is usually sold at high prices, inherited or loaned.
In the plains, especially the northern part, land 1is
communally owned while in the southern plains, land
le plentiful and there is no land shortage. This land
ia being moved into by people from tho overpopulated
upper areas. The amount suitable for cultivation how-
ever is limited by the availability of water.

There i1s a pattern of very dense agricultural
settlement in the Immediate vicinity of Arusha town
with a rapidly declining denelty pattern in the sur-
rounding plain lands; to the south and west of the
town. This pattern results from the topographical
oharacterietics of thearea. tTheprime \Qgricultural
lands of northernTanzania aret}ound in the foothills
of Ut. Kilimanjaro and Meru. This iIs the most pro-

ductive agricultural land in Tanzania. The climate 1is
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particularly favourable, and rainfall plentiful.
March-Aprll; November and ])ecemb»r are the rainy
seasons. Besides the fTavourable rainfall and climate
on the foothills of the mountains, there is the rich
and fertile volcanic soil which makes for high
productivity.

In addition to agriculture, tourism is the other
major regional resource of national Importance. The
game parks at Serengeti, Ngorongoro and Lake nnyara
are within two to five hours drive of Arusha. Arusha
National Park and Mt. Meru National Part are less than

one hour away.

3.1.1 POPULATION

Table 1X below indicates the population growth of
Arusha region and district between 1948 - 1967. Prom
the table, it can be established that, the ;;gion's
population has almost doubled between the iIntex”oenaal
periods; the annual growth rate of tho region has
almost doubled from 2.5£ between 1948 and 1937 to 4.2jt
between 1937 and 1967. This rate, compared with the
national rate of 1.8J1 and 2.3 respectively also re-
presents almost a double increase.

However, the population is not evenly distributed
throughout the region-' Immedja:; areasﬁéround the
town have densities of 180 pe?éons per/sduare mile or

more (e.g. the surrounding Arumeru District). On the

other hand, Masai and Mondull districts have population



351+

T 2rif

ar

Vvw oLtstrm nr »000

1348 1357 1967

324*6 407.5 610.5

111*2  143*7 214*2
1 !

33

MISIX OXrvi *ms

1943 - 57 1957-67
2.5, uzi
3.3 3*7.;

JJ

5.3 10.0 32*4

am Und for cultivation®

.1

tatistlead /vatact 1938 - 70¢  eninj. tatiatical

ureau or ee alaar*

They have been reluotant



3u

densities of 4*3 persons per square mile.

This pattern of population con be said to be a
direct function of the present levels of agricultural
productivity (l.e. soil fertility; good climate) in
the various parts of Arusha region.

Four major tribes live In Arusha Regions Wa-
Aruaha, Merus, Chagga and the Masai.

The WaArusha are principally agriculturalists.
Traditionally, they have lived on the western slopes
of Mt. Meru where they grow males, beans, potatoes,
pyrethrum, bananas and some wheat and coffee. Recently
the WaArusha have begun to expand to the west, down
from the mountain and on to the plains, 1in search of
more land for cultivation. They have been reluctant
to move to the town in search of alternative employ-
ment to agriculture, but recently some have been taking
employment of a temporary nature, in the town between
harvesting and planting seasons.

The Meru are principally agriculturalists. They
live on the eastern elopes of Mt. Meru and specialise
in the cultivation of coffee; together with maize and
pyrethrum and maintain some cattle. An a tribe they
are also reluctant to come to the town for employment.
Recently they have been expending to the east, down on
to the Sanya Plains in search\bf more |a53 and have
taken to cultivate beans.

The Chagga have adapted to urban living more
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rapidly than any of the four major tribes in the region.
Traditionally, they have lived on the slopes of Mt.
Kilimanjaro and cultivated coffee. This area iIs so
intensively cultivated and settled that a good number
of the local population is forced to relocate.

largely, as a result of the early missionary
impact (schools long sinoe established), the Chagga
have responded faster to make the transition to urban
work and life. It io estimated that about 7% of the
Arusha industrial labour force are Chagga.-

The Masai are principally cattle herders and live
on the vast plains west of Arusha. They have shown
no Interest in moving to the town and generally only

come to Arusha for marketing.

3.2 LOCAL SETTING**

Arusha town lies Just south of the Moshi-Nairobi
Highway (formerly Arusha-Tavette Road) on the lower
elopes of Mt. Meru (15,000 ft.) and gains access to
this region serving highway principally through two
north south roads lying about two miles apart. One 1is
Moshi Road at the eastern edge of the town and the
other is a branch of the Great North lioad. These in
turn Join with the principal east west rgod through
the centre of the town (Uhuru\Road) to create a rect-
angualr road structure about two mileo long and a mile
wide. This basic structure has existed for many years

and until recently provided adequate access to the town.
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in constructing buildings iIn the town; and the Indi-
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In the same year, however, Provincial Authority
persuaded the Government to reduce the town®"s boun-
daries to a little more than £ of Its original sire,
temporarily, on the ground that they were "unable to
control such a large area, and that the town had after-
all not expanded on the entire statutory boundaries,

It would be more convenient for municipal administrative
purposes if a temporary adjustment of boundaries was
madeC- This was done "with the object of allowing

local people to occupy demarcated township land until
such time that it would bo required for township purp-
oses, when the municipal administrative boundary would
be extended*"™ This, being a reasonable proposition,

it was agreed to*

Thus what was left of tho original area was a
lightly drawn boundary including the then King®s
African JHifles lines, hallways sites, the Boma area,
and provleion for a Mission iIn the centre, with nothing
to spare other than the occupied plots* Certainly no
provision for expansion. This situation greatly worried
the Township Authority, but the thon Provincial
Commissioner thought that "the Township Authority were
unnecessarily alarmed; should the town require more
land, it could be acquired iIn the area th&\ was being
6

made use of temporarily by the natives."

However, this decision led to considerable delay

in constructing buildings in the town; and the Indl-
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genioua people had claimed as permanent right $ of the
township on which they had been allowed temporary
squatting righto* This resulted iInto amendment of the
township boundaries and the drawing of a Provisional
zoning map in 1946, which indicated the direction of

future growth of Arusha (see map 1I11).

3.2*1.1 am,
Before European occupation, the traditional owner-
ship of land was based onilndividual basis; this was
so in the densely populated parts of Mt* iieru including
the site of Arusha town, which are fertile and where
intensive agricultural activities take place* These
individual plots contained the homesteads, the banana
plantations and coffee and usually a small piece of
grazing land especially planted with Kikuyu grass and
had demarcated boundaries either by shallow ditches or
hedges or some other plants*
These plots were however held subject to certailn
limitations which in pre-European days were as follows;
(1) they could not be disposed of by sale
or other wise outside the tribe.
(ii) they could not be disposed of to the
detriment of the heirs, in ?yher word* for
all practical purposes they ""pere entailed*
(H1) if by any coincidence a man possessed
two or more plots, the Chief and elders could

compel him to surrender any in excess of one
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ifT there were other tribesmen who had no

land at all.

In addition to these limitations in the pre-
Suropean days, the land held was liable to arbitrary
illegal interference including expropriation by the
Chief; 1if he was powerful enough.

Sons changes in these forms of tenure were brought
about by the development of cash crop farming and new
ideas resulting from colonisation.

When the British Government demarcated the land
in the middle of a tribal area and declared it to a
township for administrative purposes, it did not
deprive those who happened to be within that area of
their rights on land. IfT it required land, it ex*
propriated, paying appropriate compensation and took
possession of it, but if it did not do that it left
pre-existing rights undisturbed.

As a matter of policy, townships were divided
into zones in each of which standards of building and
sanitation were specified, and efforts were directed
towards the complete application of those standards
in each zone. In the case of Arusha, this infact
meant the gradual elimination of indigenous owners in
zones A and B in map no. 11l * unless in any particular
case an indigenous person was w}lling and able to
build himself a house of the requisite standard. This
elimination took the form either of sale by the indi-

genous owner to a non indigenous person, oOr expropriation



in return for compensation.

Compensation took the form of money or with the
consent of indigenous owner, of the grant of land
elsewhere. In the case of Arusha, about 300 acres of
a Torest reserve were set aside for the relocation
process.

In case of areas densely populated by Indigenous
people, it became necessary to demarcate all round the
boundary on the Inside an open space 50 yards wide
which was maintained as a neutral sanitary sons on

which no building was allowed.

3.2.1.2 LAND USD PATTERN AND INrhKTHUCTOKKI

Major land uses at that time were residential,
commercial and institutional - (see map 11). Indus-
trial land use came into effective use when the rail-
way line reached Arusha iIn 1920s. ’

(1) RTISIDBITIAL LAND USHs The residential

land use pattern reflected racial segregation.

(see maps Il And 11). Distinct segregated

residential zones for Europeans, Aslans, and

Africans were established. Zone 1(a) (Map 111)

was for European residential development! here

African owners of land were Jelocated; "unless

n
in any particular case WI™lch was {impossible)

they were willing and capable of building

themselves houses of the requisite standard".



Zones 11 And 111 (nop 111) were for
Conmeroial use; since most of the coanerolal
traders were Astana these areas were
residential areas for Asians. Zone 1V -
north of Zone 111 - UAZAARj north of the
open apace, and south west of Zone V were
the African residential areas.

Plot sizes and plot rations differed in the three
residential zones. Low density areas (European zone)
had large plots, moat of then not below one acre,
medium density (Asian zone) varied between half an
acre and slightly over one acre. In the African zone,
uniform plots of about 4,000 sq-ft, were provided.

This type of zoning resulted Into a rather low
utilization and inefficient form of land use supported
by a high level of infrastructure in the European
residential areas. The criterion of having access to
the infrastructure was the ability to pay, thus the
provision of expensive fTacilities such as tarmac roads
and sewers were financed through road pontage premia,
water and electricity followed the same pattern. Thua,
only a small percentage of the total population of
Arusha enjoyed such facilities.3

In the high density (African) residential areas,
poor forms of infrastructure é&g- eartH :bads could be
provided. Despite the high densities per acre, as
compared to the other zones, only poor and less costly

forms of sanitation were provided.



TABU! VII* ARUSHA 01 PERSONS SUPPLIED

Im ,**mm Iwnwm

tsak" iPOPULATION 10. Oi PERSONS AID * OF
TOTAL POP. SERVED WITH

WATER ELECTRICITY
1948 5320 222 (4.2%) 1.A.
1952 7698 385 (5.0%) 784 (10%)
1957 10,038 847 (8.4*) 1388 (14%)
1967 32,432 1995 (6.2*) 2335 (7%)
1975 88,820 N.A. 1.A.

SOURCES Author*a computation of data supplied

by Statistical Abstracts 1936-1970.

Bursau of Statistics DSM.



Other community facilities such as hospitals,
schools, and recreational facilities which were meant
for the African population were situated far away
from them-%

After independenc, Arusha has played a much greater
role in the country®s overall development policy.

During the second ?ive Year Plan period, the town
was designated a major centre for urban growth, and
benefited from the national policy on industrial decen-
tralisation In terms of planned investments.10

The designation of Arusha as the headquarters of
the Saet African Community has also been a major factor
in recent growth.

With the opening of the Kilimanjaro International
Airport (21 miles from Arusha) in 1972 Arusha®s role
as an international tourist centre has been greatly

enhanced.

Table 1 shows the town®s population from 1946 to
1967. One of the most critical demographic questions
to be answered relates to the future rate of growth
that can be expected to occur in Arusha town. Popula-
in the area haa risen dramatically since the Second
World War. \ >

" S
The annual growth rate from 1949-1957 reached a

level of 7.8 and records show rise in population from

5,500 in 1948 to 10,000 by 1957. Growth in the following
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tan year period 1957-1967 increased at an annuel rate
of 12.4*. A total population of 32,500 was recorded
by the national census in 1967*

The results of the 1975 demographic survey con-
ducted by the team indicate this figure has more than
doubled to a total of about 89,000. Thle 1is equiv-
alent to a growth rate of 1 3 . in the period 1967-
1975. This rate of growth is not likely to decline
significantly in future; as it has been indicated in
a population origin survey conducted, hesidents in
5 of the wards characterised by high squatter con-
centrations were interviewed on a sample basis. The
results show that the bulk of the iIn-aigratlon origin-
ated either iIn nearby Kilimanjaro Region (35.79*) or
the Central Region (29.4); and not iIn Arumeru District
as had been suspected. Others came from areas such
as Tanga and Kenya. Overcrowding in Kilimanjaro
region is likely to continue and encourage out migration.

Thus the most probable growth-rate of 1# would
result 1n a 1980 population of 160,000; 225,000 by 1935
and 545,000 by 1990.

Ths accompanying graph indicate# the size to which
Arusha could grow in the next 20 years under a range

of assumed population growth ~"ates. ?
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AHUSHA TOM 1 POPULATION STATISTICS BY WAHD

(SOURCES - SURVEY FINDINGS)

Arusha District

1*

2*

10.
11,
12.
13.
1*.
15.
16.

17.
18.
19.
20.

21.

Fangaal
Bonds*!
Hajsago
Uaga
TImdiga
Ngarsnaro
I .sroloei
Kibln
KKslolsni
stksi
Kijsngs
Daraja Mbili
Thsmi
Kiaandolu
Oloirlsa
Baraa
Nsahono
Sinoni Lsntara
Siaoal

Soabstial !

Elsrai

ESTIMATED POPULATION

2,789

<¢,310

3.8L8
7.930
10,730
1,908
2.73F
2,161
L,858
1,797
7.2L8
6,109
3,630
2,582
2,391
*»,810
1,737
"¢,623
3,78%1

I %689

88,820



Projected Population Growth to 1995
ArushaTown (source:survey findings 1975)

Actual Growth 1957- 75
Padco Projection
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CHAPT :h 1V - NATIONAL Ti 13ANISA11O0ON

The evolution of Tanzania®"s urbanisation and
housing policy began to take form in 1967* Until then,
the country had no clearcut policies to deal with her
growing urban problemsl.

Table 1 shows urban population trends in selected
Tanzanian towns between 1948 and 1967. Although the
absolute number of urban dwellers to date remains
relatively small, l.e. about 9000,000 or about 6.52 of
a total population of 14.0 million, the rate of urbaniza-
tion is steadily climbing. During 1948-1952 the average
annual growthrate of the centres was 6.436 while between
1957-1967 1t was 6.8)4, nearly 2i times the national
growth rate of 3.436. Between 1957-1967, Arusha town
recorded the highest growth rate (12.436) followed by
Lar-es-Salaam (7 .836), Kwanza (5.836), Tanga (4.836) and
labors (3.2)6).

A by-product of these high rates of urbanisation
is a severe shortage of housing and community facilities,
particularly among the nearly 80)6 of the urban house-
holds 1n these towns, earning less than T.Shs.600 per
month; (table shows incomes of households iIn Arusha
town by wards); accompanied by poor provision or lack

of the essential infrastructural services.

4.1 PKBAHITATIQK POLICY:

Sines 1967, Tanzania®s urban growth can be seen
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as a component of regional development in which urban
centres stimulate and complement rural development.

The second Five Year Development Plan (1969-1974)
selected 9 towns to act as growth poles during the
plan period.2 The alms of the urban growth policy,
thus were* (1) to Integrate the urban centres In the
regional development policy; (11) to provide rural
hinterland with services and facilities; (ill) to re-
strain the fast growth of, as well as reduce the
migration to Dar-es-Salaam and improve the overall
urban living conditions.

To achieve these objectives, the second five Year
Plan proposed the promotion and development of the 9
growth centres, minimal urban infrstructuro, health
and education facilities, employment opportunities
through industrial development and regional communications.
The Plan however, warned that, promotion of urban ¢
growth should not become a drain on the country®s
financial and physical resources.”

The budget allocated by the second Five Year Plan
for urban infrastructure was thus IImltod to less than
10# of the total central budget. In order to implement
the Plan in the field of urban development, the
Ministry of Lands, Housing an”™ Urban development
carried out a general infrast>uctural ﬂéd?vey in the
9 growth centres. The survey revealed that the major

problems facing the development of the growth towns
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are the lack of Inadequate water supply, sewage and
road infratrueture, not only for existing needs but
also for future expansion.4
However, three years after the initiatlonoof the
second Five Year Plan, limited success was experienced
in the policy implementation. The selected urban
growth programme was not effective and migration to
bar-ea-Selaam could not be reduced.
The main problems faced during the implementation
of the policy were:
(i) The second Five Year Plan outlined the
strategy and targets of development, but did
not provide the tools for their realisation.
(i1) Lock of central authority responsible
for the overall iImplementation of the policy
and co-ordination among the various mini;tries
and parastatals.
(ill) Insufficient research, data and information
whioh would enable to determine the resources
and potential of eaoh region as well oa their
inter-relations.
(lv) Lack of planning both at national and
regional levels.
(v) Unbalanced developmeqt investT?qt with
regard to urban, rural and geographic location

of iInvestments.

(vi) Financial strain.
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Particularly striking was the industrial location
policy. OFf the 30 major industries established during
the first two years of the Flan, only 10 went to
growth towns, and of these 7 went to Arusha/Moshi.-"*"

Zn several cases, decision on industrial location
was made before the second Five Year Plan while 1in
others, decision was made according to management
demand.

In 1972, the growth centre policy based on selected
urban centres wos abandoned and the Decentralisation
policy was introduce” in which the responsibility of
development planning and programme implementation waa
transferred from the centre to the regional and district
authorities, while the central Government retained the
general overall planning, guidance, supervision and
coordination tasks.

To encourage industrial development, the Govern-
sent decided on the following measuresi

(i) To create an Industrial and Licencing

Council to choose locations for the founding

of new iIndustries iIn urban areas.

~

i1) Preparation of Master Plans for the regional
centres and consequently, improvement of infra-
structure and services for industrial?develop-

\ :
aent. ) L

In addition to the preparation of master plane,
the Ministry of Lands started training programmes for

local town planners and with the revision of existing
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Master plans (Dar-es-Snlanm and Arusha) to adapt then
to the new policy.

Tho Government policy, despite the above measures,
has tended to restrict investments in urban centres
and Increase investments 1in rural areas, during the

Second Five Year Plan.

4.2 k> W

Since Independence, the housing policy of of
Tanzania has undergone considerable alterations, from
limited housing provision to civil servants by the
public sector, to direct responsibility on the part of
the Government for assisting the majority of low
Income population to construct their own houses by
means of self help.

Until 1967» Tanranin pursued two main str§tegies
to alleviate the problem of housing and urban infra-
structure6! a building strategy and land control
strategy.

The building strategy started with the formation
of a centralised agency - the National Housing
Corporation in 1962 to deal with all aspects of housing.
The policy involved)- leaving the sub commercial non
urban sector to generate iIts own dsmands %Pd changes;
building mostly minimum and som”™ medium §;andard low
cost housing on a large scale in the urban centres
and either renting these directly or providing for

their puichaae over periods of up to twenty years.
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Ths market for purely commercial housing finance was
left to other agencies.'7

The second major approach was the land control
and allocation strategy, which operated through the
Lands Division. Under a series of Acts beginning in
1963# all freehold land was converted to Government
leasehold# previous owners obliged to pay rent to the
Government# and development conditions laid down for
the use of all urban land. In parctice, the develop-
ment conditions are agreed between the Town Planning
Division and the Lands Division.

The zoning policy of the colonial government
which divided residential urban land into low, medium
and high density areas was continued but the emphasis
in plot allocation and the provision of services was
shifted from the low density (i.e. fTormer European)
areas to the high density (low income African) areas.
The bulk of the high density plots are given out with
year to year rights of occupancy. This allows the
occupant, upon payment of a premium and an annual land
rent, to build a temporary structure using traditional
materials for building. For more permanent tenure 1in
high density areas, the occupier must pay a higher
premium and land rent and satisfty high$rtdevelopment
conditions, involving in turn\higher bUildIng expenses.

Before any new urban area is laid out for such develop-

ment, full compensation of property of the people
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(1) Lack of adequate housing and housing
financing policy, concept and programs.
(11) Bapld growth of urban centres and
especially Dar-es-Salaam due to rural-urban
migration and thus also the rapid expansion
of squatter eettlenents.

(ill) Lack of sufficient resources to deal
efficiently with the squatter problems.

(iv) Rising costs of labour and building
materials as well as the use of relatively
expensive materials and construction methods.
Consequently the slum clearance houses were
beyond reach of at least 70?» of urban

population.

w) Lack of qualified manpower and experience.
(vi) the slum clearance houses were not méin-
tained and therefore deteriorated rapidly.
(vil) In many cases, owner occupier of slum
clearance houses refused to pay for the houses.
Thus the experience gained during the fTirst Five
Year Development Plan indicated that the slum clearance.
Programme and Institutional housing as a whole were
not In a position to cope up with the growing housing
demand or solve the problem of/ existing squatters.
i <
4.2.2 as s/.cttp m s zm

Following the 1967 Arusha Declaration, the second

Fiv. Year Development Plan®s housing targets were based
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on the assumptions that the majority of urban population
in Tanzania can afford only self help housing that
public resources available for housing are extremely
limited, and that the growing housing needs resulted
from the population growth and rural-urban migration.
So the plan foresaw increasing efforts to solve the
housing needs of lower Income groups.
Thus the housing polioy outlines for the second
Five Year Development Plan foresaw the following
measures. 10
(i) Provision of serviced plots through the
National Housing Corporation, within o large
scale site and services programme on which
the recipients will be able to construct
their own houses, organised in co-operatives
or throu™i employers who will also provide
them with loans for construction.
(ii) Increase low cost housing construction
by N.H.C. from approximately 1,000 units to
2,000 units per annum and reduce costs from
Shs. 7,7000-34,000 to Sha.6,000-11,000.
(ill) Limitation of expenditure on housing
construction by the public sector to Shs.75,000
per unit. 7
Vv *\ -
(iv) Financing of some 400 units medium
costing housing for middle and upper income

groups through the Permanent Housing Finance

Company .
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(v) deduction of local building materiala
costa and elimination of laport factor.

(v1) Modification of existing outdated
building regulations.

(til) Comprehensive research and improvement
of local building materials, housing
designs, building techniques based on

traditional forma and customs.

The overall responsibility for the Plan Implementa-
tion In the field of housing was entrusted to the
Ministry of Lands. Housing and Urban Development. The
Ministry was therefore charged with the following
tasks t

(1) Physical planning of urban and residential

areas.

7/

(11) Formulation and implementation of housing
policy.

(ill) Co-ordination of the housing efforts of all
Gtovornaental Ministries, porestatals. Community
Development Organisation and others.

(iv) Planning and assisting with the
implementation of the Site and Services
programme.

(v) Provision of surveyedI‘plots, tx

(vl) Co-ordination with thelauthoritig;
responsible for land development and urban
infrastructure.

(vii) Hesearch on building materials and

construction methods.
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(vill) Training of town planners, surveyors

and others.

The responsibility of actual housing construction
ties mainly with the H.H.C. but also with other nin-
istixes of borks, Home Affairs, Education, etc.
Involved iIn the provision of infrastructure, design
and housing also were the parastatals TAHESCO, N2DCO
and UECCO respectively, while financing of medium cost
housing was mainly the task of the PHPC (now Tansania
Housing Bank).

The housing construction target for the second
rive fear Plan was set at some 100,000 housing units.
The annual housing construction target was set at
20,000 units, of which 8,000 units by public sector
and 12,000 units by the private sector. Of the plan
target for the public sector (40,000 units) gpre than
657* were allocated to site and services for lower
income groups, some 20™ to H.H.C. low cost housing and
the rest to medium cost housing.

Considering the annual housing need of 21,000
units in all urban centros of Tanzania, the target of
public sector housing construction was to provide for

38jt of the annual housing needs or some 8,000 units.

4.2.2.1 PSKPOriMAHSS . -

During the first four ye~rs of the second five
Year Plan (1969/70-1972/73) the H.H.C. constructed
873, 2738, 1796 and 138 unite respectively. In the

first year of the Plan, the “J.H.C. wns given Shs.14.0n.
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for the construction of 2,000 low cost housing at
Sha.7,000 per unit but the corporation was able to
construct only 1,060 units at average costs of not
less than She. 13,0003 |In addition, 300 medium coat
units were constructed by the Corporation during the
year* However many of the houses completed could not
be occupied for months, due to lack of water, sewage,
electricity and other connections* Inadequate co-
ordination among the responsible authorities find an
expression not only with regard to infrastructure but
also other services. Usually there i1s also no plan-
ning of community facilities for new housing projects*
In terms of the plots produced, tho surveyed
plot allocation programme wae to a certain extent
successftul (in 1971, 7,303 new short term rights of
occupancy 1in urban areas were Issued by the Lands,
division, while in 1972 the figure was 6,331* But
this was still far too small compared to the high
demand; for Ler-ee-Salaam alone, the waiting list for
high density plots stood at 13,000 at the end of 1972*
lhe procedure was cumbersome and expensive* A lot of
money was needed for compensating squatters and other
purposes before land was cleared for surveying, and
onoo surveyed plots were mads available it also took
a long time to bring the required.services such ns
roads, water and other facilities, mﬁf}iﬂThe result
that little controlled building took place and squatters

often moved bock to the land*

Similar to the plot alocatlon programme, but with
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higher standards of services provided was the sites
and services programme. While the second Five fear
Plan called for 5,000 serviced plots per year; three
years after i1ts initiation only 725 foundations to-
gether with 60 core houses (about 6)0 were node
available* Thus the site and services programme,
through which the majority of low Inooae urban popula-
tion are expected to build their houses by means of
self help proved to be the moat complicated task of
the housing policy.

the average costs of foundation slaks and core
house is estimated at She. 2,350/- and the cost of
infrastructure at 3hs. 7,000 per unit. Thus even if
the houses were constructed on these plots with
traditional building materials and manual self help,
the minimal costs per house and services would have
amounted to between Shs.13,000 and She. 14,000 which 1is
nearly the same aa N.H.C. low cost housing units.

The Private sector construction with the exception
of squatter housing has (since 1971) practically stop-
ped as the result of the Acquisition Act of 1971 and
it will take sometime before this fall iIn construction
capacity 1is restored.

Thus the target of housing,\policy aifitated in
the aeoond Five Year Flan has not been reaghed- Lower
income groups, comprising more than 60# of urban

population have been devoid of public assistance.
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4.3 THE h.yj.IQN CH HOUSING PQLICXi

Consequently, a series of ohanges have been
introduced in the National Housing Policy; and institu-
tions to implement the programmes.

The policy aims at providing housing for the
majority of urban populations, this is to be achieved
only by means of self help, since the Government is
not iIn a position to invest huge sums of money 1in
housing alone.

Essentially the policy comprises the following
measuresl2!

(i) Provision of new serviced sites and

improvement of existing squatters.

(ii) Financing of housing and especially for

lowmr income groups through the Tonsania

Housing Bank (THB).

(ill) Elaboration of comprehensive building
roaearoh programme.

(lv) Modification of building regulation.

(v) Adjustment of rent paid by public employees

in government and parastatal housing to their

income and reduction of loan celling on public
financed houses to Shs.40,000.

Thus the main aim of the new policy™la to utilise
housing resources for low incahe worker; ;nd reach
more justified rent burden distribution. Correspond-

ing to the policy outlines, the Ministry of Lands,
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Rousing and Urban Development proposed a new housing
programs for the period 1973-1977 according to
whichl3;
(1) Funds for material loans for the self
help construction of 10,000 housing units
per annum, at an average cost of Uhs. 3,500
per unit, will be made available.
(11) N.H.C. will construct 4,000 low cost
housing units per annum at costs of
Shs.12,000 to 3hs.18,000 per unit.
(111) 4,000 medium and high coot units will
be constructed annually at no more than

Shs.40,000 per unit.

(iv) Total annual expenditure will amount

to Shs.215m.

*

4_3*1 TH.< P11OORAMMS COMPO-.N 1S

The implementation of the national policy in-
volves not only direct steps to be taken by the
Ministry of Lands, but also complementary raeasureo,
which have a decisive iImpact on housing and building
economy and thus also on the urbanisation process in
the country. These include facilities and institu-
tions, availability of acceptable building material
loans to plot recipients, self help organisations,
mainly in the form of housing co-operatives, the
reduction of building costs, by improvement and

utilisation of local materials, and the development
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and introduction of now designs and training in build-

ing methodse

4.5.1.1 1US __ajWEfrYi
The policy realicee the need for availability,
and provision of surveyed plots in sufficient numbers
to answer the requirements of growing urban population.
The traditional method of laying out and surveying
building plots, procedural delays and lack of com-
pesation funds have essentially been the causes of the

alaready discussed problems of uncontrolled settlements,

4.5.1.2 1miSH PLABS RBUfcr ATICH:

The provision of surveyed and serviced plots as
well as other programmes of housing polloy and the
problems of urbanisation in general can be solved in
conjunction with Urban Masterplans, By the epd of 1974.
the planning of seven major urban centres} Dar-es-Salaanm,
Arusha. Morogoro. Tanga. ttoshl. Mbeya and Tabora had
been completed. Other plans for the remaining major
urban centres are in progress; while that of Dodoma,
the new capital, is the responsibility of the Capital
Development Authority. The main problem facing the
Ministry of Lands iIn preparing the faster Plans is the
lack of qualified local town p{anners,tr%jning pro-
grammes are in progress both at home and abroad. In
the meantime there are Indian oxperts ae well as a few

Finnish expatriates who are assisting tho ministry.
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4%3 m am m i apg»

In February 1973* the Government introduced a new
rent policy which applieo to all public omployeea
(Governmental ana peraatatal) in publicly owned hous-
ing. the objective of the new rent policy, which
relates rent paid by public employees to their income,
is to modify the previous system, whereby housing
subsity or allowance was usually paid to high ranking
civil servants ae part of salary agreement, thus, top
officials had to pay only 10$% of their income for
housing and the difference was susbsidised by the
employer, while low paid employees received no aealst-
ance and were forced to pay 20$% to 25% of their income
for housing.

According to the new policy, low income employees
(Jhs.-240 - Shs.750 per month) pay 7.57* of their iIncome
for rent; middle income (Shs.751 - 1,300 per month) pay
10% and higher Income employees (above Shs.1,301) pay

12.3% of their income for rent.

4.4 msmurioNAj, .of th;, housing police

4.4.1 ICSIRGANI .AriQH O7 7INZ MI1i13?RY QF LAN.4S*

In accordance with the Decentralisation policy of
1972; comprehensive studies for the reorganisation of
ministries were carried out. As a result of the policy,
most of the responsibilities of\ the Kini~tiry of Lands,
Housing and Urban Development with regard to the develop-
ment and control of land have been transferred to the

Regional ana District Land Development Officers, who
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have taken taken oves

(1) the Planning and control of the development

of urban and rural arena including economic

infrastructure.
(in) Allocating land, surveying plots and
performing the lognl processing involved.

Besides the Regional and District Land Offices,
six Zonal Town Planning Offices have also been estab-
lished in Dar-ee-Salaam, Ifbeya , Morogoro, Moshl, Mtwara
and Meanest each eonal office caters for twoor more
regions, monitoring urban development iIn the regional
and district urban centres. Shortage of local town-
planning staff at the aooont accounts for the openning
up of Zonal Town Planning offices instead of Regional
Town Planning offices.

The Ministry of Lands on the other hand haa retained
the responsibility fori

(1) Overall planning and co-ordination.

(i11) Planning policy and strategy for the

development of urban areae.

(ill) Development and implementation of housing
policy, both directly and through perostatala.

(iv) Assisting Regional and District organisation

with the preparation and implementation of

regional, urban and rural housing® policy.

In addition, tho ministry also retains tasks which
are not related to dlroct local development and can be

carried out more efficiently at national level or tasks



63

which are beyond local capacity (these include land
registry, mapping, acquisition, e.to.) Responsibility
for housing policy and implementation is in hands of
the Ministry of Lands, and its parastatals.

Unver the Ministry®s reorganisation plan, (see
Appendix I11) the former Housing Division has been re~
named Housing Development Division, this division
supports the Urban Development Commissions by*

(1) Contributing to the formulation of

housing strategy.-

(ii) Developing national housing program.

(ill) Implementing national site and services
projects.

(lv) Co-ordinating the supply of funds for housing

programmes.

(v) Monitoring activities in the housing sector.

the Director of Housing Development is responsible
for planning and implementation of national housing and
non residential property programme and for supervising
the operations of K.H.C. and the Registrar of Buildings.
He le supported by two sectionsi

(1) Site and service section which is

responsible for the planning; preparation,

n
organisation, implementation, and supervision

J [ _J
of projects as well as for the reviewing the
activities of H.H.C., the Registrar of

Buildings, and regional land development offices.



(il) Housing finance services section which
is responsible for securing funds for the
financing of housing activities by

(@) Projecting find requirements for
the financing of housing programme

(b) Cp-ordinating the provision of funds
with the Tanzania Housing Dank,
Treasury and external resources.

Co) Organisation and support of housing
co-operatives.

(d) Paying contractors to work on site

and services projects.

4.4.2 HUi Suaj...,* UMSLU

After 14 years experience with institutional
housing construction through the N.H.C. and other
parastatals, it has been recognised that for various
reasons, the N.H.C. 1is not in a position to fulfil the
primary objective for which It was established* namely
to build low cost housing for low iIncome groups. It
N.H.C. houses wsrs to be within reach of low income
groups, considerable subsidies would be required.

The revised housing policy, has rejected this
approach in favour of self help housing and re-
considered N.H.C.*s activities\under thg following
principles!

(i) Although the focus of the revised housing

policy Is on self help housing, N_.H.C. will

continue to construct low and medium cost
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housing for which there is a considerable
demand.
(1i) For the financing of its building the
H.H.C. receives interest carrying loans
fron the T_.H.B. Instead of governmental
grants. Its housing construction Is
therefore based more on economic foundations.
(ill) The X.H.C. receives limited governmental
grants for the purpose of providing infra-
structure facilities such no roads and
drainage to existing neighbourhoods.
(lv) The graduated rent policy, it is hoped
will assist N.H.C. to solve one of its major
problems, namely in rent in default in its

tenancy houses as rent is now paid by

empoyers.

4.4.3 1HK BBOISIKAa OF BUILDINg1

The Registrar of Buildings was established by an
Act of Parliament (The Acquisition Act) of 1971 under
whloh privately owned residential and commercial
buildings belonging to certain categories were na-
tionalised. Altogether 3,066 buildings have been
acquired under the Act; though 160. were returned to
their owners. For the admini!}rationi,ééintenance
and allocation of the acquired units, the office of the

Registrar of Buildings was established and similar

to the N.H.C. it is operating under the overall
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sponsorship of the Ministry of Lands, Housing and Urban
Development aa an independent body* The rent income
collected by the Registrar is transferred to the
Treasury after deducting running and development costs*
As a result of the Acquisition Act, private
construction activity in Tanzania other than squatter
housing has practically stopped. Consequently there
is a serious shortage of office space, shops and various
commercial premises*
However, plans have been finalised, which will
enable the Registrar to take up the responsibility of
building in townships, shopping, office blocks as well

as medium and high cost housing*

4*4*4* m

Tha Bank has been established by on act of
Parliament and began Its activities in Januar;,1973 when
it took over the assets and liabilities of Permanent
Housing finance Company of Tanzania Ltd*

Ita activities range from accepting deposits from
the public to giving loans for evey type of building
activity in urban and rural areas* Loans offered by
the Bank are mainly for the purchase of building
materials, improving the standard of existing houses;
construction of houses; commercial buli,d\ngs (office
blocks, Industrial estates etc*); finances projects for

commercial production by local building materials

(burnt bricks, clay tiles etc.)
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Xh# types of loans offered are of three typess

(i) Soft loans at lover rates of Interest

for the purchase of building material;

improving existing sub-standard houses and

construction of lov cost housing.
t.__.' kX }

(i1) Loons for other housing.
(ill) Loans for construction of commercial

building and production of building materials

on commercial basis.

As a national institution, with the obligation
to fulfil the national housing policy the bank Is
supposed to promote housing development through housing
co-operatives and UJamaa Villages.

The Bank has to a great extent emphasised on low
oost housing "without sacrificing the standaﬁy and
durability of lousing units”. With this in view, the
Bcnk prepares, products and sells type designs which are
suitable for low Income urban housing, though it is not

a condition for loan seekers.

4.4.4.1 W &MMmMmP *

Vox soft housing loans (She.1000-34,000), which
are used for construction of low oost houses and/or
purchase of building materials”, the rate"of Interest

\ J :
is 5» up to Shs.25,000/- and 6£ from 25,000

For other housing loans the rate is higher:
akfi from 3hs.35,001 to 60,000/- and

0% from Shs.60,001 to 80,000/-.
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The ability to repay the loans la carefully assessed

with a vies to* not only protecting the interests of

the Bank as lender but also preventing the borrowers

from unnecessarily big financial commitments which
they cannot meet* Age and Income are thus the main

oriterla for assessing the borrowers* ability to pay*

7~
-
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w I m

There are six existing major land uses iIn Arusha
today} these includes |Industrial, Commercial, Institu-
tional, Residential, Recreation and Open Space; and

Transportation, (see Hap 1V)

5.1 UtiWISIAL IARR USSx

There are two principal industrial zones in Arusha.
The Tirst one is the oldest zone, popularly known as
Unga. It is situated iIn the western side of the town,
near the railway terminal.

This area conteine a mixture of industrial activ-
itles, from an abbatoir to ware housing; as well as car
repair on open plots. This area has extended to the
south to meet immediate industrial expansion, but since
the opening up of the new eetate in the Temi Corridor,
this expansion has more or less diminished.

The second zone is the Temi Industrial Estate,
situated on the western and southern side of Temi Hill.
This estate is occupied mainly by major industries such
as the Textile factory, Tyre, Beer, and Pyrethrum
factories; there is enough land reserved for future

industrial expansion.

5.2 COMMERCIAL LAMP USEt

There are three major areas of cosujietcial activ-
itiesx The Clock Tower Area; the Main Market, and the
Uhuru Road Bazaar area. Other commercial activities

in town are located in high density residential areas
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and conalat of miscellaneous shops (dukas) and temporary
markets, They serve the population with the daily
provisions,
I"he Clock Tower area is the traditional centre of
business and commerce. There, major activities includei
(i) hotels, restaurants, curio shops, tour
offioes oriented to tourist industry,
(i1) Government buildings and professional
offices,
(H1) Autonobile sale* and service facilities and
printing shops,
(iv) Office supplies and miscellaneous small
commercial operations,
(v) nesidentlal dwelling units in the form

of flats over shops.
/

The Main market area consists of a mixed residential,
commercial, and small industries. The market and the
commerce surrounding serves the residents of this area
and the rest of the town, as well as the agricultural
hinterland of Arusha which brings to town livestock and
agricultural produce, foodstuffs, clothing (new and
used), household goods, and other items are sold here.

Most commercial establlshnents have housing on
the backyards and/or upper floors, which mre occupied
by the shop owners. However, due to the tremendous

housing shortage, rooms are frequently let.
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5.3 INSrilPI"IOMAL LARD USE

This includes, educational institutions (nursery,
primary and secondary schools)i Government offices,
the E.A.C. headquarters, Religious institutions.
Community centres, etc.

The S.A.C. 1is the largest institution land user in
Arusha; 1its giant headquarters complex occupying about
four acres 1is situated north of the Clock Tower Area.
5.4

The existing Recreational fTacilities are either
Inadequate or poorly located with respect to residential
areas. Excluding the main stadium there are no adequate
facilities for the majority of the people in the town,
(in Majengo and Kaloleni residential areas} two of the
most densely populated areas in the town.

The principal public recreational facili{ies are
found in the following areasi

(i) Sekei: the Golf Course and tannic courts

and the cricket pitch (see amp 17); and the

camping ground behind the Town Hall.

(1) flaying fTields associated with the Arusha

Secondary School and religious Institutions.

(ill) The -lain Stadium and community centre

located in Kaloleni. Most p?}hary sghools

hare some form of outdoor :ecreati6; facilities

which can be used by the general public.

(lv) There are aleo parks in the town.

situated along the Uhuru Road and behind the

western access road to ttoshl-Nalrobi highway.
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55. IfHIMFFIBIUMLM

Arusha town lies south of the Moshl-Nalrobl high-
way. Access to this town is through two north-south
roads lying about four kilometres apart. Ono is Moshl
Road at the eastern edge of the town, and the other
one 1s a branch of the Great North Road. These two
roads form the main aria of the town*a transportation
network; they join with the principal east-west road
through the centre of town (Uhuru Hoad) to create a
rectangualr structure about four kilometres long and
two kilometres wide. This basic structure has existed
for quite a long time, and has provided adequate access
to the town until recently.

the interior pattern of the streets is not very
well developed, especially iIn the high density residen-
tial areas characterised by a grid-pattern rcfad develop-
ment. Hoads iIn these areas are narrow, and dur to
heavey pedestrian movement, they pose a serious danger
to the residents” safety. Other low income residential
areas apart from the old ones are very poorly served
with roads (squatter areas).

Low density residential areas are fTairly well
served with road network.

A major problem affecthmh\transporgagion network
in the town, however, is the tgpography; which elopes
rapidly down from the Hoshi-Uairobl highway; and is

bisected by several valleys which mako the development
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of east-weat connections difficult, the sain valleys
are those formed by the Temi, Aaura, and Gollondoi
Rivers, which lie on each side of the main Institu-

tional and commercial districts of Arusha (see nap 1V).

5.6 WS »

The existing residential landuse largely reflects
the planning in the colonial era (see chapter 111) -
characterised by low, medium, and high density areas
which corresponded to the racial segregation among
Suropeans, Aslans and Africans respectively. Today,
this pattern is based on eoonomlo distinction rather
than reoial.

Thus iIn Arusha there are basically four types of
residential developaent, (the fourth one 1is rural in
character). These arei

(h) Very low density development as in Sekel

and Teal 1i1ards, fTormerly occupied by Europeans,

but today i1t is occupied by the upper class.

These areas are characterised by single
family units on plots averaging one to two
aerea, with high building oovenante.

(b) Medium density development ae in the town"s

central area, and on several residential areas

scattered around the town ZPangani,,add Bondenl

Wards). This form of residential pattern was

built by and for aombers of the Asian community
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and la in form of flats. Other new asdiua
residential areas include the N.H.C. housing
estates in Kaloleni and Ngaroaaro wards. Plot
densities rary between 300 sq.ft, and one acre,
(0) High density residential development as
in ouch areas as Hajengo, Kaloleni and
Hgaraaaro with plot densities wary fron

2300 sqg.ft, to 4000 sq-ft, (for further
discussion, see chapter VI which deals in
great length with this type).

(d) Housing of similar font and construction

as in (©)-

— =
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gw FAEXKrAmw gw* w=* m m

e.1 LQCAIIQk QF LQ« 1«CQIIS-:iig.XfigWL-AEIAai
At discussed in the previous chapter, until 1961
residential pattern wae to a great extent based on
racial segregation which in turn reflected incoae
differentiation* After independence, the pattern haa
tended to be baaed more on economic distinction, i.e*
low density areas occupied by high incoae groups,
aodiua density occupied by alddle class and high
density areas by low inooae people*
Low incoae residential areas iIn Arusha haws thus
been diTided into two distinct but slnilsr categoriest
(a) There is high density residential develop-
ment at found in Vgareanro, Kaloleni, and Levoloei
wards (see aap 1V)* This type is characterised
by a staple grid type of layouts} plot densities
vary from 2300 to 4,000 sq.ft; composed of
multifamily housing (though the design aay be
officially only for one fTamily); occupancy is
on a short term, usually on a year to year
basis an standards of construction are ainlaal.
A variety of coaaorclal activities
frequently occupies one or two yooaa in, ths
front part of ths houso s*g* Emall pr;visional
shops, very saall scale industries such <* shoe

asking, watch repair etc*
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to exploit the existing housing shortage and in
anticipation of receiving tbs high compensation rates
paid by government to obtain land for conventional

urban development. Some of these areas have been
developed either as Industrial sites (T:MI AKKA) or
i.A_C. Residential sites (LKVOfcOSI, KIBLA, Till), or
National Housing Corporation Residential sites (lgarenaro
and Sekei), As a result of this, population densities
have gone up in the remaining settlements (Slerai,
Sombetini, Unga, TIndiga) where intensive building

activities are taking place,

6,2 fivfriffy 9T99K
6.2.1 INVENTORY 01 EXISTING SXQCKi

An Inventory of the existing housing stook was
compiled from the building counts conducted during the
course of the demographic survey in December 1975, It
indicates that, as of that time, there were about 9027
housing units in Arusha, Of this total, 5238 (or 58f£)
are described as regular housing units and 3789 (or
42*) as irregular,(see table IX ).

The most prevalent type of structure is the Swahili
house, common in the squatter and other high density
areas, This 1is typically a structure with an internal
courtyard occupied by two or mq{e househ?lgs sharing
all utilities and services. Building materials vary
but in most cases Include either mud and pole or stucco

with tin or corrugated roofing.
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ubusix ; m FEtmtmjgmm
STOCK AMD TYPE BY WARD

WARD TRADITIONAL SWAHILI DETACHED SEMI FIAT
_ HOUSE HOUSE  HOUSE *DEIACHKD
K1LIMAHDOLU 75 350 ! 68 I
SZBOMI 245 380 40 * T
ELERAI 74 324 50
SOMBETIMI 296 81 12 19 m
OLQIRIEK 45 216 45 m -
HGAJ i AMARO 31 419 159 74 160
URGA LTD. : 218 14 24
LEVOLOS I 17 83 6 14
1IMDIGA 22 723 3 m
SIXOK1 he.MALA 72 108 35 15 .
KIBLA . 160 3 4 69
KALOLENI . 140 10 62 .
PAMGAJI I - 79 22 45 189
SLKKI 20 125 128 47 .y
K1JEKGE 6 19 165 10 19
MAJEHGO ( 156 17 86 206
BOHDBMI it 110 22 36 229
LARAJA KkFIIU 177 309 13 20
TSMX L 15 270 189 ~184
HOSKOHO 317 333 mn mm
BABAA 100 239 . A B m
TOTAL 1495 4586 1082 645 1219

OVKUILL TOTAL 9027.
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Also common but concentrated iIn the outlying areas
iIs the traditional house normally a round aud and pole
structure with thatohed roof and no foundation™ occupied
by a single fanily.

More peraanent semi-detached and detaohed units
and flats are less prevalent and generally confined to
the built up area. Large detaohed homes reaaln In the
old Suropean quarters. Flats tend to be eonoentrated
in the central core and along the major streets.

Arusha has eery Halted planned residential
dceelopaent in the last few years with the exception
of the B.A.C. staff housing now under construction.
Growth has been concentrated in the sguatter areas
where oeercrowdIng and generally inferior living con-
ditions pose a range of planning and engineering problems.
the only new resldnetial plots provided sinced1969 and
are iIn the Teal corridor areas and are few in number."5
The time consuming and costly process of obtaining a
oertifled plot contributes to further growth of the
squatter areas. At the same time the implementstion of
afproved neighbourhood plans is discouraged by the
inability to meet required coapensatlon payments.

Single family units are generally beyond the
means of the majority of the population.® Those who cam
afford them usually rely on Tahsahia Housing Bank (1.H.U.)
loans or other financial assistance. Medium and higher

density units srs usually buirlt by govermment agencies
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such as National Housing Corporation.

The National Housing Corporation programme com-
menced In 1967. Sines that tins 590 unite bass been
constructed for rental purposes only* and all are
occupied by aedlua and high Incoas groups4 (see appen-
dix V). She present itetus of the prograa Is un-
certain, however, because of rising costs and a
shortage of funds. £he M._H.C. target of providing
100 units per year In Arusha Is not being net. No
long tern prograa has been prepared given the uncertain
economic situation though N.H.C. land Is available.

Rental accomodation, mostly flats. Is also avail-
able through the offloe of the Registrar of Buildings.
lhese housing units were acquired under the Acquisition
of Bulldinjs Act of 1971# which spiled to all buildings
valued at She.100,000 or renting for 3ha.899/- per
month or acre, (appendix 1V). This housing Is maintained
by the Registrar of Buildings but is in very short
supply. So far, no Immediate plans exist to take over

or build additional units for this purpose.

Q9 ansattgmm

In a survey conducted by the Ministry of lands,
Bousing and Urban Development In Tanxania, on Housing
needs In 1972, 1t was found thai the average household
else was about 9 persons. There were at that tine
9600 household. Of these, 64£ lived In single rooms,

19£ lived In 2 rooms, 9£ In 9 rooms and 8# lived In
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4 rooms (see Appendix ?}

The 197% survey (done by the author) ease up with
an estimated population of Arusha town of 86,620.

Table X shows the estimated average number of
households per house type by ward. Table XI. shows
the average household else per housing type by ward.

From table X it can be established that the
average number of Households per house type iIn the five
housing types is highest in the Swahili type of house,
this i1s especially so in the wards which have squatter
settlements (e.g. Unga has $.2, while Panganl has 4.4).
Such are. areas where most low inoome people live.

Table Xl on the other hand indicates that
average household sisea per housing type are greeter
in the traditional housing typss, however, reasons
bahInd this can be the rural nature of these areas and
tha African extended family system. The average house-

hold else le however greater to that of the 1972 survey -

5. 1.
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IUutts X. . abushx urban asmcsi Avaaxax m m a

ii busehold m housiho iib bt warp

SOURCE) (SUSVST FINDINGS - 1975)

HUMBER OF HOUSEHOLD PER HOUSING TYPE

WARD TRADITIONAL SWAHILI DETACHED SEMI PLAT
DETACHED
PAMGAN I m 4.4 1.3 2.0 1.0
BONDENI 2.0 1.8 1.6 1.3
MAJSNGO - \ 2.0 1.3 2.3 2.0
UMGA m 5.2 2.0 4.4 4
TIMDIGA 2.0 3.2 1.3 m -
MGATiBNARO 1.1 3.3 2.5 3.6 1.0
LSVOLOSI 2.8 3.7 1.2 4.6
KIBLA m e, 1.0 2.3 1.0
KALOLENX 3.4 1.0 1.7 '
SEKEI 1.1 2.7 1.3 5.5 1.5
K1 JEHGK 1.3 2.7 1.3 5.5 1.5
DARAJA MBILI 2.4 4.2 3.4 9.8 -
TEMI : 1.3 1.3 3.3 1.11
K IMAMDOLD 1.0 1.9 1.8 :
QLOIKIBN 1.1 1.4 1.6 m
BARAA 1.0 1.0 " '
MOGHONO 1.0 1.3 : m
SIMONI LEMARA 1.1 1.5 1.4 1.1
SIHOMI 1.0 2.9 1.0 m
SOHBSTIMI 1.3 2.6 ] 4.0
SLERAI 1.3 3.3 2.0 L
AVERAGE 1.4 1.8 1.6 3.7 1.3

TOTAL AVERAGE 1S 2.2
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TABU XI I Ai"BSBA UKBAH alSiaiCTl AVSHAPE

HMOttHOLB 31XS PER HOUEIMtF TYPE HF «A;-g

HOUSEHOLD 5I12E Pill HOUSING TYPE

YARD TRADITIONAL SWAHILI DETACHED SENI-
R . j s TACH ED
i — \ I
PANOAK 1 - 2.9 -
| BONDERI . 6.3 5.7 5.
JMAJENGO > 3.9 6.5
UNGA o ¢ R B R
1TINDIGA 3.4 3.4 4.3
NGAhSNARO 1 6.0 A 3.4 1 3.5 A1
JLEVOLOS I | 2.8 f 3.9 } 5.6 4.9
e oo . . .1 3,5 7-3 5-6
“KALOLENT - 3.9 5.4 3.9
SBISX 7.4 ~T~4.5 <g 7 3.0
JK1JENOH 7.4 < 4.5 j 4.8 3.0
IDARAJA MB2LI j 3.8 | 3.4 | 3.5 2.8
Ffaux 6.1
JAIRLAMDOLU 6.6 4.3 4.1
JOLQINIKN 6.9 4.0 4.3 1" -
jooowx 7.5 6.5 . -
NOSHONO . io7a m
BINONI LKMARA 7.0 4.8 N
(SINONI 5.6 %0 i '
30MBEI2NI 5.6 <3 | 2.5
-SLBRAI 6.1 3.8 | 4.6 _
AVERAGE SIZE 5.7 4.4 5.2 4.4

TOTAL AVERAGE is"5.1

PUT

4.5
4.5

6.1

mm

5.9
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XABLS X11 IHCOMS DI3TRIBUTI(M HT 1ABD

SOURCE - (SURVEY FINDINGS)

INCOME GROUPS 1K T.SHS.

WARD 0-200 201-400 ~~ =g O —  801-1000 1000+
PAKGAL 6 .8 T B
“iwsnai | 1 14 - T'T 13 | 4 25
JEUEM 00 10 43 é. 18 9 10 10
UNUA 4 61 16 4
TINDIGA 23 146 .6 10 4 1
BOABKMAKO 21 64 41 13 ’ ¥
L8VOLO3X 2 f " 50 24 16 12
KIBLA 8 16 24 6 2 6
KALOLSNI 9 19 26 18 7 10
SSKBX 12 32 15 7 7 I 22
KXJENOS 12 32 15 7 7 22
DARAJA MBILX 32 87 38 5 1 -
ISMI . 7 10 8 4 2
K1UANDOLO 27 39 25 3 1 2
OLOIRISH 30 41 22 11 2 7
BAHAA 7 5 1 3 - 2
MOSHONO 5 5 m 5 1 1
SINOHI LEMARJ 30 36 10 1 1 2
SINONI 33 23 4 - - -
SOMBETXHX 38 56 TF ™28 |16 1 3

Vs
ELBRAX 20 59 42 7 1 2

TOTAL 332 838 451 171 78 162
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64 awngmsmmnt

According to the survey carried out table XllI

indicates the break down of inooae distribution by ward.

TABLE Xl - IPS INOOMK P6FUMT1Q*

30UKC8 (SURVEY FINDINGS

INCOME PEE MONTH NO. or PKKC2MTAOE
IN 1.She. RESPONDENTS
0-200 32 16*
201 - 400 838 42%*
401 - 600 451 22*
601 - 800 171 8*
801 - 1000 78 4*
1000* 162 a*
TOTAL 2032 100*

Table Xl summarises the survey finds by Inooae
groups.

Prom this table, it can be established that 80*
(1621) of the total sample are in the low income bracket
earning between 0-600 Shillings a month; 12* (249) are
in the medium Income group earning between 601-1000 Shs.
per month, while 8* (162) are in the high inoome bracket
earning She. 1000 and above.

Taking this sample to be represetant4>ve of the
town, it follows that the low income people constitute
about 80* of the town®s population.

The same study also helps to establish what people
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in the low income brocket cnn afford iIn rent and what
type of housing will be appropriate for then. Similarly
the above table established that the crux of the pro-

blem liee In this i1Income bracket.
TABLR XIVt RB1T LEVELS > ARUSHA TO**
(SOUHOBI SAMFIR SURVOT)

max ik NO. OF * OF TOTAL
T.SHS. PSh MONTH RESPONDENTS

- 20 295 15*
21-50 762 38*
51-80 548 27%*
81 - 110 178 9%
111 - 150 81 3*
15U 167 8*

i—___;[OTﬁ} __________ 2052 100>

From table XIV i1t can be established that about
65* of the saaple can afford to pay rente up to 60/-,
whereas about 15* can only afford to pay 20/- per month;
those who afford to pay up to 80/- per month are
usually employed in the formal eeotor (government sector.
Industrial sector or sometimes self employed business
men), while those who can afford up to 20/- per month
are those i1n the informal sector as well as those seek-
ing employment.

Thus, rent levels iIn Arusha are high in the private

housing market. Such a situation ooours because of the
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eurrent housing shortage both in tho private aa well

ae the public markets. Arusha town has experienced a
rapid*population growth before ita designation as the
E.A.C. headquarters (see Chapter 111). The main factor
contributing to this growth can be summarised to bet
(i) the population pressure on surrounding areas -
notably Kilimanjaro Region, especially the highlands

of the slopes of Sit. Kilimanjaro} (ii) The designation
of the town as the headquarters of the E,1.C, as well
as the national Policy of Industrial decentralisa-

tion have also significantly contributed to this orlsls.
Thus the public housing market failed to meet the cur-
rent housing demand, hence the tendency has been to
encroach the Public and Private medium and low income
sub-markets, hence the ourrent shortage In these sub-
markets (see table on Recorded employment below*

The present Kent polioy on oharging all government
and paraatatal employees occupying publio housing
according to their incomes, benefits only a few people,
since the existing public housing stock is very small
(see table on Existing Public Housing Stock)} thus ths
bulk of ths population depends on ths private housing
market.

The Kent ~Restriction Control.Act of 1962 on housing
In ths Prlvats Market has also >iot played its role
effectively, and as a result left the loo income groups

succumb to high rente.
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6.5 M agma

There hae been little etatietlcel Infonation as
regards existing and projected employment, however the
most reeent fTlgufee on employment (see Table n )
indicate that there has been practically no substantial
increase in employment since 1967, while the total
population of the town grew by something like 50Jt.
Employment increased from 9254 in 1967 to 10,565 in
1972 (an increase of about 1511 persons) while popula-
tion growth was around 17,000 persons. In fact, between
1969 end 1971 there was a decline iIn the absolute number
of employed persons from 9968 to 9555.

The designation of Arusha as the headquarters of
the E.A.C. has apparently given people outside the town
a fTalse impression of the employment opportunities
available. There is thus a considerable Enemployment
émong the squatter population which mainly dé;ends on
either subsistence agriculture or the informal sector
for its existence. Many people hold very temporary

Jjobs while seeking more permanent positlone.

6-5.i m m

According to the survey oonduoted, a total of
1621 persons (out of the 2052 sample) belonging to the
low 1noome bracket were interw?ewed - (see table XVI
below. Employment here has been taken/to include
casual, self, and permanent employment.

The survey iIndicates that, out of the 1621 respon-
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dents in the low Income bracket, 39* are employed la

the Government and Parastatal eectore (mainly Industries),
moot of them hold clerical and other junior postal 26*
are in Private firms, 28* are self employed and 7*

unemployed.

{ SOURCE) SAMPLE SURVEY)

SIMS Of 10. Of Hi"SPONDENT3 PERCENTAGE
SSXABLISHMFiIST Of SOB-3AMPLE
GOVSRNMiST

AMD PARASTATAL 633 30*

NOS PTJBLZO

FIRMS 425 26*
SELF SKPLOTSv 451 28*
UNEMPLOYED 112 7*
XOXAL 1621 100*
. N
t.6 m m atimaaiiM. s™vicis

6.6.1 muraisE m ,aMmu*

Xhe existing drainage system for Arusha presents
few problems in genoral. Xhe town is well supplied
with adequate natural outlets and slopes are generally
quite steep, thus promoting raaid run of*.*

Xhe storm drainage system can be described as fol-

lows)
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(=) Natural stream* traversing the town

(Teal, Kaura, Oollondol, Kljenge and Ngarenaro).
(b) Open road drainage consluting of stone or
oonorete lined channels as found In the densely
developed areas such as Bondenl and Majengo.

(o) Open roadside ditches of earth section

found In residential areas.

In squatter areas, there Is no provision fox stoxa
drainage of any hind. Minor floods in these areas oan
cause great inconvenience to residents and iIs a con-
tributing factor to the public health problems in these
areas.

The existing sewage collection end disposal system
in Arusha serves only the old pert of the town, thus
at the moment, the system Is presently operating st
Its design capacity with no available excess capacity
to asrvlcs additional development. The soil in most of
the area except iIn areas of high ground water appears
suitable for soil absorption type disposal systems.
Thus ssptlc tack soak away system constructed for low
density development funotlon adequately.

Older portions of the town and squatter areas use
pit latrines and cess-pitss they are however not con-
structed and maintained adequately, henbe they are
potential publio health hasaégs- The :fEequency of
ooourrence of water borne diseases iIn these areas

indicates that sewage disposal system is not adequate.
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These disease include a high Inoidenoe of hookworm and
ring worm as well as typhoid.

The larger part of the town is at the moment not

served with sanitary sewers (see map Ho. VIO.

662 njgjvrfovwuVVITEK*

The town has at prasent three operational col-
lection trucks with four others broken down (beyond
repair). The trucks oolleot refuse daily from the high
density and squatter areas and less frequently from
the low density areas. The Town Authorities haws
provided rubbish bins throughout the town at short
house intervals, while the ten cell leaders tare been
asked to ensure cleanliness in their respective areas.

Generally, collection coverage is adequate
especially considering the equlpswnt availabag- How-
over it is common for residents to burn refuse by the
roedelde and many of the open areas around the town
have small refuse piles which are potential health

hasards.

6.6.3 »6IBH SCm.TI

— P no. Vlllshowa the existing water distribution
system. Both the existing water supply and distribu-
tion system have many deficiencies, peak demands are
not net throughout the presently serviced area.
Industries regularly use their private wells to sup-

plement their demands.
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From the nap it can be seen that tho araa presently
serviced adequately 1is very snail both In alsa and
population eoaparod to tha root of tho town* About
80» of tho total population living outaido tho eerviood
aroa depend on 12 kiosks, and tho prooont water demand
frou these kiosks i1a estimated to bo loaa than ono
gallon per capita per day (gpod). Tho roaaindor of
water demand from the estimated 2300 connections averages
38 gpcpd including industrial requirements and 26 gpcpd

when industrial requirements are deducted*

6.7 TKAMSFOhIATIQM I

The central business and older residential areas
are areas are generally well served by a grid system
of roads, providing a high degree of accessibility and
level of servloes* But the surrounding residential
areas are characterised by a lack of well defined road
and public road facilities*

The majority of the population in Arusha town have
only four modes of transportation at their disposals
taxis (presently economically out of reach of the
majority of people); bicycles; private or company bus
operations, and walking* The latter three are used to
such an extent that buses are ovetgrowdedrgnd unsafe;
syolists and pedestrians are so numerous” along the
edge of roads that they present a safety hasards,
balking distances from residential areas to employment

oentres are as long as 8 kilometres*
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with the projected continued rapid population
growth i1n towns, operation of a pedestrian oriented
system will become less efficient. Hence some form of

public transport action 1is urgently called for.

Community facilities are at the moment concentrated

in the built up area of the tovm (see map 1V).

6.8.1 H

There is one major health facility l.e. Mt. Meru-
Arusha Hospital, now operating ns a Regional and District
Hospital. It has 237 beds and is overcrowded and
seriously needs renovation and expansion. There is one
outpatient clinic in Kalolenl bard, and one maternity
clinic. The most serious complaint from the respondents
during the course of the survey wae that the existing
facilities are concentrated in a relatively email area.
In fact the provision of health facilities has not kept
pace with population growth and the noed for dispersed
medical services serving outlying population concentra-

tions la now apparent.

6.8.2 PRIMARY SCHOOLS.»

School location prlloy iIn Arusha town has to dats
bsen haphagard. The Town Authority which has juris-
diction over primary schools has chosen in most cases

to allocate altea wherever vacant or compensated plots



95

happen to be available. Little consideration has boon
givon to the distribution of school ago population.

There are currently 1% primary schools within ths
town plus ono snail sni private facility. Tho primary
school systoa is oonprlssd of standards 1-7. In tho
past tho 0Idoal primary school was considsrod to bo ono
with 3 stroaas. This resulted in an optimum also of
21 classrooms* In practioo there is considerable
variation in thle respect*

The situation is further complicated by the
Government®s goal of attaining Universal Priaary Educa-
tion (Ue?=£.) by 1977* This goal will be attained 1in
Arusha only if sufficient facilities are provided to
acoomodate the estimated 3000 children or primary
school age not yet enrolled* It is likely that the
desire to attain U.P.I. will result in overcrowding of
existing facilities™

Several of the existing primary schools are very
old, dating back to 1940 and are 1in poor condition*
Most schools require additional fTacilities*

There are four nursery schools are at the aoment
operated In the town, they however cater for median and
high §ncome braokets*

In general, the town laok* certain -essential
community facilities such as Eommunity'!c;ntres, playing
fields and sports grounds (resulting in children play-
ing in the streets). The existing facilities ere not

properly dispersed to serve the larger population.
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CHAgxgft Yin m m * m “fFail

7.1 PKQBLIAtii
Problems of inadequacy in the ephere of low Incoae
housing iIn Arusha can he summarised to bei
(i) Serious housing shortage of existing
stock in the low Incoae sub market, as
reflected in the spread of squatter settlements
around the town, as well as rising rents
(see chapter VX). The order of magnitude can
be estimated starting from the assumption
of a 1980 population between 160,000 and
170,000] a national guideline of providing
68)1 of the population with adequate housing,
and the present number of adequately housed
are 20,000. This gives the number of people
who require new adequate housing between
1975 and 1980 as between 90,000 and 99,000.
According to 1967 averages, this would
correspond to over 50,000 households and
over 45,000 rooms.
(11) Shortage of surveyed building plots.
The only new residential plots provided
since 1970 are few 1iIn nqpber and are in the
Teal Corridor.l1 At the game time/, the
population is growing at well over 10,000

persons per year. There is great need to
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plan and service new development areas to
aeconodat# this Increas. However, high
compensation payments, as well as the

tins consuming and costly process of
obtaining a certified plot hare contributed
to this problem.

(ill) Related to this is the problem of
finance, l.e. obtaining loans for building
materials and low cost housing units. The
Tansanla Housing Bank"s (7HB) loan terms
hare not, in the actual sense been geared

2
to helping low inoome people.

Other constraints of production of new housing
Include shortage of building materials, technology,

reatrictire public policies.”

The existing shortage of building plots in most
of the towns in Tanzania has giren rise to a crash
program in the Ministry of Lands, to prorldo not only
ourroyed plots, but also plots with minimal serrlcss.
This has formed part of the National Housing Policy
for Tansania.*

On aeoount of limited puelic fund?'}o direct to
housing, ths National Urban Housing Poiicy suggests
two major alternatives for future urban housing policyt
a subsidy program based on rents (see Chapter VIl);

and a non subsidy program.
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Under the aon subsidy program, the mala proposal*
includes

(1) Snmouraglng urban wage earners to build
their own houses through self help and
co-operative effortsj because the government
cannot provide complete houses for all dwellers.
(11) The Tansania Housing Bank (TUB) should

make funds available to the N.H.G., Housing
co-operatives, and individuals at low interest
rates for construction of low cost houses.

(ill) Existing unplanned developed areas
(squatter areas) should be Improved and
provided with basic services such as water,
drainage, acoess roads. Building regulations

should be amended to allow use of traditional

* Ve

building materials in urban housing.

Thus, from tho above, a set of objectives has
been formulated to guide the development of proposals
aimed at ameliorating those problems summarised above
as well as fulfilling the general requirements as far
as possible. These objectives include*

(1) Providing low Inoome people with housing

units of satisfactory housing standards in

line with the National Urban Housing Policy.

(11) Planning of new residential/neighbourhoods

near employment centres and public facilities.

(ill) Improving existing squatter settlements.
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by providing them with basic services and
other facilities.

(iv) Provision of futors planned direction of
growth iIn order to aeeoaodate current and

future rapid population growth.

PUFHING PROPOSALS *

Given Arusha*s present and anticipated future
growth, the study proposes both short ter* planning
approach to immediate problems, as well as long term

solutions for guiding future development of the town.

Imhkm-mxm

A short term approach would bs to utilise as many
as possible vacant mr unallocated plots in the central
area for high density housing befors building on the
periphery (see Map 1V). Considerable potential exists
for providing much needed housing units through an
infilling pxogxam. Such an approach has sevtral
advantages. Most vacant land in the central area is
under the Sown Authority®s jurisdiction and does not
require compensation. Hone* it is available for
immediate development. Servioing such plots 1is in
most oases feasible and would, entail a minimum of
expenditure, /urthersaoro, héhsing dsvébéed on this
basis would bs easily accessible to a wide range of

community Tacilities.
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ShMTO .jHEIEyjmX

Apart from th* infilling program, on upgrading/
improvement approach to existing squatter settlements
fringing tha built up area* Thaaa araaa are character-
ised by overcrowding, generally sub-standard housing,
lack of servloes, proper roada, water aupply and poor
sanitary condition*. She need for better houeing and
infractmature 1is more preaaing and neceaaary because
of the bad social consequences which arise when they
ere net provided* It is estimated that over 50£ of
the total ownership of housing units iIs in the aquatter
areas™

total oleoronoe of the squatter eettleaente and
relocation of the aquatter population would not bo
ooononlcally or aooial acooptable ae experienced hhe
shown elsewhere* Squatter arson have develgped on
the fringes of the built up area, near existing
eaployaent centres because of the shortage of housing
near these oentrea* thus attempting to relocate the
squatter communities without prior construction of
alternative accomodation would compound problem
elsewhere (see Chapter ?I1)*

the nost effective mans of dealing with the
squatter settlement problem Is to undertake a Halted
amount of upgrading and mtlonallsatipn to improve
servicing standards and living conditions, these

improvements includel
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(1) the development of a simple road network
allowing Improved access for public service and
emergeney vehicles without demolishing many
homes.
(ii) the provision of additional water kiosks
to adequately serve local needs.
(ill) the provision of improved sanitary
fadlties reducing the risk of disease.
(iv) the provigon of adequate drainage to handle
surface drainage runoff.
(v) density reduction by the thinning out of
selected units iIn arses of extreme overcrowding
to reduce public health problems and the

pressures on local services.

Once provided with definite building af;as and
minimum standards of construction, It is expected that
individual home owners will gradually upgrade their
environment and homes.

Priority areaa to be affected by this program

ares TiIndlga, Elaral, Unga, and Kgarcnnro (see map G).
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POAD WORKSH whe costs for the projects have been taken to be

unifora in each of the proposed priority treer.

They are based

on standards used by the Urban Planning Division for the preparation

of luster Tlans for Urban centres in Tanzania at 197 prices"".

CLASS WILTS 0. OP UNITE UNIT CQIT
Major Load: K. -12¢ 15CCta Sh. 150/-
Access Streetsi*.5»’8m 3000a Sh. 100/-

SUP TOTAL COST

COST

225,000
300 .000
525,000

UTILITIES/SERVICES : Estimated unit costs for the on site utilities/

services are based on data frost projects carried under the Sites and

Services Scheme, Estimates for water, sewerage and storm drainage

are given at 1973 prices*”. Prices include pipes, excavation laying,

jointing and backfilling where relevant:

UTILITY TY1L WO. OF METRES
WATER Lains; Av.
Size: 1Oyr. 2500m
kiosks ID kiosks
UEWEPACE

Mains. Size 2l1c.u 5000u
N

DRAINAGE Concrete ITnhed

Covcited Channels: 5,G0Qu

ELECTRICITY

UNIT COST

Sh. 55
Sh_175/*

Sha.132/-

Shs. 50/-

- COST

Jhs. 137,500/-
Shs. 1,750/-

Shs. 660,000/-

Shs. 250,000/-

Shs. 21i10.000/-
tins.1789, 250/ -

The total costs for improving each of the proposed squatter settlement!

T
areas will be: \
Road Works: 525,000/-
Utilities/
Services: 1.262.250/-

TOTAL COST 1,81*,250/

m 1
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It it further proposed that this project be carried out by phases,

hence the need to incorporate it in the Five Year Development

Plan.

7.3.1.3 MV]131 iHVi OP PKhIDi J«TIAL Hr. 1Gh})UINhUWU

In order to alleviate the current shortage of building plots, as

veil as lov income nousin, stock, it is proposed that nev planned

residential neighbourhoods be established, preferably close to the

major employment centres i.e. Tend Industrial Estate and Unga area.

The development of these neighbourhoods be carried on the following

approaches:

(a) The Conventional Company nousin. Approach:

®

Itader this approach, it is proposed that all major public

industrial corporation, in collaboration with tne National

Housing Corporation be charged with the responsibility of

constructing housing units for their employees on either

a "'pool basis'™ or individually, hence, this calls for a

revision of the existing SCOPO’s directive, which provides for
7

company housing to the managerial cadre only.

A
The Sites and Services Approach:

Under this approach it is proposed that nev residential sites

in the suggested areas be surveyed, planned and serviced.
- n

(i) Design Criteria and Standards: A density of not more than
t

250 persons per hectare is suggested for these nev

area,-baaed on Svahili type of housing.



Layouts, for these neighbourhoods should be sir.] le for
economic construction end servicing. The bssic design unit
to be adopted is the ten cell unit. Plots shouldte arranged
within the blocks to avoid un-ecoaomic double frontages.
Large plots are necessary to accomodate a Svanili house
(in cost cases lodging several families), a garden, and

a pit latrine or ac$m privy an each plot. Two such schemes
carried out iIn Lar-es-ialaam (in binxa and dijitonyama) have

plot sixes of 2U3 ag. metres and 370 sq. metres respectively.

Provision should also be mde for vehiolar circulation throughout
the sites, allowing easy access to residential community

facilities.

The design standards for the basic infrastructure must le such
that the per plot costs can be afforded by the low income house-

holds. Provisions however have to be made for future
o

imphovemeuts to roads and drainage and for the installation of
individual house connections for vater and electricity as
incomes permit. As for the provision of vater, it is proposed
that a vater Kiosk be provided for every 50 plots vithin a

O

walking distance of not more than 150 metres.”
Initial power distribution system should bepFPVidedfor security

. x

street lighting on the main roads and light, fdr the coomunity

facilities
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In?IcT-_cntgtian

The executing Agency will be the Xiniatry or Land* housing

and Urban Development. The Sites and Service Division

within the ninistry will be responsible for planning, designing
and construction of the infrastructure and cosauwitj Tfacilities,
with close co-ordination with the concerned ministries; and

the local administration (i.e. plot allocation, collection

of repayments etc), will be handled by the Regional Land
Development Office. The Tanzania mousing Bonk will give loan*
to individual plot occupants and housing co-operatives

for house construction.

The issue of close co-ordination anong the concerned ministries
and other agencies should he seriously considered, ."he existing
procedure for the inpleaentation of various items of urban
infrastructure has been under the responsibility of several

different bodies as follows.10

SERVICE PtSFC VISIBILITY

1. Layout Town Planning Division

2. Corpensation and Cite
Clearance Lands Division

3. Cadastral Surveys Survey k Happing Division

k. Kngineeriag, Design and
Construction oft

n
a. Classified/Ferritorial”® 1 -
Roads within town -*50/50 between Ministry
boundaries - of Worts and Town
Authorities.

b. Classified/Territorial
roads outside town

boundaries - ministry of Comunication
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SERVICE RESPONSIBILITY

c. Roads to and within new Towmn Planning Division
Residential areas

d. Industrial Area Roads Ministry of Communications
and Low as well as Medium
density Residential Areas

e. Central Area roads Town Authorities
f. Roads in high density Town PlAuthorities and
Residential Areas Ministry of Cowmunications.
5.leverage, Tra&t went, Ministry of Water Development

Plants and Water Supply.

6, Storm water Drainage Whoever is responsible for
Road construction.

7. Refuse collection and disposal,
street lighting, nursey and
primary schools, clinics,

and markets, Open space and Town Authorities
parks.
8. Electricity TANESCO
9. Telephones E.A.P.&T. *
10.Secondary and high Education Ministry of Education
11. Hospitals and Dispensaries Ministry of Health
12. Housing N.H.C. and Others

This individual responsibility among the concerned agencies has
had various repercussions resulting into large wastes of time

and effort to get the various bodies to w»rk in unison end
o« * n
waste funds due to lack of project programming and control.

Thus the problems arising thereafter have teen:

Luck of power (with legal backing) to co-ordinate implementation;
thus effective co-ordination of so many activities under so

many independent bodies has become practically impossible; as
well as long delays in implementation and therefore outcries

from the suffering public.
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FroJa ths above, it is therefore proposed that an Urban

Development Co-ordinoting Comittee be fbrmed at the National
level, charged vith the responsibility for implerenting, and
monitoring the urban development policies and vith vide povera

to control, regulate and guide urban development ( .%?
This committee should comprise all Ministries and public

agencies vhicb are directly concerned vith aspects of urban

development/™N**

At the Kegional level, the committee will comprise all Regional
functional officers of the concerned ministries as veil as
Regional representatives of the concerned public agencies.

The committee vill also be charged vith the same responsibilities.

(iii) Aoitanistration;

The Regional Land Development Officer, working vith the Sites

and Services Section will process applications for iights of
occupancy and allocate plots, here, emphasis should be placed on
mobilising people to form housing co-operatives. As co-operative
mer.bera, low income applicants will have easier access to credit
secured through the co-operative- futnerrore, they can pool

their labour resources easily and enhance housing construction
easily, thus asking savings on activities which vould have otherwise

13
required paying for hired labour.

7.3.2 LONG TKPH PLAHfIHIG PROPOSALS a

7.3.2.1  SATELLITE CEMTR2 AKD OQRRIDOR DaVhLDPMmHT COMCEi »
Arusha®s present and projected rate of population growth suggests

that the town may not be able to sustain continued expansion
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within the oext KE) to <0 years. (see Chapter Hl). At the
present rate of 13.1* per annum, the town’s population will be in
the neighbourhood of 300,000 by 19&5. This represents a four
fold increase in just a 10 year period. Within 20 years, the

population may considerably exceed $00,000 people.

This anticipated continuation of rapid growth suggests that
the current boundaries may not be sufficient to accomodate
future needs. Eventual expansion either East or West would
involve the compensation of existing cash crops (c.ffee and

bananas) plantations.

Anothsr problem to be confronted is the rapid growth of nearby
Arumqgg.stE[ict, directly north of the losfci - Nairobi
highway. Land is becoming heavily populated and includes a
number of public buildings. It is in fact an exteysion of

the town and its incorporation in the Urban District would

appear inevitable.

Tnese serious development pressures on land in the vicinity of
the town surest that, various alternatives should be considered
for growth. Such peripheral growth will gradually eliminate

a substantial amount of agricultural land and it would result in
the absorption of squatter areas now op the fringes of the town.
Such unlimited growth will place 3 heavy burden on the ability
of the town to meet housing, infrastructure and water aupply

requirements. This indicates that it may be necessary at aome
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level of population increase to disperse growth to other

areas.

Thus the study proposes two alternative approaches to encounter
these development pressurest The Satellite Centre Concept
nay he one way to regulate local growth and reduce the pressure

for needed services.

An alternative to the first approach would he the Corridor
Development Approach between Arusha and Moshi towns (W5 miles apart).
The latter, being on the fertile slopes of »*. r.ilimanjaro

is also facing a serious population pressure. The urea ie so
intensively cultivated and c nsely settled that a substantial

number of the local population is forced to relocate (see

Chapters 11 and VI).

Since both towns are already experiencing similar problems

tbs proposed Corridor Development Approach will in the long

run alleviate such problems. [In fact there are already indications
of such development} Sattelite communities are becoming noticeable
along the bighvay e.g. at irdlimanjaro International Airport, Usa
River; and Sanya Chini. There is thus need to plan early

and contain this development before it gets out of control.



CHAPTER VIII
SIM4AR1 ABD COHCLUSIOMS

8.1. sic-mpY

Thi» study has dealt with the asiects of plannin for low Incotip
housing in Arusha town. It has discussed the development and
growth of the town, highlighting the major growth factors behind
this resarkable growth. Beeides this, the study has also analysed
the experience of two neighbouring countries Zansibar and henye,

it evaluated the relevance of their efforts in solving the prohl”
*a«

of housing low income people in Tanssnie.

A critical analysis has also been r.ade on the National Urbanisation
and Housing Policy and the extent to which the Government and other
agencies hove encouraged end stimulated people"s efforts in Solvint

their housing problems.

The last part of the study has analysed in detail the housing situation
in Aiusha, highlighting the main problem areas, and proposed

planning solutions that will help in solving immediate psoblsns as
well as aceoTOiodato the anticipated future development and -rowth

of the town.

B.. 2 jjcli;. xaa

From the study, the following conclusions have been nadet

(i) The problem of urban housing (especially low income housing)
iN rapidly growing towns like Arusha' cannot hi solved through

the conventional approach} whose ebphasie dapefads on rot*rurment

initiative and financing. This approach has proved inadequate

to reverse the faniliar trends of urban deterionatiou,



Although the Government re&liseu the inadequacy of this
approach (sea Chapter 1V) and postulated housing policies
aiced at neeting the needs of the low incone groups

(in principle), experience has indicated that such policies
hare to a great extent been inadequate in tackling the

basic housing problem of the town.

The current approach to resource allocation Is an example to
this inadequacy. The AruataMaster Plan for example, which was
incorporated as a development project in the second five Year
Plan received about 10$ or lass of tha funds allocated to it;

on grounds that tha Tlan"s main emphasis was on rural
development. hence data shows that there has been no lov
income housing and infrantructural projects undertaken by

the Ministry of Lands, (Bites and fervices) or tha Mational
bousing Corporation since 1967. Private construction nas also
declined since the 1971 Acquisition of Buildings Act was passed
and the shortage of surveyed building plots in the town has further
complicated the situation. The need for better housing and
inTrustructurt in urban areas iIs sore pressing end necessary
because of the bad social consequences which arise when they are
not provided, as veil as the socio-economic benefits which

scrue fron urban development, hence urban end rural develop-

nent are ecomplementary and as_?uch they ahquld not be

antagonised against each other.\ ;
n L ]

These conclusions may be provocative and controversial but they

are deeply rooted in a clear appraisal of reality.
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8*3 fccope for Further Research*

This study has so far triad to propose planning Measures
which aia at solving the problem of low income housing shortage
in the short run, in great detail* It has also suggested briefly
long tern proposals for the future development and growth of
Arusha*

Under the short tern proposals, more emphasis has been put
on solving immediate pressing problems within the existing town
boundaries* These proposals range from infilling programs to
squatter improvement and the development of new residential areas*

Population projections have however indicated that if Arusha
continues ts grow at an estimated annual rate of 13*1f« it will
not be able to accomodate the anticipated population in the next
10 to 20 years, given the problem of high population densities
already being experienced in areas surrounding ths town (espe-
cially In nearby Aruaeru District)* The study has therefore
proposed the Satellite Centre and Corridor Developnent/Tn the
area between Aruuha and Hoshi towns (h5 miles apart) as long
term planning proposals aimed at sustaining the anticipated
growth*

nm “ approaches

Thus it is suggested that these proposals fora the basis
for future research aimed at controlling Arusha*s present and
anticipated growth, whose serious short &omings have brought

about the already mentioned urban problems*
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APPENDIX 111:

AREA

Kaloleni

Riice Line

Ngaranaro

ft

West
Ngaranaro

ARUSHA TOWN:

HEADQUARTERS)

HOUSING
CATEGORY

Low
Income

ft
ft

ft

Medium
Income

EXISTING HOUSING STOCK OWNED BY NATIONAL
HOUSING CORPORATION AS AT 30TH JUNE 1975 (SOURCE N.H.C.

NO. OF
UNITS

58*
20*

al+*
37

OWNER-
SHIP

Rental

Rental

RENT PER UNIT
PER MONTH

Sh. 16/-

Shs._2U/-
Shs.26/-
35/-
v/~
us/-
68/-
70/-

" 28/-
35/-
1*/-
35/-
15/~

ShJ.00/-

Y 131%/-
' 1Uo/-
' 153/-
"170/-
200/ -
" 225/-
" 315/-
"' n3I*2/-
/M 100/-
Y 1400/-

REMARKS

All houses iIn
this category
were Tformerly
owned by the
Former Arusha
Town Council

They are
known as Old
Urban Quarter

Some of these
units are de-
tached; other
are semi-
detached. The
have been
constructed
by N.H.C.

* These are
multi-storey
units



I 1o

HOUSING NO. OF OWNERSHIP RENT PER
AREA ‘*CATEGORY UNITS UNIT PER REMARKS
MONTH

Town Area Medium and
High
k

Rental Sh. 65/-

-
=
-

80/-
133/-
175/-
200/-
275/ -
300/-
375/-
1+20/-
500/-
550/-
600/-
650/ -
700/-
720/-

/ 850/-

0

= E R E R = = = O = = = & M
P B P C O N4 DN 0w = -

= E m N B O = =E = = = = o opy

K m oo oo o o= S5 =
E OE OB = O py = = = = E Om = = oy

Kimanddu Medium . " " 180/-
" " ) " LA 260/—

Town Area High 1 Rental " 1100/- These units
" " N . were fomerl;
" 3 120073~ privately
" " " owned, now
Town Centre I 1275/~ are taken o~
hy N.H.C.



ATPLEtDIA IV AHUSHA TOWN: HUKHER OF IKITS ACQUIRED UNDER THE
ACQUISITION OF BUILDING ACT OF 1971

(SOURCE: OFFICE OF THE REOIDTRAR OF BUILDINGS - ARUSHA)

TYPE/ USE OF UNITS 80. OF UNITS

Flats (rcsiuential) 373

** Shops 122

" Offices 106

Godowns

fSLTS 13

Hotels and Restaurants 17

Stores 21

/

Flats - Guesthouses and Lodé&ings 10

Dispensaries a
Workshops

Garages 6

Service Stations 5

Cineaas and Theatres 3

TOTAL NUMBER OF BUILDINGS 825
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CHAPTER Z

1* World Bank; Sector Polio/ Paper on Housing, May
1965.

2* Jupplerats; Cities in Transformation.

3* Industries put up in Arusha since 1969 includes
Tansania Breweries; Kilimanjaro Textile Mill;
General T/re East Africa Ltd.) Phillips Ltd;
Kilimanjaro Bottlers Ltd*; Tansania Food
Corporation; Fibre Board Africa Ltd; and Arusha
Meerschaum Industry*

4* Tlhe author was one of the Ministry"s Officials
who participated in the review of Arusha town®"s
Master Plan* in collaboration with a Canadian
Firm - Marshal Maoklin Monaghan Ltds; Consulting
Engineers, Surveyors and Plannors. His participa-
tion in the project enabled him to utilise all
available opportunities and facilities in gather-
ing the required data for his thesis.

b« For the questionalre used, see Appendix I*

CHAPTER 11

1* Nairobi Urban Stud/ Group; "Towards a Low Cost
Housing Policy™; Nairobi 1%$70. -

2* U.N. Inter-regional Semikar on thé ]mplementation

of Slums and Uncontrolled Settlements in 1970

documented the magnitude of the problem of



10.

11.

12.

13.

uncontrolled growth.

1. arindley and K. Merril; "Sites and Sanrloaa
?rosraaas - Tha Experience and the Potentiale"
A report prepared by the Urban Prefects Division
of the IBRD in collaboration with the United
Nations Secretariat; 1973 p.1-23.

Ibd.

Information on Gambia®s experience 1B baaed on
the report by 9. Grindley and B. Merril Opt.oit.
Republic of Konya; Kenya Population Ceneue

(1962 Vol ._XI11; African Population (Nairobi
Statistics Division. Ministry of Kconomlo Planning
and Development, 1964) p.23.

Ibd. p. 82

Republic of Kenya; Statistical Abstract 1968.

X>. Blooaberg and C. Abrams; Report of Ehe United
Nations Mission to Kenya on Housing (Nairobi
Government Printer) 1963.

Republic of KenyasDevelopedt Plan 1970-1974
(Nairobi Government Printer 1969) p.507.
Xbd. p.508

G.G. Maine, National and Looal Housing financial
Institutional Framework in Kenya - Paper submitted
to workshop on Urban Implementation.

A_A. She, "ldentification of Sources of Finance
for large Housing Schemesi™ A paper submitted to

the Workshop on Urban Implementation, Department



14.

15.

16.

17.

18.

19.

20.

of Urban and htglonal Planning, University of
Nairobi, March 1976.

Ibd.

Ibd.

Second Year tt.A. Planning students; "Housing
Needs in Nailrobi™} A paper presented to the
Workshop on Urban Implementation, March 1976.
National Housing Corporation Annual Beport 1972;
(Oovernnent Printer 1973) p-70.

See forexaaple, Housing Besearch and Development
Unit; University of Nairobi; Site and Services
Schemes Analysis and Keport (Nairobi 1971) p.85
A. A. Sha opt.olt.

Por example i1t supported housing costing on the
average £1,200 per unit and less attention was

paid to units costing loss than £1,200. -~



CHAPTER XXI

1* PADCO, Incorporated; ™"Arusha Masterplan and Flee
Tear ~velopnent Progran'™, 1970 p.15-17.

2m VoX Arusha Region, District and town, see Table XX -
"Recorded Population In census years and Intercensal
growth rates."

5. PADCO optc.olt. p. 18-19.

4* Tanzania Rational Archives (WiA) 12916 Vol.J p.78-79*

5n Opt.clt p.84 An extract of Governor Cameroon"s
official proclamation of Arusha township Boundaries
Is contained In this page; 1t describes the boundaries
of the Township.

6. Opt.clt. p9 149-190.

7. Tanzania Rational Archives 1296 Vol .l

8. Por a clear analysis of how many people were served
with piped water and electricity aoe tabbg

9* Up to 1960 a total of 399 low Inooue housing units
had been constructed by the Axuahn Township Authority
(these are today owned by the X.H.C.) and are known
as 0ld Urban quarters) see table V.

10. hepublic of Tanzania* Second live Year Plan (1969-
1974); Social and Koonoalo Developacnt.

CHAPTER XV

1. R. Stren, "Urban Devolopaent in Kenya. and Tanzania,

a Conparativs Analysis™ - Inst}tute of Sggglopsent

Studies Working Paper no.147 March 1974.



11.

12.

United Republic of Tanzaniai 'Second Fire Year
Development Plan 1969*74 Vol.l1/0eneral Analysis,
Government Printer Dar-es-Salaam 1969.

Opt.cit.

United Republic of Taneanlai "The Economic Purvey
and Annual Plan 1970-71" Government Printer
Dar-es-Salaam 1970.

International Bank of Reconstruction and Developments
"The Soonomic Development .and Prospects of Xonuanla
Yol. XX Annex XIX - Urban Development and Housing.
R. Strenr opt.cit.

For furthei am*lyeis of functions of N.H.C. see
Laws of Xansanies M_.H.C. Aot (Cap-431)

Gerhard Grohs; "Slum Clearance in Dar-es-Salaa# iIn
Urban Challenge in Hast Africaj Nairobi 1972.

Ardhl Planning Unit, "Annu%; Review 1972/;3"I

Dar es Salaam 1973.

United Republic of Tanzania Second Five Year Plan
opt.cit.

Inability to cater for low income housing has also
been experienced in Kenya. For further information
on Kenya, see fi. Stron op.clt. and Second Year tf.A.
Planning Students, "Housing Needs in Nairobi"™ - A
paper submitted to Urban Imp[ementation Workshop
March 1976, University of Ngirobi. ,n

United Republic of Xaneani;t Second/Five Year

Development Plan; opt.cit.



15*

R. Merrll, Tanseaia Sites and Services Promote"
Ministry of Lande Housing and Urban development;

Dar-es-Salaam, 1973*

14* For further details see Tanzania Housing Bank)
Financing of Co-operative Housing Lar-ee-Jnlaaa
1975*

CHAPTER V

1.

Information on Evicting Landuse is based on PADCO;
"Arusha Masterplan” as well as surveys conducted

by the Masterplan team 1975.

CHAPTER YI =

1*

Ministry of Lands; Household Survey (Der-es-Salaam

1972).
Survey Findings.

/

The plots allocated are mainly for Low Density

developsant.

See Appendix

RentiTribunal - Annual Reports 1967-1973
(Dar-ee-Salaam: Govt. Printer) 1969.

Information on drainage end sewage la based aalnly

on the team®s findings and dleouadbns with the

District Engineer®s Office.

ieglonal Water Engineer®s Report 1974-75



CHAPTER V11

1. These plots har® been provided fbr high income residentini
development
2. Pee Chapter VI, tbe rates of interest have not been within

reach of the majority of low incone people.

3. Louis Muench; Factors of Housing Supply —
unpublished material; also Ministry of Lands dousing and
Urban Development; A Draft Urban Development Policy for

Tanzania. Dar-es-Salaaa 1973 unpublished material.

%= Economic Committee to tbe Cabinet; Rational Sites and
Services Programme in Tantenia. Paper Ne. 106; Dar-es-Salaa*
1972.

5. A_L. 1iiankkio and J. berghall; Koshi Master Plan 1973-197U;

Dar-es-Salaa*. 1973.
6. Cowiconsult; Sites and Services Project Layout; 197b

7. Standing Committee on Parastatal Organisation; i:taff

Housing Circular, Dar-es~Salaac 1973.
8. There is no Sites and Service pq?ject of any* kind in Armsha.
9. National Sites and Services; Design Stancalrda.

10. Ministry of Lands; a Draft Urban Development Policy for Tantania;
Opt.Ctt.



11.

12.

13.

The creation of an Urban Development Co-ordinating
Committee in the Ministry of Lands and later a nub-committee
under the Ministry of Water to co-ordinate water, drainage

and power has not had any noticeable impact.

The consultants who preparea the Lar-es-balaam Masterplan
realised the existence of this problem and tnerefore
proposed the setting up of a National Capital Planning and

Development Board with powers to co-ordinate development.

The consultants who prepared the Arusha Masterplan also
proposed the setting of an Urban Development Corporation
in Tanzania. These two recommendations are a pointer

to the need for the setting up of an effective machinery

for implenting urban development.

The ministries concerned ares

Lands Lousing end Urban Development; Works; Water and Power;
National Education; Health, Industries; Finance and Planning;
and the Prime Minister’'s Office. Other Public Agencies
include, the National Housing Corporation; Tanzania

Housing Bank- and Tanzania Electric Supply Company Ltd.

Similar experiences have worked elsewher.e> in Tanzania
L >3

e./. range ousin - Co-operative in Dah-ds-Lalaa*






