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ABSTR AC T

The thesis con s t i tu te s  a s tu d y  o f land va lues, popu la tion  

g ro w th  and the ru ra l  land m arke t in K is ii D is t r ic t .  I t  inves tiga tes  

the na tu re  o f  the K is ii ru ra l  land m arke t, the possib le  causes o f 

h igh  land ^values and w he the r popu la tion  g ro w th  is a s ig n if ic a n t  

f a c to r .

I t  was estab lished th a t  the number o f land s^jes have been on the 

decline especia lly  as from the 1980s. The main reason fo r  th is  

was the h igh  popu la tion  densi.ty and the overdependence o f  the 

Gusii on a g r ic u l tu re  wh ich could not w a rra n t  many sales. I t  was 

also es tab lished tha t the pieces o f  land disposed o f  in the market 

have p ro g re s s iv e ly  been d im in is h in g .  I t  was ev id e n t th a t  there  

were no leasehold sales in the m arket d u r in g  the s tu d y  per iod  o f 

1967-87.

An upw ard  t re n d  in land values was noted a l tho ugh  there 

were f lu c tu a t io n s  here and th e re .  In f i t t in g  the t re n d  equation 

fo r  them, the Least Sg_uaces_Geometric S tra ig h t  Line Approach  was 

used. A major deduc tion  in the s tu d y  was th a t  h igh  land values 

in dense ly  popula ted Kenya are here to stay and th a t  t ransac tions  

in the freeho ld  in te re s t  are on the dec line.

It was ev iden t th a t  popu la tion  g ro w th  in K is ii is a real 

problem to the com m unity 's  economy since in o th e r  years it  was 

g row ing  at the p ro h ib i t iv e  ra te  o f  5.2% per yea r.

The causes fo r  h igh  land values in the d is t r i c t  were 

id e n t i f ie d  as good climate, c u l tu ra l  a ttachm ent to land , soil 

f e r t i l i t y ,  in f la t io n ,  popu la tion  g ro w th ,  location, economic deve lopment,
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per capita income, specu la t ion , po l i t ica l s ta b i l i t y  and governm ent 

in te r v e n t io n .

Results ob ta ined revea led th a t  whereas the land market in 

K is ii was ac t ive  in the 1960s and had assumed a descending t re n d  

in the 1980s, land values were inc reas ing  at the ra te  o f  1.43 per 

cent pe r annum at 1977 pr ices  while  popu la tion  was r is in g  at a 

much fa s te r  annual average ra te  o f  3.88 per cen t.

The major f in d in g  o f  the s tu d y  was th a t  the re la t ionsh ip  

between land values and popu la t ion  g ro w th  is not s t ro n g .

The main recommendations were th a t  small families be 

encouraged, f reeho ld  sales be banned in fa vo u r  o f  leaseholds and 

tha t less emphasis be placed on land i .e .  people should be made 

to u nd e rs tan d  th a t  investm en t in land is not the on ly  course o f 

action fo r  s u r v iv a l .  I t  was also proposed th a t  in o rd e r  to c u rb  

e x o rb i ta n t  land p r ices ,  land shou ld  be nationa lized.

The s tu d y  consis ts  o f  th re e  sections the f i r s t  o f  which 

sets the premise aga ins t wh ich  the  core o f  the s tu d y  is examined. 

The section in add it ion  rev iew s land values in the l ig h t  o f land as 

a scarce resource  in a dynam ic e nv iro nm en t.

The second p a r t  cons is ts  o f  two c h a p te rs .  The f i r s t  one 

p resen ts  the concept o f  ru ra l  deve lopment and the land question 

in Kenya. I t  shows the place o f  land in the process o f  ru ra l  

deve lopm ent. The o th e r  c h a p te r  examines the genera l fea tu res  of 

K is ii D is t r ic t .  Examination o f  the s tu d y  area reveals the possible 

causes o f  the p re v a i l in g  h igh  land va lues.
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The last p a r t  o f  the thesis also cons is ts  o f  two chap te rs .  

One is an ana lys is  o f  popu la tion  and land m arket data while the 

last one is a summary o f  conclusions and recommendations.
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CHAPTER ONE

STATEMENT OF THE PROBLEM

T h ro u g h o u t  h is to ry ,  land has been the most s o u g h t-a f te r  

and the most va lued resource  as can be deduced from the fo llow ing 

obse rva tion  made by P res iden t Kenya tta :

Our g rea tes t  asset in Kenya is ou r  land.
Th is  is the he r itag e  tha t we rece ived from 
our fo re fa th e rs .  In land lies o u r  sa lva t ion  
and s u rv iv a l .  1

Land has been an inva luab le  t re a su re  to man th ro u g h o u t

human h is to ry .  Insp ite  o f  th is  however, i t  is not a commodity wh ich

can s ig n i f ic a n t ly  be increased to o ffse t its eve r  increas ing  demand.

For ins tance, the re  is n o th in g  much th a t  about 80 per cent o f

Kenyans can do a p a r t  from depend ing  on on ly  I8 pe r cent o f the
2

c o u n t r y 's  tota l area o f  575,000 square k ilom etres fo r  s u rv iv a l .

T h is  is because most o f  the c o u n t ry  is e i th e r  a r id  or sem i-a r id .

The trem endous increase o f popu la tion  in Kenya has 

app re c iab ly  reduced the man to acre ra t io  and ve t it has been 

obse rved  tha t among the des ires  o f man is an age-o ld  hunger fo r  

la n d .^  Th is  des ire  is in bo th  the r ich  and the poo r. I t  is the 

subm ission o f many people th a t  th is  hunger fo r  land has in a way 

led to the p re v a i l in g  h igh  land values in Kenya. Th is  t re n d  seems 

to ta l ly  well w ith  the basic economic th e o ry  th a t  whenever a 

commodity is in f ix e d  s u p p ly  o r  is scarce re la t iv e  to its  demand, 

the re s u lt  is excess demand. To o ffse t th is  excess demand, the 

p r ice  o f  the commodity in ques tion  has to be ra ised to exc lude 

some o f  the po ten t ia l p u rc h a s e rs .
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Land values in Kenya have been h igh  fo r  a long time. In 

1 967, Angaine had the fo llow ing to say,

Whereas the governm ent o f  Kenya is determ ined to  
e q u ita b ly  resolve the land issue, ou r  e f fo r ts  
have to a ce r ta in  e x te n t  been f ru s t ra te d  by  some 
u n s c ru p u lo u s  people who have always been 
specu la t ing  in land. ^

He warned th a t  s teps would be taken aga ins t people who charged  

e x o rb i ta n t  p r ices  fo r  land. Anga ine 's  u t te rances  were an admission 

by the gove rnm en t o f  Kenya th a t  land p r ices  in the c o u n try  were 

h igh . The causes o f these values were vague ly  known at the time 

a lthough  many people seemed to a t t r ib u te  them to popu la tion  g ro w th .

The genera l be l ie f  tha t popu la t ion  g ro w th  is a major 

de te rm inan t o f  h ig h  land values is not s tran ge  since it  has always 

been a complex issue . Several s tud ies  have been conducted on it  

cu lm ina ting  in to  two schools o f th o u g h t .  The f i r s t  one sees 

popu la tion  g ro w th  as a pos it ive  fa c to r  in development while the 

second one cons ide rs  it  to be a nega tive  one.

O sbo rn6 concedes tha t these two schools o f  th o u g h t  do 

ex is t  and so does T od a ro7 who notes th a t  scholars in deve lop ing  

coun tr ie s  are not in agreement on the e f fe c t  o f popula tion g ro w th  

in a deve lop ing  economy. Some cons ide r  i t  to be a necessary fac to r  

in development in terms o f aggrega te  demand while o the rs  hold 

tha t it  is an obstac le  to deve lopm ent. In more specif ic  te rm s, those 

who see popu la t ion  g ro w th  as a real problem assert th a t  i t  is the

root cause o f  p o v e r ty ,  low levels o f  l i v in g ,  m a ln u tr i t io n ,  i l l - h e a l th ,■

env ironm enta l deg ra da t ion  and a wide a r ra y  o f  social e v i ls .  Those 

who view i t  o the rw ise  po in t f in g e rs  to und e r  deve lopment, popu la tion  

d is t r ib u t io n  and excess consumption in deve loped coun tr ie s  as the
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causes o f global m isery  and not popu la tion  g ro w th .

It is in the l ig h t  o f  the fo rm er school o f  th o u g h t th a t  in 

a time o f rap id  popu la t ion  g ro w th ,  the law o f  demand and s u p p ly
g

produces a s k y ro c k e t in g  cost in f la t ion  when app lied  to land.

The contention  here is th a t  popu la tion  g ro w th  s ig n i f ic a n t ly  

in fluences land va lues .

Kenya's popu la t ion  g ro w th  ra te  is one o f  the h ighest in the
9

w orld  (4.1 per cent pe r  annum ). T h is  t re n d  a t tra c te d  the 

a t te n t io n  of Kenyan leaders as is ev iden t from  the fo llow ing 

statements made by P res iden t M o i:

We have no choice, ne ithe r  do we have 
the time to make th is  choice. We must 
th e re fo re  reduce ou r  popu la tion  g ro w th  
now .10

And again,

Population in Kenya has become a m atter 
o f g ra v e  conce rn  bu t many Kenyans are 
not ta k in g  the issue s e r io u s ly .1^

It has also been observed  tha t Kenya 's  average levels o f

income have been too low by w orld  s tanda rds  because her h igh

rate o f popu la tion  g ro w th  has been re d u c in g  the amount o f  resources

availab le to e v e ry  c i t iz e n .  Th is  has delayed the  day when the
12

s tanda rd  o f l iv in g  o f  Kenyans would be reasonab ly  h igh .

The popu la t ion  school o f th o u g h t  w h ich  Kenya has adopted 

is th a t  popu la tion  g ro w th  is a re tro g re s s iv e  fa c to r .  Th is  stand has

mainly been in f luenced  by the fact th a t  Kenya has a p redom inan t ly
*

ru ra l  popu la tion  w h ich  depends on arab le  land fo r  s u rv iv a l .  The 

c o u n t ry 's  arable land is small such tha t as popu la t ion  increases, 

the re  is d is e q u i l ib r iu m  in land use espec ia l ly  w i th  respect to food
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crops and cash c ro p s .  A t  the same time, as popu la tion  increases,

families m u lt ip ly  and since most o f  them depend on a g r ic u l tu re ,  they

subd iv ide  th e ir  land in to  small u n i ts .  T h is  tendency  not on ly  reduces

the economic b en e f i t  fo r  the fam ily  b u t  also leads to increased p ressu re

13on the land and its  use.

A r v i l ^  con f irm s  th is  when he po in ts  ou t th a t  man's a c t iv i t ie s  are 

in c re a s in g ly  o u ts t r ip p in g  the capac ity  o f  the na tu ra l processes to res to re  

the f e r t i l i t y  o f  the land wh ich has taken  thousands o f  years to c rea te .

He concludes th a t  the g rea t  d r iv in g  fo rce  beh ind  th is  f ie rce  assu lt  on 

the land resources is popu la tion  g ro w th .  In a d d it io n ,  i t  has been 

observed  th a t  in deve lop ing  coun tr ie s  such as Kenya where the standards of 

l iv in g  are low, p re ssu re  on the land resources is more in ten s ive  

re la t ive  to th e ir  deve loped c o u n te rp a r ts  because th e ir  popu la tions  

increase a t a b re a k -n e c k  sp e e d .^5

Land values in K is ii have been h igh  and so has been its  ra te  o f 

popu la tion  g ro w th .  The main causes o f  h igh  popu la tion  g ro w th  have 

been h igh  f e r t i l i t y  ra tes , ea r ly  m arr iages , i l l i te ra c y ,  c u l tu ra l  in c l ina t ions  

and the low level o f  o u tm ig ra t ion  in the d i s t r i c t .  As has been the case 

all o ve r ,  the p re v a i l in g  h igh  land values in the d is t r ic t  have been 

a t t r ib u te d  to popu la t ion  though  w ith  im prec is ion .

Th is  s tu d y  was u nd e r take n  as a c o n t r ib u t io n  to land s tud ies  in 

view o f  the fact th a t  not many people at the time seemed to be in te res ted  

in them. Y a hya1^ con firm ed th is  when he asserted th a t  one could 

coun t on the f in g e rs  o f  one hand the num ber o f  jou rna ls  e x c lu s iv e ly  

devoted to land m a tte rs .  He po in ted  ou t th a t  on ly  a hand fu l o f  

research theses on th is  sub jec t are completed e v e ry  year in 

world  u n iv e rs i t ie s .  The main problem  is th a t  land
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has always been conce ived as p a r t  o f  something else such th a t  

research e f fo r ts  have always been d ire c te d  towards so lv ing  such 

problems as hou s ing ,  u rban  deve lopm ent, env ironm enta l management, 

t ra n s p o r ta t io n ,  and ru ra l  deve lopm ent. Th is  t re n d  has d iv e r te d  

a t te n t io n  from land i ts e l f  as a sub jec t o f  serious in ve s t ig a t io n  and 

s tu d y .  Om inde17 seemed to be in agreement w ith  Yahya when he 

concluded th a t  the impact o f  popu la t ion  change on land is 

im pe r fec t ly  know n.

Hypothes is

Th is  s tu d y  was e x p lo ra to ry  in na tu re  and th e re fo re  had no 

d e f in i te  h y p o th e s is .  However, w i th  re fe rence  to the problem 

stated above, i t  aimed at v e r i f y in g  the conv ic t ion  th a t  h igh  land 

values were m ain ly a consequence o f  h igh  popula tion g ro w th .

S tudy  O bjec t ives

The s tu d y  had two ob jec t ives :

1. To es tab lish  the d is t r ic t 's  ru ra l  land m arket in 

genera l and the land value t re n d  equation in 

p a r t ic u la r .  It was hoped tha t th is  would fac i l i ta te  

the comparison o f  the annual g row th  rates o f  both 

land values and pop u la t ion .

2. To es tab lish  the ra t in g  o f  popula tion g ro w th  as a 

land value de te rm inan t v is -a - v is  the o th e r  fac to rs

in the d is t r ic t .
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Choice o f  the S tu d y  Area

The s tu d y  area chosen was K is ii D is t r ic t  in the Nyanza

Prov ince o f  the Republic  o f  Kenya. I t  covers an area o f  2196

square k ilom etres and is bo rd e re d  by Kericho , Narok and South

1 8Nyanza D is t r ic ts  to the east, sou th  and west re s p e c t iv e ly .

The d is t r ic t 's  c rude  dens it ies  fo r  1962 and 1969 were 239 

19and 309 re sp e c t ive ly  while in 1 979, i t  was one o f  the most 

dense ly  popula ted d is t r ic t s  in Kenya as i l lu s t ra te d  in table 1-1.

Table 1-1 Population D e n s ity  o f  Kenya's D is t r ic ts ,  1979.

D is t r ic t
Per­
sons
per

sq .km

D is t r ic t
Per­
sons 
per 
sq. km

D is t r ic t Persons 
per 

sq. km

Mombasa 1,622 T rans-Nzo ia 129 B aringo 13

Nairobi 1,210 Nandi 109 La ik ip ia 13

Kis ii 395 Embu 96 Taita  Taveta 8

Kakamega 295 N aku ru 90 Kajiado 7

K iambu 280 U as in -G ishu 89 Lamu 6

Muranga 261 Meru 83 Samburu 9

Kisumu 230 Machakos 72 Mandera 3

K ir in yag a 202 Nyandarua 66 Garissa 2

Siaya 188 Elgeyo Wajir 2
M arakwet 65Busia 1 83 Tana R ive r 2

Bungoma 163 K i l i f i 39 T u rkana 2

Kericho 161 K wale 39 Isiolo 1

N ye ri 198 Narok 20 M arsab it 1

South West Pokot 17

Nyanza 193 K itu i 15

Source: Wanjiku, 1986, p . 132.
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The necess ity  to c a r ry  ou t the s tu d y  on popula tion

g ro w th  and land va lues in K is ii d i s t r i c t  arose from the fact th a t

it  is one o f the d is t r ic t s  in Kenya w ith  the h ighest popula tion

g ro w th  rates and w ith  a h igh  de n s ity  o f  well ove r 400 persons per 

20square k ilom etre . A t  the same time, i t  is one o f  the d is t r ic ts

in Kenya where land values have been p ro h ib i t iv e ly  h igh  and 

where land shortage  has been a real c r is is  even to the casual 

o b s e rv e r .

As a d is t r i c t  w ith  h igh  f e r t i l i t y  ra tes , a h igh popula tion 

den s ity  and a land shortage  c r is is  i t  was expected to m3n ifes t 

best the re la t io n s h ip  between land va lues and popula tion g ro w th  

v is -a -v is  the o th e r  fa c to rs .

Scope o f  The S tu d y

This s tu d y  tack led  such issues as popu la tion  g ro w th ,  the 

in s t i tu t io n  o f  land and land va lues. The popu la tion  question is 

d iscussed mainly as it  re lates to deve lop ing  coun tr ies  as opposed 

to the developed ones. The land que s tion  is s tud ied  f i r s t  at a 

global level and then  at the national leve l.  Land values on the 

o the r  hand are g lo b a l ly  d iscussed and then narrowed to the 

s tu d y  area.

The concept o f  ru ra l  deve lopment in Kenya was tack led  as 

a "veh ic le "  o f  i l lu s t r a t in g  the place o f  land in the process.

The s tu d y  area was s tud ied  in its  h is to r ica l,  phys ica l,
*»•

social and economic pe rspec tives  to und e rsco re  the fact th a t  

these pe rspec tives  have an in f luence  on land va lues.
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Rgure 1-1 * Kisii Neighbouring Districts

V
Source Republic of Kenya Kisii District. 

Development Plan 1984-68
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The land values data covers  1967-87. Whereas in i t ia l ly  

the per iod  in tended to be covered was 1950 to 1987, th is  was not 

possib le due to data c o n s t ra in ts .

The researcher would have liked  to ac tu a l ly  measure the 

re la t io n sh ip  between land va lues, popu la tion  g ro w th  and o the r  

land va lue de te rm inan ts  w ith  a v iew o f  es tab l ish ing  th e ir  

in te r re la t io n s h ip s  b u t  th is  cou ld  not be possible due to the time, 

funds  and data c o n s t ra in ts .  On the same note, the researcher 

would have w ished to re la te land values w ith  the 'zones' and th e ir  

respec t ive  popu la tions bu t th is  was hampered by the time 

c o n s t ra in t .  In a d d it io n ,  the time fac to r  re s t r ic te d  the au th o r  

from dep loy ing  more soph is t ica ted  tools o f ana lys is .

Research Methodology

Th is  s tu d y  s ta r te d  in J u ly  1 987 w ith  docum entary  

research from w r i t te n  sources. U n iv e rs i ty  l ib ra r ie s  were o f  much 

help and so were the Un ited Nations l ib ra r ie s  at G ig ir i  in 

N a iro b i .

Public records  by  the M in is t r y  o f Lands and Housing 

were the main source o f  docum enta ry  data and in fo rm ation  on 

land values and all o the r  m atters  p e r ta in in g  to land.

Data on popu la tion  was p ro c u re d  from Kenya's o f f ic ia l 

dem ographic  documents.

To f in d  ou t how the "a c to rs "  in the land m arke t ra ted  the 

possib le  de te rm inan ts  o f  land va lues , ques tionna ires  to th a t  e f fec t 

were adm in is te red . They  were adm in is te red  to 100 people ou t o f 

those who had purchased  land in the d is t r ic t  w i th in  the s tu d y
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period  (1967-87).

By v i r tu e  o f the problems o f  transportation,, location and 

the u n t ra c e a b i l i ty  o f  some o f  the people in the ta rg e t  g ro u p ,  no 

sampling p rocedure  was feas ib le . The a u th o r  th e re fo re  decided to 

w o rk  on the f i r s t - c o m e - f i r s t - s e r v e d  p r in c ip le .

The que s tionna ire  used d u r in g  the f ie ld  s u rv e y  was 

des igned  in 1987 and the issues ra ised were on land ow nersh ip , 

p a r t ic u la rs  o f  the land t ra n s a c t io n ,  and land va lue de te rm inan ts .

The que s tionna ires  were adm in is te red between F e b rua ry  

15th and 29th, 1988 w ith  the help o f  one research  ass is tan t.

A copy o f  the ques tionna ires  adm in is te red  is a ttached  (A ppe nd ix  1). 

To achieve some o f the ob jec t ives  o f  the s tu d y ,  time series was 

used as the ana ly t ica l too l.

The data co llected fo r  th is  s tu d y  was manually  analysed 

in accordance w ith  the ob jec t ives  set. The data on the na tu re  

o f  the land market was eva lua ted and ana lysed in percentages 

wh ich  became apparen t from the f req uency  d is t r ib u t io n s  wh ich were 

c o n s tru c te d  from the raw da ta . To es tab lish  the land value t re n d  

equa tion , the least squares geometr ic  s t ra ig h t  line approach was 

used.

The resu lts  o f  the ana lys is  are p resen ted  in w r i t te n  

te x ts  w ith  tables, equati ons and g raphs  in an o rd e re d  chap te r

fo rm at.
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O rgan iza t ion  o f  the Thesis

The s tu d y  is o rgan ized  in to  six chap te rs  as fo llows:

Chapter One be ing  the basis o f  the thes is  covers a 

genera l in t ro d u c t io n ,  a statement o f  the p rob lem , the hypo thes is , 

the s tu d y  ob jec t ives , the choice o f  the s tu d y  area, the scope, the 

research  methodology and the o rgan iza t ion  o f  the thes is .

Chapter Two is a genera l v iew o f  the s tu d y .  Three 

issues are d iscussed in the c h a p te r .  The f i r s t  one is on the 

t re n d  and the consequences o f  rap id  popu la t ion  g ro w th  in deve lop ing 

c o u n tr ie s .  The second one is a d iscuss ion  on the land question 

at the global level while  the th i r d  one is an expo s it ion  on the 

causes o f h igh  land va lues .

C hapter Three  is on Kenya and the main issues discussed 

are popu la t ion , ru ra l  deve lopment and the land ques tion .

C hapter Four is e x c lu s iv e ly  devoted to the s tudy  area - 

K is ii D is t r ic t .  I ts emphasis is on the d is t r ic t 's  h is to r ica l,  

p h ys ica l,  social and economic p e rspe c t ives .

Chapter Five is data eva lua tion  and ana lys is  while chap te r 

Six conta ins the summary o f  conc lus ions and recommendations.
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CHAPTER TWO

REVIEW OF RELATED LITERATURE

The l i te ra tu re  rev iew ed  is on popu la tion  g ro w th  in 

deve lop ing  c o u n tr ie s ,  land as an in s t i tu t io n  and land va lues.

Population G row th  in Develop ing C oun tr ies

The T r e n d :

The b i r t h  rates in unde rdeve loped  coun tr ie s  today are

cons ide rab ly  h ig h e r  than they  were in p re - in d u s t r ia l  western

Europe. From 1 750 to 1850 th e i r  popu la tion  grew at an annual

rate o f  0.4 per cen t ;  from 1 850 to 1950 the rate was 0.9 per cent

while from 1950 to 1975, it  had r isen  to 2.3 per cen t .^  In 1960,

about two th i r d s  o f  the World 's ove r  3 b i l l ion  people l ived  in the
2

deve lop ing  c o u n tr ie s .  In the 1970s, the annual g ro w th  rate of 

popu la tion  in these coun tr ie s  was even h ig h e r ;  in La t in  America 

and A fr ic a  it  was at 2.7 and 2.6 per cent re s p e c t ive ly  while fo r  

Asia it  stood at 2.4 per c e n t . 3 In the 1 980s, the g ro w th  rate 

was h ighe r  s t i l l  because by Janu a ry  1 982 , the World popu la tion
H

had passed the 4.5 b i l l ion  m ark while by Ju ly  1987 i t  had h it  

the 5 b i l l ion  m a rk .^

As fo r  the fu tu re  popu la t ion  t re n d ,  Todaro^ Perez de 

7 8
Cue lla r and Hauser observe  th a t  in the year 2000, the World's 

popu la tion  would cons is t o f  ove r  6 b i l l io n  people. Todaro adds 

tha t the most u n fo r tu n a te  th in g  abou t i t  all is th a t  the deve lop ing 

coun tr ie s  would have ove r 80 pe r cent o f  the p ro jec ted  to ta l.
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Hauser seems to be in agreement w ith  Todaro  when he po in ts  

out th a t  in the year 2000, about 77 per cent o f  the p ro jec ted  

popu la tion  would be l iv in g  in the deve lop ing  w o r ld .

The Consequences

The t re n d  ou t l ined  above u n d o u b te d ly  p o r t ra y s  a w orld  o f 

rap id  popu la t ion  g ro w th .  The consequences o f th is  t re n d  are many 

and do have a bearing  on p o l i t ic s ,  economics and soc ie ty .
9

Jacoby seems to be in agreement w ith  th is  sentiment when he 

asserts  th a t  the manifold e f fec ts  o f  popu la tion  g ro w th  pene tra te  

in to  all spheres o f  a na tion 's  economic and social l i fe ;  and th a t  

they  are in s trum en ta l in shap ing such th in g s  as the man to land 

re la t io nsh ip  and the s t ru c tu re  o f  the com munity.

M a l th u s 10 ( 1766-1 834) was one o f  the ea r ly  p roponen ts  o f 

the popu la tion  q ue s t ion .  His con ten t io n  was th a t  while a new 

pa ir  o f  hands accompanies e v e ry  new mouth tha t comes in to  the 

w o r ld ,  it is on ly  und e r ce r ta in  c ircum stances th a t  the new pa ir  o f  

hands would p roduce  as much food as is p roduced on average by 

those pa irs  o f  hands a lready  in ex is tence  and at w o rk .  He in 

o the r  words p re d ic te d  a low level o f  income e q u i l ib r iu m  as the 

re s u lt  o f  popu la t ion  g r o w t h . 11 I t  is the op in ion o f  th is  s tu d y  

tha t  whereas the re  have been improvements in techno logy  which 

in a way in va lida te  M althus ' p re d ic t io n s ,  most o f  what he said is 

s t i l l  va l id  in most o f  the coun tr ie s  in A f r ic a ,  Asia and La tin  

A m erica .
V

12It  is the submission o f  F ra n k e l th a t  a lthough  the  human 

popu la tion  is g ro w in g  fas t,  the ro u n d  ea r th  on wh ich we l ive  is 

f ixed  in size, and th a t  as more and more people c rowd to g e th e r  on
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i t ,  i t  seems to grow  smaller all the time. Her conclus ion is tha t  

popu la t ion  g ro w th  is a th re a t  to the a v a i la b i l i ty  o f  food, land and 

w a te r .

Populations are g ro w in g  so fast in the T h i r d  World coun tr ie s  

th a t  th e y  are f in d in g  i t  d i f f i c u l t  in p ro v id in g  enough food, houses, 

schools and jobs. The gove rnm en ts  o f  these nations spend so 

much money ju s t  t r y in g  to feed, house and educate  th e ir  fa s t ­

g ro w in g  popu la tions th a t  th e y  have l i t t le  money le f t  ove r fo r  

b u i ld in g  new roads o r  fo r  v e n tu r in g  in to  income gene ra t ing  

inves tm en ts . I t  is in th is  l ig h t  th a t  popu la tion  g ro w th  has been

seen as an impeder o f  economic development besides being a

13s t ra in e r  o f  the na tu ra l resources .

14Osborn po in ts  ou t th a t  popu la tion  g ro w th  is c u r re n t ly  

one o f  the most serious th re a ts  to human happiness and progress  

and th a t  it  is a th re a t  to all o u r  e f fo r ts  to ra ise o u r  l iv in g  

s ta n d a rd s .  His conc lus ion  is th a t ,  "un less popu la t ion  g ro w th  is 

re s tra in e d ,  we may have to abandon fo r  th is  genera t ion  o u r  hopes
ii 15

o f  economic p ro g re ss .  His a rgum ent is th a t  p rog ress  may not 

be feasib le  w ith  the c u r re n t  ra te  o f  popu la tion  increase. Th is  

s tu d y  is in agreement w ith  th is  sentim ent.

Rapid popu la t ion  g ro w th  slows down the  g ro w th  o f  per 

cap ita  incomes in less deve loped coun tr ie s  and tends to pe rpe tua te  

inequa lit ies  o f  income d is t r ib u t io n .  I t  holds down the level o f 

sav ings  and cap ita l in ves tm en t in  the means o f  p ro d u c t io n  the re b y  

l im it in g  the ra te  o f  g ro w th  o f  g ross  national p ro d u c t .  ^

In to ta l agreement w ith  the fo re g o in g ,  G ra y ^ 7 observes 

th a t  in the coun tr ie s  w h ich  are now in the deve loped ca tego ry ,
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popu la t ion  g ro w th  and economic g ro w th  usua lly  went to g e th e r  b u t  

th a t  the opposite  is t ru e  in deve lop ing  c o u n tr ie s .  In these 

c o u n tr ie s ,  rap id  popu la t ion  g ro w th  increases the  dependency 

b u rd e n  th e re b y  reduc ing  the a b i l i t y  o f  the w o rk in g  popu la tion  to 

save. T h is  in t u r n  makes i t  d i f f i c u l t  to c rea te  the  necessary 

cap ita l to p ro d u c t iv e ly  employ the g row ing  p op u la t ion .  The 

p ic tu re  wh ich emerges here is th a t  popu la tion  g ro w th  perpe tua tes  

the v ic ious  cycle o f  p o v e r ty .

18I t  is fo r  th is  reason th a t  Le ibenste in  concedes th a t  in 

the lo n g - ru n ,  the course  o f  economic development is in e x tr ic a b ly  

bound up w ith  changes in the size and composition o f  the 

pop u la t ion .

In add it ion  to the fo re g o in g ,  many statements have been

made b y  leading pe rsona li t ies  on the popu la tion  q ue s t ion .  One

reason fo r  th is  is th e ir  rea liza t ion  tha t popu la tion  g ro w th  is one

fac to r  wh ich  is capable o f  th w a r t in g  deve lopm ent. For instance,

19Ojiambo had the fo llow ing  to say:

I believe th a t  one o f  the main ob jec t ives  o f  
a nation is to im prove the w e ll-be ing  o f  its  
people and s p e c i f ic a l ly  the welfare o f  e v e ry  
in d iv id u a l .  The achievement o f  th is  goal 
is an enormous ta s k .  I t  depends, among 
o the r  th in g s ,  upon the adequacy and 
e f fe c t ive  u t i l iz a t io n  o f  availab le resources . 
The task  becomes even more enormous 
when co n fro n te d  w i th  ra p id  popu la tion  
g r o w th .20

And aga in .

Economic s tud ies  have revealed th a t  the  
popu la tion  fa c to r  is o f  special re levance 
in the t h i r d  w o rld  where the to ta l 
popu la tion  is g ro w in g  at the fas tes t ra te  
compared to o th e r  p a r ts  o f  the w o r ld . 2^
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2 2A c c o rd in g ly ,  Salas notes th a t  m ank ind 's  h is to ry  po in ts  

to the fac t th a t  the depress ive  economic and human miseries 

re s u lt in g  from too many people and too l i t t le  food and economic 

o p p o r tu n i ty  in one p a r t  o f  the w o r ld  u n d o u b te d ly  im peri ls  the 

s e c u r i ty  and w e ll -b e in g  o f  a n o th e r .  I t  is aga ins t th is  b ackg ro und  

th a t  i t  has been said th a t  wide spread p o v e r ty ,  low p r o d u c t iv i t y  

o f  labou r,  the g ro w in g  demands fo r  food, and slow in d u s t r ia l iz a t io n  

d is to r t  and degrade  the in te rn a t io n a l t ra d e  mechanism. He in 

o the r  words sees popu la tion  g ro w th  as a global c r is is  wh ich  calls 

fo r  in te rn a t io n a l co -ope ra t ion  in  seeking fo r  a so lu t ion .

I t  is in a d d it io n  obse rved  th a t  la rge scale in te rn a l m ig ra t ion

and rap id  u rb a n iz a t io n  are among the most im portan t social e f fec ts

o f  rap id  popu la t ion  g ro w th .  F u r th e r  more, the grow ing  num ber

o f  c h i ld re n  who s u rv iv e  th e ir  pa ren ts  place new s tra in s  on

23in te rge ne ra t iona l re la t io nsh ips .

I t  has been po in ted  ou t th a t  popu la t ion  p ressu re  resu lts

when humans and th e ir  a c t iv i t ie s  exceed the c a r ry in g  capac ity  o f

24a f in i te  reg ion  to feed, c lo the and o the rw ise  susta in  them.

25I t  is in th is  l ig h t  th a t  Steele a f f i rm s  th a t  in some p a r ts  o f  

t rop ica l A f r ic a ,  th e re  is a lready  real popu la tion  p ressu re  on land.

The fac t th a t  many o f  the  T h i r d  World coun tr ie s  have not 

ye t "s e t t le d "  s u b s ta n t ia l ly  in the  in d u s t r ia l  sector f u r t h e r  negates 

th e ir  p rospec ts  o f  q u ic k  economic p ro g re s s .  Most o f  th e i r  people 

hav ing  been b o rn  have l i t t le  choice to make as to what t h e i r  source 

o f  l ive l ihood  would be. They t u r n  to land and take a g r ic u l tu re  

as th e ir  occup a tion . The problem w ith  th is  as the fo llow ing  

section would show is th a t  land is an exha us t ib le  commodity wh ich
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cannot p e rp e tu a l ly  bear the p ressu re  c rea ted  on i t .

The In s t i tu t io n  o f  Land

Land, l ike  any  o th e r  resource  is cha rac te r ized  by a num ber

o f  fa c to rs .  Economists have t ra d i t io n a l ly  a rgue d  th a t  the to ta l

s u p p ly  o f  land is f ix e d .  I f  one ty p e  o f  use is increased in one area

( fo r  example farm la n d ) ,  i t  w ill be at the  expense o f  ano the r ( fo r

example fo re s ts ) .  When compared w ith  ca p i ta l ,  labour or

e n t re p re n e u rs h ip ,  land is the least f le x ib le  o f  the fac to rs  o f

p ro d u c t io n .  Its  s u p p ly  is com para t ive ly  f ix e d  and it  cannot be

crea ted  by man. A lso , land is he terogeneous and h a rd ly

homogeneous. As no two persons are e x a c t ly  the same, l ikew ise ,

no two parcels o f  land are id en t ica l.  Each parce l has an o r ie n ta t io n

d i f fe r e n t  from any  o th e r  parcel and may have phys ica l d i f fe rences

in subso il con d it io n s ,  d ra inage , and o th e r  fe a tu re s .  In the m arke t

place, the un iqueness o f  land parce ls  re q u ire s  th a t  each parcel

be judged  in d iv id u a l ly .  D iffe rences  f in d  exp ress ion  in the v a r ie ty

2 6
o f b ids and o f fe rs .

F u r th e rm o re ,  land as a fa c to r  o f  p ro d u c t io n  

is sub jec t to the  law o f  d im in ish ing r e tu rn s .  L a s t ly ,  w h i ls t  in 

m arke t economies o th e r  fac to rs  o f  p ro d u c t io n  can be bough t o r  

sold in th e ir  own r ig h t ,  in most, i f  not all c o u n tr ie s ,  land deals 

are transac tions  not in  land i ts e l f  b u t  in  in te re s ts  or r ig h ts  in ,  on, 

u n d e r  and ove r  la n d .27

Karl Polanyi has the fo llow ing  to say about land:

What we call land is an element o f  na tu re  
in e x t r ic a b ly  in te rw oven  w ith  man's 
in s t i tu t io n s .  I t  is th u s  t ie d  up  w i th  the



20

o rgan iza t ion  o f  K insh ip , ne igbo u rh ood , 
c ra f t  and creed -  w ith  t r ib e  and temple, 
v i l la g e ,  g u i ld  and c h u r c h . . . .  the  economic 
fu n c t io n  is b u t  one o f  the many v i ta l  
fu n c t io n s  o f  land. I t  in ves ts  man's l i fe  
w ith  s ta b i l i t y ;  i t  is the s ite  o f  his 
h a b ita t io n ,  i t  is a cond it ion  o f  h is phys ica l 2g 
s a fe ty ;  i t  is the landscape and the  seasons.

Land cannot be trea ted  as an o r d in a ry  asset c on tro l led  by

in d iv idua ls  and sub jec t  to the p ressu res  and ine ff ic ienc ies  o f  the 

29m arket -  Since i t  is the most f in i te  o f  all f in i te  resources o f  a

f in i te  p lanet besides being the most endange red  o f  these f in i te  

30resources.

H is to r ic a l ly ,  man has been end ea vo u r in g  over the years

to meet his basic needs by  u t i l iz in g  land wh ich  has always been

p le n t i fu l .  The p ic tu re  is however now chan g in g  in tha t we are

ru n n in g  out o f  the land resources . We know now tha t

d e se r t i f ic a t io n ,  wh ich  is the process o f  env ironm enta l deg rada t ion

o f  o u r  na tu ra l resources w ith  associated reduc t io n  or loss o f  land

31p ro d u c t iv i t y  has been th re a te n in g  many c o u n tr ie s  o f  the W orld .

Th is  then calls fo r  a serious re -exam ina t ion  o f  o u r  u n d e rs ta n d in g  

o f  the land resources especia lly  when i t  is e v id e n t  tha t nea r ly  th re e  

q u a r te rs  o f  the w o r ld 's  popu la tion  depend on land as tenan t

32fa rm ers , share c ro p p e rs  and landless la b o u re rs  fo r  s u rv iv a l .

On the basis o f  FAO data, the W orld 's  arable land area

( in c lu d in g  land in perm anent crops) is estim ated at about 1430 

. . 33m ill ion hectares as o f  1970. I t  is th is  land wh ich has to s u p p o r t  

the eve r inc reas ing  popu la t ion .

In his s tud ies  about the land s i tu a t io n  in T h i rd  World 

34
co u n tr ie s ,  Whittemore observes th a t  La t in  America is the most
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s t r ik in g  case o f  marked inequa lit ie s  in the d is t r ib u t io n  o f  power 

and w ea lth . Tenants  and share c roppe rs  s u rv iv e  on small p lots 

o f  th e ir  la n d lo rd 's  land while landless labourers  are dependent on 

f in d in g  seasonal w o rk  from the  b ig  land ow ners . A small number 

o f  la nd lo rd s  and em ployers own the  m a jo r ity  o f  the a g r ic u l tu ra l  

land . As a re s u l t  o f  the inequa itab le  d is t r ib u t io n  o f  land in 

La t in  Am erica, the vas t m a jo r i ty  o f  the popu la tion  is poor and 

m a lnour ished .

W hittemore expounds f u r t h e r  th a t  in La t in  Am erica, those 

peasants w ith  some access to land as tenants  or even as small 

owners are today in co rp o ra te d  in to  new power s t ru c tu re s  because 

land ow n ing  e l ites  have tended to move towards u rban  areas in 

recen t years and have d iv e rs i f ie d  th e ir  economic in te res ts  in to  

commerce and in d u s t r y .  In the  pas t,  peasant families subs is ted  

on the land they  leased b u t  th a t  now most o f  them have been 

d raw n  in to  the m arke t economy in one way or a no the r.  For 

ins tance , th e y  are more l ik e ly  to  be re q u ire d  to pay re n t  in cash 

than  th ro u g h  labour o r  a percen tage  o f  th e ir  crops -  they  must 

m arke t p a r t  o f  th e ir  c rop  to  earn  cash. A serious d i f f i c u l t y

faced by many tenan t fa rm ers  is the lack o f  s e c u r i ty  o f  te n u re .

35T h is  acts as a major d is in c e n t iv e  to im p rov ing  land. A ga ins t 

th is  b a c k g ro u n d ,  the fo llow ing  quo ta t ion  is n o te w o r th y .

The magic o f  p ro p e r ty  tu rn s  sand in to  
g o ld .  Give a man a b a r re n  piece o f  land 
and p r iv a te  o w n e rs h ip ,  and he w ill c o n v e r t  
i t  in to  a ga rd e n . B u t g ive  him nine year 's  
lease o f  a ga rden  and he w ill c o n v e r t  i t  
in to  a d e s e r t . 36



22

Land te n u re  in Asia has deve loped in v e ry  d iv e rs e  ways. 

There  is , how ever, one common fe a tu re  wh ich  is a h ie ra rc h y  o f  

land lo rds  w ith  each dom inating  the  n e x t  level o f  s u b - te n a n t .  Th is  

system ensures th a t  the poor remain poo r.  S e c u r i ty  o f  te n u re  is 

a major problem in th is  p a r t  o f  the  W orld. For ins tance, in  Ind ia , 

the land o f  the fo r t y  m ill ion A d iva s i ( the  o r ig in a l in h a b ita n ts  o f  

Ind ia ) is sa feguarded  by law aga ins t e x p ro p r ia t io n  by  o u ts id e rs .

What is e v id e n t  is th a t  w ith  the in t ro d u c t io n  o f  some m odern isation 

and mechanization o f  a g r ic u l tu re  in As ia , land owners are b u y in g

up more land and us ing  less labou r and so the num ber o f  landless

. . . . 3 7peasants is in c re a s in g .

As fo r  A f r ic a ,  in the t ra d i t io n a l  s e t t in g ,  land was held 

in common. Communities were se l f  re l ia n t  and developed a h igh  

level o f  social s o l id a r i ty  and ega li ta r ia n ism . Land was abu ndan t 

such th a t  the system g o ve rn in g  te n u re  and con tro l was based on 

the need fo r  labour to c lear the land in o rd e r  to b r in g  i t  under 

c u l t iv a t io n .  The person who c leared the land became the owner 

and the he irs  con t inued  to own the  land as a g ro u p ;  each fam ily  

hav ing  the ina lienab le  r ig h t  to enough land to mainta in i ts e l f .  T hus , 

g ro u p  ow ne rsh ip  and in d iv id u a l usage o f  land became the norm.

The re  were however c e r ta in  d is ru p t io n s  to th is  system 

e .g .  a t ta ck  and conquest by  m ig ra to ry  t r ib a l  g ro u p s .  B u t one can 

say th a t  no major changes took place u n t i l  the European colonial 

adm in is tra t ion  a l te re d  the whole set up  by  c re a t in g  commercial 

p lan ta t ions .  For the Europeans, the deve lop ing  co u n tr ie s  represen ted  

a vast source o f  a g r ic u l tu ra l  raw m ate ria ls . They  d e s tro ye d  much 

o f  the t ra d i t io n a l  system and in tro d u c e d  the concept o f  the  market
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economy in wh ich land and labou r were commodities to be bough t 

and so ld . Over the y e a rs ,  European dom ination also had the 

e f fe c t  o f  c rea t ing  ind igeneous e lites who fo r  the  most p a r t  have 

con t inued  to promote th is  ty p e  o f  a g r ic u l tu ra l  development w ith in  

genera l development programmes a f te r  the w es te rn  model.

The main t re n d  in  A f r ic a n  a g r ic u l tu re  has been towards

the in d iv id u a l is a t io n  o f  te n u re  and the eros ion  o f  t ra d it io n a l

g ro u p  ho ld ings . T he re  are how ever excep tions  in such

c o u n tr ie s  as Tanzania where land has been na t iona lized by the 

* 38gove rnm en t.

Un like  most fa c to rs ,  land is a un ique  resource  in tha t

its  s u p p ly  is f ix e d ,  while  its  uses are end less. I ts  capacity to grow

food and all o the r  essentia l commodities is c irc u m s c r ib e d  by  na tu ra l

cond it ion s  and man's s te w a rd s h ip .  I t  is the basis fo r  all 

39deve lopm ent.

Given the f i x i t y  in s u p p ly  o f  land and the World's h igh  

popu la t ion  g ro w th  ra te , the t r u t h  is th a t  p re s s u re  has been 

c rea ted  on land. T h is  p re s s u re  is re flec ted  in such th ing s  as the 

u p s u rg e  in land va lues . As the  fo llow ing  section would show, 

a ttem pts  have ove r  the years  been made by  scho lars  to id e n t i fy  

the causes o f  these h igh  land va lues a ltho ugh  none o f  them claims 

to  have exhausted the area.
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Land Values

The concern o f  the economists w ith  re n t  and the re fo re

w ith  land values dates back a t least to the ph y s io c ra ts  o f  the

40e ig h te e n th  c e n tu ry .  However, to un d e rs ta n d  the  value o f  land,

one must know more than  a l i t t le  about va lue i ts e l f .  The essentia l

w o r th  o f  a th in g ,  the va lue o f  a piece o f  land , lies in its  power

to se rve  the needs o f  men l iv in g  in a com m unity . In essence, the

va lue o f  land is its  power to se rve  men's needs o r  desires and

41the measure o f  i t  must be exp ressed  in money te rm s.

42A t the beg inn ing  o f  the  n ine teen th  c e n tu r y ,  Ricardo 

p resen ted  a trea tm en t o f  a g r ic u l tu ra l  re n t  wh ich  is s t i l l  the 

founda tion  o f  most p re s e n t-d a y  th e o ry .  He po in ted  ou t th a t  the 

most fe r t i le  lands are the f i r s t  to be p u t  to  use fo llowed by less 

fe r t i le  ones. His emphasis was on f e r t i l i t y  as the major fac to r  

in land value de te rm ina t io n .  O the r  scho lars  however d i f f e r  from 

him.

43For ins tance, H u tton  po in ts  ou t th c t  lend values are 

dependent on pos it ion , am enities, to p o g ra p h y ,  p resen t (and 

fu tu re )  use and h is to r ica l c h a ra c te r is t ic s .  He f u r t h e r  observes 

th a t  va lue is not a c h a ra c te r is t ic  in h e re n t  in real p ro p e r ty  i ts e l f  

b u t  depends on the des ires  o f  man. I t  va r ies  from  person to 

person and from time to t im e, as in d iv id u a l  des ires  v a ry .

An ob ject cannot have va lue unless i t  has u t i l i t y .  U t i l i t y  

arouses des ire  fo r  possession and has the power to g ive  

s a t is fa c t io n .  However, u t i l i t y  alone does not g ive  an ob jec t va lue . 

I t  must also be re la t iv e ly  scarce . So, u t i l i t y  p lus  s c a rc i ty  are
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two o f  the elements c re a t in g  va lue . The two however do not con fe r  

va lue unless they  arouse the  des ire  o f  a p u rc h a s e r  who has the 

pu rch a s in g  power to  b u y .

In the l ig h t  o f  the  fo re g o in g ,  i t  is the  submission o f  

H u tton  tha t a d i re c t  re la t io n s h ip  ex is ts  between the value o f  real 

p ro p e r ty  and popu la t ion  g ro w th .  A l th o u g h  he d id  not measure 

the  re la t io n sh ip ,  his reason ing  was sound. A cco rd ing  to him, 

since land is f ix e d  and its  amount cannot be increased in response 

to a change in demand, i t  is on ly  fa i r  to conc lude tha t i t  de r ives  

its  va lue from the e f fe c t iv e  demand fo r  i t .  The sca rc ity  o f  land 

o f  a p a r t ic u la r  ty p e  w h ich  is in h igh  demand resu lts  in a h igh  

va lue fo r  i t .  The demand fo r  such land is in d i re c t  p ro p o r t io n  to 

the  number o f  people able and w i l l in g  to b u y ,  se ll,  o r use i t .  

C onsequen t ly ,  in c rea s ing  land values g e n e ra l ly  re f le c t  an u psu rg e  

in popu la t ion .

In his c o n t r ib u t io n  to the th e o ry  o f  land va lues, Von

45 46T hu nen  a t t r ib u te d  much o f  i t  to the location fa c to r .  Bastia t

on the o the r  hand asse r ted  th a t  i t  is im provem ents which have a

leading role on land va lue  de te rm ina t io n .  His con ten tion  was th a t

land has no value o th e r  than  the e f fo r t  expended  in c lear ing  i t ,

b u i ld in g  on i t  and the  genera l im provem ents on or in its v ic in i t y .

47 48T h is  sentiment is sha red  by  bo th  Carey and Karl M arx .

The Am erican In s t i tu te  o f  Real Estate A p p ra ise rs  on the 

o th e r  hand has the fo l low ing  to say on real p ro p e r ty  va lues:

The m arke t va lue  o f  real p ro p e r ty  is crea ted, 
m a in ta ined, m od if ied , o r  d e s tro y e d  by  the 
in te rp la y  o f  fo u r  o f  the g re a t  fo rces  which 
motivate the  a c t iv i t ie s  o f  human be ings ,
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These are social ideals and s ta n d a rd s ,  economic 
ad jus tm en ts  and changes, p o l i t ic a l ,  o r 
gove rnm en ta l regu la t ions ,  and phys ica l o r 
n a tu ra l fo rce s .  These fo u r  set the  p a t te rn  
fo r  the va r iab les  in real estate m arke t va lues. 
Each fo rce  is dynam ic. Combined, they  are 
the essence o f  cause and e f fe c t ,  in te rw eav ing  
to become one vast and e v e r -c h a n g in g  fa b r ic  
s u r ro u n d in g  and in f lu e n c in g  e v e ry  parcel o f 
real es ta te  on e a r t h . 49

The social fo rces inc lude popu la t ion  g ro w th ,  s h i f ts  in 

popu la tion  d e n s i ty ,  changes in the size o f  fam ilies, the 

geographica l d is t r ib u t io n  o f  com para tive  g ro u p s ,  a t t i tu des  tow ard  

education , social a t t i tu d e s  and o th e r  fa c to rs  emerging from man's 

social in s t in c ts ,  ideals and ye a rn in g s .

As fo r  the  economic fa c to rs ,  th e y  inc lude  na tu ra l resources , 

commercial and in d u s t r ia l  t re n d s ,  employment t re n d s ,  wage leve ls , 

c re d i t  a v a i la b i l i ty ,  p r ic e  leve ls , in te re s t  ra te s ,  tax bu rde ns ,  and 

all o the r  fac to rs  w h ich  have d i re c t  o r  in d ire c t  e ffec ts  upon 

pu rchas ing  pow er.

Government regu la t ions  crea ted by  po lit ica l forces inc lude  

zoning laws and all the  monetary and f isca l polic ies which a f fe c t  

the use o f real es ta te .

The phys ica l fac to rs  on the o th e r  hand inc lude climate, 

to p o g ra p h y ,  soil f e r t i l i t y ,  m ineral resou rces , community fa c to rs ,

soil cha ra c te r is t ic s  and the technolog ica l advances which a f fe c t

, , 50-land use.

Real p r o p e r ty  has s ign if icance  on ly  as i t  satis f ies men's 

needs and des ires . I t  is when men u t i l iz e  i t  th a t  i t  gets c h a ra c te r  

such tha t th e ir  co l le c t ive  des ire  fo r  i t  g ives  i t  va lue . C onsequen t ly ,  

land wh ich is so remote from human a c t iv i t y  th a t  i t  cannot be 

u t i l iz e d  by man has no va lue . The soil o f  such land may be r ic h ,
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i t  may abound in p re c io u s  m inera ls , i t  may be located in a most 

agreeable climate and have scenic b e a u ty ;  b u t  in  so fa r  as i t  is 

not economically feas ib le , i t  w il l remain va lue less . Since land 

acqu ires  value when i t  is des ired  and has a feasib le use, the  value 

im puted to a p a r t ic u la r  parcel o f  real p r o p e r ty  is a co l lec t ive  one

and is not l im ited so le ly  to the in d iv id u a l  whose desires c rea ted

. 51
i t .

Hoyt v iewed in a broad way the re la t io nsh ip  between 

popula tion s h i f ts  and land va lues . He asse rted  th a t  the e ffec ts  

o f  popu la tion  on land depends on the d is t r ib u t io n  o f  p u rcha s ing  

pow er. In gen e ra l,  he fe lt  th a t  the re  e x is ts  a re la t ionsh ip  between 

popu la tion  g ro w th  and land values as can be in fe r re d  from the 

fo llow ing q u o ta t io n .

The ra p id  r ise in land va lues in the decade 
from 1880 and 1890 in the t e r r i t o r y  ju s t  
beyond the  old lim its o f  1888 was accompanied 
and to  a la rge e x te n t  caused by  an e x t ra ­
o rd in a ry  popu la tion  g ro w th  o f  the new areas 
annexed to the c i ty  in th is  same decade. The 
demand fo r  vacant land on the  f r in g e  o f 
se tt lem ent fo r  the actual use o f  th is  ra p id ly  
g ro w in g  popu la tion  had caused the f i r s t  steady 
r ise  in  land values w h ich  deve loped in to  a 
wide specu la t ive  boom in 1889 and 1 890.

The size and d is t r ib u t io n  o f  pop u la t ion  p lay radica l roles 

in the demand fo r  land and so are u rb a n iz a t io n ,  t ra n s p o r t  

development, in d u s t r ia l iz a t io n  and a g r ic u l tu r a l  re v o lu t io n .  A l th o u g h  

u rban iza t ion  is a new phenomenon in many deve lop ing  c o u n tr ie s ,  it  

has in trodu ced  new uses. Th is  has evoked  g re a t  com petit ion 

among the uses. I t  has also in tro d u c e d  new o r  increased demand 

fo r  ru ra l  land . In  the same way, a l th o u g h  the development o f  

t ra n s p o r t  is a c re a tu re  o f  the tw e n t ie th  c e n tu r y ,  i t  has had a marked
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in f luence  on land va lues .  The Physical im m ob il i ty  o f  land makes

i t  im pera t ive  th a t  i f  i t  is to have an economic va lue , i t  must be

able to  produce income a t the po in t o f  i ts  c re a t io n .  T ra n s p o r t

c a r r ie s  demand to land even at remote places and by  b reak ing

down the paroch ia lism  o f  demand, i t  increases its  quantum

54and consequen tly ,  ce te r is  p a r ib u s ,  its  va lue .

In a d d it io n ,  gove rnm en t in d u s t r ia l iz a t io n  and a g r ic u l tu ra l

re v o lu t io n  polic ies increase the demand fo r  land both  d i re c t ly  and

in d i r e c t ly .  F u r th e rm o re ,  the es tab lishm ent o f  a governm ent

in s t i tu t io n  like a co llege, a u n iv e rs i t y  o r  a d is p e n s a ry  leads to a

55sudden r ise  in land va lues .

5 6
A cco rd ing  to Ch isho lm , the va lue o f  a s ite re f lec ts  an 

estim ation o f the b e n e f i ts  a cc ru in g  by  us ing  th a t  s ite .  I t  is the 

use to wh ich the land can be p u t  a t p resen t o r  sometime in the 

fu tu re  tha t cond it ions  the m arket p r ices  use rs  have to pay.

He observes th a t  the re  are no r ig id  laws fo r  the  de te rm ina tion  

o f  land values and th a t  th e y  are not so much a tang ib le  re a l i ty  

in themselves but a sym pton  and re f le c t io n  o f  uses in land, o f  

what is happen ing , has happened and is te n d in g  to happen to 

land use. He however concedes th a t  land va lues v a ry  w ith  such 

fa c to rs  as in f la t io n  and popu la tion  g ro w th  a l th o u g h  i t  is d i f f ic u l t  

to es tab lish  the n a tu re  o f  re la t io n s h ip .57

Most s tud ies  have agreed th a t  a c c e s s ib i l i ty  is the most 

im po rtan t  fac to r  d e te rm in in g  land va lues . O th e r  micro va r iab les  

wh ich  are also s ig n i f ic a n t  in land value d e te rm ina t io n  inc lude 

p lo t  size and local am enities . N a tu ra l ly ,  a s ite  w ith  a h ighe r  

am enity  level is more des irab le  and more va luab le  than one w ith



-  29

few er amenities. Am enities in th is  case are h ig h ly  sub jec t ive

5 8
fac to rs  a f fe c t ing  the  ove ra l l  d e s i ra b i l i t y  o f  an area.

In a free  m a rke t,  the law o f  demand and s u p p ly  determ ines

p r ic e .  In such a m a rke t,  the va lue o f  land is determ ined by these 

59
fo rce s .  I t  has how ever been p roved  th a t  demand is s t ro n g e r  

than  su p p ly  in the de te rm ina t ion  o f  land va lues .

In his c o n t r ib u t io n  to the th e o ry  o f  land va lues,

60
Keriasek asserts  th a t  the h igh  land p r ices  (va lues) in Kenya 

are a consequence o f  co lon iza t ion , popu la t ion  g ro w th ,  po l it ics  and 

the western  concept o f  ow n e rsh ip .

Insp ite  o f  the  fo re g o in g ,  A r lo 61 adm its th a t  i t  is not 

easy to complete ly id e n t i f y  all the reasons beh ind  increases in land 

va lues . He however po in ts  ou t th a t  the best th a t  can be done 

is to gen e ra l ly  t race  the  major changes in land values to some 

actions o f  society as a whole.

In conc lus ion , i t  is thus  fa r  c lear th a t  most o f  the s tud ies

u nd e r take n  on land va lues have been o f  a genera l stance. The

p ic tu re  wh ich is p o r t ra y e d  by  the l i te ra tu re  rev iew ed is th a t  no

one s ing le  fac to r  can be s ing led  ou t as the sole de te rm inan t o f  

62land va lues. In a d d it io n ,  not much research  has been done 

on land values at a d is t r i c t  level in a deve lop ing  c o u n t r y .  It 

is t ru e  th a t  some s tud ies  have been done on m atte rs  re la ted to 

land and popu la tion  in K is ii D is t r ic t  -  the case s tu d y  o f  th is  

research  -  b u t  n o th ing  has been done on land va lues.

63
For ins tance , Omare has done some w o rk  on the e f fe c t

o f  popu la tion  g ro w th  on land use b u t  h is emphasis is c le a r ly  not

64on land va lues. B e rn a rd  and Anzagi have also unde rtaken
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some s tu d y  on popu la tion  p re ssu re  in  ru ra l  Kenya and taken  K is ii 

as one o f  th e ir  case s tud ies . T h e ir  emphasis is on how 

popu la tion  g ro w th  creates s tress  on land and not on land va lues . 

I t  is in recogn it ion  o f  th is  a p p a ren t gap th a t  th is  s tu d y  was 

u n d e r ta k e n .

Summary

T h is  c h a p te r  has revea led th a t  popu la tion  g ro w th  is a real 

problem in much o f  the T h i rd  World because o f  its  negative  

in f luence  on th e ir  economies. I t  has also been shown th a t  whereas 

land is f ix e d  in s u p p ly ,  these c o u n tr ie s  overdepend on i t  fo r  th e ir  

s u r v iv a l .  An i l lu s t ra t io n  o f  th is  ove rdependency  on land is the 

Kenyan expe rience  where land has been s tressed  as the main base 

o f  the economy. T h is  is d iscussed in the  succedd ing  c h a p te r .

I t  has also been po in ted  out in th is  c h a p te r  th a t  land va lues are 

caused by  a m u l t ip l ic i ty  o f  fac to rs  and neve r  by any one s ing le

fa c to r .
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CHAPTER THREE

KENYA'S RURAL DEVELOPMENT AND 

LAND PERSPECTIVES.

In t ro d u c t io n

The c h a p te r  beg ins w ith  a b r ie f  account o f  Kenya's phys ica l 

fea tu res  and its  popu la tion  phenomenon. I t  nex t  tack les the 

concept o f  ru ra l  development in Kenya. T h is  is done in recogn it ion  

o f the fac t th a t  the  monetary va lue  o f  land p ro p o r t io n a te ly  va r ies  

w ith  the level o f  deve lopment. I t  ends w ith  a b r ie f  ch rono log ica l 

account o f  the land question  in Kenya . The po in t sough t here 

is th a t  land has always been a v i ta l  resource  among the Kenyans 

and th a t  i t  was not ju s t  em pty as was claimed by the im per ia lis ts  

who colonized Kenya at the end o f  the  n ine teen th  c e n tu ry .^

The p o in t  emphasized is th a t  land has always been

c r i t ic a l ly  im po r tan t  fo r  the w e l l -b e in g  o f  Kenyans. T he y  have

always m ainta ined a g rea t  emotional and psycho log ica l inves tm en t

in i t  s ince i t  rep resen ts  th e ir  p r in c ip a l  l in k  w ith  revered 
2

ances to rs .  The dep th  o f  th is  a t tachm ent caused land to r iv a l 

po l it ica l independence as the p r im e focus o f  A fr ic a n  Nationalism 

in Kenya.

Land is the c o u n t ry 's  p r in c ip a l  economic asset and a 

v e ry  la rge p ro p o r t io n  o f  her people d e r iv e  th e i r  live l ihood  

d i re c t ly  from  a g r ic u l tu re .
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Kenya 's  Physical Perspective

Kenya is the second la rges t c o u n t r y  in East A f r ic a .  I t  

is b isected by the E quato r and extends from  app rox im a te ly  iJ°N 

to 4°S and 3H°E to *n °E . I ts  tota l area is 580367 square 

k ilom etres exc lu d in g  the in land  w a te rs .3

The c o u n t r y  can ro u g h ly  be s u b -d iv id e d  in to  fo u r  phys ica l

geograph ica l reg ions namely; the coastal p la in s ,  the a r id  and

. . Hsem i-a r id  p la teaus, the h igh lands  and the lake reg ion . See

f ig u re  3-1.

Figure 3-1: Kenyas Physical Geographical Regions

Key:

1 -  Coastal Plains
2 " The Arid and Semi-arid Plateaus #
3 -  The Highlands
A -  The Lake Region.
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The coastal p la in  is re la t iv e ly  n a rro w  and its  climate is 

hot and wet w ith  the  h ighes t ra in fa l l  be ing  reco rded  near 

Mombasa. The a r id  and sem i-a r id  p la teaus cove r  most o f  the 

c o u n t r y .  Most o f  th is  area is dese rt  o r  h a l f  dese rt  and is f i t  fo r  

no th ing  else o th e r  than  pastora l a g r ic u l tu r e .  The h igh lands  on 

the o the r  hand have a re liab le  ra in fa l l  and a pleasant c limate.

The soils o f  the Kenya h igh lands  are among the  most fe r t i le  in 

A f r ic a .  The lake reg io n  on the whole is a warm, wet and dense ly  

popula ted a g r ic u l tu ra l  reg ion .

These wide ecological and c lim atic  d i f fe re n ce s  have had 

a p ro found  in f luence  on the d is t r ib u t io n  o f  people w ith in  the 

c o u n t r y .  People are concen tra ted  to the  so u th -w e s t  q u a r te r  o f  

the c o u n try  and to  the  area a round  Mombasa whereas the re s t  o f  

the c o u n try  is s p a rse ly  popu la ted . See f ig u re  3-2.

Kenya 's  Demographic P e rspec tive

Population g ro w th  in Kenya began to be a th re a t  to 

development w ith  the encroachment o f  im peria lism . Before th a t  

pe r io d ,  the re  were severa l social and n a tu ra l  c o n s tra in ts  wh ich  

m ili ta ted  aga ins t popu la t ion  g ro w th .  B i r t h  c o n tro l  in the form o f  

abst inence, p a r t ic u la r ly  d u r in g  the pe r io d  a f te r  b i r th  when a 

ch i ld  was feed ing from  its  m other's  b re a s t  appears to have been 

w idespread . Second ly ,  g iv in g  b i r t h  be fo re  m arr iage seems to have 

been severe ly  f ro w n e d  upon and led to social ostrac ism . The 

na tu ra l checks on the  ra te  o f  increase in c lud ed  disease, d y s e n te ry ,  

malaria and fa m in e .5



In 1948, the  f i r s t  im po rtan t  and reasonably accura te  

census was taken  th ro u g h o u t  East A f r ic a  and i t  was d iscovered
g

th a t  the num ber o f  people in  th is  reg ion  had d ra s t ic a l ly  increased. 

The tota l popu la t ion  o f  Kenya revea led by  the 1948 census was 

5,507,599 o f  whom 5,252,753 were c lass if ied  as A f r ic a n s  and 

154,846 as n o n -A fr ic a n s .  The second major census in Kenya was 

conducted in  1962 where i t  was revea led th a t  the to ta l A fr ic a n  

popu la tion  in the  c o u n t ry  had r isen  to  8,636,263 which implied an 

annual popu la t ion  g ro w th  ra te  o f  3.2 pe r  cent between 1948 and 

19627

The to ta l area o f  Kenya at the  time o f  the 1962 census 

was g iven  as 575,898 square k ilom etres  o f  which about 562,660
g

were c lass if ied  as land area and 13,238 as water area. T h is  

c le a r ly  shows th a t  the  c o u n t ry  was beg in n in g  to experience 

dem ographic land p re s s u re .

D u r in g  the  t h i r d  census wh ich  was conducted in 1969, the

Kenyan popu la t ion  had shot up to  10,942,705. Th is  means th a t

between 1962 and 1969, the annua l popu la t ion  g row th  ra te  was in
g

the reg ion  o f  3 p e r  cen t .  The 1979 census ind ica ted th a t  Kenya's 

popu la tion  had reached 15.3 m i l l io n .10 In the 1980s, i t  was 

ev iden t th a t  the  c o u n t r y 's  popu la t ion  was increas ing  at the  b reak  

neck speed o f  o v e r  4 pe r cen t pe r  a n n u m .11

The above popu la tion  t re n d  would  not have been 

prob lem atic  had i t  not been fo r  the fac t  th a t  ove r f o u r - f i f t h s  o f  

the land in Kenya is not well su ited  fo r  economic e xp lo i ta t io n .  

Indeed, the Kenyan popu la tion  today  is more densely concen tra ted  

in a few areas and is g row ing  more ra p id ly  than is gene ra lly

-  39 -
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1 2be lieved or acknow ledged. As the fo llow ing  section would revea l,  

in sp ite  o f  th is  h igh  po p u la t io n ,  Kenya's r u ra l  development 

s tra teg ies  have in e x t r ic a b ly  been in te rw o ven  w ith  land.

Rura l Development in Kenya

Development is not the easiest term  to  de fine  as i t  has

13many facets . A cco rd ing  to K in d le b e rg e r ,  the terms g ro w th  

and development are o f te n  used synonym ous ly  in economic 

d iscuss ion . The two term s can however be d is t in g u is h e d  in th a t  

whereas economic g ro w th  connotes more o u tp u t ,  economic 

development implies bo th  more o u tp u t  and changes in the techn ica l 

and in s t i tu t io n a l a rrangem en ts  by  wh ich i t  is p roduced .

On the top ic  o f  deve lopm ent, Todaro  has the fo llow ing

to say:

Development fo r  the  past two decades has 
meant the capa c ity  o f  a national economy, 
whose in i t ia l  economic cond it ion  has been 
more or less s ta t ic  fo r  along time to generate 
and sus ta in  an annual increase in its  gross 
national p ro d u c t  a t rates o f perhaps  f iv e  to 
seven pe r cent o r  m o re .11*

G ou le t15 holds th a t  at least th re e  basic components or 

core values should se rve  as a conceptual basis and pract ica l 

gu idance fo r  u n d e rs ta n d in g  the  in ne r  meaning o f  development. 

These core values are l i fe  sustenance, se lf-esteem  and freedom. 

L ife  sustenance is the a b i l i t y  to p ro v id e  basic human needs like 

food, she lte r ,  hea lth  and p ro te c t io n .  Se lf-esteem is a sense o f 

w o r th  and se lf  respec t i . e .  a state o f  not be ing  used by o thers  

as a tool fo r  th e ir  own s a t is fa c t io n .  Freedom here is not to be 

unders tood  in the po l i t ica l o r  ideological sense b u t  in the more
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fundamenta l sense o f  freedom or em ancipation from a liena ting  

material cond it ions  o f  l i fe  and freedom from  the  social se rv itude s  

o f  men to n a tu re ,  igno rance , o th e r  men, m ise ry ,  in s t i tu t io n s  and 

dogmatic be lie fs .

In genera l,  deve lopment must be concerned  w ith  the

q u a l i ty  o f  li fe  and must lead to in d iv id u a l  freedom and s e c u r i ty ,

as well as the fu l l  rea liza t ion  o f  the p o ten t ia l o f  m an .16 For

development to be m ean ing fu l in the Kenyan c o n te x t ,  i t  must be

re flec ted  in the ru ra l  areas where ove r  80 pe r  cent o f  Kenyans

live .  It is in re co g n it io n  o f th is  th a t  Kenya 's  development p lans ,

especia lly  the second development plan th a t  emphasis has been

p u t  on ru ra l areas. I t  was stated in the  deve lopment plan th a t

the development o f  the  re p u b l ic  invo lves  e v e ry  man, woman and

c h i ld 17 and th a t  the ob jec t ive  o f  national deve lopment is the

18social and economic tra n s fo rm a tio n  o f  all the  people. To achieve

th is ,  it  was e x p re s s ly  stated th a t  the deve lopment o f  the nation

19would be achieved th ro u g h  the ru ra l  deve lopm ent s t ra te g y .

Just l ike  the term  deve lopment, i t  is not easy to de fine

the term ru ra l deve lopm ent. I t  has no exac t meaning and does

not re s t r ic t  i t s e l f  to a g r ic u l tu re .  In the w o rds  o f  one v e te ra n ,

" r u r a l  development has been the sub jec t o f  much in te rna tiona l

20debate and l i t t le  ag re e m e n t."  The prob lem  appears to ar ise  

from the fact th a t  wh ile  ru ra l  deve lopment has been accepted as 

an approach o f  im p ro v in g  the l iv in g  c ond it ion s  o f  the ru ra l 

popu la tions , the re  has never been any  c la r i t y  about the k in d  o f  

ru ra l  soc ie ty , c u l tu r a l ly  and economically des ired  as the goal o f  

ru ra l  deve lop m en t.71

-  42 -
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The conclus ion d raw n  by  severa l scholars is th a t  ru ra l

development is an overa l l s t ra te g y  fo r  the development o f  ru ra l

areas and not a s ing le  programme o r  a combination o f  programmes.

The components o f  th is  s t ra te g y  are increased ru ra l  p ro d u c t io n

and income, increased e q u ity  in the d is t r ib u t io n  o f  th is  income,

increased access to se rv ices , and increased p a r t ic ip a t io n  and

22decis ion making at the local leve l.

Rura l development is not c le a r ly  de f ined  in Kenya's 

deve lopment p lans a lthough  i t  is ge n e ra l ly  accepted to be a 

ho l is t ic  concept wh ich recognizes the  com p lex ity  and in te r ­

re la tedness o f  the many va r iab les  wh ich  in f luence  the q u a l i ty  o f  

l i fe  in ru ra l  areas. Th is  is in co n fo rm ity  w ith  the obse rva tion  

th a t  ru ra l  development is a series o f  q u a n t i ta t iv e  and q u a l i ta t iv e  

changes o c c u r in g  among a g iven  ru ra l  popu la tion  and whose

co n v e rg in g  e ffec ts  ind ica te  in time a r ise  in the s tanda rd  o f

23l iv in g  and favou rab le  changes in the way o f  l i fe .

D u r in g  the per iod  o f  colonia l a d m in is tra t io n ,  the

gove rnm en t in Na irob i concerned i ts e l f  almost e n t i re ly  w ith  the

needs o f  European s e t t le rs .  Those B r i t is h  o f f ice rs  who opposed

the e xp lo i ta t io n  o f  the A fr ic a n s  and th e i r  land were igno red  or

posted to remote s ta t ions . No real encouragement was g iven

24to ru ra l  deve lopm ent.

Zwanenberg had the fo llow ing  to say about Kenya in 

the 1920s.

Many areas in Kenya began to experience  to 
a g re a te r  or lesser e x te n t  popu la tion  p ressu re  
aga ins t resources . . . . f o r  instance land erosion 
became common among many o f  the p redom inan t ly  
pastora l peoples, among the  Kamba and Elgeyo 
peoples. Among the a g r ic u l tu ra l  peoples l ike



the K ik u y u  and A b a lu h ya , commercial 
a g r ic u l tu ra l  p ro d u c t io n  combined w ith  
popu la tion  increases led to accute land 
s h o r ta g e s .25

In view o f  the rac ia l polic ies o f  the colonia l gove rnm ent, 

not much development occu red  in the A f r ic a n  areas. Indeed, by 

independence in 1963, the co n d it io n  o f  the A f r ic a n  areas was not 

on ly  g e t t in g  worse b u t  also needed a complete ove rhau l o f  the 

e x is t in g  system to fo s te r  r u ra l  deve lopm ent. T h is  however does 

not mean tha t the colonia l gove rnm en t never d id  a n y th in g  good 

fo r  the A fr ic a n  areas. The con ten t io n  is th a t  in the fo rm ative  

years o f  colonialism and at the time when the Europeans were 

conso lida t ing  th e ir  hold o f  Kenya, the deve lopment o f  the A fr ica n  

areas was not a p r io r i t y .  However in the 1950s, the Europeans had 

now realized th a t  th e y  cou ld  not do a n y th in g  w ith o u t  A fr ica n  

p a r t ic ip a t io n .  I t  is then  th a t  th e y  began to in s t i tu te  pos it ive

2 6polic ies in ru ra l  Kenya. A case at hand is the sw yn ne r to n  p lan.

The sw yn n e r to n  plan was the  f i r s t  a t tem pt to  t ran s fo rm  ru ra l

Kenya. Its aim was, " to  ra ise the p r o d u c t iv i t y  o f  the A fr ica n

lands, th e ir  human and s tock  c a r ry in g  capa c ity ,  the increased

s tanda rds  o f  l iv in g  o f  the people , while  at the same time

e f fe c t in g  a subs tan t ia l increase in the resources and economy o f 

27the c o lo n y . "

The sw yn n e r to n  p lan focused on severa l fac to rs  which 

i f  implemented could have im proved  the s ta n d a rd  o f  l iv in g  o f  the 

ru ra l  fo lk .  The main issues w e re : the conso lida t ion  o f  f ragm en ts ; 

s e c u r i ty  o f  land te n u re ;  the in t ro d u c t io n  o f  cash c ro p s ;  technica l 

ass is tance to deve lop the land on sound lines ; ready  access to 

w a te r ;  in t ro d u c t io n  o f  m a rke t ing  fa c i l i t ie s ;  access to sources o f
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a g r ic u l tu ra l  c r e d i t ;  and an a g r ic u l tu ra l  bias to educa tion .

The basis o f  the s w y n n e r to n  plan was land conso lida t ion .

Its im p lem enta tion , especia lly  in K ik u y u  land meant th a t  land

ow ne rsh ip  would fa ll in to  the hands o f  fewer people than  was the

case be fo re .  The plan aimed essen tia l ly  at inc reas ing  a g r ic u l tu ra l

p ro d u c t io n ,  espec ia l ly  o f  cash c rops  and th is  aim was la rg e ly  met.

Insp ite  o f  th is  a p p a ren t success, the re  was a d is t in c t  lack of

in te g ra te d  ru ra l  deve lopment w ith  l i t t le  a t te n t ion  being paid to

the q u a l i ty  o f  ru ra l  l i fe .  Not all o f  the major tenets o f  the plan

were emphasized. Such th in g s  as ru ra l  education and social

se rv ices were expanded v e ry  s low ly  while o th e r  th in g s  were

29a lto g e th e r  ig n o re d .  I t  is neve rthe less  the con ten tion  o f  th is  

s tu d y  th a t  the emphasis on land in Kenya's ru ra l  development 

has re su lte d  in to  the p re v a i l in g  h igh  land va lues.

The fac t th a t  most o f  r u ra l  Kenya was underdeve loped  

d u r in g  the colonial ru le  meant th a t  the A fr ic a n  gove rnm en t had a 

g rea t  task  in im p rov ing  the s ta n d a rd  o f  l iv in g  o f  the ru ra l  fo lk  

in the face o f  scarce resou rces . The years o f 1954 to 1964 were 

marked by  po l i t ica l u n re s t ,  fam ines, f loods, po l it ica l t ra n s it io n  

and the  es tab lishm ent o f  a R epub l ic .  D u r in g  the f i r s t  p lan period 

Kenya's economy grew  from  the  base wh ich was estab lished 

between 1 954 and 1964. The popu la t ion  o f  Kenya d u r in g  tha t  

decade g rew  at the ra te  o f  3% pe r  a n n u m .^

D u r in g  the decade 1954 to 1964 the domestic income per

head in  Kenya increased on ly  v e r y  s low ly in the reg ion o f  0.5 to

1.5% per annum fo r  the economy as a whole and in the reg ion  o f

311 to 2% fo r  the  m onetary  economy. Some o f  the problems at

2 8
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th a t  time inc luded  the ra te  o f  g ro w th  per capita income wh ich

was inadequate to p ro v id e  fo r  the basic se rv ices and in f r a s t ru c tu r e ,

too much o f  the subs is tence sec to r and the income inequa li t ie s  o f  

32races.

The f i r s t  deve lopment p lan was p resen ted  on June 10,

1964 b u t  was replaced by a rev ised  ve rs ion  in m id-1966. These

33plans toge the r  w ith  Sessional Paper No. 10 o f  1965

formed the basis fo r  deve lopment in Kenya d u r in g  the  f i r s t  decade

o f independence. Between 1964 and 1970 the average economic

g ro w th  ra te  was 6.6 pe r cen t pe r annum and a l th o u g h  th is  was

o ffse t  by  a popu la tion  g ro w th  ra te  o f  3.3 per cent pe r  ye a r ,  per

capita income rose  from £39.5 to ove r  £50. T h is  was q u i te

34im press ive  g iven  the p re v a i l in g  c ircum stances . I t  is in the 

l ig h t  o f  th is  the con ten t ion  o f  the s tu d y  tha t  pe r  capita income 

has an in f luence  on h igh  land va lues.

To fos te r  the process o f  ru ra l  t ra n s fo rm a t io n ,  a conference

was held in Kenya in Kericho  in 1966 to d iscuss the re la ted  issues

o f educa tion , employment and ru ra l  deve lopment, conc lus ions from

the con ference were p resen ted  to the G overnment o f  Kenya and

35were condensed in to  a con fe rence  re p o r t .  A l th o u g h  the

conference touched on many issues, its  major recommendation was

th a t  the  Kenya gove rnm en t shou ld  deve lop a com prehensive

approach  to ru ra l  t ra n s fo rm a t io n .  I t  was emphasized th a t  any

such po l icy  should aim at p rom oting  a g r ic u l tu ra l  p r o d u c t iv i t y ,

s t re n g th e n in g  the ru ra l  educa tion  system and prom oting

3 6inves tm en ts  in both  the p u b l ic  and p r iv a te  sec to rs .
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A consequence o f  the Ke richo  conference was the Special

Rural Development Programme (S R D P ). I t  consisted o f  the

launch ing  o f  a series o f  small p i lo t  p ro je c ts  in ru ra l  Kenya where

37
the concept o f  in te g ra te d  ru ra l  deve lopm ent could be tes te d .

38
When the  1970/74 plan was d ra f te d  and fo rm a lly

prom ulga ted , its  key s t ra te g y  was to d i re c t  an increas ing  share

39
o f the ava ilab le  resources to the ru ra l  areas. I t  was recogn ised 

th a t  the completion o f  a new road, the  b u i ld in g  o f  a new fa c to ry  

or the p ro v is io n  o f  potable water in ru ra l  areas was a p a r t  o f

ru ra l  deve lopment since these phys ica l p ro je c ts  enhanced the

40health and p r o d u c t i v i t y  o f  the ru ra l  people.

The Special Rural Development Programme began in

January  1971 and was mainly ou t to handle p ro jec ts  on a g r ic u l tu ra l

development, c r e d i t ,  ex tens ion  se rv ices ,  roads, water supp lies ,

41health and educa tion .

O ver the y e a rs ,  the re  has been alot o f  p rogress  in many 

spheres o f  the Kenyan economy in s p ite  o f  the obvious problems 

o f o ve rp o p u la t io n ,  fa l l in g  e x p o r t  p r ic e s ,  un favou rab le  terms o f  

trade  and the fo re ig n  debt b u rd e n .  For ins tance, in the f ie ld  

o f  a g r ic u l tu re ,  v a r io u s  s tr ides  have been made as is e v id e n t  

from tab le  3-1 .
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Table 3 -1 : Kenya's Gross M arke ted

Production  at Constant (1982) P r ices, 1979-85, Kt'OOO.

C e rea ls : 1979 1980 1981 1982 1983 1984 1985

Wheat 19483 20273 20157 2201 7 22779 12729 18186

Maize 12932 11657 25301 30777 34028 29990 31187

Barley 3827 4140 3094 3920 2792 1190 3321

Rice (paddy) 2810 2828 2901 2899 2520 2726 2959

Others 91 70 75 8 6 1 0 0 1 0 0 142

Total 39143 38968 51528 59699 62219 46735 55795

Permanent

C ro p s :

Coffee 104364 126954 126137 122866 132502 164658 134303

Sisal 9196 11798 10397 12589 12506 12937 11296

T ea 96346 87241 88258 93190 115808 112745 142754

Coconut and

Products 484 530 530 596 482 493 842

Wattle 624 684 718 390 421 256 327

Cashew nuts 5020 8085 3824 1742 4757 8440 4404

F ru its  & O the r 
Permanent 

Crops 1301 1397 1308 1525 1366 1640 2019

Total 217308 236689 231168 232898 267842 301169 295945

Source: CBS: Kenya, S ta t is t ica l A b s t ra c t ,  1986, p.93
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I t  is the  subm ission o f  the s tu d y  th a t  the somewhat good 

perform ance o f  Kenya 's  a g r ic u l tu ra l  sec to r  ove r the years is a 

pa r t ia l exp lana tion  to the c o u n t r y 's  h igh  land va lues. Not many 

Kenyans have been ir ra t io n a l  enough to sell th e ir  land at 

th ro w  away p r ices  since they  have a lways known the p o te n t ia l i ty  

o f land.

A n o th e r  face t o f  ru ra l  deve lopment in Kenya has been th a t  o f

the  communication n e tw o rk .  Roads in Kenya are c lass if ied  in to

A, B, C, D, E and F categories by  the M in is t ry  o f  T ra n s p o r t

and Communications. C a tegory  A cons is ts  o f  in te rna tiona l t r u n k

roads wh ich l in k  cen tres  o f  in te rn a t io n a l im portance. They  e i th e r

cross in te rn a t io n a l boundaries  or te rm ina te  at in te rna tiona l p o r ts .

B roads are na tiona l t r u n k  roads wh ich  l in k  na tiona lly  im po rtan t

centres  while C roads cons is t o f  p r im a ry  roads which in te r l in k

im portan t p ro v in c ia l  cen tres  to each o th e r  o r to h ighe r  class

roads. D roads on the o the r  hand cons is t  o f  secondary roads

which in te r l in k  im p o r ta n t  local c e n tre s .  In the same way, roads

c lass if ied  u n d e r  the E ca tego ry  are m inor roads which have l inks

to m inor c e n tre s .  F in a l ly ,  F roads are essen tia l ly  special

purpose roads w h ich  fo r  example p ro v id e  access to special areas

42such as to u r is t  a t t ra c t io n s  and to w n s h ip s .  See table 3-2.
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Table 3-2 : K ilometres o f  Roads as at

1st J u ly ,  1980-81

1981 1982 1983 1984 1985

Category Bitumen Earth
Gravel

Bitumen Earth
Gravel

Bitumen Earth
Gravel

Bitumen Earth
Gravel

Bitumen Earth
Gravel

A 2337.8 1256.4 2338.8 1256.4 2338.8 1256.4 2338.8 1266.4 2328.5 1241.8

B 1146.2 1639.9 1149.6 1636.5 1153.6 1632.6 1153.6 1632.5 121.7 1490.2

C 1795.5 5955.3 1823.9 5993.2 2013.9 5883.2 2013.9 5883.2 1931.7 5852.1

D 715.4 10350.6 689.7 10369.0 714.9 10245.2 714.9 10245.2 713.9 1 0 2 1 1  .£

E 234.1 20634.3 272.6 25503.0 363.1 26213.3 363.1 26213.3 278.1 25848 .i

F 187.8 7323.7 135.3 2620.7 137.4 2632.9 137.4 2632.9 161.0 2787.9

Totals 6416.8 47160.2 6409.9 47378.8 6720.7 47863.0 6720.7 47863.5 6730.7 47432.5

Source : CBS: Kenya, S ta t is t ica l A b s tra c t ,  1986, p .175.

It  is c lear th a t  roads have been expanded th ro u g h o u t  

ru ra l Kenya and hence one o f  the con ten t ions  o f th is  s tu d y  is 

tha t im proved communication espec ia l ly  in  ru ra l  Kenya has had 

an in f luence  on the c o u n try 's  p re v a i l in g  h igh  land va lues.
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In so fa r  as education  is concerned th e re  has been 

a lot o f  p rog ress  in terms o f  such th in g s  as classroom 

c o n s t ru c t io n ,  teacher t ra in in g  and s tu d e n t  enro lm ent. See the 

tab le  below.

Tab le  3-3 : Schools by  typ e ,  1977-1985

1977 1978 1979 1980 1981 1982 1983 1984 1985

Prim ary 8896 9349 9622 10255 10817 11497 11966 12539 12936

Secondary 1473 1773 1721 1785 1904 2131 2230 2396 2413

Teacher t ra in in g 19 2 0 2 0 2 0 2 0 2 1 2 2 2 2 2 2

Technica l schools 13 15 16 18 18 19 19 18 2 2

T otals 1 0 ( $ 1 11157 11379 12078 12759 13667 14236 14976 15393

S ou rce :  C B S :  Kenya ,  S ta t i s t i c a l  A b s t r a c t ,  1986, p .1 8 4 .



Table 3-4: Pupil Enro lment by  T ype  o f  School, 1977-85

1977 1978 1979 1980 1981 1982 1983 1984 1985

P rim ary  Schools 2,971,239 2,994,991 3,698,246 3,926,629 3,981,162 4,120,145 4,323,822 4,380,232 4,702,414

Secondary Schools 313,977 354,452 376,782 419,201 409,850 438,424 493,710 510,943 437,207

Teacher T ra in in g 8,924 9,011 9,906 12,126 12,596 11,405 11,296 15,413 15,766

Technica l 6,333 7,170 7,607 8,575 9,123 9,199 9,258 9,571 7,840

Tota l 3,300,473 3,365,624 4,092,541 4,366,531 4,412,731 4,579,173 4,838,086 4,916,159 5,163,227

Source : CBS: Kenya, S ta t is t ica l A b s t ra c t ,  1986, p.184
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As fo r  teacher 's  enro lm ent in t ra in in g  colleges the re  has

been some improvement.. The fo llow ing fo r  ins tance has been

the level o f  enro lm ent fo r  the th re e  consecu tive  years o f  1983,

1984 and 1985 re s p e c t iv e ly :  13,657, 15,413, and 15,588. The

teachers  categorized in th is  case are bo th  fo r  Secondary and 

43P r im a ry  schools. The a p p a ren t im provem ent in the l i te racy  

o f  Kenyans may not be underes tim a ted  as an exp lana tion  to the 

p re v a i l in g  h igh  land va lues .

In the realm o f  p u b l ic  hea lth ,  much has also been done in 

terms o f  the number o f  hea lth  cen tres ,  d ispensa r ies ,  c l in ics  and 

hosp ita ls  which are being ru n .  Improved hea lth  has in many 

ways led to many s t ra in s  on land due to h igh  popu la tion  g ro w th  

and hence h igh  land va lues .

The process o f  ru ra l  development got ano the r boost in

Kenya fo llow ing the launch ing  o f  the D is t r ic t  Focus fo r  Rural

Development s t ra te g y .  The po licy  became o f f ic ia l ly  opera tiona l on

1st J u ly  1983. I t  has s h i f te d  the re s p o n s ib i l i ty  o f  p lann ing  and

implementing p ro je c ts  from  the headqua rte rs  o f  the m in is tr ie s  to

the d is t r ic t s .  The s t ra te g y  is based on the p r in c ip le  o f  a

com plim entary  re la t io n s h ip  where all m in is tr ie s  are re q u ire d  to

44
add ress  themselves to local needs.

Whereas at the moment one cannot say w ith  p rec is ion

how e f fe c t iv e  the D is t r ic t  Focus fo r  Rura l Development s t ra te g y

w ill be, i t  is good to note th a t  its  long term  perfo rm ance would

re q u ire  ded ica t ion , u n i ty  o f  purpose and the  p a r t ic ip a t io n  o f  the 

45
local popu la t ion .

Th is  shou ld  be seen in the l ig h t  o f  the  fac t th a t  to
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p rov ide  r is in g  incomes fo r  a popu la t ion  o f  35 mill ion in the  year

2 , 0 0 0 , i t  is necessary to expand o u r  p ro d u c t iv e  capac ity  fas te r

than ou r  popu la t ion  g ro w th  ra te .  T h is  economic g ro w th  ra te  must
46

be in the reg ion  o f  over 5.6% per annum . Th is  deve lopment

must be re f le c ted  in both the u rb a n  and the ru ra l  areas i .e .

there  has to be a balanced deve lopment in com form ity  w ith  the

tenets o f  the KANU gove rnm en t.  I t  is hoped th a t  the D is t r ic t

Focus s t ra te g y  w ill help in c o n v e r t in g  the expec ta t ions  o f  the
47

governm ent in to  re a l i ty .

Insp ite  o f  the fo re g o in g ,  i t  has been recognised th a t  

Kenya's fa rm ers  must con tinue  to lead the c o u n try  in economic 

development fo r  the res t o f  the c e n tu r y .  In o the r  w o rds , i f  Kenya 

is to reach the year 2 0 0 0  w ith  a hea lthy  balance between ru ra l

48and u rban  economic a c t iv i t ie s ,  a g r ic u l tu ra l  expansion is essen tia l.

Th is  expans ion  has to take place w i th in  the c o u n t ry 's  scarce
49

p ro d u c t iv e  land o f  8 . 6  m ill ion hec ta res .

Th is  underscores  the p r im acy  o f  land in much o f  the 

th i r d  w orld  fo r  s u rv iv a l .  S tress ing  the importance o f  land in the 

A fr ic a n  c o n te x t ,  H a rr is  had the fo llow ing  to say:

The supreme issue o f  l i fe  to the A fr ic a n  is 
his land . Take from the A f r ic a n  his po l it ica l 
freedom , or even his c a t t le ,  and he w ill 
to le ra te  the in ju s t ic e ,  b u t  touch his land and 
he w ill stake all in b a t t le ,  no m atter what 
forces are a r ra ye d  aga ins t him. Take the 
land, back the ro b b e ry  w ith  r i f le s ,  machine 
guns and "h e a v ie s " ,  and the A fr ic a n  will 
s t i l l  face the "b loody  m usic" w ith  spear, bow
and a r ro w .........take his land and you have
taken his l i f e .-’ 0

The p resen t section has shown th a t  h igh  land va lues in 

Kenya may be a t t r ib u te d  to the c o u n t r y 's  ru ra l  deve lopment
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programmes in such f ie lds  as a g r ic u l tu re ,  communication, hea lth  

and educa tion . I t  can also be in fe r re d  from  the section th a t  the 

people's a ttachm ent to land in f luences va lues and as the fo llow ing  

section would show, land has been an inva luab le  treasu re  to many 

K e nyans .

The Land Question in Kenya.

While the h is to r ia ns  are not c e r ta in  on the exact pe r iod

o f  the a r r iv a l  o f  the  f i r s t  people in Kenya, recen t archaeolog ica l

and an th ropo log ica l f in d in g s  have con f irm ed  beyond doub t th a t

b lack  A fr ic a n s  in h a b ite d  East A fr ic a  many cen tu r ie s  be fo re  the

a r r iv a l  o f  A ra b s ,  Asians and Europeans ! * 1 The Kenyan

experience con f irm s  the fact tha t  man and land have been so

c losely in te r re la te d  th a t  i t  is almost impossib le to separate them.

Th is  was espec ia l ly  the case in p re -co lo n ia l Kenya when the

A fr ic a n  fam ily  was held toge the r  by  a s t ro n g  t ra d it io n a l and

52emotional a ttachm ent to its  la nd ..  A few i l lu s t ra t iv e  cases cou ld  

be quoted to prove the p o in t .

For ins tance  among the Ta ita ,  land was the embodiment

o f  th e ir  temporal and s p ir i tu a l  needs. T h u s ,  th e ir  land was

inalienable s ince i t  was reve red ,  not p io u s ly ,  bu t because it

53
served as th e i r  so c io -e c o -c u ltu ra l bas is .

The Luo rega rded  the land as th e i r  m other, and the  

t r ib e  as a whole was the p ro p r ie to r  o f  all o f  i t .  I t  is t r u e  th a t  

clans and s u b -c la n s  claimed pa r ts  o f  the land fo r  in d iv id u a ls  and 

families b u t  th is  was p u re ly  u s u f r a c tu a r y . The moment one le f t  

the land to l ive  e lsewhere , i t  au tom atica l ly  re v e r te d  back to
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54the community fo r  re -a l lo ca t io n .  Among the  K ik u y u ,  land was 

paramount in th e i r  socio-economic re la t io n s .  T h is  has c le a r ly  been 

po in ted  out by  Kenya tta  in one o f his l i t e ra r y  w o rks .

As a g r ic u l tu ra l is ts ,  the C ik u y u  people depend 
e n t i r e ly  on land. I t  supp lies  them w ith  the 
m ateria l needs o f  l i fe ,  th ro u g h  wh ich  s p ir i tu a l 
and mental contentm ent is ach ieved . Communion 
w ith  the ances tra l s p i r i ts  is pe rpe tua ted  th ro u g h  
con tac t w i th  the soil in  w h ich  the  ancestors o f  
the t r ib e  lie b u r ie d .  The C ik u y u  cons ider the 
e a r th  as the "m o the r"  o f the t r ib e ,  fo r  the 
reason th a t  the mother bears her b u rde n  fo r  
about e ig h t  o r  nine moons wh ile  the ch i ld  is 
in the womb, and then fo r  a s h o r t  period o f 
s u c k in g .  Bu t it  is the soil th a t  feeds the ch i ld  
th ro u g h  l i fe t im e ; and again a f te r  death it  is 
the soil th a t  nurses the s p i r i t s  o f  the dead fo r  
e te r n i t y .  T h u s ,  the e a r th  is the most sacred 
th in g  above all th a t  dwells in o r  on i t . 5 5

Ngugi wa T h io n g 'o  also has the  fo llow ing  to say about 

land among the  K ik u y u :

Ng 'ang 'a  was r ic h .  He had land . A n y  man 
who had land was cons idered  r ic h .  I f  a man 
had p le n ty  o f  money, many motor ca rs ,  bu t 
no land , he could never be coun ted  as r ic h .  
A man who went w ith  ta t te re d  c lo thes bu t 
had at least an acre o f  red  e a r th  was be tte r  
o f f  than  the man w ith  money.

And again,

"E duca t ion  is e v e r y th in g , "  Ngotho said. Yet 
he dou b te d  th is  because he knew deep in h imself 
th a t  land was e v e r y th in g . 5 7

Whereas i t  is c lear th a t  the A f r ic a n  peoples in Kenya 

t rea su re d  land w i th  in t im acy , the re  is some c o n f l ic t  o f op in ion  

w ith  rega rd  to  the  t ra d i t io n a l  a t t i tu d e  tow ards  r ig h t  to land . 

Some allege th a t  land was communally o r  t r ib a l l y  owned; o the rs
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claim th a t  in d iv id u a l  r ig h ts  were the d is t in g u is h in g  fea tu re  wh ile  

s t i l l  o the rs  sugges t th a t  ow nersh ip  d id  not rea l ly  e x is t  in any 

modern co n te x t  among many o f  the A f r ic a n  communities.

U ndoub ted ly ,  these t ra d i t io n s  d i f fe re d  s u b s ta n t ia l ly  from one t r ib e  

to ano the r.  In e v e ry  case, how ever, and in sha rp  co n tra s t  to 

the European t r a d i t io n ,  ow nersh ip  was not an absolute in d iv is ib le  

bundle o f  r ig h t s .  The ult imate r ig h t  o f  d isposal ou ts ide  the 

t r ib e  was esse n t ia l ly  t r ib a l  and in th is  land was t r ib a l ly  owned.

It  must be remembered, how ever,  th a t  the po lit ica l 

a rrangem ents  w i th in  the t r ib e  were such th a t  e ve ry  mature member 

o f  the t r ib e  would have a say in such a dec is ion . S ho rt  o f  th is  

r ig h t ,  o the rs  were assigned or a llocated to c lans, families and 

in d iv id u a ls  in c lu d in g  the r ig h t  to t ra n s fe r  and reclaim p ro p e r ty  

w ith in  the c lan . R igh ts  to use land w ere , in e f fe c t,  ass igned in 

p e rp e tu i ty  to v a r io u s  g roups  w i th in  the t r ib e ,  sub ject a lways, 

however to the c o n d it io n  tha t resources must be p ro p e r ly  used and 

th e ir  bene fits  a p p ro p r ia te ly  d is t r ib u te d ,  not merely held id le , 

abused or m isused, o r  the bene fi ts  hoa rded . What emerges w ith  

c la r i ty  and fo rce  is th a t  land and o th e r  p ro d u c t iv e  assets were 

expected to be used fo r  the genera l w e lfa re  o f  the com m u n ity . 5 8

To be s u re ,  Kenya A fr ic a n s  d id  not hold land in the same 

manner and sense th a t  it  was held in England or Germany.

A fr ica n s  were in most cases in te re s te d  in the u s u f ru c tu a ry  r ig h t  

ra th e r  than in abso lu te  p ro p r ie to rs h ip  as was the case in Western 

Europe. Id e a l ly ,  land was v iewed as the  most im portan t g i f t  

from God fo r  the pu rpose  o f  s us ta in ing  the l i fe  o f  all p ro v id e d  

tha t no one claimed to own i t  fo r  sale o r  fo r  commercial specu la t ion .
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Land had no f ix e d  p r ice  since i t  was not conce ived o f  as a 

p ro p e r ty  fo r  sale. The t r u t h  o f  the  m atte r  is th a t  land cou ld  not 

be ceded to fo re ig n e rs  o r  o u ts id e rs ,  no r were fo re ig n e rs  

allowed to c o n tro l  i t  o r to make im p o r ta n t  decis ions re la t in g  to 

its  ow nersh ip  o r  to its  a lloca tion . T h e y  cou ld  however be 

allowed to l ive  on it  and to use i t  i f  the community found  them 

acceptable. 6 0

The economic concept o f land in p re -co lon ia l days was in 

terms o f  c u l tu ra l  th o u g h t .  I t  was v iewed as the p e rp e tu a te r  o f 

a soc ie ty 's  fu n c t io n s  and a s p i ra t io n s . 6 0  T h is  the re fo re  re fu te s  

the claim by Europeans th a t  they took o n ly  the  so-called "vacant" 

and "ow ner less"  lands w ith ou t se r io u s ly  tresp ass in g  on any 

estab lished A f r ic a n  r ig h ts .  Th is  claim is bo th  un founded  and 

u n ju s t i f ia b le  because A fr ica n s  had leg it im ate  and g en e ra l ly  w e ll-  

de fined claims to all lands. The a p p a re n t ly  vacant lands were 

the p ro p e r ty  o f  the A fr ic a n  peoples s ince th e y  used them fo r  such 

purposes as h u n t in g  and the co l lec t ion  o f  fo re s t  p ro d u c ts .  To be

sure , the re  was no vacant land in Kenya at the eve o f

. 61 imperia lism.

Between 1 8 8 8  and 1894 the  peoples o f  Kenya lost most

o f  th e ir  lands u n d e r  the guise o f  the p ro te c t in g  t rea t ies  as

exem plif ied  b y  the actions and b e h a v io u r  o f  the B r i t is h ,  Germans,

62French , Portuguese and A rabs in East A f r ic a .  In June 1895, 

a P ro tec to ra te  was u n i la te ra l ly  dec la red  by  B r i ta in  ove r  Kenya 

w ith  A r t h u r  H a rd inge  being appo in ted  as the  F irs t  Commissioner 

to the P ro tec to ra te .

On J a n u a ry  10th, 1897, the  B r i t is h  gove rnm en t o f f ic ia l ly
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announced th a t  the Commissioner o f  Kenya was au thor ized  to g ra n t  

to any  person a c e r t i f ic a te  o f  occupa tion , a u th o r iz in g  him to hold 

and to occupy the  land descr ibed  in th a t  c e r t i f ic a te  fo r  a term 

not exceeding 21 y e a rs .  On December 28 th , 1897, the B r i t is h  

governm ent p roc la im ed new land regu la t ions  wh ich among o the r  

th in g s  read as fo llows

The Commissioner, i f  he th in k s  f i t ,  
shou ld  g ra n t  to any person a c e r t i f ic a te  
a u th o r iz in g  him to hold and occupy  the 
p o r t io n  o f  land descr ibed  in the c e r t i f ic a te  
fo r  a te rm  not exceeding 99 years.

In A u g u s t ,  1901, the East A f r ic a  (Lands) O rd e r - in -

Council was p rom u lg a te d .  I t  gave fu l l  power to the Commissioner

o r  C overno r o f  Kenya to  alienate the so-ca lled  "C row n Lands".

C rown land was any  land w ith in  East A f r ic a  wh ich was und e r the

con tro l o f  the B r i t is h  Monarch by  v i r t u e  o f  any t re a ty ,  conven tion

o r  agreement and any  land w ith in  the p ro te c to ra te  which had been

64acqu ired  under the 1894 Lands A c q u is i t io n  A c t .

Between 1904 and 1908, a la rge p a r t  o f  the c lim atica lly  

we ll- loca ted  areas o f  Kenya were taken from  A fr icans  and rese rved  

fo r  Europeans. Most o f  these areas were in the h igh lands . The 

A fr ic a n s  were d ispossessed o f  th e ir  law fu l r ig h ts  to land in the 

h igh lands  and fo rce d  in to  c rowded re s e rv a t io n s .  The most 

s t r i k in g  aspect o f  land ro b b e ry  in Kenya reached its climax in 

1915 when the 1915 C row n Lands O rd inance  was p rom ulgated. I t  

is th is  o rd inance  w h ich  completed the d is in h e r i ta n c e  o f A fr ic a n s .

I t  n u l l i f ie d  th e ir  rem a in ing  legal r ig h ts  to land and also b ro u g h t  

almost eve ry  inch  o f  land in Kenya u n d e r  the  legal a u th o r i ty  o f  

the c row n . I t  dec la red  th a t  all b lack  peoples o f  Kenya were to
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be tenan ts  o r  se r fs  o f  the B r i t is h  em pire .

I t  is d u r in g  th is  time th a t  m onetary  value appeared on the 

scene. Rent was at the rate o f  20 cents  pe r acre per annum 

fo r  the f i r s t  p e r io d ,  rev isab le  in 1945 and e ve ry  t h i r t i e t h  yea r 

t h e re a f te r . 6 5

In 1932, the question o f land con tro l by  a small m in o r i ty  

o f  Europeans and th e ir  constant den ia l o f  land r ig h ts  to the na t ive  

in hab ita n ts  o f  Kenya was s t i l l  Kenya's b u rn in g  problem w h ich  

could not be ig n o re d .  Th is  led to the appo in tm ent o f  the  C a r te r  

Commission in A p r i l  1932.

The A f r ic a n s  were more than insecure  because o f  

European se tt lem en t.  They were a n g ry  th a t  the Europeans 

res ided on what th e y  considered "s to len  la n d s ."  A g re a t  deal o f  

c o n tro v e rs y  s u rro u n d e d  the c ircum stances o f  European se ttlem ent 

in areas b o rd e r in g  the K ik u y u  c o u n t r y  mainly because the 

K ik u y u  den ied th a t  the a lienated lands were vacant at the time 

o f  e x p r o p r ia t io n . They  a rgued  v a r io u s ly  th a t  some o f  the lands 

in ques tion  were being allowed to  lie fa llow while th e ir  occup ie rs  

c u l t iv a te d  e lsew here ; th a t  the Europeans took advantage o f  the 

t ra d it io n a l K ik u y u  p rac t ice  o f  making tem p ora ry  a llocations to 

s t ra n g e rs  by  assuming permanent possession; and th a t  the  K ik u y u  

were u n ju s t ly  d e p r iv e d  o f  th e ir  "o w n e rs h ip "  o f land in the 

European sense o f  the w o rd . 6 6

The White H igh lands took in some 7.4 m illion acres o f
•V

land wh ich  was d iv id e d  in to  3600 farms and ranches, most ra n g in g  

in size from 1000 to 30,000 acres. The European area was 

immense. A t  the  beg inn ing  o f  the 1950s the Europeans were
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e n t i re ly  in co n tro l and they  an t ic ip a te d  a p rosperous  fu tu re .

Economic p rospec ts  were good and the governm ent was encourag ing

the in te n s if ic a t io n  and im provem ent o f  European a g r ic u l tu re .  Th is

expecta t ion  o f  the  Europeans was how ever ove r taken  by even ts

in the form o f  A f r ic a n  res is tance . Change was inev itab le  and

A fr ic a n  in te re s ts  had to be sa fegua rd ed . By 1959, the White

H igh lands were c ru m b l in g .  In th a t  ye a r ,  the colonial gove rnm en t

declared a new policy o f  e n s u r in g  th a t  the  basis o f  te n u re  and

management o f  a g r ic u l tu ra l  land would be s im ilar th ro u g h o u t  Kenya

6  7regard less o f  race o r  t r ib e .

6 8Leo notes th a t  the Europeans who began to se tt le  in 

Kenya ju s t  a f te r  the tu rn  o f  the c e n tu ry  assumed th a t  th e i r  

land r ig h ts  took precedence ove r  those o f  the people who lived  

th e re .  To be su re ,  much o f  the land was sparse ly  popu la ted , 

b u t  the Europeans d id  not hes ita te ,  in se iz ing acreages wh ich  

A fr icans  o b v io u s ly  needed w ith o u t  com pensating them at a l l.

The consequence o f Europeans' d is re g a rd  fo r  A f r ic a n  

in te res ts  were fa r  reach ing espec ia l ly  g iven  the fac t th a t  the 

A fr ic a n  poor d id  not fo rg e t  the land loses. T h e ir  g r ievances  

became a repeated ra l ly in g  c r y  o f  po l i t ica l o rgan iza t ions , o f  

occasional o u tb re a k s  o f in s u r re c t io n ,  and f in a l ly  o f the Mau Mau 

war wh ich cu lm ina ted  in independence.

Commenting on the land s itu a t io n  in Kenya, Harbeson 6 9  

noted th a t  the A fr ic a n s  were fo rced  to be squa tte rs  on i t  in the 

wh ite  h igh lands  w ith  no s e c u r i ty  o f  te n u re .  They  were crowded 

in to  what the Europeans re fe r re d  to as rese rves .  These usua lly  

consisted o f  poor lands since the best land had been taken  by
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Europeans. What was espec ia l ly  d is tu rb in g  was the fact th a t  the 

m a jo r i ty  o f  the European s e t t le rs  had taken la rge  chun ks  o f  land 

fo r  specu la t ive  pu rposes . T h is  was ev id e n t from  the way much 

o f  the land they  had a cq u ire d  lay id le w ith  the  p re te x t  tha t  

i t  was ranch  land. T he re  were cases where pieces o f  land were 

b o u g h t and neve r deve loped because the pu rch a se rs  were not 

in Kenya. I t  is th is  sta te  o f  a f fa irs  which u l t im a te ly  led to the

u n i ty  o f  A fr ic a n s .  Th is  u n i ty  rose from a common th r e a t .........

the th re a t  o f  the ro b b e ry  and rap ing  o f  th e ir  la n d .........  the land

wh ich  they  g re a t ly  t re a s u re d  and adored.

A t  independence, the pr im acy o f  land in development 

was emphasized. I t  was fo r  instance stated th a t  land was Kenya's 

most im po rtan t resource  and th a t  the c o u n t r y 's  economic

deve lopment was dependent on its  in tens ive  and p ro d u c t iv e

. . i• .. 70u t i l iz a t io n .

Once the outcome o f  Kenya's s t ru g g le  fo r  freedom had 

become c lear, the ex is tence  o f  a la rge area o f  a g r ic u l tu ra l  land 

rese rved  fo r  the e xc lus ive  ow nersh ip  o f Europeans loomed as the 

p r in c ip a l  anomaly in the national l i fe . Legal re s t r ic t io n s  on 

non -E uropean  ow nersh ip  o f  th is  land were q u ic k ly  abo lished, b u t  

th is  d id  not help to solve the social, economic and po lit ica l 

problems a r is in g  from the ju x ta p o s it io n  o f  the  p rospe rous  wh ite  

h ig h lands  and the o ve rc row d ed  and economically d e p r iv e d  peasant 

fa rm ing  areas. The gove rnm en t th e re fo re  gave p r io r i t y  to a po licy  

wh ich  would enable A f r ic a n  fa rm ers  to purchase  European owned 

land . To th is  end , agreement was reached w ith  the B r i t is h  

gove rnm en t on a program me, mainly f inanced by  Un ited  Kingdom 

loans and g ra n ts .  I t  cons is ted  o f  b u y in g  ove r  one m ill ion acres
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o f European-ow ned mixed fa rm ing  land ad jacent to dense ly  

popu la ted  A f r ic a n  areas and d iv id in g  i t  in to  small ho ld ings  fo r  

A fr ic a n  occupa tion .

Paralle l w ith  small ho lde r  se tt lem ent in the fo rm er 

Scheduled A reas , severa l c o n t in u in g  programmes assis ted A fr icans  

to take ove r  la rge -sca le  farms in ta c t .  These inc luded  the 

Compassionate farms and Ass is ted  CXvner Schemes f inanced by the 

B r i t is h  go ve rn m e n t;  and loans made by the Land Bank, 

supplemented by  A g r ic u l tu ra l  F inancia l C o rpo ra t ion  loans fo r  

loose assets, w hereby  farms changed hands on a w i l l in g  b u y e r -  

w i l l in g  se lle r bas is . As at 31st December 1965, app rox im a te ly  

550,000 acres in the fo rm er Scheduled Areas had become A fr ic a n  

p ro p e r ty  u n d e r  the va r ious  schemes . 7 1

D u r in g  the 1970/74 Plan p e r io d ,  increased emphasis was 

placed on the land ad jud ica t ion  and re g is t ra t io n  programmes and 

i t  was expected  th a t  between 1969 and 1974, about 7.4 mill ion 

hectares o f  land would be in vo lve d  in the said programme.

Up to 1970, A fr ic a n s  had not acqu ired  subs tan t ia l 

in te re s t  in e i th e r  the ranches o r  the p la n ta t io n s .  To purchase 

a ranch  or a p lan ta t ion  as an in ta c t  u n i t  norm ally  re q u ire d  a 

subs tan t ia l in ves tm en t.  V e ry  few A f r ic a n s  could ra ise th a t  much 

cap ita l.  In c o n t ra s t ,  a h igh  p ro p o r t io n  o f  the land fo rm e r ly  used 

fo r  European la rge -sca le  mixed farm s had been taken  o v e r  by 

A f r ic a n s .  T h is  had been the  case bo th  because the purchase 

o f  an in tac t  m ixed farm d id  not re q u ire  n ea r ly  such a la rge 

inves tm en t as the purchase o f  a ranch  o r  a p lan ta t ion  and 

because farms in these areas were no rm a lly  su itab le  fo r  s u bd iv is ion
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. 73in to  small-scale fa rm s.

In post independence Kenya, i t  has co n t in uous ly  been 

recogn ized th a t  land and its use are ce n tra l  to ru ra l deve lopm ent. 

I t  has also been obse rved  th a t  polic ies w ith  respect to land te n u re  

and land use are c r i t ic a l  to successfu l r u ra l  deve lopment. In 

a d d it io n ,  the re  has been emphasis on the small farm fam ily  as

74the main in s tru m e n t  fo r  farm management and ru ra l  deve lopemnt.

In fac t e s ta b l is h in g  the ow nersh ip  o f  land in compact 

fam ily  farm u n i ts  has been the main pu rpose  o f  land ad jud ica t ion  

and re g is t ra t io n .  By the end o f  1977, 16.7 pe r cent o f  all 

re g is t ra b le  land in  Kenya had been re g is te re d ,  a fu r th e r  14.0 

pe r cent ad jud ica ted  and an add it iona l 6 . 6  pe r cent in the 

ad jud ica t ion  p ip e l in e .  Th is  means th a t  by  th a t  year 37.3 pe r 

cen t o f  all re g is t ra b le  land had e i th e r  been reg is te red  o r  was 

in the p ip e l in e . 7 5

D u r in g  the 1 984/88 Plan pe r iod , i t  was observed th a t  

since independence, about 1.5 million t i t le s  had been issued, 

ove r  6  m ill ion hectares ad jud ica ted  and 5.5 m ill ion hectares 

su rv e y e d  fo r  ad ju d ica t io n  and re g is t ra t io n .  The Government 

Policy on land has been its optimum u t i l iz a t io n  and its equ itab le  

d is t r ib u t io n . 7 5

What is c lea r from the fo rego ing  is th a t  a lot o f  emphasis 

is and has been placed on land th e re b y  p rom oting  demand fo r  i t .

In the wake o f  ra p id  popu la tion  g ro w th  in Kenya, i t  was once 

obse rved  th a t  by  1965, the c o u n try 's  land pe r  capita amounted to 

4.2 acres o f  po ten t ia l land and tha t i f  the popu la tion  con tinued  

to increase at the  ra te  o f  between 3.3 pe r cen t and 3.5 pe r cent
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per annum, then  the f ig u re  would be 2 .6  in 1980 and 1.3 by  year 

2000 . 7 7  We how ever know th a t  the popu la t ion  g ro w th  ra te  in 

Kenya has been h ig h e r  in the 1980s than  the estimated 3.5 per 

cent ra te o f  g ro w th .  Th is  then means th a t  land per capita in 

Kenya by the year 2000 would be lower than  the pro jec ted  one.

In v iew o f  the fo re go ing ,  i t  has been noted th a t  land

th ro u g h o u t  the  w o r ld  has a r is in g  commercial value since more

and more people occupy  an essen tia l ly  f ix e d  q u a n t i ty  o f  space

78and exerc ise  inc reas ing  demands upon th a t  space.

Summary

Th is  c h a p te r  has revealed th a t  h igh  land values in 

Kenya may be a t t r ib u te d  to s tr id e s  made in the f ie lds  o f  

a g r ic u l tu re ,  com munica tion, hea lth  and educa tion , ju s t  to mention 

a few. In a d d it io n ,  i t  has d iscussed the  place th a t  land 

occupies in the "h e a r ts "  o f Kenyans and as has been ev id e n t,  

i t  was b i t t e r ly  fo u g h t  fo r  d u r in g  the co lonia l pe r iod . I t  was 

also noted in the c h a p te r  th a t  land has always been an in teg ra l 

p a r t  o f  the c o u n t r y 's  ru ra l  deve lopment programmes. However, 

as the fo llow ing  c h a p te r  would show, th is  appa ren t emphasis 

on land does not a u g u r  well fo r  the dense ly  popula ted d is t r ic t s .
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CHAPTER FOUR

KIS II D IS T R IC T : A CASE STUDY.

In t ro d u c t io n

T h is  chap te r  b r ie f ly  d iscusses K is ii from  its  h is to r ic a l,  

p h ys ica l,  social and economic p e rs p e c t ive s .  The h is to r ic a l aspect 

is tack led  mainly to p u t  some emphasis on the c u l tu ra l  a ttachment 

o f  the Gusii to land.

In the phys ica l realm, the major aspects cons idered  are 

geo logy , climate, vege ta t ion , so ils , ecology and to p o g ra p h y .  The 

major con ten t ion  here is to emphasize the fact th a t  the phys ica l 

elements have an in f luence  on land va lues.

The p a r t  on the d is t r ic t 's  socio-economic deve lopment covers 

such p e r t in e n t  issues as the fam ily  size, n u t r i t io n ,  hous ing , 

educa tion , hea lth , w a te r,  s an ita t ion ,  e n e rg y ,  e le c t r i f ic a t io n ,  posts 

and the communications and the t ra n s p o r ta t io n  element* The ta rg e t  

was to determ ine the level o f  deve lopment in the d is t r i c t  w ith  the 

v iew o f  ro u g h ly  es tab l ish ing  w he the r  i t  had any  po s it ive  in f luence  

on land va lues. Th is  was done in recogn it ion  o f  the  fac t tha t 

deve lopment is one o f  the complex va r iab les  w h ich  is said to a f fec t 

land va lues in any p a r t  o f  the  w o rld  i r re s p e c t iv e  o f  w he the r  the 

land in  ques tion  is u rb a n  o r  r u ra l .

The H is to r ica l Perspective

The people who p re d o m in a n t ly  occupy  K is ii D is t r ic t  are the 

A bagus i i  o r  the G usii.  They  are  a ban tu  speak ing  people who share
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the lake basin w ith  the n i lo tes . A c c o rd in g  to  O ch ieng , 1 the 

c rad le  land o f  the Cusii was the area a roun d  Lake T u rka n a  and 

Karamoja. They  m ig ra ted  from th e re  past mount Elgon and along 

the Nzoia r iv e r  to Coye. I t  is here th a t  M ogusii,  the fo u n d e r  o f  

the Gusii people was b o rn .  The Gusii th e re a f te r  m igra ted  to Kano 

where they  s tayed fo r  f ive  to seven g e n e ra t ions .  These 

genera tions are assumed to be covered  between 1640 and 1755.

From the middle o f  the n ine teen th  c e n tu r y  onw ards , the Gusii 

le ft  the Kano Plains fo r  th e ir  p resen t t e r r i t o r y  which o f fe re d  

b e t te r  o p p o r tu n i t ie s  fo r  defense aga ins t o th e r  hostile  t r ib e s  namely, 

the Luo, the Masai and the K ip s ig is .

Having a r r iv e d  in th e ir  p rese n t location in the n ine teen th
2

c e n tu ry ,  the Gusii began to lead a se t t led  l i fe .  The clan was 

the cen tra l u n i t  o f  th e i r  social o rg a n iz a t io n .  Despite th e ir  be l ie f  in 

a common ances to r,  M ogusii,  and in s p ite  o f  th e i r  common language, 

customs and social systems, they  d id  not have any cen tra l ized  

po lit ica l in s t i tu t io n s  in the per iod  p r io r  to B r i t is h  a d m in is tra t io n .  

Even at the c lan leve l,  po l it ica l leade rsh ip  in the p re -co lon ia l 

period was not norm a lly  in s t i tu t io n a l iz e d  in a set o f  permanent 

posit ions w ith  f ix e d  powers. Each c lan and lineage had th e i r  own 

systems o f  a u th o r i ty  in which e lders  and w ea lthy  in d iv id u a ls  had 

more power than anyone e lse.^

In p re -co lo n ia l Gusii land, the Gusii combined a g r ic u l tu re  

w ith  animal h u s b a n d ry .  The major c rops  were wimbi and mtama 

toge the r  w ith  sweet potatoes, beans and bananas. No emphasis
. Zj

was p u t  on the p ro d u c t io n  o f  c rops  fo r  commercial m otives.
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The estab lishm ent o f  B r i t is h  colonial ru le  meant th a t  all the 

people o f  Kenya had to have th e i r  socio-economic in s t i tu t io n s  

shaken . The Cusii were no excep tion  a l th o u g h  they  were not 

se r iou s ly  in f i l t r a te d  upon. Indeed , they  were one o f  the last 

sede n ta ry  ban tu  speaking people in  Kenya to be b ro u g h t  under 

the B r i t is h  tu te lage . I t  was in 1907 th a t  they  were f in a l ly  

subdued b u t  not w ith ou t a s p i r i te d  res is tance  espec ia l ly  from  the 

C e tu tu .^

Having estab lished  th e i r  ru le  in Gusii land in 1907, the 

B r i t is h  made an a ttem pt o f  c o n v in c in g  the people to change some 

o f  t h e i r  undes irab le  hab its .  In the realm o f  a g r ic u l tu re ,  they 

encouraged them to p roduce  food c rops  fo r  sale. The people 

responded e n th u s ia s t ic a l ly  such th a t  by  1914, th e y  were p roduc ing  

c rops fo r  sale.** The Gusii soon rea lized how re w a rd in g  

a g r ic u l tu ra l  " re v o lu t io n "  was. More and more people c lamoured for 

more pieces o f  land fo r  c u l t iv a t io n .  T h is  led to a pe r iod  o f  land 

h un ge r  in the d is t r i c t .  Because o f  the p r o d u c t iv i t y  o f  th e i r  land, 

most o f  the Gusii never le f t  t h e i r  land to jo in  the w o rk e rs  in 

Kenya in European farms o r  in u rb a n  areas.

Physica l S e tt ing

General View

K is ii is a d is t r ic t  endowed w ith  n a tu ra l resource  advantages 

like a good climate, fa i r  re l ie f  fe a tu re s ,  h igh  ra in fa l l  and good soil 

s t ru c tu re s .  A l l  these are cond uc ive  to h igh  p r o d u c t i v i t y .

The d is t r i c t  is located abou t 80 k ilom etres  south  o f  the 

e q u a to r ,  64 k ilom etres n o r th  o f  Tanzania and 48 k ilom etres  east o f



75

the K a v irondo  G u lf  on Lake V ic to r ia . 7  I t  is almost e n t i re ly  h igh  

lands s lop ing  down from the east to the west and somewhat less
O

fe r t i le  in  the west. See f ig u re  4 -1 . I t  is the op in ion  o f  th is  

s tu d y  th a t  all the phys ica l elements o f  the d is t r ic t  p o s i t iv e ly  

o f fe c t  land va lues meaning th a t  th e y  are major causes o f  the 

p re v a i l in g  h igh  land values in K is ii d is t r ic t .

Geology

The d is t r i c t  is bounded by  la t i tudes  0°30'S and 1°00'S and 

lo ng itudes  34°30'E and 35°00'E. P h y s io g ra p h ic a l ly , the area may 

be d iv id e d  in to  two major u n i ts ,  namely; the K is ii h igh lands  

c o v e r in g  the eastern  tw o - th i r d s  o f  the d is t r ic t  and the lower and 

g e n e ra l ly  more gen tle  u n d u la t in g  c o u n t ry  to the west. The form er 

is a p a r t  o f  a dense ly  d issected  cretaceous penepla in  w ith  summit 

levels o f  up  to 2400 metres in a l t i tu d e  while the la t te r  rep resen ts  

the sub-m iocene penepla in .

The rocks exposed in the d is t r ic t  inc lude the s teep ly  

d ip p in g  Nyanzian, (p re -c a m b r ia n )  system com pris ing  sheared acid 

to basic lavas w ith  m inor p y ro c la s t ic  and f in e ly  banded sed im entary 

c h a r t  and iron  stone in te rc a la t io n s .  These are uncom fo rtab ly  

o ve r la in  by  the K av irond ian  system made up o f  massive bou lde r 

cong lomerates w ith  subo rd ina te  g r i t s ,  fe lspa th ic  sandstones and 

m udstones; g ra n i t ic  rocks o f  a l te red  do le r ites  and a v a r ie ty  o f  

m inor in t ru s iv e s  wh ich  invade bo th  the Nyanzian and the 

K a v irond ian  ro cks .  The o th e r  rocks  are the K is ii series (Bukoban 

system) w h ich  cons is t  o f  basa lts , q u a r tz i te s  and r h y o l i t ic  and 

and es it ic  lavas, w ith  local deve lopments o f  the K is ii "Soapstone"
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Figure- 4-1: Kisii Altitude Zones
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in the basa lts , and conglomerates and fe lspa th ic  sandstones in the

upp e r  lavas, cu t  by  f re sh  yo u n g e r  do le r ites  as s i l ls  and dy k e s ;

t e r t ia r y  vo ican ics , mainly o l iv in e  basalts and nep he lin ites  w ith

associated basic t u f f s  and agg lom erates, re s t in g  on the su b -

miocene penepla in  in the west o f  the d is t r ic t  and then  we have

ple istocene and the recen t depos its  o f  so ils , g rave ls  and
9

la te r i t ic  i ro n  stones.

Climate and Vegetation

The eastern  h a lf  o f  the d is t r i c t  is p a r t  o f  the p leasan tly  

cool K is ii h ig h la n d s .  I t  is bounded on the west by  the p rom inent 

Bukoban q u a r tz i te  sca rp , w estw ards o f  wh ich  th e re  is a g radua l 

fa ll in level and a p ro g re ss ive  increase in tem pera tu re  in the 

d i re c t io n  o f  Lake V ic to r ia .

Ra in fa ll is good ove r  the  whole o f  the d is t r i c t ,  about 

2 0 0 0  mm, and is well d is t r ib u te d  th ro u g h o u t  the year a lthough  

the re  is a general tendency  fo r  p re c ip i ta t io n  to decrease from 

east to west, w ith  the h ighes t annual averages along the upper 

reaches o f  the Kuja r iv e r .  In the h igh lands ,  the h igh  ra in fa l l  

combined w ith  a good dep th  o f  soil sus ta ins  a heavy g rass cove r .  

Whereas in the past the d is t r i c t  was steaming w ith  n a tu ra l tree  

g ro w th ,  these days th is  is a ra re  phenomenon p resum ab ly  because 

o f  the p re v a i l in g  h igh  popu la t ion  d e n s i t y . 1 0

The minimum night tem pera tu res  o f  the d is t r i c t  range in the 

region o f 46.6°F th ro u g h o u t  the ye a r .  However, the average normal 

day tem p e ra tu re  is about 66 .9°F  w ith  a re la t iv e  h u m id ity  o f  

between 50 and 60 pe r cen t.



-  78 -

On the whole, the o r ig in a l vege ta t ion  o f  the d is t r ic t  wh ich  

was p roba b ly  a moist, montane fo re s t  has been replaced by a 

moist montane s c ru b  grass land and c u l t iv a t io n  savannah. D ark  

g reen groves o f  b lack  watt le  trees and sca t te re d  euca lyp tus  and 

cyp ress  occasiona lly  in te r r u p t  the g e n t ly  s lop ing  green h i l ls  and 

r idges  and p ro v id e  bo u n d a ry  m arkers fo r  in d iv id u a l  f ie lds  as 

well as a w ind b reak  along the swampy streams and r i v e r s . ^

Soils and Ecology

The soils o f  K is ii are d a rk  red f r ia b le  c lays  w ith  h igh

humus con ten t,  g iv in g  way to red f r ia b le  c lays  and shallow s tony 

1 2soils to the west. More spec if ica l ly ,  th re e  soil types may be 

d is t in g u ish e d  in the d is t r i c t .  The f i r s t  ty p e  is the K is ii red 

loams. Th is  type  occupies much o f the S o tik  Settlement Area and 

the N o rthe rn  pa r ts  o f  N y a r ib a r i ,  K i tu tu  and West and N o rth  

M ug irango . The second type  is the K is ii h ig h lands  loam. It 

cons is ts  o f  a deep h igh land  loam and a shallow h igh land  loam th a t  

is found mainly on h i l l  tops and h i l l  sides and is charac te r ised  

by  shallow s tony soils and rock  o u tc ro p s .  The last type  is the 

K is ii Savannah loam wh ich  is mainly found  ove r  the sou the rn  and 

w este rn  Kisii low lands, especia lly  in areas b o rd e r in g  South Nyanza 

d is t r i c t .

The d is t r ic t  is well covered by th re e  types  o f  grasses 

namely; b racken  g ra ss ,  K ik u y u  grass and s ta r  g rass . B racken 

and K ik u y u  grasses are concen tra ted  in the  u p p e r  areas o f  the

d is t r i c t  while the s ta r  g rass is p redom inan t in the lower areas.
14
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T o p o g ra p h y

The d is t r ic t  can be s u b -d iv id e d  in to  th re e  zones 

c o rre s p o n d in g  to th e ir  a l t i tu d e s .  The f i r s t  zone cons is ts  o f  those 

areas w h ich  fa ll below 1500 m etres. I t  s tre tches  along the 

w este rn  bo u n d a ry  o f  the d is t r i c t  and is cons idered  p a r t  o f  the 

Lake V ic to r ia  bas in . The second zone wh ich  can be re fe r re d  to 

as the middle lands has a l t i tu d e s  ran g in g  from 1500 metres to 1800 

m etres. I t  cons is ts  o f  the major p a r ts  o f the Kuja bas in , western 

pa r ts  o f  I r ia n y i  and west K i tu tu  and the n o r th e rn  p a r ts  o f  Nyamira 

d iv is io n .  The th i r d  zone cons is ts  o f  the h igh lands  wh ich  rise 

above 1 800 m etres. T h is  zone covers  about h a l f  o f  the d is t r ic t 's  

to ta l a rea. I t  cons is ts  o f  p a r ts  o f  Nyamira , K i tu tu  and I r i a n y i . 15 

See f ig u re  4-1.

K is ii in its  National Se tt ing

K is ii is the f i f t h  smallest o f  the fo r t y  one d is t r ic t s  in the 

R epub lic  o f  Kenya in terms o f  land area a f te r  Mombasa (275 km 2), 

Na irob i (690 km 2),  K ir in ya g a  (1437 km 2) and Busia (1766 km2) 15. 

When the u rban  d is t r ic ts  are e lim ina ted from the d is t r ic t  

ra n k in g  system in Kenya, K is ii becomes the t h i r d  smallest a f te r  

K ir in y a g a  and B u s ia .17 See tab le  4-1 .
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Tab le  4-1 :

The D is t r ic ts  o f  Kenya from the la rg e s t  to 

The smallest.

Name o f  

D is t r ic t

Area in 

Sq. Km.

Rank Name o f  

D is t r ic t

Area in 

Sq. Km.

Rank

M arsab it 78078 1 Lamu 6814 21

T u rk a n a 61769 2 West Pokot 5076 22

Wajir 56501 3 Kericho 4890 23

Carissa 43931 4 Uasin C ishu 3784 24

Tana R ive r 38694 5 Nyandarua 3529 25

K itu i 29389 6 Siaya 3525 26

Mandera 26470 7 Kakamega 3520 27

Isiolo 25605 8 Nyeri 3284 28

Kajiado 21105 9 Bungoma 3074 29

Samburu 20809 10 Nandi 2745 30

Narok 18513 11 Elgeyo Marakwet 2722 31

Taita 16975 12 Embu 2714 32

Machakos 14183 13 Kisumu 2660 33

K i l i f i 12523 14 M urang'a 2476 34

B aringo 10790 15 T rans-Nzoia 2468 35

La ik ip ia 9718 16 Kiambu 2451 36

Meru 9022 17 Kis ii 2196 37
Busia 1766 38

Kwale 8322 18 K ir inyaga 1437 39

South Nyanza 7778 19 Nairobi 684 40

N a ku ru 7200 20 Mombasa 275 41

Source: W anjiku , 1986, p . 112
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Kis ii in its  Regional C on tex t

K is ii is one o f  the fo u r  d is t r ic ts  wh ich make up the Nyanza 

P rov ince in w este rn  Kenya. The o the rs  are South Nyanza, Siaya 

and K isum u. O f the fo u r ,  K is i i  is the smallest while  South Nyanza 

is the la rg e s t.  South Nyanza is more than th re e  times the size 

o f  K is ii d i s t r i c t . ^  See Table 4-2.

Table 4 -2 :

R e la t ive  Areas o f  Nyanza D is t r ic ts .

Rank D is t r ic t Area in 

Sq. Km.

% o f

P rov inc ia l area

1 South Nyanza 7778 48

2 Siaya 3525 22

3 Kisumu 2666 16

4 Kis ii 2196 14

Tota l 16159 100

Source : W anjiku, 1986, p . 118.

In c o n tra s t  to the areal p ic tu re  dep ic ted  above, the most 

dense ly  popu la ted  o f  the d is t r ic t s  in Nyanza P rov ince  is K is i i .

In 1979, i t  had an average o f  395 persons pe r square  k ilom etre .
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D u r in g  the same p e r io d ,  Kisumu had 230 persons  pe r square 

k ilom etre  while Siaya and South Nyanza had 180 and 143 pe r 

square  k ilom etre  re s p e c t iv e ly .  See Tab le  4 -3 .

Table 4 -3 :

The 1979 Population S itu a t ion  in Nyanza

Rank D is t r ic t Tota l Popula­

t ion

% P ro­

v in c ia l  Total

D ens ity

1 K is ii 869512 33.0 395

2 South Nyanza 817610 31.0 143

3 Kisumu 482327 18.2 230

4 Siaya 474516 17.8 180

Total 26439^5 100

Source: W an jiku , I986, p . 138.

As can be seen from Table 4 -3 , K is i i  and South Nyanza have

more or less the same popu la tion  size desp ite  the  fact th a t  South

Nyanza is th ree  and a h a l f  times h ig g e r  than  K is ii and accounts fo r

almost one h a l f  o f  the  area o f  Nyanza P rov ince .  K is ii on the  o th e r

hand occupies o n ly  14 pe r cent o f  the p ro v in c ia l  area b u t  c a r r ie s

1933 pe r cent o f  the  popu la t ion  o f  the p ro v in c e .
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The Socio-economic Profile  o f  the D is t r ic t  

The Social Profile

A lth o u g h  th e re  are many in d ica to rs  o f  w e lfa re , the

fo l low ing  are n o te w o r th y :  f e r t i l i t y  ra te ,  the l i te ra r y  level, the

20
level o f  a u x i l ia r y  social amenities and hea lth  s ta n d a rd s .  The 

fo llow ing  was the social s itu a t io n  among the Gusii at the time o f  

re s e a rc h .

Family Size

K is ii had the h ig h e s t  b i r t h  rate and a popu la tion  g ro w th

ra te  o f  well ove r  4.2 pe r  cent per annum. I t  was e v id e n t ly  h ig h e r

than  the national average wh ich  as was noted in chap te r  3 stood

at 4.1 pe r cent in the  1980s. As a re s u lt  o f  the  apparen t h igh

b i r t h  ra te  in the d i s t r i c t ,  i ts  average fam ily  size at the time was

2 1between 8-10 pe rsons . Th is  popu la tion  boom a p p a re n t ly  c rea ted 

p re s s u re  on the ava ilab le  land in terms o f  o v e r  u t i l iz a t io n ,  excess 

demand and h igh  land va lues .

N u t r i t io n

The hea lth  o f  a people to some e x te n t  depends on th e ir  

d ie ta ry  a rrangem en ts . By v i r tu e  o f the n a tu ra l endowments, many 

food c rops  like maize, m il le t ,  sorghum , bananas, sweet potatoes 

and beans do well in the  d is t r i c t .  In a d d it io n ,  such h o r t ic u l tu ra l  

c rops  as tomatoes, p ineapp les , cabbage and Kale do well. In 

gen e ra l,  the n u t r i t io n  s tanda rds  o f  the K is ii people have d ra s t ic a l ly  

im p roved . Th is  im provem ent has had a bea r ing  on land values 

since i t  boosts popu la t ion  g ro w th .
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Housing

Four types  o f  houses may be id e n t i f ie d  in the d is t r i c t .  

The f i r s t  ty p e  is the t ra d it io n a l s t ru c tu re  o f  mud and wa tt le  w ith  

a tha tched  ro o f .  See Plate 4-1 .

Plate 4-1 :

A Typ ica l K is ii T ha tched  House

The second ca tegory  o f  hous ing  is mud and w a tt le  w ith  

the ro o f  c o v e r in g  being c o r ru g a te d  iro n  sheets. See Plate 4-2.

N.
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f lo o r .

Plate 4 -2 : A K is ii CCI House

The t h i r d  ca te g o ry  comprises o f  houses w ith  a permanent 

See Plate 4-3 .

Plate 4 -3 : A T yp ica l Semi-

Permanent K is ii House



86

The fo u r th  ca tego ry  o f  houses in the d is t r i c t  cons is ts  o f  

houses co n s tru c te d  w ith  perm anent m ate ria ls . See Plates 4-4 and 

4-5 .

Plate 4 -4 : A B r ic k  Permanent House.

Plate 4 -5 : A Block Permanent House.
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T h is  does not mean th a t  all the houses in the d is t r i c t  are o f  a 

good q u a l i t y .  See Plates 4 -6 , 4 -7 , 4-8 and 4-9 .

Plate 4 -6 : A Poorly m ainta ined K is ii tha tched  house.

Plate 4 -7 :  A Poorly m ainta ined K is ii tha tched  house.
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Plate 4 -8 : A Poorly  m ainta ined K is ii tha tched  house.

Plate 4 -9 : A Poorly m ain ta ined CCI K is ii house.

*
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In genera l,  the hous ing  s tandards  in  K is i i  have improved 

since many people are now p u t t in g  up perm anent s t ru c tu re s .  Many 

Cusii are moving away from  the tha tched  houses and tha t p a r t ly  

exp la ins  why such houses are  not well m a in ta ined .

Whereas i t  is not fa i r  to conclude th a t  all Cusii houses 

are o f  good q u a l i ty ,  i t  is neve rthe less  a fac t th a t  in the near 

f u t u r e  most o f  the Gusii w i l l be hav ing  perm anent s t ru c tu re s  

espec ia l ly  w ith  the upcom ing o f  mass b r ic k  p ro d u c t io n  pro jec ts  in 

the area. The way K is i i houses are c o n s tru c te d  co n tr ib u te s  to 

the e x is t in g  land shortage  since i t  is re q u ire d  th a t  each boy 

has a h u t  all fo r  h im se lf.  T h is  c e r ta in ly  in f luences  the increment 

in land va lues.

Education

I t  is not easy to show the rate o f  l i te ra c y  fo r  the d is t r ic t

because o f the u n a v a i la b i l i ty  o f  re levan t da ta , b u t  the re  has

c e r ta in ly  been an im provem ent. Basic educa tion  in the d is t r ic t

has expanded t rem end ous ly .  By the end o f  1982, the re  were 826

22p r im a ry  schools w ith  a to ta l enro lm ent o f  262665 p u p i ls .  In 1979,

the re  were 172 ac t ive  secondary  and h igh  school in s t i tu t io n s  in

23the d i s t r i c t .  By 1982, these schools had r ise n  to 250. A p a rt  

from  p r im a ry  and secondary  schools, the re  are severa l colleges 

and po ly techn ics  w h ich  o f fe r  specia lized ed u ca t io n .  The level o f  

l i te ra c y  has im proved ove r  the  years meaning th a t  the level o f  

awareness among the Cusii has increased . T h is  has in a way 

e levated the minds o f  the  people on how to use land and c e r ta in ly  

one can ju s t i f ia b ly  specu la te  th a t  the level o f  educa tion  in the
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d is t r ic t  has a bearing  on the p re v a i l in g  h igh  land values.

Health Facilit ies

The d is t r ic t  has several health in s t i tu t io n s  which are 

24almost even ly  d is t r ib u te d .  See Table Th is  means

th a t  the social we lfare o f  the people is well catered fo r .  Th is  

s itua t io n  promotes popu la tion  g ro w th  and hence has a bearing 

on the upsu rg e  o f  land values in the d is t r i c t .

Water and Sanita tion

The Kenya governm ent has as its  basic ob jec t ive  the

p ro v is io n  o f  potable water to all c it izens  by  the year 2000. In

K is i i ,  water is well d is t r ib u te d  w ith  the major sources being wells,

s p r in g s ,  streams and roo f ca tchm ents. In the recent past,

boreholes have also become a major source o f  w a te r.  Piped water

is not common in most pa r ts  o f  the d is t r i c t  excep t fo r  the u rban

25areas and th e i r  immediate s u r ro u n d in g .  I t  is the submission o f  

th is  s tu d y  th a t  the well d is t r ib u t io n  o f  wa ter in the d is t r ic t  has 

a bearing  on the p reva len t h igh  land va lues.

Pit la tr ines  are a major fea tu re  in many Cusii homesteads 

w ith  water borne  san ita tion  being re s t r ic te d  to the major u rban  

cen tres  like  K is i i ,  Keroka, and Nyamira .

Energy  and E lec tr i f ica t ion

The o f f ic ia l  po licy  o f  the gove rnm en t o f  Kenya is to
\

in tensify the ra te  o f  ru ra l  e le c tr i f ic a t io n  w ith  a view o f  d iv e r t in g  

o u r  e ne rg y  needs from firewood and p a ra f f in  to e le c t r ic i ty .
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Table 4-4:

K is i i ,  the D is t r ib u t io n  o f  Health Fac il i t ies .

A d m in is t ra t iv e

D iv is ion

T ype  o f  Health 

F a c i l i ty

Number

in

1979

Number

in

1983

1. K is i i  M u n ic ip a l i ty Hospita ls 2 2

M a te rn i ty  and 

N u rs e ry  homes 2 3

C lin ics 4 6

Dispensaries 1 1

2 . Nyamira Hospita ls 1 1

Health Centres 0 4

D ispensaries 0 15

3. I r ia n y i Health cen tres 4 4

Dispensaries 6 6

4. Bosongo Hospita ls 1 1

Health cen tres 3 3

D ispensaries 3 3

5. Ogembo Health cen tres 4 4

D ispensaries 5 5

6 . Manga Health cen tres 2 2

D ispensaries 10 11

Tota l 48 71

S o u rc e :  K is i i  D i s t r i c t  D eve lopm en t  Plan,  1984-88.
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However, not much e le c tr i f ic a t io n  has been done in many pa r ts  o f

Kisii d i s t r i c t  a l th o u g h  the re  is e v e ry  reason to believe th a t

pos it ive  p lans are u n d e rw a y . A t  the p resen t how ever, f irewood

forms the backbone o f  cook ing fuel in the d is t r ic t  w ith  paraffin lamps

2 6
being the major source o f  domestic l ig h t in g .  Since trees are 

grown on land , the level o f  e le c t r i f ic a t io n  does have an in f luence  

on land va lues . In the K is ii case, the low level o f  e le c tr i f ic a t io n  

has a p os it ive  in f luence  on land va lues .

Posts and Telecommunications

A t  the beg in n in g  o f  the 1979/83 plan ne r iod , 21 serv ice

centres in the d is t r i c t  were a lready  be ing  served by a post o ff ice

o r  a s u b -p o s t  o f f ice  each. A t  the end o f  th a t  plan p e r io d ,  the

27sub -po s t  o f f ices  had r isen  to 31. Severa l more have been p u t  

up in recen t y e a rs .  Th is  s tu d y  holds th a t  th is  deve lopment has 

c o n t r ib u te d  to the p re v a i l in g  h igh  land values in the d is t r i c t .

Roads and Pub lic  T ra n s p o r t

The po l icy  o f  the gove rnm en t o f  Kenya is to open up as

many roads as poss ib le  th ro u g h o u t  the  c o u n t r y .  As a genera l ru le ,

the h ig h e r  the popu la t ion  d e n s ity  and the a g r ic u l tu ra l  po ten tia l

2 8o f an area, the g re a te r  the need fo r  roads . T he re  has been

some im provem ent in the road n e tw o rk  in the d is t r ic t  a ltho ugh

the s itua t ion  is not a l to g e th e r  s a t is fa c to ry .  The most h i t  areas

are Wanjare, N o r th  M ug irango  Chache, West M ug irango  and South

M ug irango . Even in East M ug irango , K i tu tu  and N y a r ib a r i  areas

29the roads are not good espec ia lly  d u r in g  the ra in y  season.
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G enera lly  how ever, th e re  has been an im provem ent in the 

ru ra l  road ne tw o rk  in K is ii in  the recen t pas t.  For instance, 

while at the beg inn ing  o f  the 1979/83 plan pe r iod  th e re  were

1111.6 k ilom etres o f  c lass if ied  roads in  the d i s t r i c t ,  by  1983 there

3 0were 1191.6 k ilom etres o f  such roads. Th is  re p re se n ts  a 7 per cent 

im provem ent. See f ig u re  4-2 .

Th is  s tu d y  holds th a t  the im provem ent in roads is a 

s ig n i f ic a n t  de te rm inan t o f  land values in K is ii d i s t r i c t .

The Economic P ro f ile

Land forms the backbone o f  the Gusii economy. I t  is the 

basis o f  th e ir  ex is tence and deve lopm ent. T h is  is not s trange  

because fo r  men and women eve ryw h e re  in o u r  w o r ld ,  land has 

a t one p o in t  in time shaped th e ir  economic, social and po lit ica l 

o rg a n iz a t io n s .J '

Land tenure  in K is ii was based on the p r in c ip le  th a t  an 

in d iv id u a l had in h e r ita b le  r ig h ts  ove r  his a rab le  lands mainly 

c u l t iv a te d  by  his w ife o r  w ives while sha r in g  w ith  h is kinsmen 

o the r  resources such as g ra z in g  lands, fo re s ts  and s a l t - l ic k s  

claimed by his com m unity . However, th is  system o f  ow nersh ip
* i
j L .

could o n ly  be maintained as long as the re  was adequate land.

As late as 1935, th e re  was enough "v a c a n t"  land fo r  the

K ik u y u  and Lagoli people to be allowed to se tt le  in Gusii h igh lands .
3 3

In fac t,  a t the time o f  the C a r te r  Land Com m iss ion,^ the Gusii 

had no spec if ic  land claims to make. Commenting on the whole o f  

the K a v irondo  reserves to wh ich  K is ii be longed, the commission 

in 1933 made the fo llow ing  o b s e rva t io n :



J ‘

Figurt. 4-2'. K isii Classified Road System.
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I t  is possib le th a t  in the more d is ta n t  fu tu re  
the re  m ight be conges tion , i f  general cond it ions  
a p a r t  from popu la tion  remain the same.
A l th o u g h  i t  appears th a t  the ra te  o f  popu la tion  
increase is somewhat h ig h ,  we do not app rehend  
th a t  any problems are l ik e ly  to arise in th is  
connection  wh ich  cannot be solved by an in te rn a l 
d is t r ib u t io n ? 1’

What appears from the above obse rva tion  is th a t  the re  was 

enough land in the K av irondo  reg ion  at tha t po in t  in t ime. With 

respect to K is i i ,  the commission had the fo llow ing to say, " th e  

natives who appeared before  us at K is ii were un ique  in th a t  they
31

had no spec if ic  claims o r  com pla in ts  to make w ith  re g a rd  to land ."

In the l ig h t  o f  the above sta tem ent, i t  is no w onder that 

land was not a v e r y  l ive  po l i t ica l issue among the Gusii at least 

u n t i l  a f te r  the Second World War. Th is  does not mean th a t  the 

Gusii d id  not re g a rd  land w ith  a do ra t ion .  The t r u t h  o f  the 

m atter is th a t  a t th is  time, the  Gusii were few in num be r.  To show 

how h ig h ly  they  regarded  land , Maxon has made the fo llow ing  

o b s e rv a t io n :

Despite  the fact th a t  the p ro v in c ia l a d m in is tra t io n  
o f  Nyanza ins is ted  th a t  all ab le -bod ied  A fr ic a n s  
w o rk  ou ts ide  th e i r  home d is t r ic t s ,  most Gusii 
men were u n w il l in g  to leave South K av irondo .
They could meet most o f  the demands fo r  h u t  
tax  by  se ll ing  th e i r  s u rp lu s  a g r ic u l tu ra l  
p r o d u c e . . . . . .  V e ry  few Gusii who went away
from home to w o rk  s tayed fo r  a v e ry  long p e r io d .

T h is  land "honey moon" was however soon to come to an 

end . In the  post World War II yea rs , K is ii was h i t  by  a land 

shortage c r is is  as a re s u l t  o f  popu la tion  g ro w th .  I t  is a t th is  

time th a t  the  land c r is is  became a re a l i ty  among the G us ii .  In 

a d d it io n ,  i t  was a round  th is  time th a t  a m a jo r ity  o f  land d ispu tes
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were reco rded  such th a t  by  1953, 75 pe r  cent o f  the time o f  the
33 . . .

South Nyanza Appeal C o u rt  and the  D is t r ic t  O ff ice  hea ring

39
appeals was taken  up by  C us ii land cases. I t  was fo r  th is  

reason th a t  the  idea o f  land re g is t ra t io n  was embraced by  the Cusii 

when i t  appeared on the scene.

Land re g is t ra t io n  s ta r te d  in K is ii in 1965 and by  1971 

almost all the  ho ld ings  in the  d is t r i c t  had been re g is te re d .  I t  has 

been obse rved  th a t  land l i t ig a t io n  has been reduced by  the  processes 

o f  land a d ju d ic a t io n ,  conso lida t ion  and re g is t ra t io n .  The  major 

consequence o f  these measures however has been th a t  many people 

have been le f t  landless. As Omare pu ts  i t ,  K is ii d i s t r i c t  is 

s u f fe r in g  from lim ited land resources and th a t  the amount o f  land 

per capita  among the Cusii is among the lowest in Kenya . I t  stands 

at less than 0.5 hectares in c o n t ra s t  to the national one wh ich  

s tands at 0.5 hecta res.

Aware  o f  the im pend ing  dangers  o f  th is  adve rse  land 

popu la tion  ra t io ,  fa rm ers in the d is t r i c t  have b o ld ly  r isen  up the 

challenge and redoub led  th e i r  e f fo r ts  to maximise the use o f  

availab le resou rces . Th is  has inc luded  the in te n s if ic a t io n  o f  

p ro d u c t io n  p e r  land u n i t ,  the d iv e rs i f ic a t io n  o f  c rops  to s u i t  g iven  

soil s t ru c tu re s ,  and v a ry in g  a l t i tu d e s ,  the im provem ent o f  the 

q u a l i ty  o f  l ive s to ck  and the conse rva tion  o f  the lim ited  land aga ins t 

the fac to rs  o f  e ros ion .

M ixed fa rm ing  is w ide ly  p ra c t ise d  in the d i s t r i c t  and i t  

mainly in vo lves  c a t t le /c ro p ,  s h e e p /c ro p ,  and g o a ts /c ro p  com binations. 

F u r th e r  more, c ro p  p ro d u c t io n  is to a la rge e x te n t  based on 

m u lt i - c ro p p in g  systems. See Plates 4-10, 4-11, 4-12, 4-13, 4-14

and 4-15.
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Plate 4 -10 :  M u l t i - c r o p p i n g  sys tem  in K is i i .

Plate 4-11: A Tea farm in K is ii D is t r ic t .
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Plate 4 -12 :  M u l t i - c r o p p i n g  sys tem  in K is i i .

Plate 4-13: M u lt i - c ro p p in g  system in K is i i .
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Plate 4 -14 :  M u l t i - c r o p p i n g  sys tem  in  K is i i .

Plate 4-15: M u lt i - c ro p p in g  system in K is i i .
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I t  has been estimated th a t  abou t 116472 hectares o r  80

per cent o f  the ava ilab le  a g r ic u l tu ra l  land is und e r m u lt ip le

c ro p p in g .  The main c rops  g row n  are  co ffee , tea, p y re th ru m ,

maize, f in g e r  m il le t ,  so rghum , g ro u n d n u ts ,  beans, bananas and
41

an assortm ent o f  h o r t ic u l tu ra l  c ro p s .

The major cash c rops  in the  d is t r i c t  are co ffee , tea and

p y re th ru m .  Coffee was in tro d u c e d  in  K is ii in 1955 as a commercial

c rop  and has been do ing  w e ll.  For ins tance , the to ta l o u tp u t

d u r in g  the 1979/83 plan pe r iod  was 75,106,000 k ilog ram s. The

crop  does bes t in the coffee zone w h ich  comprises o f  areas between
42

the d is t r ic t 's  w es te rn  bo u n d a ry  and the  1800 metre c o n to u r  line .

Tea was in tro d u c e d  in the d i s t r i c t  in 1959 u n d e r  the

auspices o f  the Special C rops Development A u th o r i t y .  I t  expanded

s t ro n g ly  u n d e r  the  Kenya Tea Development A u th o r i t y  a f te r  1964.

In 1 974 the to ta l hectarage amounted to some 6090 hectares w ith

20,000 tea g ro w e rs  while  in 1978 the 10,000 hectares m ark was 
43

reached. The hectarage has been inc reas ing  ra p id ly  in recent 

years .

P y re th ru m  was in tro d u c e d  in the  d is t r ic t  in 1952. Between

1979 and 1 982, the d is t r i c t  p roduced  a to ta l o f  21,588,000 kilograms

o f d r y  p y re th ru m  f low e rs .  The average annual hectarage und e r

44the c rop  d u r in g  the  fo u r  yea r pe r io d  was 12,000 hec ta res .

The hectarage has however been decreas ing  in the recen t past 

because o f  i ts  low r e tu rn s .

A p a r t  from the th re e  cash c rops  the o th e r  c rops  such as 

bananas and suga r  cane earn  the C us ii good money. In the 1970s, 

passion f r u i t s  were w ide ly  g row n  b u t  are  now on the dec l ine .
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The p ic tu re  w h ich  emerges from the fo rego ing  is th a t  the economic 

base o f ' t h e  Gusii is th e i r  land . I t  is p ro d u c t iv e  a lthough  the average 

size pe r household is small. For ins tance, the pe r capita income o f

the Gusii was estimated to be K£582 and K £861 fo r  1979 and 1980

46  *re s p e c t iv e ly .  I t  has been r is in g  ove r  the yea rs .  In view o f  th is ,

the s tu d y  holds th a t  the income de r ive d  from the  p ro d u c t iv i t y  o f  the

land co n tr ib u te s  to the p re v a i l in g  h igh  land va lues in the d is t r ic t .

The major problem  now facing the d is t r i c t  is the scramble fo r

97
land which accelerates the ra te  o f  land m uta t ion .

/s

Summary

Th is  chap te r  lu c id ly  reveals th a t  a p a r t  from hav ing  a h igh  

popu la t ion  g ro w th  ra te ,  K is i i  is endowed w ith  among o the r  th in g s  

good climate, fe r t i le  soils and a good landscape. I t  has ove r the 

years  experienced  deve lopm ent in such im po r tan t  sectors as n u t r i t io n ,  

hous ing , educa tion , hea lth  and com munication. I t  has however 

began to experience  a land shortage c r is is  and as the fo llow ing 

cha p te r  would show, i t  has been reco rd in g  h igh  land va lues.

\
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CHAPTER FIVE

LAND MARKET AND POPULATION GROWTH.

Th is  c h a p te r  is e x c lu s iv e ly  devo ted to the eva lua tion  and 

ana lys is  o f  data re la t in g  to the land m arke t and popu la tion  g ro w th  

in the s tu d y  area d u r in g  the s tu d y  pe r iod  ( 1967-87).

The re q u i re d  data fo r  the s tu d y  h inged on the land m arke t 

and popu la tion  g ro w th .  The re leva n t data on the land m arket 

were: the yea r  o f  t ra n s a c t io n ,  the place o f  t ransac tion  i .e .  the 

sub location , the n a tu re  o f  in te res ts  so ld , the hectarage o f  p lo ts 

sold, land p r ices  and the p a r t ic ip a n ts .  The data on the actual 

place o f  t ra n sa c t io n  was usefu l fo r  c la s s i fy in g  the sales in to  th e ir  

respec t ive  a l t i tu d e  zones. These were d iscussed in chap te r  fo u r  and

i l lu s t ra te d  by  f ig u re  4-1 . The ob jec t ive  here was to show the 

regional v a r ia t io n s  o f  the land m arke t in the d is t r ic t .

The major source o f  the land m arke t data was the K is ii 

Land O ff ices Presen ta t ion  and Land T i t le  Documents. The data 

cons t itu ted  a sample o f  the tota l sales d u r in g  the s tu d y  per iod  

since the a u th o r  has s tud ied  i t  at a f iv e  year in te rv a l .  However, 

fo r  e ve ry  yea r s tu d ie d  i .e .  1967, 1972, 1977, 1982 and 1987 

the lis ted  data is all th a t  could be p ro c u re d  from the documents 

availed to the a u th o r .  These were ob ta ined  between November 

6th  and December 20 th , 1987.

A d d it io n a l data on the land m arke t were obta ined between 

Feb rua ry  15th and 29th , 1988 th ro u g h  the adm in is tra t ion  o f  

ques tionna ires  to those who had pu rchased  land in the D is t r ic t  

between 1967 and 1987. In to ta l,  a sample o f  100 from the ta rg e t
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g ro u p  was ob ta ined  w ith  each year o f  s tu d y  being rep resen ted  

by  20 people. The  unconven t iona l method o f  f i r s t - c o m e - f i r s t  

se rved was used in  se lec ting  the sample. T h is  was the on ly  

w orkab le  p ro ce d u re  a t the time due to the  com plex it ies in vo lve d  

in t ra c in g  the ta rg e t  g ro u p  -  those who had purchased land 

w ith in  the d is t r i c t  d u r in g  the s tu d y  p e r io d .

Data on popu la t ion  fo r  the s tu d y  pe r io d  were ob ta ined 

by making p ro je c t io n s  based on the 1962, 1 969 and the 1979 

popu la tion  census documents.

Data A na lys is

Data was m anually  ana lysed in accordance w ith  the 

ob jec t ives set. The ones on the genera l aspects o f  the land 

m arket were eva lua ted  and analysed by  way o f  f req uency  

d is t r ib u t io n s  and pe rcen tages . The main techn ique  used to 

d e r ive  the t re n d  l ine  equation  was the  Least Squares Geometric 

S t ra ig h t  Line A p p ro a c h .  However, be fo re  the equation was 

computed, p r ic e  ad jus tm en ts  were made th ro u g h  the de f la t ion  

process w ith  1977 taken  as the base ye a r .  The main mechanism 

in the de f la t ion  process was tha t e v e ry  item in the value series 

was d iv id e d  by  a 1977 in d e x .  The genera l p rocedure  used to 

ca lcu la te the t re n d  equa tion  was as fo llow s:

1. The n a tu ra l values o f  bo th  Xs ( re p re s e n t in g  years) 

and Ys ( re p re s e n t in g  va lues) were p lo tted  on a 

g ra p h  pap e r.



108

2 . The o r ig in  was set a t the  m iddle o f  the series 

i . e .  1977 and X values ass igned to each ye a r .

3. The X values were squa red  to ob ta in  ( X 2) .

9. The logarithm s o f  all the  Y values were found  to 

ob ta in  21 log Y.

5. The logarithm s o f  each Y va lue was m u lt ip l ie d  by 

the X value o f  th a t  year and the two p ro d u c ts  

summed to ge t 21 X (Log  Y ) .

6 . The Y in te rc e p t  and the slope were computed 

us ing  the fo llow ing  fo rm ulae.

Log b = -^ X (L o 9 Y) "  X£ - ° 9  Y 
X 2 -  n X 2

Log a = ^ L°9  Y “  X Log b

O the r  steps were the exp ress ion  o f  the t re n d  equa tion  

in loga r ithm ic  term s, the ca lcu la tion  o f  t re n d  values by  s im ply  

s u b s t i tu t in g  the  X values in the t re n d  equa tion , the  conve rs ion  

o f  the loga r ithm ic  t re n d  va lues to a n t i lo g a r i th m s  and the  p lo t t in g  

o f  the t re n d  line on a g raph  pape r.

Since log b is the logar ithm  o f  the ra t io  o f  each time 

u n i t  to the p reced ing  one, i t  was exp ressed  as a pe rcen tage  and 

then 100 deducted  from i t .  The re s u l t  was a cons tan t ra te  o f  

change in Y pe r  u n i t  o f  X and in th is  fo rm , b de fines the 

average annual ra te  o f  change in the land va lue se r ies . Be ing an 

abs trac t  measure, i t  pe rm it ted  the comparison o f  the popu la t ion



and land va lue t re n d s .

P resen ta t ion  o f  Results

The resu lts  are p resen ted  in w r i t te n  te x ts  w ith  tab les, 

g ra p h s  and equations in an o rde red  cha p te r  fo rm a t.

The a u th o r  how ever subm its  th a t  the s tu d y  may be hav ing 

some draw backs  in its  f in d in g s .  For ins tance , data on land values 

may not have been fu l l y  re f le c t iv e  o f  the t ru e  m arke t s itua t io n .

The reason fo r  th is  is th a t  the main source was the Lands O ffice 

whose recorded  values are u sua lly  said to be lower than the market 

ones because vendors  tend to declare lower va lues to minimize 

stamp d u ty  paym ents. Second ly , i t  is possib le  th a t  not all the 

t ran sac t ions  d u r in g  the s tu d y  per iod  were reco rded  such tha t the 

conc lus ions reached on the  basis o f  the ava ilab le  data may not 

be w ho lly  v a l id .  L a s t ly ,  the ra t in g  o f  land va lue de te rm inan ts  

done b y  in te rv iew ees was su b je c t iv e  and may not be conc lus ive .

N o tw iths ta nd ing  these l im ita t ions , the f in d in g s  in th is  s tudy  

are re l iab le .  Data on land va lues are va l id  u p to  90 pe r cent 

con fidence  level as d iscussed  elsewhere in th is  s tu d y .  (See pages 

1 27-130).

D is t r ib u t io n  o f  Land T ransac t ions

The peak o f  land sales in K is ii D is t r ic t  was in the 1970s 

and by  the 1980s, the sales were on the dec l ine . See table 5-1.
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Tab le  5-1 :

Number and Percentage o f  Land T ra n sa c t io n s ,  1967-87.

Year Number o f  t ran sac t ions Percentage o f  the total

1967 150 21.1

1972 172 24.2

1977 150 21.1

1982 130 18.2

1987 110 15.4

Total 712 100.0

Source : Kisii Lands O ff ice , 1987.

Several reasons can be g iven  as an exp lana tion  fo r  the 

activeness o f  the land m arke t in the 1970s . F i r s t ,  i t  was at th is  

time th a t  land had become a t ransac tab le  commodity fo l low ing  the 

completion o f  the processes o f  land a d jud ica t ion ,  conso lida t ion  and 

r e g is t r a t io n . Second, the average hectarage o f  land pe r household 

was b ig  at the time. T h i r d ,  i t  was at th is  time th a t  Ian1' 

purchases were being made in the settlem ent areas and so some 

people sold p o r t ion s  o f th e ir  land to make such pu rchases . The 

reason fo r  th is  was the la rg e r  farms in  the se tt lem ent areas.



111

In gene ra l,  the con ce n tra t io n  o f  the land m arke t d u r in g  

the s tu d y  pe r iod  was in zone I I .  The zone as po in ted  o u t  in 

chap te r  fo u r  covers  p o r t io n s  o f  K is ii w ith  a l t i tu d e s  ra n g in g  from 

1500 to 1800 m etres. See Tab le  5-2.

Table 5-2:

Zonal Land T ra n s a c t io n s ,  K is i i ,  1967-87

Year T ransactions 

in Zone I

T ransactions 

in Zone II

T ransactions 

in Zone III

Tota l

1967 0 137 13 150

1972 5 145 22 172

1977 8 116 26 150

1982 7 93 30 130

1987 18 70 22 110

Total 38 561 113 712

Source : K is ii Lands O ff ice ,  1987.

As the tab le  above d e p ic ts ,  the  land m arke t in  zone I has 

been la rg e ly  inac t ive  b u t  fo r  the  1980s when the re  were s igns o f 

p ic k in g  up  momentum. The main reason fo r  the near dormance 

o f  the m arke t in the 1960s and the e a r ly  1970s was the
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backw ardness o f  the zone. Not many p rospe c t ive  p u rc h a s e rs  were 

ready to b u y  land th e re .  T h is  t re n d  has however trem endous ly  

changed in the  recen t past w ith  the dawn o f  com prehensive 

deve lopment s tra teg ies  th ro u g h o u t  the d is t r i c t .

Hectarages o f  Land T ransac ted .

Sales ove r  the s tu d y  pe r io d  showed a d e c l in ing  t re n d  in 

hectarages as can be seen from Tab le  5-3 .

Tab le  5-3 reveals th a t  in 1967, sales o f  up  to 0.5 hectares 

co n s t i tu te d  a mere 19.4% o f  the yea r 's  to ta l sales wh ile  fo r  1972, 

1977, 1982 and 1987, the respec t ive  percentages were 64.6%,

61.9%, 88.5% and 89.2%. T h is  shows a genera l dec line in 

hectarages excep t fo r  1977 where a small dev ia t ion  was noted due 

mainly to the  la rg e r  pieces o f  land sold in tha t yea r  in zone I 

and the se tt lem ent areas.

The sales o f  between 0.5 hectares and 1.0 hectare  in 

1 967 c o n s t i tu te d  40.6% o f  the to ta l sales while those o f  1972, 1977, 

1982 and 1987 co n s t i tu te d  20.3%, 21.4%, 11.5% and 9.9% o f  th e ir  

respec t ive  to ta l sales.

The sales o f  between 1.0 hecta re  and 1.5 hectares as 

shown by  tab le  5-3 made up fo r  10% o f  the tota l sales recorded  

in 1967 wh ile  fo r  1972, 1977, 1982 and 1987 they  made up fo r  7%, 

4%, 0% and 0% o f  th e ir  respec t ive  to ta l sales. The same p ic tu re  

is p o r t ra y e d  fo r  hectarages in excess o f  1.5 hectares in th a t  fo r  

1967, 29% o f  the  tota l t ransac tions  fe ll u n d e r  th a t  ca tego ry  while 

fo r  1972, 1977, 1982 and 1987 the respec t ive  percentages were
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1967 1972 1977 1982 1987

Size in 
Hectares

F re ­
quency

O
o

o f  the 
to ta l sales

Fre­
quency

o
o

o f  the 
to ta l sales

F re ­
quency

O
o

o f  the 
to ta l sales

Fre­
quency

O
O

o f  the 
to ta l sales

F re ­
quency

o
o

o f  the 
to ta l sales

Below 0.2 0 0.0 39 22.7 10 6.7 38 29.3 20 18.2

0.2-0 .3 6 4.0 44 25.6 27 18.0 44 33.8 46 41.8

0.3-0 .4 16 10.7 22 12.8 44 19.2 27 20.8 29 26.5

0 .4-0 .5 7 4.7 6 3.5 12 8.0 6 4.6 3 2.7

0.5 -0 6 5 3.3 5 2.9 10 6.7 10 7.7 5 4.5

O CD 1 O 7 6 4.0 7 4.1 4 2.7 0 0.0 3 2.7

0.7-0 8 28 18.7 11 6.3 15 10.0 5 3.8 2 1.8

0 .8 -0 . 9 5 3.3 6 3.5 2 1.3 0 0.0 1 0.9

0.9-1. 0 17 11.3 6 3.5 1 0.7 0 0.0 0 0.0

1.0-1 . 1 3 2.0 3 1 .7 1 0.7 0 0.0 0 0.0

1 .1 -1 . 2 5 3.3 2 1 .2 5 3.3 0 0.0 0 0.0

1 .2 -1 . 3 /  2 1.3 5 2.9 0 0.0 0 0.0 0 0.0

1 .3 -1 . 4 1 0.7 0 0.0 0 0.0 0 0.0 0 0.0

1 .4 -1 . 5 4 2.7 2 1 .2 0 0.0 0 0.0 0 0.0

1 .5 -1 . 6 3 2.0 3 1.7 2 1.3 0 0.0 0 0.0

1 .6 -1 . 7 3 2.0 1 0.6 1 0.7 0 0.0 0 0.0

1 .7 -1 . 8 3 2.0 0 0.0 1 0.7 0 0.0 0 0.0

1 .8 -1 . 9 2 1.3 0 0.0 0 0.0 0 0.0 1 0.9

1 .9 -2 . 0 4 2.7 3 1.7 4 2.7 0 0.0 0 0.0

O ver 2.0 30 20.0 7 4.1 11 7.3 0 0.0 0 0.0
Tota l 150 100.0 172 100.0 150 100.0 130 100.0 110 100.0

Table 5 -3 : Hectarages Sold, 1967-87

Source : K is ii Lands O ff ice , 1987
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8 .1 ,  12.7, 0 and 0 .9 .

The genera l p ic tu re  p o r t ra y e d  from the fo rego ing  analysis 

is th a t  the re  is a land sho r tage  in K is ii and th a t  th is  shortage 

began e a r ly .  For in s tance , as ea r ly  as 1972 the conce n tra t in  o f 

the hectarages d isposed were in the reg ion  o f  between 0.2 and 0 .5 . 

Several reasons could be g ive n  fo r  th is  a p p a ren t dec line. In the 

f i r s t  place, the d is t r ic t 's  popu la tion  d e n s ity  has been h igh  w ith  a 

subsequen t low land pe r cap ita .  Th is  a p p a re n t ly  created a general 

unw il l ingness  o f  people in d ispos ing  the small po r t ion s  tha t they 

he ld . In e f fe c t ,  where th e y  sold at a l l,  they  sold small pieces as 

they  could not p a r t  w i th  all the land since most o f  them depended 

on i t  fo r  s u rv iv a l .

In te re s ts  sold in Land T ransac t ions

The major in te re s ts  in land wh ich are usua lly  sold in ru ra l  

land m arkets are freeho lds  and leaseholds. The K is ii land sales 

showed th a t  the re  were no leasehold dea lings d u r in g  the s tudy  

p e r io d .  See Table 5-4 .

No sales o f  the leasehold in te re s t  were reco rded . One 

reason fo r  th e ir  absence is lack o f  emphasis on i t  w ith  the re su lt  

th a t  not many people are aware o f  i t .  Second ly , the would be 

b u y e rs  o f  the in te re s t  cons ide r  i t  to be an insecure  investm ent 

v is - a - v is  abso lute p ro p r ie to r s h ip .

However, the absence o f  recorded  leasehold tran sac tins  in 

the land r e g is t r y  does not im p ly  th a t  they  are n o n -e x is te n t .  To 

the c o n t ra ry ,  the a u th o r  found  ou t th a t  they  ex is t  except tha t 

they  are not reco rded . T he y  may in fact be a major fea tu re  o f  the
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K is ii ru ra l  land m arke t in  the  near f u tu re .  

Tab le 5-4:
T y p e  o f  In te re s t  Sold

Year F requency  o f  F reeho lds

1967 150

1972 172

1977 150

1982 130

1987 110

Total 712

Source: K is i i  Lands O ff ice , 1987.

Unad jus ted  Land Values

Land values have been on the increase th ro u g h o u t  K 

d is t r ic t  ove r  the years  and indeed d u r in g  the  s tu d y  pe r iod .

is ii

See

Table 5-5.



1967 1972 1977 1982 1987

Value in 
Kshs.

F re­
quency  
o f  sales

Percentage 
o f  the 

to ta l sales

F re ­
quency 
o f  sales

Percentage 
o f  the 

to ta l sales

F re ­
quency  
o f  sales

Percentage 
o f  the 

to ta l sales

F re ­
quency  
o f  sales

Percentage 
o f  the 

to ta l sales

F re ­
quency  
o f  sales

Percentage 
o f  the  

to ta l sales

Below 1000 9 6.0 3 1.7 0 0.0 0 0.0 0 0.0

1000-2000 46 30.7 10 5.8 0 0.0 0 0.0 0 0.0

2000-3000 46 30.7 3 1.7 0 0.0 0 0.0 0

O•o

3000-4000 29 19.3 3 1.7 7 4.7 0 0.0 0

o•o

4000-5000 14 9.3 7 4.1 1 0.7 0 0.0 0 0.0

5000-6000 1 0.7 6 3.6 2 1.3 0 0.0 0 0.0

6000-7000 2 1.3 5 2.9 3 2.0 0 0.0 0 0.0

7000-8000 2 1.3 1 0.6 2 1.3 0 0.0 0 0.0

8000-9000 1 0.7 3 1.7 9 6.0 0 0.0 0 0.0

9000-10000 0 0.0 4 2.3 11 7.3 0 0.0 0 0.0

10000-11000 0 0.0 1 0.6 2 1.3 0 0.0 0 0.0

11000-12000 0 0.0 4 2.3 4 2.7 0 0.0 0 0.0

12000-13000 0 0.0 6 3.6 3 2.0 0 0.0 0 0.0

13000-14000 0 0.0 4 2.3 5 3.3 0 0.0 0 0.0

14000-15000 0 0.0 9 5.2 5 3.3 0 0.0 0 0.0

15000-16000 0 0.0 1 0.6 2 1.3 2 1.5 0 0.0

16000-17000 0 0.0 3 1.7 5 3.3 0 0.0 0 0.0

17000-18000 0 0.0 3 1.7 4 2.7 3 2.3 0 0.0

18000-19000 0 0.0 7 4.1 1 0.7 1 0.8 0 0.0

19000-20000 0 0.0 6 3.5 8 5.4 5 3.8 1 0.9

20000-25000 0 0.0 24 14.0 13 8.7 17 13.1 4 3.6

O ver 25000 0 0.0 59 34.3 63 42.0 102 78.5 105 95.5

Tota l 150 100.0 172 100.0 150 100.0 130 100.0 n o 100.0

Table 5 -5 : Land Values pe r  Hectare , 1967-87 at Unad jus ted  P rices.
Source : K is ii Lands O ff ice ,  1987.
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Table 5-6 among o th e r  th in g s  shows th a t  in 1967, o v e r  85 pe r  

cen t o f  the sales were made at p r ices  below 4000 s h i l l ings  pe r  hectare  

while in 1972 the land va lues were conce n tra ted  at over 20,000 

s h i l l in g s  pe r hec ta re . Th is  was a trem endous increase. Th is  can 

p a r t ly  be exp la ined  by  the na tu re  o f  the  economy d u r in g  the two 

time pe r iods . For one, between 1964 and 1970, Kenya's economy was 

in f luenced  by vaga ries  o f  wea ther, c rop  diseases and low in te rn a t io n a l 

commodity p r ic e s .

A lth ough  1967 was g en e ra l ly  a good yea r  from the po in t  o f  view

o f the weather, tea p ro d u c t io n  was held back by f i r s t l y  a pe r iod  o f

d ro u g h t  and secondly  a per iod  o f  excess ive ra in  and ha ils to rm . D u r in g

the same ye a r ,  coffee p ro d u c t io n  was se r io u s ly  reduced by  a severe

in fes ta t ion  o f  Coffee B e r r y  Disease. These cond it ions  made the economy

in the 1966/67 f inanc ia l yea r  to grow at the ra te  o f  3.9 pe r c e n t . 1

Nineteen seven ty  two on the o th e r  hand was a fa i r ly  good year when
2

the average g ro w th  o f  the economy was 6.5 pe r  cen t. The va r ia t io n s  

in the land va lues o f  1967 and 1972 can th e re fo re  be seen as a re s u l t  

o f  the economy. In 1972 the re  was more money in the hands o f  the 

Gusii who g row  both  coffee and tea as cash c rops  re la t ive  to 1967 when 

the crops were a ffec ted  by  vagaries  o f  w ea ther and pests .

Table 5-6 in  a d d it io n  shows th a t  fo r  1977, 1982 and 1987, the 

concen tra t ion  o f  land va lues was a t the u p p e r  l im it o f  the tab le i . e .  

between 20,000 and 25,000 Kenya s h i l l in g s  pe r  hectare . Th is  also can 

p a r t ly  be exp la ined  by  the perfo rm ance o f  the economy d u r in g  the 

1970s and the 1980s. The c o u n t r y  d u r in g  these years had to absorb  

such in te rna t iona l and local shocks as the oil c r is is
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o f  1973 and 1979, the w o r ld  recession o f  the  e a r ly  1980s and the 

1979 and 1980 d ro u g h ts .  These were how ever o f fs e t  to a ce rta in  

e x te n t  by  some good years  and hence the h igh  va lues o f  land 

d u r in g  the 1970s and the  1980s. The good years  inc luded  the 

coffee boom in 1977 and 1978 and the c o u n t r y 's  spectacu lar p r ice
3

s ta b i l i t y  th ro u g h o u t  the  1960s and the ea r ly  1970s.

A d ju s te d  Land Values

For p ro p e r  com parison o f  the land va lues d u r in g  the s tu d y  

p e r io d ,  a 1977 p r ice  in dex  was used. The pu rpose  o f  th is  was to 

f in d  the real values o f  the time series data th ro u g h  de f la t ion . 

De fla t ion  was achieved by  d iv id in g  the va lues o f  a g iven  year by 

the p r ice  index and then m u lt ip ly in g  by  100. See Table 5-6.

Tab le  5-6:

Percentage Price re la t ives  index  fo r  Kisii 

Rura l Land Values, 1967-87.

Year Average Price pe r  

Hectare

Price re la t iv e  to 1977 Index

1967 2000 0.18 18

1972 8500 0.77 77

1977 11000 1.00 100

1982 40000 3.64 364

1987 53000 4.82 482

S ou rce :  Own C a lc u la t i o n  u s in g  Lands  O f f i c e  Data
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The f ig u re s  in column th ree  on tab le  5-6 are ra tios  o f  

the  average land pr ices  in g ive n  years to the average land p r ice  

o f  the base year (1977). On the o th e r  hand, f ig u re s  in column 

fo u r  were ob ta ined by us ing  the  fo rm ula :

P
p----- x 100 where  P rep resen ts  the  average land

o
p r ices  fo r  1967, 1972, 1977, 1982 and 1987 

wh ile  Pq stands fo r  the average land p r ice  

in the base year.

Even the ad jus ted  va lues show an upw a rd  t re n d  as can

be seen from table 5-7.
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1967 1972 1977 1982 1987

Value pe r F re - Percentage F re - Percentage F re - Percentage F re - Percentage F re - Percentage
Hectare quency o f  the quency o f  the quency o f  the quency o f  the quency o f  the
in Kshs. o f  sales to ta l sales o f  sales to ta l sales o f  sales to ta l sales o f  sales to ta l sales o f  sales to ta l sales

Below 1000 0 0.0 2 1.2 0 0.0 0 0.0 0 0.0

1000-2000 0 0.0 3 1.7 0 0.0 0 0.0 0 0.0

2000-3000 2 1.3 8 4.8 0 0.0 0 0.0 0

O•o

3000-4000 3 2.0 5 2.9 7 4.7 2 1.6 0 0.0

4000-5000 2 1.3 3 1.7 1 0.7 4 3.3 1 0.9

5000-6000 4 2.7 1 0.6 2 1.3 5 3.5 4 3.7

6000-7000 6 4.0 5 2.9 3 2.0 6 4.6 3 2.7

7000-8000 9 6.0 5 2.9 2 1.3 7 5.4 2 1.8

8000-9000 8 5.3 7 4.1 9 6.0 8 6.3 5 4.5

9000-10000 9 6.0 4 2.3 11 7.3 5 3.5 2 1.8

10000-11000 /  10 6.7 1 0.6 2 1.3 5 3.5 8 7.2

11000-12000 12 8.0 3 1.7 4 2.7 2 1.6 5 4.5

12000-13000 8 5.3 3 1.7 3 2.0 2 1.6 4 A 3.7

13000-14000 5 3.3 1 0.6 5 3.3 2 1.6 3
2

2.7
i

14000-15000 4 2.7 3 1.7 5 3.3 1 0.8 1 *■H
<

^  0.9

15000-16000 2 1.3 4 2.3 2 1.3 1 0.8 2 Pi 1.8

16000-17000 7 4.7 4 2.3 5 3.3 2 1.6 1
u
D

i  0.9

17000-18000 5 3.3 1 0.6 4 2.7 2 1.6 4 o 3 3.7

18000-19000 7 4.7 4 2.3 1 0.7 3 2.3 1 4
4 0.9

19000-20000 1 0.7 9 5.2 8 5.4 4 3.3 4 3.7

20000-25000 26 17.3 18 10.6 13 8.7 9 7.0 10
3

9.1

O ver 25000 20 13.4 78 45.3 63 42.0 60 46.1 50 45.5

Tota l 150 100.0 172 100.0 150 100.0 130 100.0 n o 100.0

Tab e 5 -7 : Land Values Per Hectare, 1967-87 at 1977 C onstan t Prices ; Source : K is ii Lands O ff ice , 1987.
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Table 5-7 shows th a t  in 1957 most o f  the sales were ove r  

10,000 s h i l l in g s  pe r  hec ta re . I t  also dep ic ts  an upsu rg e  o f  

land values fo r  1972 w ith  the re s u l t  th a t  ove r  50 pe r cent o f  the 

transac tions  reco rded  fo r  th a t  year were done at ove r 20,000 

Kenya s h i l l in g s  pe r hec ta re . The economic pos it ion  o f  the 

c o u n try  is seen as a p a r t ia l exp lana tion  to th is  upw ard  t re n d .

In 1977, the same upw ard  t re n d  in land va lues is ev iden t since 

ove r 50 pe r cen t  o f  the transac tions  u n d e r ta k e n  in tha t year 

were concluded at ove r  20,000 s h i l l in g s  pe r  hectare . The coffee 

boom and the favou rab le  weather at the  time is a pa r t ia l 

exp lana tion  to th is  t re n d .  The sales o f  1982 and 1987 showed 

the same t re n d  o f  the land values be ing  concen tra ted  at the upp e r  

lim it o f  the tab le .

The T re n d  Line Equation

Whereas the fo rego ing  ana lys is  has shown tha t  land values 

have been in c rea s ing  in the s tu d y  area d u r in g  the s tu d y  pe r iod , 

the rate o f  increase pe r annum has not been shown. The p resen t 

section does th is  by  d e r iv in g  the t re n d  equation us ing the time 

series data. The method o f  d e r iv in g  the  equation has been the 

least squares geom etr ic  s t ra ig h t  l ine  a pp roach . See Table 5-8.
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Tab le  5-8:

D e r iva t ion  o f  the  T re n d  L ine Equation

Year X X 2 Y Log Y X ( Log Y) Log Yt

1967 -2 4 10650 4.0273496 -8.0546992 4.0700094

1972 -1 1 14970 4.1752218 -4.1752218 4.0761624

1977 0 0 11000 4.0413927 0 4.0823154

1982 1 1 11060 4.0437551 4.0437551 4.0884684

1987 2 4 13300 4.1238516 8.2477032 4.0946214

Total 10 20.411577 + 0.0615373

Source: Own Ca lcu la t ions  based on Land O ff ice  Data, 

1987.

X rep resen ts  the  s tu d y  years wh ile  V s tands fo r  the means 

o f  the ad jus ted  land values fo r  the respec t ive  years .

The ra te  o f  change pe r  u n i t  o f  X is

Log b = ^ X ( L o g  Y) -  *  S ,  Log Y 
-  nA

0.0615373 -  0
= -----To----- 1 — 0 = °-00615373X

The Y intercept is

Log a = ^  Lq9 Y -  X Log b
a n

= 20.411577 -  0 = 4.0823154
5
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Hence, the t re n d  line  equation fo r  land values in the s tu d y  

area d u r in g  the s tu d y  pe r io d  is :

Log Y t = 4.0823154 + 0.00615373X 

o r

Y t = 12,087 (1 .0142686)X

Th is  means th a t  between 1967 and 1987, land values in 

K is ii d is t r ic t  increased at an average annual ra te  o f  1.43 pe r cen t.

For e f fe c t iv e  in te rp re ta t io n  and com parison, Log is 

c onve rted  to na tu ra l num bers . See table 5-9.

Tab le  5-9:

The a n t i lo g a r i th m s  o f  the loga r ithm ic  t re n d  va lues.

Year Logarithm A n ti loga rithm

1967 4.0700094 11749

1972 4.0761624 11917

1977 4.0823154 12087

1982 4.0884684 1 2259

1987 4.0946214 12434

Source : Own Ca lcu la tions

The g raph ica l rep resen ta t ion  o f  the t re n d  line aga inst the 

actual obse rva tions  is shown in g ra p h  5-1.
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Graph 5 -1 :  The t ren d  line o f K is i i  D is t r ic t  Land Values a t 1977

c o n s ta n t  p r ices .
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Graph 5-1 shows the t re n d s  o f  land values w ith  Y 

re p resen t in g  the means o f  the actual ob se rva t io n s  and Y t  

re p resen t in g  the ca lcu la ted  values us ing  the  d e r ive d  equa tion .

C u rve  Y revea ls  sw ings in the  ra tes  o f  change o f  land 

va lues. I t  shows th a t  between 1967 and 1972 the ra te  o f  increase 

o f  land values was h ighes t w ith  the peak be ing  recorded  in 1972. 

I t  is also c lear from  the g ra p h  th a t  land va lues were on the 

decrease from 1 972 up to 1977. Between 1977 and 1982, the  values 

were cons tan t and th e re  was no a p p a re n t increase or decrease.

The years between 1982 and 1987 revea l an inc reas ing  t re n d  in 

land va lues. These va r ia t io n s  could not have been chance 

occu rrences . Exp lana tions  fo r  th is  cou ld  be traced  from the 

economic perfo rm ance  o f  Kenya d u r in g  the  1960s, the 1970s and 

the 1980s.

The in c rea s ing  t re n d  in land va lues between 1967 and 1972 

f in d  th e ir  exp lana tion  in the exce llen t perfo rm ance  o f  the Kenyan 

economy between 1964 and 1968. See tab le  5-10.

Table 5-10.

Kenya 's  Economic G row th  Rates, 1964-68

Period Rate o f  g ro w th

1964-1965 0.5%

1965-1966 14.5%

1966-1967 3.9%

1967-1968 6.6%

A ve rage 6.3%

Source : Development Plan, 1970-74, p .28 .
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I t  is c lear from the table th a t  the  average g ro w th  ra te  o f  

the Kenyan economy between 1964 and 1968 was 6.3 pe r ce n t .

Th is  among o th e r  th in g s  increased the amount o f  d isposable 

income in the hands o f  Kenyans. T h is  was mainly re f lec ted  in the 

increased t re n d s  in  the demand fo r  goods and serv ices d u r in g  th a t  

pe r io d .  T h a t is why land values were on the increase at the 

time in K is i i .

The d e c l in in g  t re n d  in land va lues between 1972 and 1977

was a consequence o f  the somewhat poor perform ance o f  the

economy at th a t  t im e. There  was an u p s u rg e  in oil p r ices in 1973

and th is  c rea ted  d iso rd e rs  in in te rn a t io n a l t rad e  re la t ions . The

c o u n try  u n d e rw e n t  a series o f  c r ises  especia lly  w ith  respec t to

sharp  changes in re la t iv e  p r ices , recess ions, in f la t ion  abroad and

the fa i lu re  o f  the  b ig  nations to take essentia l steps to p u t
14

balances o f  paym ents in o rd e r .

Between 1 977 and 1982, land va lues in the d is t r ic t  were 

cons tan t.  T h is  was mainly the re s u l t  o f  the  cance ll ing  ou t o f  the 

economic perfo rm ance  in the good years and the bad ones. The 

pos it ive  occu rrences  d u r in g  th is  pe r iod  were the coffee boom 

o f  1977 and 1978 and the c o u n try 's  p r ice  s ta b i l i t y  th ro u g h o u t  the 

1960s and the e a r ly  1970s. On the  o th e r  hand, the negative  

happen ings d u r in g  the per iod  were the  1979 oil c r is is ,  the  w o rld  

recession o f  the  e a r ly  1980s and the  d ro u g h t  o f  1979 and 1980.

The economy however recovered  in 1981 due to the  good

perform ance o f  a g r ic u l tu re  at the time in co n tra s t  to its  perfo rm ance

6in the p rev io us  two yea rs . Th is  re c o v e ry  saw the economy
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g ro w in g  at the rate o f  5.5 pe r ce n t .  Th is  could how ever not be susta ined 

in 1982 when among o th e r  th in g s  th e re  were u n fa v o u ra b le  terms o f  trade  

in the in te rn a t io n a l t rad e  re la t io n s .^  Insp ite  o f  all these, g ra p h  5-1 shows 

th a t  land va lues were in c re a s in g ,  though  at a s lu g g is h  ra te .  A major 

c o n t r ib u to r y  fa c to r  to th is  was the d ro p p in g  o f  the oil p r ices  as from 1982. 

The r is in g  level o f  in f la t io n  also led to these h igh  land values in 1980s.

R e liab i l i ty  o f  the Land Values Data and F in d in g s .

T h is  section is aimed at d e te rm in ing  w he the r o r  not the land value 

data ob ta ined  from the K is ii Land o ff ice  on wh ich the above f in d in g s  have 

been based can be re lied  on.

As has a lready been asce rta ined  (page 118), the  unad jus ted  mean 

land p r ices  pe r hectare in K is ii d i s t r i c t  were Kenya s h i l l in g s  2,000; 8,500; 

11,000; 40,000 and 53,000 fo r  1967, 1972, 1977, 1982 and 1987 re sp e c t ive ly  

with 1977 taken  as the base yea r  and all land va lues w i th in  the s tu d y  

per iod  de f la ted  us ing  a p p ro p r ia te  ind ices . The ind ices a r r iv e d  at were 0.18, 

0.77, 1.00, 3.64 and 4.82 fo r  1967, 1972, 1977, 1982 and 1987 re s p e c t iv e ly .

The unad jus ted  means d iv id e d  by  respec t ive  p r ic e  indices g ive  the 

ad jus ted  means. See tab le  5-11.

Table 5-11 :

Ca lcu la tion o f  A d jus ted  Land Value Means.

Year Unad jus ted  Mean 
Ksh.

Price Index A d ju s te d  Mean 
Ksh.

1967 2,000 0.18 11,111

1972 8,500 0.77 11,039

1977 : 11,000 1.00 11,000

1982 40,000 3.64 10,989

1987 53,000 4.82 10,996

%

Source : Own C a lcu la t ions  based on Data from  the  Kisii

Land O ff ice .
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On the  basis o f  the  ad ju s te d  means, the g ra n d  mean was ca lcu la ted 
as fo l lo w s : -

X = Z X Where 
n

X = G rand mean 
Z = Summation s ign  
X = In d iv id u a l mean (O bse rva t ion )  
n = Number o f  o bse rva t ions

= 11,m + 1 1,039 + n , 0 0 0  + 10,989 + 10,996
5

= 55,135 
5

= 11,027

The var iance  o f  the  ad jus ted  means and the  S tanda rd  dev ia t ion  
were ca lcu la ted  as fo l lo w s : -

Table 5-12

Calcu la tion o f  the V a riance  and the S ta n d a rd  Deviation

X X - X (X  -  X ) 2

11,111 84 7,056
11,039 12 144
11,000 -27 729
10,989 -38 1,444
10,996 -31 961

Source : Own ca lcu la t ion  based on Data from  the  Kisii 

Land O ff ice .

The va r iance , S2, = Z ( X - X ) 2 Where X = In d iv id u a l O bserva tion
n

X = G rand  mean 
n = Number o f obse rva tions  
Z = Summation sign

= 7,056 + 144 + 729 + 1,444 + 961 

5

= 10 ,3 4 4

5

= 2 ,066 .8

The S tandard  D e v ia t io n ,  S, = V £ ( X-% ) 2
n

= \I 10, 34*4

= yJ 2 ,066.8

= 45.5
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F ind ings  from  a sample o f  100 obse rva tions  ob ta ined  from the f ie ld  showed 

a g ra n d  mean o f  K .sh .1 1 ,0 3 4  pe r hectare .

See Tab le  5-13.

Table 5-13.

Calcu la tion o f  the  g ra n d  mean from a sample 
o f  100 O bserva tions .

Year U nad jus ted  mean 
K s h .

Price index A d ju s te d  mean 
Ksh.

1967 1,948 0.18 10,822
1972 8,505 0.77 11,045
1977 11,110 1.00 11,110
1982 40,380 3.64 11,093
1987 53,490 4.82 11,098

Source : Own Ca lcu la t ions based on data from the  f ie ld .

The g ra n d  mean o f the ad jus ted  data from the f ie ld  was ca lcu la ted as 
shown below :

X = I X  
n

= 10,822 + 11,045 + 11,110 + 11,093 + 11,098

5
= 55,168 

5

= 11,034

The f ig u re s  from the f ie ld  re f le c t  the actual p r ices  o f  land. In th is  case, 

Ksh.1 1,034 was the average p r ic e  per hectare in K is ii d is t r ic t  d u r in g  the 

s tu d y  pe r io d  at 1977 p r ic e s .

*

To es tab l ish  the re l ia b i l i t y  o f  the data from the land o ff ice  which gave an 

average p r ice  o f  Ksh.1 1,027 pe r hectare in the d is t r i c t  d u r in g  the s tu d y  

per iod  a t 1977 p r ices ,  i t  was found  necessary to tes t  the nu ll hypo thes is  

th a t  th e re  is no d if fe re n c e  between the two g ra n d  means. The normal 

dev ia te  Z tes t s ta t is t ic  was se lected and the p roce d u re  used was as fo llows 

Step 1: H q ’. There  is no d i f fe re n c e  between the two means i .e .

H0 : y  = 11,027

H There  is a d i f fe re n c e  between the two means i .e .  

Ha : y *  11,027

Step 2:



130

Step 3:

Step 4:

CONCLUSION:

N ine ty  pe r cen t was taken as the confidence leve l.

Th is  means th a t

A 7 = 0.90 = 0.4500 = 1.65
2

The im p lica t ion  here is tha t the ca lcu la ted  s ta t is t ic ,  Z, 

had to lie w i th in  the acceptance reg ion  wh ich  was 1.65 

e i th e r  side o f  y = 1 1,027 fo r  the n u l l  hypo thes is  to be 

accepted.

Ca lcu la t ion  o f  the  normal dev ia te .

Z = X-yjT S /v r 7 T

= 11,034 -  11,027

S_
X

= 45.5 

\ /  100

= 45.5 = 4.55
10

Hence 1 1,034 -  1 1,027 = _7__ = 1 . 5 4

4.55 4.55

The ca lcu la ted  normal deviate was found  to be 1.54 and 

was c le a r ly  w i th in  the acceptance reg ion  o f  1.65 e i th e r  

side o f  y . On the basis o f  th is  f in d in g ,  the nu ll 

hypo thes is  was accepted and an a f f i rm a t io n  made th a t  at 

90 pe r cen t con fidence  level, the re  is no d if fe rence  

between the land va lues which were ob ta ined from the 

land o f f ice  documents and the actual land values which 

were ob ta ined  from  the f ie ld  th ro u g h  the  adm in is tra t ion  

o f  a q u e s t io n n a ire .  Th is  means th a t  up  to 90 per cent 

con fidence  leve l,  the f in d in g s  in th is  s tu d y  on land 

values are v a l id .
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Popula tion G row th

A t  the time when land va lues have been on the  increase, the 

popu la tion  o f  K is ii d i s t r ic t  has been g ro w in g  too. See tab le  5-14.

Table 5-14 Population T re n d  in K is ii D is t r ic t

Year Tota l Population D ens ity  in square km.

1962 518226 234

1969 675041 304

1979 869512 395

Source: CBS: Kenya Census

Documents fo r  1962, 1969 and 1979.

On the basis o f  the above data on popu la t ion , i t  is e v id e n t  tha t the 

annual ra te  o f  increase was 3.8 and 2.6 pe r  cen t between 1962 and 1969 

and between 1 969 and 1979 re s p e c t iv e ly .  In 1987, i t  was estimated tha t 

the re  were 1.3 mill ion Gusii in K is ii d i s t r i c t .  Tab le 5-15 shows the 

ca lcu la ted popu la t ion  f ig u re s  fo r  1967, 1972, 1977, 1982 and 1987.

Table 5-15:

Calculated Population f ig u re s  fo r  1967-87

Year Population G row th  Rate

1967 624,462 3.8%

1972 729,078 2.6%

1977 828,910 2.6%

1982 1,012,329 5.2%

1987 1,300,000 5.2%

Source: Calcu lated on the  basis o f  o f f ic ia l  Data.

See G raph  5-2 fo r  the  popu la t ion  g raph ica l re p re s e n ta t io n .
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Population G row th  ve rsus  Land Values

The fo rego ing  sections reveal th a t  bo th  popu la t ion  and 

land values have been on the  increase b u t  a t d i f f e r e n t  ra tes . 

Whereas popu la tion  g rew  at the  ra te  o f  3.8%, 2.6%, 2.6%, 5.2% and 

5.2% fo r  1967, 1972, 1977, 1982 and 1987 re s p e c t iv e ly ,  land values 

d u r in g  the same pe r iod  g rew  at a constant annual ra te  o f  1.43 

pe r ce n t .  Even when the  mean o f  popu la tion  g ro w th  was taken 

fo r  com parison, i t  was es tab l ished , th a t  d u r in g  the s tu d y  pe r io d ,  

i t  g rew  at a h ighe r  ra te  o f  3.88% as opposed to the mere 1.43% 

fo r  land va lues.

A n o th e r  deduc tion  from  the p reced ing  sections is th a t  

whereas popu la tion  has been g row ing  s te a d i ly ,  land values have 

no t.  They  have in fac t been charac te r ised  b y  upw a rd  and 

dow nw ard  f lu c tu a t io n s .  A case in mind is 1972 when the h ighes t 

va lues were recorded  and then  the subsequen t fa ll fo llowed by  a 

cons tan t g row th  up to 1982 and th e re a f te r  a s lu g g ish  g ro w th .

See g ra p h  5-1 on page 124. As g raph  5-2 shows, no such sw ings 

were recorded fo r  po p u la t io n .  In view o f  th is ,  the on ly  fa i r  

in fe rence  is th a t  th e re  is no s tron g  re la t io n s h ip  between the  two 

va r ia b le s .  I f  the re la t io n s h ip  had been s t ro n g ,  th e re  would not 

have been such d i f fe re n ce s  in rates o f  change.

N.
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Rating o f  Possible Land Value D e term inants

The sample which was selected to ra te  the  possib le land 

va lue de te rm inan ts  rated them in the manner p o r t ra y e d  by table 

5-16.

Whereas the ra n k in g  o f  the fa c to rs  is not conc lus ive , 

i t  is e v id e n t  th a t  no s ing le  fac to r  can be s ing led  ou t as the sole 

d e te rm inan t o f  land va lues. I t  is t ru e  th a t  popu la tion  g row th  

is ra ted  f i r s t  b u t  w ith  on ly  a 58% m a jo r i ty  meaning th a t  its 

re la t io n s h ip  to land values is not necessar i ly  s t ro n g .

\



X 1 X 2 X 3 X 4 X 5 X 6 X 7 X 00 X 9 X 10 X 11 X 12

Rank F re ­
quency  

o f  ra te rs  
in %

Fre ­
quency  
o f  ra te rs  

in %

Fre ­
quency  

o f  ra te rs  
in %

Fre­
quency  

o f  ra te rs  
in %

Fre ­
quency  
o f  ra te rs  

in %

Fre ­
quency  
o f  ra te rs  

in %

Fre­
quency  

o f  ra te rs  
in %

Fre ­
quency  
o f  ra te rs  

in %

Fre ­
quency  
o f  ra te rs  

in %

Fre ­
quency  

o f  ra te rs  
in %

Fre ­
quency  
o f  ra te rs  

in %

Fre ­
quency  

o f  ra te rs  
in %

1 58 44 0 0 0 0 0 0 0 0 0 0
2 42 56 0 0 0 0 0 0 0 0 0 0
3 0 0 99 0 0 1 0 0 0 0 0 0
4 0 0 1 99 0 4 0 0 0 0 0 0
5 0 0 P 1 26 19 38 4 0 0 0 0
6 0 0 0 0 20 46 22 4 4 0 0 0
7 0 0 0 0 21 15 39 27 3 0 0 0
8 0 0 0 0 11 4 1 63 10 2 0 0
9 0 0 0 0 12 1 0 2 72 2 0 0

10 / ° 0 0 0 0 0 0 0 4 68 4 0
11 0 0 0 0 0 0 0 0 7 28 94 0

12 0 0 0 0 0 0 0 0 0 0 2 100

Tota l 100 100 100 100 100 100 100 100 100 100 100 100

The va r iab les rep resen ted

Population g ro w th  . X 5
C u ltu ra l  a ttachm ent to land X ro
Good c limate.

X-,
Soil f e r t i l i t y . 7

X 8

by X.j, X 2 .................... X 12 are

In f la t io n .

D istance from a g ro w th  
c e n tre .
Economic deve lopm ent.

Per capita  income.

as fo llow s:

X 9 - Po lit ica l s ta b i l i ty .

x io  - G overnm ent in te rv e n t io n

X 11 - Specu la tion .

X 12 - O th e rs .

Tab le  5-16: Ra ting  o f  Land Value D e te rm inan ts ;  Source : Field S u rv e y ,  1988.
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Summary

T h is  chap te r  has shown th a t  the K is ii r u ra l  land market 

has been ac t ive  b u t  has been dec l in ing  in recen t yea rs . The 

ev idence o f  th is  is the decreasing t re n d  o f  the recorded  land 

sales and the decreas ing size o f  the  u n i ts  o f  sale d u r in g  the 

succeeding years o f  the s tu d y  pe r io d .  T h is  cha p te r  has in 

a d d it io n  revealed th a t  whereas bo th  popu la t ion  and land values 

have been inc rea s ing ,  they  have not been doing so at the same 

ra te .  Indeed, popu la tion  has been g ro w in g  at a h ig h e r  ra te . By 

v i r t u e  o f  the va r ia t io ns  in the ra tes o f  change o f  the two 

va r iab les ,  th e ir  re la t ionsh ip  does not come o u t as a s tron g  one. 

T h is  does not however mean tha t popu la t ion  g ro w th  is no t one o f  

the de te rm inan ts  o f  h igh  land va lues.

v
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C HAPTER SIX

CONCLUSIONS AND RECOMMENDATIONS

Th is  chap te r  concludes on the f in d in g s  o f  the s tudy  based 

on chap te r  f iv e .  I t  shows among o th e r  th in g s  tha t population 

g ro w th  in K is ii d u r in g  the s tu d y  pe r iod  o f  1967-87 was high and 

th a t  the d is t r ic t 's  ru ra l  land m arket has been on the decline as 

from the  1980s. I t  is rea ff irm ed th a t  land values have been high 

b u t  th a t  the causes are many and must neve r  be a t t r ib u te d  to a 

s ing le  fa c to r  such as popula tion g ro w th .

I t  was noted tha t 1967 c o n s t i tu te d  21.1% o f  the total sales 

recorded  d u r in g  the s tu d y  per iod  while  the  respec t ive  f igu res  for 

1972, 1977, 1982 and 1987 were 24.2%, 21.2%, 18.2% and 15.4%.

The f i r s t  reve la t ion  on the land m arke t was th a t  i t  began to be 

ac t ive  when land assumed a t ransac tab le  s ta tus  fo llow ing the 

commencement o f  the processes o f  a d ju d ic a t io n ,  consolidation and 

re g is t ra t io n  in 1965. As was po in ted  ou t e a r l ie r ,  these processes 

became o f f ic ia l ly  operational in K is ii as from 1965 such tha t by 

1971, most o f  the land re g is t ra t io n s  had been done.

A n o th e r  reve la tion  on the land m arke t was th a t  whereas 

i t  was ac t ive  in the years before 1972, i t  th e re a f te r  reduced its 

tempo. As tab le  5-1 revealed, the peak o f  the d is t r ic t 's  land 

m arke t was 1972 when 172 sales were recorded  as opposed to 

150, 150, 130 and 110 sales fo r  1967, 1977, 1982 and 1987 

re s p e c t iv e ly .  I t  was established th a t  th is  t re n d  was mainly a 

consequence o f  the low land per cap ita  in  the d is t r ic t .
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T h is  low land pe r  cap ita  was a t t r ib u te d  to  the  p re v a le n t  h igh  rate 

o f  popu la t ion  g ro w th  in the  d is t r ic t .  I t  was f u r t h e r  estab lished 

th a t  the  low hectarages held by most o f  the  C us ii who almost e n t ire ly  

depend on a g r ic u l tu re  fo r  su rv iv a l ba rred  them from se ll ing  the 

l i t t le  land in t h e i r  possession.

On the  same note , the analysis revea led th a t  most o f  the 

sales were conce n tra ted  in the d is t r ic t 's  zone II as opposed to zones 

I and I I I .  One reason fo r  th is  t re n d  in zone 11 was its  h igh  

popu la t ion  d e n s i ty .  I t  was here tha t the land shortage  c r is is  was 

f i r s t  expe rienced  in the d is t r ic t .  Th is  c rea ted  a lo t o f  awareness 

among the res ide n ts  such th a t  many o f  them were se l l ing  port ions 

o f  th e i r  land in o rd e r  to make economic purchases in the  settlements 

where la rg e r  farms ex is te d .

No sales were recorded fo r  zone I in 1967. In 1972, on ly  

5 sales ou t o f  the  172 recorded transac tions  fo r  the year represented 

the  zone. T h is  means th a t  fo r  tha t yea r,  the  zone c o n s t i tu te d  a 

mere 2.9% o f  the to ta l land sales made. The t re n d  was not any 

d i f fe r e n t  in 1977 since the sales from the  zone rep resen ted  on ly  

5.3% o f  the  to ta l t ra n sa c t io n s .  In 1982, the sales in  the  zone 

c o n s t i tu te d  5.4% o f  the  to ta l transactions reco rded  fo r  th a t  year 

wh ile  a change was noted in 1987. In th a t  ye a r ,  the  zones' sales 

rep resen ted  16.4% o f  the  year 's  tota l land dea lings . The p ic tu re  

wh ich  emerged from the  ana lys is was th a t  the  land m arke t in the 

zone had began to assume an upw ard  t re n d .  I t  was expected tha t 

th is  t re n d  would p e rs is t  fo r  some time before  the  d e c l in ing  one

would be assumed.
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I t  was in  a d d it io n  established tha t whereas the land m arket 

had been ac t ive  in the  d is t r ic t 's  zone I I ,  i t  had p ro g re s s iv e ly  been 

dec l in ing  in successive years . For instance, in 1967, the zone 

rep resen ted  91.3% o f  the year 's  recorded t ransac tions  while the 

respec t ive  f ig u re s  fo r  1972, 1977, 1982 and 1987 were 84.3%, 77.3%, 

71.5% and 63.6%.

The t re n d  o f  zone I I I  has almost been ak in  to th a t  o f  

zone I I .  In 1967, its  sales cons titu ted  8.7% o f  the year 's  to ta l 

sales when the respec t ive  f igu res  fo r  1972, 1977, 1982 and 1987 

were 12.8%, 17.4%, 23.1% and 20.0%.

The conc lus ion  d raw n w ith  respect to the fu tu re  activeness 

o f  the land m arke t in  zones II and I I I  was th a t  i t  would be minimal 

in so fa r  as the f reeho ld  in te res ts  were concerned.

As fo r  the  pieces o f  land in the m arke t,  the ana lys is  

revealed th a t  as from the 1970s they  had p ro g re s s iv e ly  become 

sm aller. I t  was e v id e n t  th a t  in 1967, the d isposable un its  o f  less 

than 0.5 hectares c o n s t i tu te d  19.3% o f  the to ta l sales fo r  th a t  year 

while  the respec t ive  percentages fo r  1972, 1977, 1982 and 1987 were 

64.5, 62.0, 88.5 and 89.1 . For hectarages w ith in  the range o f  

0 .5 -1 .0 ,  they  made up fo r  40.7% o f  1967's to ta i sales while fo r  1972, 

1977, 1982 and 1987 the  respective  f ig u re s  were 20.4%, 21.3%, 11.5% 

and 10.0%. As fo r  the  pieces o f  land in the range o f  1.0 and 1.5 

hectares, 1967 reco rded  the h ighest percentage o f  10% while 7%, 

3.3%, 0% and 0% were respec t ive ly  recorded fo r  1972, 1977, 1982

and 1987.
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I t  was in 1967 tha t the la rg e r  p lo ts  in excess o f  1.5 hectares 

were s ig n if ic a n t ly  so ld . In tha t yea r ,  such pieces o f  land cons t itu ted  

a spectacu lar 30% o f  the recorded t ran sac t ions  while  fo r  1972, 1977, 

1982 and 1987 the respective  f ig u re s  were 8.1%, 13.4%, 0% and 0.9%.

As pointed ou t ea r l ie r ,  the reasons fo r  the small d isposable 

u n i ts  in the market h inged on the d is t r ic t 's  popu la tion  den s ity  and 

the overdependence o f  the Cusii on a g r ic u l tu re .

The conclusion drawn from the fo rego ing  t re n d  was tha t 

the re  has been a land shortage c r is is  in K is ii and th a t  the fu tu re  

o f  la rg e r  transactab le  un its  in the d is t r i c t  is b leak in so fa r  as the 

f reeho ld  in te res t  is concerned.

The ana lys is on land values ind ica ted  th a t  they  have been 

on the increase. I t  was pointed ou t th a t  in 1967, 30.4% o f  the sales 

recorded  were p r iced  at ove r 20,000 s h i l l in g s  pe r hectare  while in 

1972, 1977, 1982 and 1987 the respec t ive  f ig u re s  were 55.9%, 50.7%, 

53.1% and 54.6%. In o the r  terms i t  was e v id e n t  th a t  in 1967, sales 

o f  below 10,000 sh i l l in g s  per hectare made up fo r  28.7% o f  the tota l 

sales whereas the respective  f ig u re s  fo r  1972, 1977, 1982 and 1987 

were 25.0%, 23.3%, 28.5% and 15.5%. In c o n t ra s t ,  sales o f  over 

10,000 sh i l l ings  per hectare c o n s t i tu te d  71.3%, 75.0%, 76.7%, 71.5% 

and 84.5% o f  the to ta l sales recorded fo r  1967, 1972, 1977, 1982 and 

1987 respec t ive ly .

The ana lys is fu r th e r  revealed th a t  whereas the land values 

have been increas ing , they  have been do ing  so at an average annual 

ra te  o f  1.43%.

It  was fu r th e r  po inted ou t th a t  the  causes o f  h igh  land values
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in c luded  such fa c to rs  as good climate, fe r t i le  soils, population g ro w th ,  

economic deve lopm ent, po l i t ica l s ta b i l i t y ,  in f la t io n ,  per capita income 

and location.

The most obv ious  conc lus ion  on land value tre n d s  was tha t 

whereas they  have been in c re a s in g ,  in real terms they  have not 

been r is in g  at a v e r y  h igh  ra te .  F luc tua tions  in land values were 

e v id e n t  from the a na lys is .  For ins tance , between 1967 and 1972, 

th e y  were r is in g  while  between 1972 and 1977 they  were on the 

dec l ine . Between 1977 and 1982 th e y  were somewhat constant on ly  

to p ic k  up  on the u pw a rd  t re n d  a f te r  1982. A l l these swings found 

exp lana tions  in bo th  local and in te rn a t io n a l economic cond it ions.

I t  was fo r  ins tance noted th a t  the  upw ard  t re n d  in land 

va lues between 1967 and 1972 was due to the  somewhat exce llent 

perfo rm ance  o f  the Kenyan economy at the time. The economy as 

was es tab lished  was g ro w in g  a t 0.5% between 196*1 and 1965 while i t  

was g ro w in g  at 19.5%, 3.9% and 6.6% d u r in g  the 1965/66, 1966/67, 

and the 1967/68 f inanc ia l years  re s p e c t iv e ly .  Th is  means tha t the 

economy, at the time, was g ro w in g  at an average annual ra te o f  

6.3%.

The declining t re n d  in land va lues from 1972 to 1977 as was

es tab l ished  was the a f te rm a th  o f  the  c o u n t r y 's  dismal economic
1.

perfo rm ance  at the time. T h is  was caused among o the r  th ing s  by 

the  p re v a i l in g  h igh  oil p r ic e s ,  the sha rp  changes in re la t ive  p r ices , 

recess ions and in f la t io n a ry  t re n d s .

On the same note , the cons tan t g ro w th  in land values 

between 1977 and 1982 fo und  exp lana tion  in the e ffec ts  o f both the
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good and the bad years d u r in g  the  p e r io d .  The good years were 

charac te r ised  by among o the r  th in g s  the  coffee boom o f  1977 and 

1978 while the bad ones were cha rac te r ised  by  such d iso rde rs  as 

h igh  oil p r ices .  These developments cance lled ou t in th e ir  e ffects 

such th a t  aggregate  demand was almost co n s ta n t .

A f te r  1982, the re  resu lted  an u p w a rd  t re n d  in land values 

and these were the a fte rm aths o f  the  p re v a i l in g  low oil p r ices, 

in f la t ion  and the good performance o f  the  c o u n t r y 's  a g r ic u ltu ra l 

sector at the time. The good perfo rm ance  o f  the economy meant 

th a t  the people's d isposable income was h ig h  and hence the boosting 

o f  aggregate demand.

The ana lys is  f u r t h e r  revealed th a t  K is i i  is a densely 

popula ted d is t r i c t .  In 1967, its  popu la t ion  was 624,462 while fo r  

1972, 1977, 1982 and 1987 i t  was 729,078, 828,910, 1,012,329 and 

1,300,000 re s p e c t iv e ly .  Th is  rep resen ted  an average annual 

popu la tion  g ro w th  ra te  o f  3.883 a l th o u g h  th e re  were cases when the 

popu la tion  was g row ing  at an annual ra te  o f  5.2%. The conclusion 

d raw n from th is  t re n d  is tha t popu la t ion  has been g row ing  at a 

h igh  ra te  wh ich  needs some remedial measures.

I t  was in add it ion  es tab lished th a t  the re la t io nsh ip  between 

popu la tion  g ro w th  and land values is not s t ro n g .  In the f i r s t  place, 

popu la tion  a p p a re n t ly  grew at a h ig h e r  average  annual g row th  rate 

o f  3.88% as opposed to the  one o f  land va lues wh ich  stood at a 

mere 1.43%. Secondly, i t  was e v id e n t  th a t  whereas popu la tion  

assumed an upw ard  t re n d  w ith  no f lu c tu a t io n s ,  land values were 

charac te r ized  by  bo th  ascending and descend ing  sw ings . I f  the 

re la t ionsh ip  between the  two were s t ro n g ,  then  cases o f  dec l in ing



land values would not have been no ted . T h is  is t ru e  no tw ith s tan d in g  

the fac t th a t  the population fa c to r  was h ig h ly  ra ted  as a de te rm inan t 

o f  land va lues. The on ly  fa ir  conc lus ion  wh ich  could be drawn is 

th a t  land values are a consequence o f  p h ys ica l,  social, economic and 

po l i t ica l (governm ent) forces and can in no way be a t t r ib u te d  to 

any one s ing le  fac to r  like popu la tion  g ro w th .

Recommendations

In view o f  the ana lys is done, one o f  the most obvious 

reve la t ions  is tha t both land va lues and popu la tion  have been on 

the increase. Whereas i t  was es tab lished  th a t  the two variab les are
f

not s t ro n g ly  re la ted , i t  was neve rthe less  adm itted tha t popula tion 

g ro w th  is one o f  the factors  w h ich  cause o r  in f luence land va lues.

In v iew o f  the h igh  rate o f  popu la tion  g ro w th  in the d is t r ic t ,  i t  is 

recommended tha t incentives in fa v o u r  o f  smaller families be 

in i t ia te d  by  both the local and the c e n tra l gove rnm ents .

T h ro u g h o u t  the s tu d y ,  i t  was shown th a t  there  has been 

too much emphasis on land. T h is  has o v e r  the years encouraged 

h igh  demand fo r  i t  and whereas th is  was a hea lthy  development in 

the  past, i t  no longer holds t ru e .  O the r  a l te rn a t iv e s  o the r  than 

a g r ic u l tu re  need to be sought, in i t ia te d  and be emphasized. Th is  

shou ld  be the re sp o n s ib i l i ty  o f  all c i t izens  and especia lly  those in 

co n tro l o f  the p lann ing  mechanisms.

As fo r  the activeness o f  the  land m arke t,  the s tu d y  showed 

th a t  on ly  freeho ld  sales were made d u r in g  the  s tu d y  per iod . Th is  

pa in ted  a ra th e r  pessimistic p ic tu re  to the  fu tu re  o f  the ru ra l land 

m arke t.  Th is  was p a r t ic u la r ly  the case since all the sales considered
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were f re e h o ld s .  I t  is the re fo re  proposed th a t  f reeho ld  sales be 

d iscouraged  in fa v o u r  o f  leaseholds. T h is  cou ld  fo r  instance be 

done th ro u g h  an A c t o f  Parliament wh ich  would s t ipu la te  tha t no 

f reeho ld  land dea lings  must be ve n tu re d  in to .  I f  th is  is done, it  

is expec ted  th a t  the land market would t h r iv e  and may not come 

to a "s ta n d  s t i l l "  s ince at the e x p i ry  o f  a term  in an old lease, a 

f re s h  one would be negotiated or the old one renewed o r  extended. Th is  

is in c o n t ra s t  to the freeho ld  sales where the  se l le r  has no 

re v e rs io n a ry  in te re s t  and hence no recourse  fo r  a re -sa le .

As fo r  the  upw ard  t ren d  in land va lues , i t  is the submission 

o f  th is  thes is  th a t  the t re n d  would p e rs is t  g iven  th a t  land is a 

scarce resource  whose values are a syn thes is  o f  m yriads of 

domestic and in te rn a t io n a l forces. T h is  does not the re fo re  

gua ran tee  the s e t t in g  o f  "ce i l ings "  o r  " f lo o rs "  fo r  land values in a 

mixed economy such as Kenya's wh ich has a c a p i ta l is t  bias. I t  is 

however re i te ra te d  th a t  less emphasis be placed on land ow nersh ip . 

People shou ld  be encouraged to take up such o th e r  a lte rna tives  as 

re ta i l in g ,  ta i lo r in g ,  c a rp e n try ,  m asonry, p o t te ry  and all sorts  o f  

s k i l ls  in the in fo rm al secto r. For such a programme to w ork , the 

gove rnm en t shou ld  launch a special fu n d  w ith  b ranches in e ve ry  

v i l la ge  whose re s p o n s ib i l i ty  would be the prom otion  o f  o ther 

w o rkab le  forms o f  employment.

I t  is also proposed tha t land na t iona liza t ion  could poss ib ly  

be a p a r t ia l  so lu tion  to h igh  land va lues . The con ten t ion  here is 

th a t  i f  all land is na t iona lized, i t  is the gove rnm en t wh ich would be 

the sole la n d lo rd .  Instead o f se l l ing  land in p e rp e tu i ty  to
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in d iv id u a ls ,  i t  w i l l be leasing i t  to them fo r  a spec if ic  term.

It  is the submission o f  th is  thes is  th a t  the governm ent would not 

und e r such c ircum stances charge  h igh  re n t  as a p r iv a te  landlord 

would . T h is  would the re fo re  d ra s t ic a l ly  lower land values.

v
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Suggested Areas fo r  F u r th e r  S tudy .

1. The re la t ionsh ip  between popu la tion  g row th  and land 

values in ano the r dense ly  popu la ted  d is t r ic t  in Kenya 

p re fe ra b ly  d u r in g  the same period  (1967-87) fo r  

comparison.

2. The re la t ionsh ip  between the economic climate 

( in f la t io n /d e p re s s io n )  and the performance o f  the land 

market in Kenya.

3. The e ffec tiveness o f  land na t iona liza t ion  in c o n tro l l in g  

the upsu rge  in  land va lues.

4. The re la t ionsh ip  between land use and land va lues.

5. The fe a s ib i l i ty  o f  a leasehold ru ra l  land market in Kenya.

N.
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APPENDIX 1

Enosh O. Momanyi,

D ep t, o f  Land Development,

U n iv e rs i t y  o f  Nairobi 

1S87/88 Academic Year.

QUESTIONNAIRE 

The Respondent's P a rt icu la rs ;

Name ...................................................................................

O ccupation  ......................................................................

M arita l S ta tu s :  1 = s ing le , 2 = m arr ied ,

3 = separated (T ic k  one ).

D iv is ion  ..........................................................................

Location ........................................................................

S ub - loca t io n  ..............................................................................................

Land O w n e rs h ip :

(a) Do you own land? 1 = Yes, 2 = No, (T ic k  one).

(b )  I f  Yes, how d id  you get it? (T ic k  one ).

1 = I in h e r i te d  i t .

2 = I b ou gh t i t .

3 = I in h e r i te d  p a r t  o f  i t  and then b o u g h t the

o th e r  p a r t .

4 = I was g iven .
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4. What is the acreage o f  y o u r  l a n d ? .........

5. (a) Do you have a t i t le  deed?

1 = Yes, 2 = No, (T ic k  one ).

(b ) I f  No, why? ..........................................

6. What in te res t  do you own?

1 = F re e h o ld .

2 = Leaseho ld .

3 = O th e r .

I l l  Pa rt icu la rs  o f  the Land and the T ransac tions :

7. (a) Name o f  se l le r  .................

(b ) Occupation o f  se l le r  . . .

(c) Time o f  purchase  ..........

(d ) Acreage o f  land b ou gh t

8. (a) Do you have a t i t le  deed to the land you bought?

1 = Yes, 2 = No, (T ic k  one ).

( b) I f  No, why? ..............................................................................

9. What in te res t  d id  you buy?  (T ic k  one).

1 = Freeho ld .

2 = Leasehold.

3 = O the rs

10 . How much d id  you  p ay  f o r  y o u r  land?
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11. What fac to rs  in f luenced  you to pay th a t  amount?

Rate the factors  acco rd ing  to t h e i r  in f luence  on the 

p r ice  you paid fo r  the land .

Good c limate

F e r t i l i t y

Good ne ighbou rhood

Com petit ion  from  o th e r  buye rs  

(h ig h  demand)

Distance from the g ro w th  cen tre . 

O the rs  (s p e c i fy )  ................................

12. (a) I f  you were to  se'l the  land you bough t,  how much

would you ge t fo r  i t  today? ................................................

(b) Why would you ask th a t  much?



LAND VALUE DETERMINANTS:

(a) Rate the  fo llow ing factors in terms o f  t h e i r

causa tive  e f fe c t  on land values in K is ii D is t r ic t .

Good climate D istance from

the  g ro w th

Land fe r t i l i t y  c e n tre .

Land Speculation Polit ica l S ta b i l i ty

Population g row th

In f la t ion

Economic Development o f  the  D is t r ic t

Per capita income

The cu ltu ra l a ttachment o f  the  

Abagusii to land.

Government in te rv e n t io n  e .g .  th ro u g h  

the operation o f  the land co n tro l 

board .

O thers  ......................................................................

i w r i
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