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TLAUD TRAFSACTIONS IN KILMBU!

3y
JAITES G. KARUGA

Abstract

The paper exani: Lané Transactionms in Kiambu District
from 1956, the beginnins. of the Land Regictration process, to 1971;
against a background of clasciccl Land Velue Wocory hypotheces,
namely that the value of land will decline with distarce Trom a
central market point — in this case Fairobi and that the volume of
transactions will also vary inversely with disteaiice from such a point.

Part II exawines in grealer detail the noture, and rrocess
of land troncactirng, focusin:- on tenure, ond the monctisation of
the lend transactions nrocess cia has roesnlicd in fragmentation
of holdings in the Tistrict., Othsr aspectic of land rocesses, cuch
as regiostration and rural credit arc trested bricfly.

The study suvgcoto tic rced for inore rtclics of the effect
of the Nairobi economy o3 the jeri~urban fonc and the 'newer' land
pracesses in the district = namely the movement from the Traditionsl
areas to the new area:z of settlenent in the Iformerly scheduled areas.



LAND TRANSACTIONS IN KIAMBU*

By James G, Karuge*¥

INTRODUCTION:

The 'Land Question’ . has remained central to Kenya's, and
Kikuyu politics in particular, for the last 70 years. Colonial Commissions
and Govt. Missionsl have engaged in trying to unwangle the issues of
tenure, and more recenily, the economic Implications of Land Reiform.
But perhaps no single Commission achieved such fundamental change (rather
than revolution) as did the Swynerton Plan, of 19542, which resulted in
massive land consolidation and registration of titles in Central Province
between 1956 and 1960, After the successful consolidation and
registration of titles in Central Province, agricultural reform in other

parts of Kenya has been predicated on the acceptance of similar land
reform,. Not only does consolidation reduce the waste of time and land

occassioned by operating many small scattered holdings, but registration
of titles also gives security to the owner, so that he may be able to
borrow for agricultural improvements. But above all, registration gives
the authorities control on land transactions which would result in

fragmentation,

It is common knowledge, however, that a great deal of fragmentation
has been going on in Central Province since the completion of the regi~-
stration process in 1960, despite this control. So far, however, there
has been no systematic investigation of this process. ILand s%ill
remains a8 taboo research problem, largely due to the emstive political

background against which past land issues have been discussed.

But the lar question cannot long be ignored by researchers. ILand
processes in the Kiambu area, present a fertile testing ground for

some classical land value hypotheses and more significantly, the problems
and processes encountered now in Kiambu will become more prominent in
other parts of the country, with similar demographic and agricul tural
characteristics, such as Kisii.4 lioreover, given the legacy of large
villages in Kiambu, particularly those within a radius of 10 miles from
Wairobi, some of the land processes currently taking place, point to

patterns of African suburbanisation, which the City planners cannot



cannot ignore in the coming years. A study of land processes in Kiambu
may also provide clues  to the problem of the proletarisation of the
neasantry which may be of interest to political scientists.” Vhat

follows then is a wmodest attennt to explore some of these problems.

In part one, we examine the data on land Transactions in
Kiambu since 1956 against the background of Lend value and Location
Theory Analysis, The hypotheses are: 1) Land values decline with distance
from Nairobi. 2) The frequency and volume of Land transactions decreases
with distance from Neirobi. 3) The value of transactions will rise
over time. Our data tends to confirm the 1st hypothesis, though, as will
be pointed out in the section on liethodology, the gradient of the land
value euEve needs to be interpreted with caution, since our measure
of distance was an approximation to the nearest market centre in each
of the 10 sublocations, Evidence from our data suggests that there
are in fact 3 sub m2rkets for land .in Kiambu, each distinct from the
other. The overall out off points lie in the regions of 15, 30, and
40 miles. What is interesting though, is that over the years, these
out off points have shifted, establishing clear boundaries for the
various land markets. The current operational btoundaries seem to be
10 miles (the residential market), and 20 miles, the area of intensive
gardening, and 35 miles. The differences between the first submark,
i.e. the area mest adjacent to Nairobi, and the other two is most marked.
This submarket is characterised »y a preponderance of small transactions,
valued more highly which suggests more intensive land use and a
transformation from agricul tural to residential use., Some of the pieces
of land are too small to he of any other use except for residential
purposes. The differences Letween the other two submarkets are not so
acute, and ome would have to cont?ol for other factors such as soil
fertility, crop productivity and accessibility more stringently to

explain the differences.

As far as hypothesis 3 is concerned, evidence suggests that
land market was fairly dowant till 1967, when land values began rising
very repidly. The period 1962-19656, was a period of stagnant prices.
Infact, prices fell helow the 1956-63 level, as can be seen from
Frig.8. However, the mean value of tihe trensactions was high, which
suggests that a consideralble acreage changed hands, though at a low
average price per acre, One possible explanation of this is that this
period of low average prices per acre coincided with the period of

settlement schemes in the former scheduled Areas, and as is well known,
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many people sold their holdings in the Central Province to get a larger
holding in the Rift-Valley. As far as trends in the 3 submarkets are
concerned, it is clear that the 1st submarket has been consistently
buoyent whereas for the other 2 submarkets, the trends are not so clear.
On the whole, the prices of land have increased by as much as shs 600/=
per acre between 1967 and 1970, from an average of sh. 900/~ per acre
between the period 1960 and 1970, to sh.1500/~ per acre. There are

Signs that this trend will continue fto rise in the near future.



struck by the number of people who said they had purchased their land
holdings, or alternately by the increasingly large number of landi aQwners
who had migrated from their traditionsl land holdings in Kiambu, to
Tarms in the Rift-Valley Province, or some parts of Tanzania, In order
to find out whether these treads were peculiar only to Kiambaa(i.e. the
Location nearest Nairobi) or prevalent in the whole of Kiambu District,
we decided to take a2 district-wide sample of land holdings and examine
the structure of transactions since registration of land titles. Further-
nore, following some well known propositions in hand value Theory (see
Part one), we decided to collect data on all rounded transactions in
10 sublocations, selected randomly from the 83 sublocations into which
Kiambu is divided. These 10 sublocations were GATHAGE, MAKWA, and
HANDEGE in Gatundu Division, GITARU and MUTUINI in XKikuyu Division,
LUAKA in Kiambaa Division, KIJABE and IAMIRITHU in Limuru Division,
GATHIEKO and GATHANGARI in Githunguri Division. Together, these 10
sublocations represent nearly 4000 farm units, or nearly 8% of the farm
units in Xiambu District. The sublocations are also geographically
distributed so that we have land units in the relatively dry and
poor 2reas of Makwa in Lower Gatundu, and the relatively inaccessible
Handege sublocation in upper Gatunduv, which is adjacent to Muranga
District; to the well situated JZuaka sublocation 2nd the distant Kijabe

sublocation on the flanks of the Rift-Valley.

Ecologically also, the sublocations represent various land
use potentials, from the low lying areas of lLiakwa, suitable for Pinepple
and sisal, to Gathangari Tea Zone in Githunguri, and Coffee in Ruaka
and Pyrethrum in Xamirithu in Limuru Division. Dairying is a prowinent
feature of the sublocations which are nesrest Nairobi, and which are
well served by rainfall, i.e. over 40 in. per annum / NB. All the sub-
locations fall within this zone, except for Makwa which is between the

30 in and 40 in. Isohytes? /

In terms of population, the 10 sublocations are very similar,
with most of them having a density of 400 persons per sq.km. except for
Gitaru and Ruaka, which have densities of 900, and 600 respectively.
Inorder to examine hypothesis 1 and 2, we took as the measure for distance,
the most direct Country Bus Route, to the various market centres, as shown
in the - Survey of Kenya Road Maps for Central Province. 1In a country where
car ownership is very small, but private bus operations fairly freguent.
the relevant measure of accessibility to markets (Nairobi in particular)
iz the route taken by the country buses. lMeasuring distance to a common

centre in 4@ sublocation is a rather arhitrary procedure as it gives the



in spacc. Furthermore, the clemcnt of topography of Fiambu — thc country
slopes to the S.E and is truncated into anumcrous ridges and riverlets -

makes movement from Nairobi to the MNorth, N.E and N.¥ (wherc our sublocations
arc located) rather difficult. The rcsult is that distances are.in some

cascs longer — particularly for the sublocations such as Handcge, and Gathangar
which arc located further inland from the main roads. Our measure of distance
sheuld therefore be interpreted with caution since it does not correspond to
pure! distancc in ‘'a featurcless plain' bcloved of Location theory. The
importancce of thc measurcment of distances becomes clcar in thce analysis

of thc various submarkets, wherc our attempts to establish the cut off points
dcpends not only on thc mcasurement of distance per sc, but also on the -
rclafive — significancce of the various market centres. Whereas Nairobi scrves
as a clcar commercial ccntrc, the significance of the othcr Locational markcts
is not so clear. We would, howevcr, cxpect such a centrc as Limuru — which
has a significant industrial population, to Havc a grcafcr impact on the
agricultural and residential dcecisions of thc surrounding arcas - thus,
forming a nuclei for furthcr growth. Our an<lysis may, however, undcresti-
mate thce significance of such other rural centres as Kiambu Township and
Githunguri Township, arocund which similar complex proccsses may be taking
placce Our impressions, howcvcr, arc that Limuru is a morc influcntial

markct centrc than ecither of the other 2 markets.

1-2 SOURCES OF INFORMATIOH

Inordcr to covcer the wholc district, it was nccessary to takec as
our unit of analysis, the farm unit, rather than the farmecr himsclf.
Consequently, wc cxamincd information containcd in thc Land Registry for
each farm unit in our 1C sublocation sincc thc date of rcgistration. As
will bc secn from analysis of land in thc Distriet in part 2, most of the
land had been registered by 1962. Information on Land is divided into 2
sections: 1) Farm units.

2) Town Flots.

Farm Units arc theorctically supposcd to be above 3 acres, and Town Flots,
below 1 acre. The Ttown' plots rcfer to the holdings in the old villages
which werc established as contres wf population during the Statc of Emergcency
iece 1952 — 1960. Though thesc have virtually disappearcd in othcr parts

of Ccntral Provincej thiy have instcad increascd in sizc and population in
Kiambu District, serving as 'domitorics! for a large commutcr population

into Fairobi. Our analysis is conccrncd with 'TParm Units'. But as shall
becomc evident on cxamination of Land Distribution in Fart 2, therc arc

a significant proportion of Tarm units bclow the original rcguirement of



There were &s oi Dec., 31lst, 1970, 39519 Ferm Units end 32,475
Town Plots in Kiembu District. Thus there were 72,394 Registered Lend
units in Kiembu / 2ll these figures are from the Kiembu Land Registry
Files/, All Freehold land units ere registered in the green files, 2nd
the Leases in the 'white! files; in & format reproduced in Appendis A,
Technicelly, the information conteined in these forms was eccurate, and
the Land Officer in charge o7 Kiambu showed great competence and knowledge
of most of the trensections, Where 2 farm unit had undergone more than
2 'officials' trensactions, & separate file was established for that
ferm unit. These files were highly intricate snd presented 2 more
realistic picture of the Leand Transaction process than the Land Registry
Files. I was allowed to examine these, but unfortunately, the impersonal
approach of record sources and the need to streamline the deta into
statistically monagable veriables means that the sociological and humane
¢lements in the process have been ohscured; and our analysis is thet much
poorer,
1l -~ 3 THE LAND TRANSACTION PROCESS:

If one wants to sell land, he must 2apply to the Lend Control Bosard

for consent and follow the procedure laid down by the Land Control Act of
1967. The Lend Registry's main Ffunction, besides keeping records of ell
land transactions, is to advise the land Control Board on the legel matters
of land trensfers, Technicelly, the Land Control Board is not supposed %o
epprove a2 sale if the seller ceannot furnish 21 ternative mea&ns of subsistence
is the event of the sele., But in prectice, the clan rether than the Lend
Control Board, exercises this prerogative. Ninety percent ol the Land
Registry's Office time is therefore spent advising and recording transactions
between various parties, The mein edministrative functions of the Land
Registry is to ensure that as many transactions are.legeglised to minimise
litigations arising from iniormal bargains which are not honoured -~ &s

in the case where one land holder may !'sell! land to 2 prospective huyers !

Ividence from the Tend Officer suggests that far from minimising
the voliue of litigations, Tand Registration has increased the adminisirative
costs of formelised, rather than traditional transsctions. ILand Registration
undoubtedly esteblishes the legal status of ownership, but it is doubitful
whether it minimises litigations. Turthermore, whereas the clan mey have
hed some restreining influence in Land Transactions particularly sales under
the Traditional processes, individual ownership increases gutonomy of action
which makes for a larger volume of transactions, and the increased possibility
of dispossession. In the context of rapid transform2tion, ILand Titles become
liquid assets to the holders -~ easily exchangeable for cash in the case of
outright purchase, or for use as colateral in case of borrowing from henks.
Where values are rising 2s in the residential submarkets nearest Nairobi, the

teuptation to capitalise on this asse.. bLecomes Irrvesistible,particulary if there



arc other oytlets such as scttlcmont schemes and farming companics in thc
Rift-Vallecy, where the money ocould buy a larger holding. What happcens

when this frontier closcs, is of oourse anyone's guess.

Apart from the lcgal intricacies of the transacti¢n process whieh
would tend to discourage peoplc from rcporting transastions, therc is the
further detcrrent of a Band Rcegistration and Transfcr Fec. There is also
the fear that Land Registration may be used for tax asscssment. This would
tend ¥o0 cncourage under reporting of valuc ef transactions, though the
figurcs in our study tcnd to eorrecspond to the current trends in the various
submarkets. Cn thce wholc, eour data may Mndercstimate the volume of transac—

tions, rathcr than the lovcl of transactions,

1-4 DATA ANVALYSIS:

Ordinarily, inordcr to test the hypotheses that the value and
volume ¢f transactions are inverscly proportional to the distance from
Nairobi, onc would havec to run a rcgrcssion of valuec and volume on distanec
to get the relcvant RZ. But sinec our data is discretely grouped, this
approach would involve for mcrc somplex estimation prooccdurcs whieh are morc
cxpensive in vomputer timc. Instcad we chose a simpler approach of frequency
analysis and eross tabulations, suprlementcd by graphs. Though this may not
givc a rigorous trcatment of thce data,; particularly in vicw of hypothcsis 1;
we noverthcless believe that the approach adequately rcoresents the currcent
processcs. Furthormorc, our approach enables us to analysc morc decply the
structure of land transactions as in part two, whieh would bc obseurcd in
a straight forward rcgression analysis, though regression analysis would,
chablc us t0 bec more confident on the intcrprctation of trcnds. Howcver,
we hope our graphical analysis corrcetly identifics thc trends, though we
cannot bc surc of the ratc of change (slope) of the various transactions.
This is not a great drawback for, the carlier pericds, when the land market
was fairly dormant - (scc Figs 3,748 mcan valuc by pcriod, by subl, and
mcan valu¢ per acrc, & mcan valuc of trans, by year); But as the Land markct
beecomes more active — particularly since 1967, more sophisticatcd mcthods

bcecome nccessary to identify any speeulative proecsscs that may be at work.



PART ONE: LAND VALUE THEORY AND LAND PROCESSES IN KIAMBU:
2 — 0 IAND VALUE THEORY AND LOCATION ANALYSIS:

The classic statement on Land value theory originates frowm VON
THUNEN analysis of agricultural production in relation to a single market
in 1826, More recently, however, meny other VWriters have dealt with the
problem of location of »nroductive activities in 'space.8 Their focus has
primarily been on industriel activity, though the originel thesis was

propounded in relation to agricul tural rent theory. To this extent, our

approach follows the classical tradition of Von Thunen though we shall
not deal explicitly with his concentric land-use patterns. This will be

covered implicitly in part two.

Assume that costs of production for a particular crop, say
nushrooms, do not vary with disteance from & common market centre.9 Assune,
also that the land is uniformly fertile, such that land can be taken as a
homogenous good. Further assume that land is a featureless plain, so that
transport costs depend only or distance from the centre., If we produce
30 1bs of :mushrooums / it could be enything / from 1 acre 2t the market
centre, for a cost of say 10/= and sold them at 2 price of- sh 1/- per lb.
then we would meke a profit of sh. 20/~. If we produced at a distance
from the market centre, we would have to pay transport costs of say 5 cents
per mile. At this transport rate, and producing at a distance of 10 miles,
transport costs would be sh., 15/- so that total costs of production
would be shs.25/-, so that prolfit would be sh.5/-. At a distance of 135mil
with same production costs and transport rates, profit would ke zero. At

this point, the producer would just break even.

Thus, it is possible, alfter Alonso,lo to derive & Rent / Lend Value_/
function of the form:
R(t)=w/2-0C-K (t)7
Where R (t) is the Rent per unit distance tofrom market.
o} N = Number of units of crops produced.
C = Totel cost of nroducing 1 unit of the crop.
Kc(t) = Cost of tramsvorting 1 unit of produce to merket distance to

P = Price per unit of the crop at the market.
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Beyond %, the rent would be zero, (but not the value). Clearly
R (to) oan vary with changes either in Po’ the price of product, or C, the
cost of production, or Kc(t), the transport rates. All these variables are
important, but to understand the structure of land markets, it is necessary
to move from this partial analysis to a generalised analysis by relaxing the
assumptions of uniformity in costs of production, transport rates, and
admitting of the possibility of multiple use of land. This properly integ-
rates Location analysis and Rent theory. When we esonceive of space as a
differentiated eommedity, then we have a multiplicity of rent functicns of

different gradients for the various uses, viz:

R
RENT P “\\ Rent -~ bid ~ price Tunctions for various land users. Along OY
PER \. users with bid - price function RZ, nut bid all other users:
UNIT OE s similary for ¥Z, users with bid - price function -
LAND SN PV oout bid all other wsers. etc.
PN
N

DISTANCE FROM MARKET,

oY, 0z, OW, and OT correspond to Von Thunen's rings, depicting
various land use zones (sub markets).
Competition for use of land amongst potential huyers will result in differently
'peaked! rent or 'hid - price functions' which rise at different rates. The
strong 'bidders?! will oecupy the more central location, and equilibrium in
land use patterns will be achieved when all land is being used by the users
with the highest bid -~ »nrice functions, otherwise it would pay the individual

land holder (or society in the Pareto optimum sense) to transfer land from
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low ~ bid to high bid ~ price functions. The above is a purely static
analysis. Clearly, bid price ~ functions for land will change over time
with changes in population growth, increases in incomes per head, and
improvements with transportation and car cwnership in particular. Demogra—~
phic evidence suggests that densities in certain parts of Kiambu, particu~
larly near Nairobi are extremely high ~ some as high as 1C0C0 persons per
sq.km.11 implying great pressurc on the existing land. Further, the growth
of Wairoki, particularly after. Indevendence and the creation of an incipient
African bourgoisie, with a taste for suburban living has increased fthe demand
for residential land within commuting distance of Mairobi. This factor is
further reinforced by the fact that many of the top civil servants, who may
not traditionally have had much lané (by virtue of their age), and whose
homes are in Kiambu district, find it not only prestigous to set up a good
home in the rural areas, btut also very profitable to engage in dairy

farming and market gardening for the llairobi Market.

Inprovements in transport facilitics in the rural arcas lowers the
transport costs of garden produce, thus increasing value of hitherto

inaccessible land, ¢r land generally given to low value, lonz period crops,

such as coffee. Improvements in transport, ccupied with increased demand
from Nairobi, means that on the average, value per unit eof output increases.
Furthermore, general agricultural development should lower costs of produc -
tion, thus further enhancing the value of land. To a lesser extent,
improvements in transport also mean lowsr commuting costs for many low income

commutcrs.

The result of all thesec processes is a conversicn of land from
low value~per—acre crops such as coffee and pyrethrum, to high value~per
unit of land crops or activities such as residential use for renting; and
market gardening and dairy farming. These processcs are indirectly substan-
tiated from the data on value per acre by sublocation ~ sce TablGesesocee
A drive from llairobi along any of thc main roads towards Limuru confirms
the processes of land conversion to residential use for renting.
The next section examines land transactions in light of the above hypotheses

and observations,

2~1 LAND VALUE AND DISTAECE I'RON NAIROBI

This section cxamines Land Transactions in Kiambu District, taking
the element of distance as the main explanatory variable of both the value
and volume of transactions. As obscrved earlier, our measurc of distance
is an approximation to a common ccntre, which implies a clustering of

transactions at several singlc points. This is an analytical simplification



¢

which enables us to make generalisations by abstracting from the featuree

of tupography and assuming that each of the sublocations represents a single
point a long a radius from a common point, i.e. Nairobi. The sublccations,
are, however, not uniformly distriouted, and hence, as can be seen from the
table below the intervals between them is not uniform, though they conviniently

Table: 1
‘'KIAMBU LAKD TRAFSACTIONS : VALUE, PROPORTION AND FREQUENCY OF
MONETARY TRANSACTIONS BY DISTANCE FROM NAIROBI.

= T T T
SUEL,  OIST | Torar| Tomar| omsn| sawprE | TRavs | FERCENT FERCENT | MEAN
MILES | UNITS| WITH | MONE-! PERCENT|FERCENT| WITH 2| OF MONE~{ VALUE
IN TRANS | TARY ! OF TOTAL INSUBLI OR TARY FER
SUBL TRANS|  UNITS MORE  TRANS ACRE
TRAIS SH.
RUAKA 6 432 | 138 | 97 | 11.66 32 | 19.6 70 1535
GITARU 10 324 | 92 | 60 7.60 27 26.6 | 66.6 1382
MUTUINL | 14 62 11 9 1.00 i7 0 82 1636
KAMIRITHU| 20 535 | 167°| 99 | 14.10 32 19 59 1110
GATHIEKO | 21 311 74 | 53 6425 25 10.8 72 1073
CATHANGARI, 24 768 | 315 [ 238 | 26.5 41 | 26.5 5 940
GATHAGE | 27 372 69 | 57 5.8 18.5 13 83 1435
HANDEGE | 34 - | 740 | 237 | 143 | 20.0 31 24 61 732
MAKWA 35 445 51 1 39 443 1.5 | 8 76 982
KIJAEE 38 . 213 33 . 29 2.7 | 15 30 | 88 814
{TOTAL ;3902 1185 |824 100.0 [ 33.0 | 21.54| 69.5 1075

Source: Figures on Total units in sublocation are from Kiambu
Land Registry. Others are calculated from various
crosstabs and frequency distributions of output of
Datatext Programme.
rise by units of approximately 5 mi}es, we may therefore conceive «of ¥airobi
as the centre of several arcs spaced at intervals of 5, 1C, 15, 20, 25, 30,
35, and 40 miles.,

As can be seen from Fig.l, the mean value per acre of land declines
with distance from liairobi =~ with the exception of Mutuini, and Gathage,
where the transactions were too few and the variance too high, respectively

for us to include them in fitting our line of best fit.

The values range from she. 1500 per acre at distances less than
10 miles, to about sh.750/~ per acre at about 35 miles. Thus there is a
droep in the value of land of about sh.30 per acre per mile from Mairobi.
Since there is not much diffcrence in the productivity of the land on _the
whole = at least up to 25 miles, this difference can be taken as a measure
the trade off betwecn distance - transport costs; and the productivity of land
as cnc¢ locates away from thc central market-lNairobi, or from the source of

employment for commuters,
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If however, we limit our analysis to more than token valuc
transactions, i.e., those valucd at morec than she 1000 per acre; we get a
very interesting picture of the land market in Kiambu with rcgard to
distance from Nairobi. As can be seen from Fige 4, 'the bid-price function!
AKB, has a kink at K, at 20 miles suggesting a zone ef indeterminancy in
land market processese. .It.ig interesting that the curve for the medium
value of transactions has a kink also at the samec distance. There is,
however, a 'hanging' segment HG for upper Githunguri, Gatundu and Kijabe.
This 1is most likely a reflcction of the development of tea as a cash crop
in this area. We shall consider the structure of thesc submarkets in more
details in part two. At present, what seems significant is that there is
1% drop in the preportion of high valued transactions for every mile away
from Nairobi, thus supporting our hypethesis that valuec of land deciines

with distance from Mairobi,.

2=-2 VOLUME AND FREQUENCY OF TRANSACTIONS AND DISTANCE FROM NAIROBI:

The rcsult of competitign for space near the central narket or
employment oentrc ceteris paribus, should result not only in highcer valued
transactions (i.e¢ more steceply slopcd bid-price funotions) bus also a
greater volume of transactions; and a higher turncver of la:d. 3ut other
things are not always equal or constant. Transport costs wili differ widh
distance from Nairobi, duc to purc element of distance, and morc significantly
accessibility« particularly the standard of feeder roads from the main trunk
roads and the main bus routes.i3 Moreover, therc are other smallcr interior
'nodal' points around which particuler processcs may be ab work. Liruru,
lecated at 20 miles North of Fairobi, is such-a eentresMth the large Bata
Shoe Fac:'l:or;y,'L4 a thriving commcreial centre, and the tea and pyrethrum
rlantations and small scele holdings, it forms a small nucicus or 'pele'
of opportunities which should draw a significant volume of land demand.
Finally, other crops may be gaining in significance in the morc vemote parts
of Kiambu, particularly on the 8000 ft, altitude tea and bracken zonec. As
population pressure increascs, thc land frontier is extended and more and

mure marginal land is brought into the use, and hence, inio the land market.

Mention should also be made ef the importance of the old villages
which form small commecrcial marketse. Of the 10 sublocations, in our sample
T are listed as Village Centres, with populations ranging from Gathangari
with nearly 5000 to Handege with about 2OOO.15 Thc above explains why there
is a tendency for peaking in the volume of transactions around Limuru and

Gathangari, as depicted in Fig. 2.
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As far as the turnovcr of land is concerned; we cannot bec very
sure of the trends in the various submarkets, partly because of the proba-—
bility of under reporting16 of transactions, inorder to avoid cxocssive
Registration Fces,and the fact that only about 20% of the sample were
reported as having undergonc more than 1 transaction. The proportion of
land units with 3 or more transactions was enly 2%, such that for cach
sublocation or distance, tic values would be very insignificant. Figure
5, however, suggests that there is a high turnover around the 10, 25 and
40 mile radius, whieh roughly coing¢ide with the eentres of our 3 submarkets
the residential market at 10 miles, the medium sized, high potcntial tea
zone, at[andm%%zs'new' frontier at around 40 miles, i.e. at £1jabe, What
is interesting, though, with regard to the peaking ef {transactions, is that
whereas, 10 years ago, the peaks occured at 10, 20 and 30 miles (sece Fig 3),
there has becn & shift to 5, 15, and 25 miles distanece, partieularly since
196G. This suggests the beginning of the consolidation of land use patterns,
with the land nearest Nairobi bcing put to high valued use (residential),
and a corresponding risc in valuc of land located at 15 miles. The structure
of this process, is, however, impossible to discern from tlhe aggregate data,
and fuller explanations of thesc processes must await more dctailcd analysis

of each sublocation.in Part II.
2=3 . - VALUE OF TRANSACTIONS OVER TIME.

In the short run, the supply »f land is, for purposcs of analysis
fixed. The increasc in ingomcs, population and prices of crops, should
thercforc, ccteris paribus, tcnd to drive land rentals or valuc up. How
much the prices will risc dcpends of course on both elasticity of demand
and the fixity of supply. Onc of the historical features of Kiambu is that
it has slways becn under cxtrceme pressure vwi shortage of land, so that there
has always been an outmigration into the Rift-Vaglley. This possibility of
outmigration (increase in supply of land).cxplains why therc is an observed
drop in prices per acre after 1961, when settlement schemes offercd an outlet
for the densely populated arcas, and for the iow income grouvs. Though there
still exists this possibility of outmigration, it is not so strong now, and
certainly requires more sacrificc and greater costs on any would bec settler
into the Rift-Valley. Our explanation of land values must thereforc reflect
the increasing land pressures and the growth of incomes“per hcad in thc

District over timc.

In interpreting the tronds of waluc over time, we must be wary
of the significance of valucs in the carly period 1956-63, whcn there were

rclatively few transactions — (on tac average about 30 monetary transactions



per annum). The notablc featurc of values pcr acre over timc is that
between 1960, and 1967, the pricc averaged about sh 900/— per acre, and have
risen by about sh.200/; De2e an acre from 1967-1970, a trend which shous

signs of continuing even more vigorous in thc ncar futurc. j%ee Fig ZJ7.

The period 1963 — 1968, witnessed a larger volumc of transactions,
averaging about 120 monetary transactions per annum. The meanssizc of these
transactions was on thc wholc above the median size holding of 3.9 acres —
which suggests that medium sized holdings of 4.0 and abovc were exchanged
at this period at relativcly constant prices. The significant aspcet of
this process is that it coincides with thc period of settlemcnt schemes,
which provided a bettcr epvortunity of increascd income from largcer plots
in the Rift—Valley. But such a hypothesis must await testing from a study
which intcrviewed land holders inorder to trace the previous holders - to
estimatc how many land holdcrs in this peried sold their—traditional holdings
in preference for morc land in the Rift-Valley, or how many werc forced to

sell and thus dispossessed, by otler circumstauces c.g. school fces,

2=4 TEANDA TIONS CVER. TIME BY DISTANCE:

Figurc 8, once again confirms our hypothesis 1, that values of
1and will decline with distancc from Nairobi. As observed above, land -
values dcelinced in the period 1$64-1966, a period which was characterised
by abovc mcdium sizc transactions. The period 1967 — 1970, has sccn a
rccovery in land prices in =211 the sublocations,Z?igs 3, and &J7 But the
most remarkable rccovery has occurcd in the lste sub markct, i.c. at about
15 miles radius from Hairobi; wherc the ratc of increase in priccs is twice
as fast (sh 400/; per acrc), as the incrcasc at about 30 milcs at a ratc of
approximately sh. 200/— pcr acrc. This last obscrvation furthcr supports
our impression that the lst. submarkcet is more active, and that valucs arc

on the whole, abovec avcragce. Zﬁee Fige4, and 8 in particularlx7

So far we have examincd the value, and frequency of transactions
against distance and timc. Wc have noted that values per acrc do decline
with distance from thc central point - Hairobij but that the volumc and
frcequency of transactions are a morec complex process, though 3 district sub-
markets of land could be rccogniscd. We have also vbserved that Land values
on the whole rise with passage of time, though the rate of change on the
whole is not very rapid. Howevcrg therc arec signs that the land market. is
bccoming active once again, particularly in the zone around & radius of

15 miles from Nairobi.



The next section aims at highlighting the patterms and structure
of land transactions in the district by cxamining such variablcs as size,
owncrship, rcgistration status, typc of transactions-and lending, by valuc
and sublocation. Such an analysis should makc cxplicit thc characteristics
and differences betwecn the various submarkets, and provide bctter  clues

40 thc observed trcnds in valuc.

PART TWO: LAYD DISTRIBUTION + HARKET PROCESSES Il KIAMBU:

3=0 LAYD DISTRIBUTICH BY SIZE:

Inorder to understand land distribution in Xiambu it i1s csscntial
to takc note of the large pressurc of Buropcan Scttlemcnt in the district.
Large ooffcc and tca cstatcs arc a featurc of Kiambu agriculturc, and for
a long timc havc provided an outlct for casual labour from thc denscly
populatcd African Areas. This pattcrn of Europcan settlcment had 2 conse—

qucncics for African Land owncrship in Kiambus~-

1 (a) During thc colonial cra, tusy provided cffcctive barricrs
to cxpansion of African Agriculiurc by both physically limiting
the arca of land available to African farmers, and morc significant
by controlling African cash crop dcvelopment, particularly coffec.
(b) In the post Indcpcrndcnee cra, the prescnce of Europcan
scttled arcas has proved a boon to two classes of pcecoplc:

(i) Thosec African farmers ncar the settled arcas
have benefited from the creation of settlombnt
schcemes out of the former Buropcan farms. This
is pearticdlarly truc in thc Limuruw Division whore
plots in ncarby scttlcment schemes have offcrcd a
morc lucrativc altcrnative to medium holdings in the
former African rcserves, and in part cxplains why
mcdium sized farms have changed hands at Kamirithu
sublocation. /scc Tablc 6 below/
(ii) The now African bourgoisic, varticularly top civil
scrvants and rocasonably wcll to do businessmcn have
e boen able to buy the formerly Buropean farms, with
help frem the Agricultural Financc Corporation.
Sueh farms arc oftcn farmed intact, but therc arc
indications that where difficultiecs of loan repay~
ments occur, subdivision of the 100 acrc farms into
smallcr (20 acre) which arc then sold to mect the

. . 7
loan repaymcnts is occurlng.l
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(2) The greatest consequence of this Europcan settlement was

perhaps the great inequality of distribution of land which exists

in Kiambu to-day. As can be seen from Table 2 below, 90% of the

land units in Kiambu are less than 5 hectares, (i.e. approximately
Table 2: LAND DISTRIBUTIOQI IN KIAMBU DISTRICT:

SIZE IN NUMEER OF HECTAREY FERCENT  PBRCENT OF| CUNILATIVE CUMILATIVE

HECTARES FARM UNITS OF FARMS HECTARES | PERCENT FARMS FPERCENT

L HECT4RES
0 - 0.49] 10407 2352 19,46 | 1.41 19.45 1.41
0.50 = 0.99| 7646 3991 14.30 2439 33.76 3.80
1.0 =1.9 12424 13525 23,23 | 8.10 5699 11.90
2.0 -2.9 | 10194 18307  19.06 | 10.97 76,05 22,87
3.0 = 4.9 7858 20182 14.69 | 12,29 90.75 36.16
5.0 = 9.9 3823 19222 7.15  11.51 97.90 47.67
10,0 = -1949 868 17837 1.62  10.68 99.51 58.35
20,0 = 49.9 65 [ 1351 0.12 0.81 99.63 59.16
50.0 = 95.9 84 4912 0.16 2.94 99.80 62.10
100.0 — 199.9 28 5805 E 0.07 3.48 99.87 65.58
200.0 = 299.9 26 | 4972 | 0.05 2,98 99.92 68.56
300.0 — 399.9 15 | 4263 0,03 2.55 95.95 71.11
400.0 = 495.9 | 9 | 4247 ) c.02 2454 99.96 - 73.66
500.0 = 999.9 7 5046 ¢ 0.01 3.02 99.98 76.68
1000.0 =1999.9 6 [ 5534 - 3.31 v 99.99 - 7999
2000.0 =39929.9 5 14629 - 8.76 . 88,76
4000.0-19999.9 E 18718 - ;o 11.21 9297
TOTAL 53478 i 166893 99.98 99.9 99.99 99.97

Source? 1) KENYA: STATISTICAL ABSTRACT, 1970, STATISTICS DIV. IFDP

Table 7 (a)
2) AGRICULTURAL CENSUS, 1968, (Large Farm Areas), Statistics Div.
Ministry of Economic Planning and Dev. Table 1 (a)e
12 acres). However, these 90% of land units occupy only 36% of the land
arca! Iven more staggering is the fact that 3 coffee estates occupy as much
land as 30,000 farm units! Assuming that each farm unit could support a
minimum of 2 people, this means that 3 coffee estates occupy land which could

support 60,000 persons.

We raise this issue of plantation agriculture in high potential
zones, not because bwe believe that the coffee estate are necessarily inefficient
or unproductive, but because we believe that given the surrent prevalence
of minute holdings - [ﬁee Table 3 below particularly in areas adjacent to

. 1
these large coffee estates — e.z. Ruaka and Gitaru where as much as 5 of



- 17 -

the holdings are listed as under 1 acrej there is a fundamental issue of

Equity involved.

Table 3: KIAMBU LAND DISTRTBUTION : SIZE BY SUBLOCATION BY DISTANCE FROM
_ NAIROBI: FERCENT.
pIST [Toran | 6 | 10| 14 20 | 2 | 24 | 27 3 0035 | 38

SIZE PERCENT| RUK | GIT | MUT KAM | GTO | GTI | GTE | HNG MKA | KJB
Upto 1 Acte 1946 {34450 138,20 9,09 13,17 | 35.62 15.715 27.54I 10621 17465 -
|1e1-2.0 15,9 [21.32 [17.98 54.55 14.37 | 28,77/ 13.14| 304431 .79 23.53| -
|2+1-420 | 2041 '17.65 | 22047 27.27 16,17  9.59! 18.59 18.84! 20.43 33.33] 48.48
441640 21o7 119412 {17.98 9409 23,95 15.07! 21,15} 15444 27423, 19.61 27427
6.1~ 10 } 16,7 | 6.62 3,37 - | 23035 8.22 21,47  7.25| 24.26] 5.88 2.2
10.1 + 5.8 | 0,74 - 8,98 2.74| 9.94, =~ 8,09 = 3.03

TOTAL 100,0 {100 100 |100 }100 {100 | 100 !100 100 | 100 | 100

Mean 370 244 263 3427 3656 243 3ed 2:44 3469 2.7 3.78

Median 3.0 | 2,0 2.0 ! 3.0 | 460 | 2.0 | 4.0 | 2,0 4.0 | 3.0 | 440
| sD 1,52} 1e3 1.2 | 0,96 1.5 | 1ed | 1.5 1.24! 1e4 | 1.39] 0.87

N 1176|136 | 89 11 |167 73 | 312 69 | 235 k)

Omits holdings below O.l of an acre and these above 30 aores.

If we take land,under 5 hectares as representative of the area

under African cultivation, Table 3 shows that nearly 80% of these holdings

are under 6 acres.

The above table clearly demonstrates the minuteness of

holdings in Kiambu ~ nearly 1/5 are under 1 acre,which indioates an advapoed

degree of fragmentation, contrary to all the goals of the Swynerton Flan,

and far below the agricultural officer's optimum farm size,

f
i

Table 3 further confirms our impressions that the dezree of

fragmentation is furthest advanced in the areas around Nairobi -~ over half

the land units in Ruaka and Gitaru are below 2 acrese. - -The median ﬁolding

in these 2 subloocations is also below the overal median of 3 acres, though

beyond 20 miles, the patterns are not so clear.

With the exception of Gathage at about 30 miles which has a high

proportion of below average size holdings, there seems to be an increase

of land size, the further away from Nairobi one getse

The proportion of

land holdings 6.1 acres and above rises from about 10% at 10 miles br less
to about 33% at 20 miles, and 37% at 35 miles; and then drops to about 25%

at 40 miles -~ at Kijabe.

If we consider the 3 submarkets identified in Part I, and Fig.2,

/
it is clear that the pgtterns of fragmentation follow roughly the same peaks

i

{
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ZFig.Q_7 though the differences between the Limuru/Upper Githunguri and
Gatundu markets is not very sharp. However, an examination of land distri-
bution by size and -ownership in the various sublocations reveals some

interesting patterns of land processes:

3=1 LAND DISTRIBUTICN BY OWNERSHIP:

Table 4 below shows that the larger the piece of holding, i.e.
above 6 acres, the more likely it is that it has been inherited, rather
than bought. This is not surprising, considering that at a mean price of
sha 1000/— per acre, it would require 6000/— in cash to buy a holding of
six acres. This figure is well above what most people in the rural areas
can afford. Moreover, selling a large holding of about 6 acres in the rural to
. .other members of the clan, so that objections are
involve the welfare of many / thus minimising the possibility of a sale.
likely to be raised, . ) .
What seems to happen is that large holdings are passed on to sons informally
(iees they are not registered as transactions or subdivisions, though inorder
to establish the legal status of the MURAMATI Zbrustee_7 it may be registered

under one son's name or several sons under SUCCESSIONS-IN-CQMMON),

These sons are most likely to be younger than the MURAMATI and,
hence, likely to have had education — the post ~ traditional substitute for
land as a form of security. It is likely that since most of these sons
may be away in cities or in farms in the Rift-Valley, they may sell their
shares, thus exrlaining the high prevalence of purchases of small
holdings as evident in Table 5, This movement of land purchascs has apparently
become entrenched.. . Nearly T0% of all the land in the district is now owned
after some form of purchase, or a transaction which involves money.

Table 4. KIAMBU LAND DISTRIBUTICN : SIZE BY OWNERSHIP : FERCENT.

B ‘1‘_"
g}?ﬁgggqj FORCHASES SUCCESSIONS LEASES | TOTAL
SIZE |
Upto 1 Acre 22.8 12,6 50,0 20,7
1.1 = 2.0 16.8 13.2 - 15.8
2.1 = 4.0 21.8 15.6 - 20,0
4.1 - 6,0 20,8 24,0 5040 21.8
6.1 — 10 13.6 2443 - 16.6
10.1 + 4.1 10.2 - 5.8
qrj’%gﬁmrr_ .7 28.1 0.2 100
i 850 333 2 1185
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Tablc %5: KIAMBU: LAND DISTRIEUTICT: OWVBRSHIP BY SIZE: PERCELT.
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This high degrec of non-traditional ewnership suggests that land on
the whole is passing to a new olass of people. Who these peoplc are, is,
in the absence of data on the socio—economic characteristics of current land
buyers, difficult to surmisec. Is land passing on to total strangers from
other districts in 8entral Province? What is the occupations of land buyers?
Arc they previous land holders? Do they hav%hpther sources of incomes such
as from business, and employment? What is. L S&ééational level; family sizc
and age composition? All these arc relevant variablcs if we arce to make
scnsc of ecurrent trends in the Land market. In the, absence of dircct informae
tion particularly on socic—cconcnic characteristicsyour interpretations can
only be treated as informcd gucsscs rather than gencralisced statements of
faot.

It appcars that the current land trends reflect an inter—genera~
tional change ever of land owncrship from the old pattern of clan ownership
to individual owncrship by younger sons who then pass it on to other younger
persons. One of the results of land registration and titlcs is that it makes
for a highly fluid market,hsituation. Land Titles become a liquid assets whioh
can be transferred casily, particularly if the land is small Zﬁcc Table 5 above
on Purchascs by size_/ and used as collateral for berrowing money from private
as well as public agents. Zsce Table 17 below_7. The new class of owners arc
likely to be younger and more affluent than the previous ownocrs. They are
also likely to be men of independent means — businessmen who came back from
detention and found their land confiscated or grcatly undercstimatcd. They

are also likely to be younger profcssionals (school teachers) who were too



young to inhcrit azy land during il demarcaticn proc-ss, in +

6]

Equally important, I belicwve, is the fate of the original T0%

land holdcrs who sold thoir landé v the corrcnt land cuners. It is hard

to belicve that all thesc wers absorbud inte the sotvlemont schemes. I
they were, it would imply that settlsment schemcz heve Tecn inhabitid by
pcorle from Kiambu only, which is highly urlikely Thus one susncets that

a significant group of people arc being

J - - ~ -1 gt g
s dispossoessed in the »uaral arcas.

Jinally, we sheuld noteso far ag Afrizan land ouwncrshin ig
soncerncd, Loa$es arc totally insignificant ~ atv least regisitcred leaoses
to individuals, as is cvideat from Tablcs 4 and 5 above. This, howcver,
docs not mean that people do not cultivate other pzoples' shambas on an
informasl and tcmporary basis. As iz ovident in Teble § below, 'Gifts?
arc a significant part of land transactions, and onc suspcets that informal
leases arc oftca included in this catcgory. However, we shall cxamine this

in more details, in the sccotion in Typc of Trangacticns.

+
b

3=2 LATD DISTRIBUTION: SUBLOCATIOC:E BY SIZE RBY JWIBLSIIP.

Table ¢ below, and Pig.l0 rcflect meors clearly the nattcras and

processcs at work in thoe land market in the various sublocations and submarkets.

Given the highor prices in the arce- neerest ¥al~obi /sce Pig.l and TFig.4_/
it is understandablc that larsgc purchascs are rarc in this zone. On the
otihwer hand; the foet that this arsa is most anccssible to Fairobi maikes it
attractive for rcsidentizl location, thus explaining the high proportion

of purchasces helow 1 acrc,

It iz intercsting Yo notc that in Xijabe, which is on-the fronticr
of Wikuru land, ncarly. 211 the land there has boon purchascd. Agein, this
suggeste the noed for a foliow un study of migrants out of Kiambu, to sce
what napncned to the previous owncrs of land in this arca. Such

is also cverduc in view of the obgerved increase in the rate of migration
to the ncw farm - co-opcrsiives and companics in the Rift-Vallcy.. In i
particular, it would be useful 1o know the effecct of out migration on land
silzc and productivity ~ docs it boxnd to increcase sizc of holdiny, and does

production drop with ncw owncrs*ip, and what other transacticns ocecur once

L}

land has changed hands? ¥We sheil atvoempt to answer some of thesc quostions
on the scction on. transactions and combingtions. Hul unforitunatcly, we have

no data tc cstimate the cffcet of land transactions on productiviiy of land.

One suspccts that there is a period of a drop in produstivivy during the
changcover, in the period of ncgotiation and uncertainiy of owncership, but

thercafter productivity would depens on the income, ccucation and training

~1

of ths ncw farmer.
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__SUBLOCATION BY SIZE BY OWNERSHIP:
(PERCENT) ¢

4.1 - 6,0 6,1 =~ 10.0 | 10.1 + TOTAL ~ TOTAL

FUR I SUC § FUR Swe PUR | SUC FUR i%c BOTH
o

17.3  20.5] 5.1 10.3 ' = | 71,0328.3 99.3

h
1

18.6 20 | 2.9 5.0 ¢ - 77.8 '22.8 100.6 |
27.3 | 9.1 - =i = 100 - 100
26,2 | 20,6 17.5 | 33.3 | 1.5120.6 | 61.7 37.7 | 99.4
15.1 {14.3| 9.4 4.8 1 1.91 4.8 | 71.6128.4 {100.0
22.6 | 1644 {13.3 50,7 | 845 {14.9 | 78.7121.3 |100.0
15.8 [ 16.1] 7.9 6.5 1. — | — | 55.1144.9 |100.0
20.5 | 40.81 24.8 20,4 | 6.211.8 | 67.9132.1 1100.0
13.9 | 333 8.3 = | = | = | 10.629.4 |100.0
28.1 | 71886 | 100 |31} - | 97.0]3.0 100
68.6 | 31.,0158.9 | 41.1 50.7149.3 | TL.728.1 {99.8
177 | 80 |116 8L |35 |34 | 850333 1183
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4~0: . KIAMBU: LAFD TRANSACTICNS:

This section examines tlic transactions that take place once land
has changed hands. In particular; it examines the pattcrns of owncrship
which rcsult from purehases — do +thost who purchase sell thc land later on,
or do they pass it on; and what are the trends in the various submarkets.
We should note however, that thco data docs not refer to gprticular piece of
land, but rathcr, refers to all lands in gencral. The analysis does not therc—
fore give a sequential trond for any particuiar picecc. This docs not mean
that the various lands do nct undergo more than I transaction. They do.
[see Table 8 bclow_7. HUeither doecs it mean that the proecss of land transac—
tion is as simplc as is made out in the $atlcs, (whioh analyse cach transac—
tion against the background of the immediately previous transaction rather
than trace out all the intermediate transactions). The transactions ecan
be extremcly eomplcx, and though it is, possibicec to trace this from the
privatc Land Board Files (which I did), such intricacy of dctail is necessarily
cumbersomc in tabulations. Instcad, we used the simple expcdicnt out of this
by trcating every 2nd and 3rd transaction as a transaction involving a new
land tunit, tnus swelling our sample slightly. This, however, does not
significantly affcct our results as the proportion of lands with morc than

2 transactions was only 3%.

41 LAD RECISTRATION + LAND TRANSACTIOUS

Before we dcal with the problem of land transactions; a brief
.examination of thc status of land rcgistration is essential, particularly
in view of the¢ obscrved lag (sec Table T below) betwecen the datc of registira—
tion, transaction and datc of issuc of cortificate. DBy 1961, mast of thc
land had becn rcgistered, but only 2% had been issucd with certificatcs of

Title, thoughyalrcady 14% had undcrgone some form of transactions.

As late as 1967, only 40% had bcen issucd by certificatcs of Title,
but nearly 70% had undergone transaction. This suggests a grcat administra—
tive lag in land rcgistration. This is not surprising, given the fact that
Land Adjudication is onc of thes most complex processcs in Kikuyu history,
and onc wandcrs how long the wholc process would have taken undor normal
political conditions, and not thc military conditions of thc Statc of
Emergency in 1952 -~ 1960.

Furthcr, this lag suggcests that many transactions arc currently
taiting place without the knowledge of the Land Registry. The increasc in
number of ccrtificates issucd botween 1967 and 1970 may reflcct an improve—

ment in the rcgistration proficicncy, though it oould very well reflect a



- 23 -

Table 7: KIAMBU LAMD TRANSACTICNS: DATE OF TRANSACTIONS AND LAID REGISTRATION
g + TOTAL E*CUMILATIVE TOTAL + CUMILATIVE: TOTAL ' CUHILATIVE .
REGISTERED : FERCENT  CERT. PERCENT TRANS.: PERCENT TRANS
YEAR ¢ ! REGISTEREI ISSUZD; CTRT. ISSUED :
19554- 122 1030 @ 1 5 0.08
1957+ 118 20,25 ¢+ 1 | 0.17 1 .08
1958 i 851 92,07 ! 3 0.2 34 2.95
1959 92.32 2 E 0.59 61 8.10
1960 26 1C.30
1961 ¥ 8 93.00 19 2.19 48 14,33
1562 ¢ 93433 8 2.87 49 18.48
1963 1 33 96.12 40 6.24 83 25,49
1964 c3 14.09 131 36.54
1965 | 4 96.46 | 124 | 24.56 146 48,86
1966 6 6.9 | 98 | 32.83 146 61.18
1967 | 4 97.30 I 90 3 40.42 10 70.38
1968 | 3 97.55 116 i 50.21 108 75.49
1969 13 98.65 90 57.81 86 86.75
1570 11 5o.58 151 70.55 114 5637
1971 5 100.00 57 75436 43 106
! HOT GIVEN 292 100.00
i TOTALE 1185 ! 100,00 -1185 100 : 1185 100

Fisures are for the months of Janmuary and Fobruary onlye.
(=} v v

change in the typc of ncw buycrs or land ouwncrs from clogc ncighbours and
clan members who would trust 4l traditional forms of sanctlon and authority
in cstablishment of legal claim to land, to younger, possibly morc distant
buyers, who arc suspicious of local sanctions against future seizure of land
anc henec more cager to formalisc their claims to the land by registration
at thc Kiambu Land Office. It may also rocflect an increasc in oonfidcnce

in modcrn institutions on tac part of land owners from a rcalisation of the
benefits (such as loans) which acrue from formalising land owncrshin. This
process secms farthest advanced in the arcas around Nairobi, as is cvident
from Fig.6, where thc proportion witli Datc of Issuc of certificate is lower

comparcd to the proportion of. transactions involved.
42 VOLUME AND FREQUAIICY OF TRAISACTINS:
We have notcd in Part . I that transactions will incrcasc over time

due to changes in income lcvels, population growth and incrcases in dcemand

for land for agricultural and rczidential uses. Tablc T above shows that



transactiors have inercascd at thc rate of ncarly 10% por annum since 1963,
The early pcriod of thc 196C, was marked by a low volume of transactions —
partly duc to political unccrtainty about whether land consolidation was
an inrcvcrsible proccss aficr all; and partly bccausc the proccess of

adjudication was still going on in somc placcs.

As can bc scon from Fig. 7y the volume of transactions is still
riging and morc significantly thic values per acrc arc rising cven faster
taan the ratccof growth of transactions. As an indication of this rising.
volume of transactions, wc may obscrve that in the first 2 months of 1971,
for whigh wec had data, ncarly a third of thc transactions which had oecurcd
in 1970, had already taken placc.

With rcgard to diffcrences in the volumc of transactions between
the various sublocations, wc obsecrve from Table 8 beclow and Fig.5, that
therc are 2 arcae of active land processes — in the Ruaka, Gitaru and the
upper Githunguri - Tca Zone around Gathangari and Gathage markcts. Our
knowledge of upper Kiambu is not as intimate as for South Kiambu, so wc
cannot offer substantivc hypothcses .about the causes of thc obscrved
pattecrns of -land transactions. TFor cxample we do not know what thc effcet
of introducing tca as a cash crop in this arca is on land priccs, nor the

decline of pyrcthrum as ca cash crop in Limuru arca.

Tablc 8: KIAMBU LAND TRA"SACTIC.S: NUIRER OF TRANSACTIONS. (FERCENT).

w,-.mg..nr‘. PP

SUBLOCATION 1 2 | 3 TOTAL
HUK 80.43 17.39 | 2,17 100

GIT 73433 , 20,00 | 6.67 100

MUT 100 - 100

KAl 80.24 17.96 1.8 100

GTO 89.19 10.81 100

GTI 73457 23457 2.87 100

; GTE ' 8649 8,70 4435 100
G , 75+95 22.78 | 1.27 100

MKA U 92,16 T84 - 100

KJEB 69.70 | 30.30 100
TOTAL 78.46 19.26 2,28 ! 100

N 929 228 27 1 1185

4=31 DATE OF TRANSACTION BY SUBLOCATION:

Implicit in our hypothcsis 3, is thc view that the arcas nearcst

Mairobi would experience marlct pulls first, and would thercforc show a higher



activity in the land market in the zarlier periods, say before 1965.
Instead the land merict

was experiencing thc samec diffusc forces in this period,.

Tablc 9 bclow, howcver, shows no such trcnds.

If we emit Mutuini and Kijabe (both with relatively small
obscrvatlons), we do, howcver, gct a distinct pattcrn of greatcr activity
The

proportion of transactions which occurcd between 1967 and 1971 declines

in the land market in thce lgt submarket, in the period after 1967.

from 57% of all transacticns in Ruska sublocation at approximately 6 milce
to 30% at upper Gatundu. Indications arc that the othecr submarkcts may
stabilize in the near futurc, but the first submarket is likcly to be ecven
morc active in the future. This arca is likely to prove a chcap locating
ground for thc mcdium income Kikuyu population of Nairobi, who cannot
compcte in the extremely cexpensive Mairobi land market. Alrcady, land
priccs in the Riruta and Kangemi Sublocations (areas which previously were

similar to Ruaka and Gitaru, but ncarer Nairobi) stand at sh.10,000/- for

0425 acrc residential

by Peb 1971, therc arc indications that thc secarch for land aas

further intcrior towards Ruska and Gitaru. /Nbi.

this trend_/.

plot. Since this rcscarch wag undcrtaken
shifted

Tig.3 indircctly suggests

—_—

Tablc 9.  KIAMBU LAND TRANSACTIONS : DATE OF TRANS. BY SUBLOC. (PERCENT):
1 ] , . “*‘ : : . “ﬁ ; : !
'SUS. TOTAL!1957 1958!1959 1960 1061 1962 1963 : 1964 165! 11966, 1067 1968 1969 1970 1971 ‘I‘O“‘[t
RUK 138 io.72 4435 3. 62 1445 0,72 1,45 5.8016,52:8.70: 942 .25 10.14 1L59 2101 7.25 1oo;
GIT | - - 66722244411177888912.22133366788013.,33778667100E
MUT 11 9.0{;-;- - 99 - 905—18.18-181890?18 9.0 100]
KEM 167 1.8 18,98 204012.57 5.39 3.5910.78 3.591L.38 8.3611.38 6,59 8.98 4.19 100
Gro 74" = = = 1.3 2.7 9 46 16,2213.51 10.81 14.86 13.5112 16 A 05:1.35: 100t
GIT 314 = | = 2,87 3.18 2.5 3.18 6.0512.10 5.8814.0L .15 7.56 T.64, 8.28 4.14 100!
OTE 69 5.8 1.5 5.80 1 1.45 8. ,o 8.7011. 5910.14L.14b 04 5,80 5.80 8. 70 2.9 100}
HNG 237 8,44 8.oz§ 0.84! 4.22 422 84441181 15.61 9.28 7.59 8. 86 4464 7 17 0.84 100
KA 51 ~ 19.80 - 5.88 3. 92 5.8815.6917.65 ,.801 76 - 3.921, 76 3,92 100
KJB 33 —s_-'-§-3— 30360660690 33330318.186015.15 100
ITOTAL 11840, 06 2. 87 5.15 2. 20 4 05 4.14 7.0L10, 9812 3312, 33 9 21 - 9 12 T. 26 /»63 3.63 100
MEAN | 65
METIAT 66
SD 3.3
N 1184



P TYFE O TRANSACTION BY SURLOCATICH: LAND TENURE I GIKUYU COUNTRY:

We have alrcady notcd above (3-3 and Table 6) the prcdominance of
purchascs as a.form of owncrship. In this scction, we shall examine in
greater detail, the form such transactions take in the various sublocations,

in the context of Gikuyu Liand Tenure.

Table 10 below shows that ncarly 60% of all transactions have been
individual purehases, with only 8% purchases in sommon. Furthcr, successions
in common arc rare, only % of thc succcssions arc registercd undcr joint
owncrship. This is not unusual, given that 'ITHAKA CIA NGWATANIRO!' (land
hcld in common) were rarc cven in traditional socic—ty,l9 Crdinarily, land

Table 10: KIAMBU LAI'D TRANSACTIONS: SUBLOCATION BY TYFE OI' TRAITSACTION:

(FERCENT) s

TYPE | SINGLE COMOr |~ SINGLE § COMMON GIFT | TOTAL }

supLoc - | - FURCHASE | PURCHASE} SUCCESSIGNS ® SUCCESSIONS ]
RUK 62,32 .97 | 10:14 5.80 13.77) 100
GIT | 56.67 8.89 | 1l2.22 3.33 | 18.89| 100
wr | 54455 27.27 - | | 18,18 100
KAl 55,09 4.19 9.58 . 8.98 E 22,16 100

GTO 66,22 5.1 | 8.1 5.41 | 14.86| 100 }

| iy i 67,52 7264 9.87 5.73 S.24 ! 100 f

GTE 75436 5.80 7.25 Po1.45 b 10,14 100 ¢

% HG . 48.10 11.81 2152 2.53 5..61i 100 !

MKA 68.63 T.84 11.76 1.96 9.80; 100 |

KIB i 84.85 | 3,03 ~ | 100.0 |
TODAL | 61.23 I 1.94° 11.82 4,73 | 14,1S9] 100
L it | 726 9/ ! 120 56 i luo | 1185

would have been held jointly by members of the clans with cldest son most
oftcn as the MURAMATI or trustec to cnsurce that all who had a lcgal claim

to the land, had access to usc of the land. Undor Gikuyu land tcnurc therc-
forg, cveryone was assurcd usc of land, bc he a MUHOI — onc who acquircs
cultivation rights on HGONDO or Lands, of anothcr landowncr, a MUCIARWA, a
man adopted into the family of a clan, through a rcligious cecremony, a
MOTHONI, an in-law, or a MUTHAIII — onc whe acouires building rights or
ccultivation rights or both by virituc of being a migrant from anothcr part.
In Gikuyu socicty,; thercforc, landlcssness — 1.¢. no access tc usc of land,

was non—existent.

But this does not mcan that all peoplc owncd land., As skctched

above, there were various forms of tcnurc. the mest important of which was
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land owncrship through dircet purchase (by payment of scveral goats) and the
performance of various religious ceremonicse. The important thing to note
about this traditional structurc is that it afforded a means of liwvclihood

to all adult members of thc tribe and their desccendants. Further meres, these
rights to use of land wcrc enshrined in tribal folk lore and custom, sanctioned

by the community, and adjudicetcd by thc clders or KIAMA,

In the small ridge—line community of the Gikuyu society, the lcgiti-
macy of cach claimant to land could casily be established.  Furthcr, if the
tribal sanctions sould not cstablish indisputable ownership, thc land froatier
was still wide openy and an industrious man could, in a gencration,; cstablish

a new GITHAKA - land, on which to scttle his IIBART or clan.

Current land purchasces arc thercfore not a strange phenomcnon in
Gikuyu socicty. What is surprising is that the category of land gifts,
should be substantially pervasivce cven at tl.s juncturc in the 20th century.
Mozt of the gifts worelggggzéiéry'small pieccs ~ Zésua%%¥ building a home-
stcady, or some piece of land, say 3 acrcs passed on tc an in~law who is land-
less at a nominal price. It is significant that this process shows no great
variation betwecen the various, sublocations, which suggests that though the
land markct may be heating up, there are some vestiges of traditionalism which
ameliorate the effects of land disposscssion which oecured during the land

sonsolidation process.

How ﬁuoh longer this proccss of CIFTS is likely to last is difficult
to asscss. Its existenee will depernd on the responsc of land owncrs to land
market forces and their traditional belicefs. The more monctiscd the transac—
tions beeomc the lcss likely it is thet land owners will resist the tompta~
tion of  asking a moncy pricc for the land. But so long as in-laws continuc
to honour thc institution of UTHOL - i.c. the rclationship betwcen the elans
or family of the bride and groom. gifte of land to young landlcss grooms will
continuce Unfortunatcly, our data docs not help us to cvaluatec thcse rclation-—
ships, and we eannot thcrceforc pursuc this line of explaination any further.
Instcad, the ncxt section cxamincs the proccss of monctisation of land
transaction by focusing on thc veluc of transactions by sizc¢ of land, the
mcan and median valucs of transactions in the various sublocations, and-thc
changes in these variablas over time and the naturce of land transfor process,
i.c. what happcns to land oncc it has been bought or inherited — does it then

pass to a new owncr by purchasc or suocession or by Gift?

4=5: VOIETISATION OF "HE LAND TRANSFER PROCESS:

As alrcady noted in the introduction, one of the drawbacks of using

the farm unit as the unit of analysis, is that we cannot trace thec relationships



between the buyer and seller of lande Table 11 below. thercfore, suffcors
from that dcfcet. Howevery the tablc provides a useful insight into the
cycles if not the rclationships between buycrs and sellcrs, through which
l1and passes in the transfer prccess. It shows ghat land once bought is
likely to pass on to a new owner through the monctary porcess. i.c. by

being rcsold. The fact that very few suecessions have occured from purchascs,
indircetly suggests that the now land purshasers are relatively younger, with
no grown up sons 10 pass on land tc as yct.

Table 11: KIAMBU EAND TRANSACTIONS: TYFE OF TRAFSACTION BY OWNER
BY SUEBLOCATION : (PERCENT),

TTSQERSHIP
TYEE T PURCHASES SUCCESSICNS . TOTAL
OF TRANS e _
- .
Purchascs 92.8 15.4 70.3
~ Succecssions 2.0 48.7 15.S
B Gifts ] 5.1 , 35.9 13.8 ;
Purchasecs 82.8 5.0 65 .6
. Successions Tel 45.0 15.5
o Gifts 10.0° 50.0 18.9
. Purchases 81.8 i 81.8
5 Successions -
B cirts 18,2 18,2
& Parchases ‘ 93.2 . 362 59.3
E Successions 2.9 4.4 18.6
=B
S Gifts 3¢9 52.4 2242 '
O Purchases | 50.5 - 23.8 TL.6
{2 Successions | 47.6 13.5
& Gifts - Sod [ 28.6 * * 149
i
8 EPurchascs 90.0 ! 13.4 752
= Succcssions 562 l' 53T 16.5
&
& Cifts 2.8 32.8 Ge?
< _Purchases 9T 6445 - 8l.2
& B Successions 5e¢3 10.9 8.6
&5 Gifts | 22,6 10.1
Purchases 8501 ! 6.6 59.9
B Successions 8.7 56 .6 24
E Gifts 5.6 | 36.8 15.6
< Purchases 27,2 26,7 ' 76 44
~ Successions ATe7 13.8
= Gifts i . 2.8 26..7. 9.8
[ Purchascs 87.5 100 87.8
Successions
- Gifts 12,5 ! 12,1




The table also suggest that the zifts of land' arc morc likely
to originate from lands acquirced in the +traditional processcs — l.e.
succcssions,. then through the monctary process of purchases, A cross
refercncc to Table 1 above shows that gifts are likely to be more prominent

in those sublocations with bclow avcrage monctary transactions.

The¢ prcvalence of purchases of land from previously purchascd land,
may also suggest an incipient land speculation process in the rural arcas.
Thc charactcr of such a proccess. is hard to establish across all thc sub-
locations. But as Table 12 below shows, the process is likely +to bc con-
centrated in the small sized farms, with nearly a third of The high valucd
transactions (1501~10,000) being in the catcgory of 0.1 — 1.0 acrcs. The
proportion in this categorﬁ drops systematically from 27% at 0.1 — 1.0 acres,
to about 1% at 10 acreséﬁbovc. The colorally of this; is that thc larger
the picec of holding, the lowcr the price pci acrc.

Table 12: KIAMBU LAND TRANSACTIONS:
VALUE OF TRANSACTION BY SIZE OF HOLDING: (FERCELT)

SIZE ! l

N ACRES 0.l = 1.0 1,1-2.0 2¢1=4.0] 4.1-640 6.1-10.0 1o.1+l TOTAL!

VALUE ; ‘

IN SH. |

0 17.3 20,5 2417 364 ¢ 46.2 | 56,5 3045}

» 100-600 5.9 13.5 22,81 18.6 1 24,9 2003 17.3:

; 601~1000 | 29.1 29.4 3044 23.3 17.8°  18.8  25.7:

' 1001 - 1500 | 20.7 27.% 16,0 ﬂ 13.6 746 2.9 | 16.0]
1501 - 10000 27.0 | 8.6[ 6.8 | 8.1 3.8 1.4 10.5

- B— 1 1

 TODAL PERCENT 20.0 15.8: 20.0 | 21.8 16.6 5.8 | 100 !
i N 237 187! 237 : 258 197 69 1185

Inorder to have a bettcr picturc of the land monctisation process,
~-it would bc cssential to have data on changss in value by size over the years.
Our data unfortunately does not cnable us to pursuc this linc of analysis.
Instead, the factor of sizc is subsumed in the the analysis of value by
sublocation over the years 1956 — 1963, 1964 ~ 1966, and 1967 ~ 1871, as
in Table 13 bclow,
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The 1st period representcd the period of political unccertainty about

the finality of land consolidation. During this pcriod, rumours wcre rampant
that an African Govcermment wcould rcverse the Land Consolidation process. This
element of unccrtainty affectced both the volumc and valuc of transactions.
The sccend period, 1964-66, recprescnts the period of settlecment schemes, which
is reflected by a drop in the proportion of non-monctised transactions, across
all thc sublocations as in Tablc 13 above. Thc third period, 1967 = 1971 rcf-
leets the beginning of the rapid risc in value of transactions across all

sublocations. Z}ec column 5 of Tablc 13 abovc, and also FigelJ7

Ovcrall, howcver, thc values of transactions rcmeins moderatc, at

a median valuc of sh. 3000/=, as can be secn from Table 14 bclow.

TLBLE 14: KIAMBU LAND TRANSACTIONS: VALUE OF TRANSLCTION BY SUBLOCLTIONS.

( PZRCENT )
r 1 I H 7 [ l -
VALUE
\\\\\IN - 100 -} 1,100~ 2,100~ 4,100-' 6,100 10,1Q0 q g1, !MEAH|MEDIAB o
!
' suson] © | 1,000} 2,000, 4’chl+fﬁfffll10’099.20000(0 i -
RUK . 29.93 ]18025l 22.63 13.87 4.38: 8°76 !2.19 [100 137 |2796 3000 1»67

GIT © |33.33 22,221 17.78 14.44 4.4 6.67 1.11 100 90 | 2589 | 2000 |1.57

MUT . {1818 9,09 9.0 9.09 ' 27.27 18.18 9.09 100 11 ' 4091 | 5000 {1.9

KAM  140.96 | T7.8316.87 15.06 7.23 9.64. 2.41 100 166 2783 |3000 (1.8

GTO 28.38 137.84 17.57 6.76 6.76 2.70° 100 74 2338 | 3000 {1.2

GTT 24460 119.17 17.89 18.85 10.22 7.0 2.4 100 313 3010 {3000 [1.62

(GTE  17.39 26,0  23.19, 17.35 5.80| 7.25 2,90 1000 65 3014 |3000.[1.57
|

> e -

HNG  ]39.66 [16.03 14.77 16.46 6.33| 5.91 0.84 100, 237 2549 2000 [L.6
MKA | 23.53 [15.69 25.491 25045 | 9.80 100[ 51 | 2824 |3000 (1.3
KJB|12.12 | 3.03; 12.12| 54.55 | S.09| 3.03 (6,06 {100 33 | 3788 [4000 |1.43
{
TOTIL  30.57 |17.95! 18.04 17.27 7.54| 6.77 |1.86 |100 1181 | 2810 |3000 1.65
———t ‘ S PGSR Mo
N 31 | 212 | 23 204 89| & 22+ | 18
4m-6: - WULTIFLE OWNERSHIP AI'D LAND COVBIFATION FROCESSES:

Onc of thc possiblc conscquencics of incrcascs in inocomes in bhe
rural arcas is that thc richcr pcasants may buy out their poorcr ncighbours.
Inordcr to find out whether this proccss is operative in Kiambu, we cxamincd
the Land Records to scc whether any farms had becn combined with the pieccs
purchascd. The study showcd an insignificant combination movement. Only 6%

rcportecd combinations with another land unit to form a new land units.

Table 15 bclow, suggests that just as the problem of fragmentation

is furthest advanccd in the arca ncarcst Nairebi (sce Tablc 3) so too, ths
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combination movement secms most advanced in this zone; with 15% of the land
titles having been closed ‘and combined with other certificatcs 4o crcate

new land holdings.

Table 15 is notablc also for the low degrec of reportcd subdivisions.
There is no doubt that this grossly underestimates thce volumc of subdivisions
in the district.
IABLE 15: XIAMBU LAND TRANSACTICNS: REGISTRATION AND COMBINATICN OF TITLES:

( PERCENT ):
SUBLOC|  CERT NO CERT| TITLE | TITLE CLOSED | TITIE CL. TOTAL
CLOSED SUBDIVITED SUB/COM
COMBINED .

RUK | 3.9 - 10414 | 15.22 | 0.72 - 100
GIT ; 8l.11 14.44 2422 2,22 - 100
MUT | 81.82 | 18.18 ! - e 100
KAM 62,87 26,95 479 4.79 0.60 100
GTO | 72.97 17.57 4405 2.70" 2,70 | 100

| OIT | 83.44 | 10.5T |' 4446 0.96 © 0.64 | 100
oIE | 81.16 14449 - - 4435, 100 E
e | 74,68 18.14 3.80 2.53 0.84 100 |
|- MKA | 86.27 3,92 3,92 - | 5,88 100 ¢
| KIB | 93.94 3.03 3.03 - 100
{ TOTAL | 77.11 14.86 5,04 1.86 I 1,10 100 E

be only 6 percent reported any combinations on-thc wnolc.

94% reported not oombincd with any other picce.

Reporting subdivisions, particularly of. very small holdings is
likcly to bring down thc wrath- -of thc Land Board on the partics involved,
not to mention the incrcascd rcgistration fecs involvcede The tendency is
thercforc not to rcport subdivisionse .The low figurcs may also reflect a
lag in thc registration process itsclf, so that although many subdivisions
may have occured, the Land Rcgistry has simply not caught up with the process.
Thc constant crowd of about 100 pcople per day who quecued at the land office
cvery day, is furthcr evidence of the fact that a great deal morc transactions

in land had occured and wcrc waiting formal Tatification at thc Land Registry.

LyTe LAND REGISTRATION & LOANS TN KIAMBU:

Ono of thc most widely hcld justifications for land registration.
ig that possession of Land Titlcs will enablc farmers to borrow money for
agricultural improvementszo on their farms by using land as colateral, thus,

incrcasing productivjty. Our data suggests that ncarly 1/5 of thc Land owners
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in Kiambu havc had-a loane Of these; 4 had more than 1 loan.

Most of the loans arc borrowed from privatc scctor, i.c. banks
and building socictics which contributcd & of thc loans. Govi. and public
agcencics, i.c0e the Agricultural Land Board, the Agricultural Finanec Corpora-—
tion and the ICDC and the District Loan Boards, have contributed only 4
of thc loans. Privatc Scctor leoans on the wholc, dcnd to be largcr than
the public scctor loans., HMost of the loansy arc however, very small; with

the mecan value of about sh. IOOO/—. Only 4 of the loans werc above sh.l0,000/-.

The volumc of lcnding, though, was very jnsignificant beforec 1968,
as Table 16 bclow, shows, only aficr this datc docs the mean valuc of the
loans cxcced sh.l0,000/:. The value of individual loans rangcd from asl
littlc as sh. 1000/= to well over she 70,000/=. It is important to notc
the larger the loan, the loss likcly it is $trat it will have been borrowed
for agricultural purposes. Thc larger loans tend to have becen madd to large
busincssmen mostly commercisl wholesalers and distributors. What seoms to
happen is that thosc with abovc average land holdings (6.1 acrcs and abovc)

give land as eoletaral to borrow for business purposcs.

TABLE 16: KIAKBU LAND TRAWSACTIONS: LOANS & LENDING: NUMBER OF LOQAITS BY YEAR,

' YEAR - NUMBER OF  MBAN VALUE
- LOAITS s . __i
| 1960 5 | 2460
1961 4 | 1750
1962 10 | 1660
19¢3 3 1966
1964 6 7617
- 1565 11 6972
l 1966 16 9381
: 1967 14 5685
E 1968 30 5783
1969 38 11750 |
1970 66 16777
1971 63 13139
NA 919
TOTAL 1185
MEAT 34 1108
SD 0.77 150
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As Table 17 below shows, chanccs of not having a loan arc 90%
for thosc with lecss than 1 acrc, and only 75% for thosc with above 10 acrcs.
Table 17: KIAMBU LAVD TRAISACTIONS: LOAN VALUE BY SIZ& CF HOLDIUG: (PERCENT)

scmacE! | I
V.ALUE Ool-‘l .C 1 01"'2 co 2.1—4 .C 4.1"‘6 .C 6.1—1000 10 .1 4 TO‘I‘AL I‘T
.E'T SIio 1 —_—""'-_'7;;"""" NP
100- i I ]
‘ ‘ !
i ; B i | |
4000 : !
10,000 3.8 4 7.0 SeT 8.9 10,2 8.7L. 7.9! 94
10,100~
206,000 2.1 1.l 245 3.9 3.6 4¢3 2.8 33
201,000 - 2.5 0.5 2.1 47 2.0 43 2s61 31
TOTAL 20.0 |.15.8. 20,0 .| 21.8 16.6 568 100! =
i 237 187 | 237 258 197 - 69 100} 1185

This is not surprising, in vicw of thc fact that most banks would only
accept holdings of substantial sizc (mostly 6 acces and above) as viable
sceurity for loans of about I0,000/;. It is also unlikcly that thosc with
very small holdings will bc using them for cash crops, though deirying is -
a possibility cven at 1 acrc sizes. But thc govt. on the whole also tends

to discourage lcnding to pcoplc with extremecly minute holdings.
502 COMCLUSI ON:

This paper has tricd to analysc thc naturc of Land Transactions
in Kiambu District since 1956, In part I, distancc from Nairobi, which serves
as the central market for fhe District, has been congsidered as the main explanatory

nnderstanding land market driocesses in this zone. i
variable in/In particular, wc have obscrved that land valucs per acrc declinc
he

with distance from Nairobi, thgugh)gate of changc of such a process nceds
to be morc critically analyscd, using morc advanccd cconomctric techniquess.

This will bc the task of a futurc paper bascd on our- present data.-

.Sccondly, we have obscrved that land valucs per acrc arc rising
ovcr time, though the land markct was fairly dormant in thc carlicr pericds
of our analysis. Indications arc that this trcnd of rising valucs in Land.

prices will continue in thc ncar futurce The riscs arc likcly to be more
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acute in thc arecas ncarcst to Nairobi, as compctition for residentisl spaccs
sprecads from the currcnt high incomc sectors of Nairobi, to thc middle income

Xikuyu population of Nairobi.

Thirdly we have identificd thrce possibly distinct areas of intensc
land activitics -~ what we have called cur 3 submarkets. These occur at
approximately 10, 20 and 40 milecs, though there arc indications that the
peaking is occuring further in land from Nairobi - suggesting an cncroachment
of Nairobi suburban rcesidential patterns into the peri-urban agricultural

ZONncCe

- The first submarket,; is distinct from thc othcr, and is characterised
by a high proportion of above. average value per. acre transactions,; and a
preponderance of small size transactions, which suggests an advanced degrce

of fragmentation.

The other two submarkets arc not so clcarly marked, and we would
have to control for cash crop productivity and soil quality to cxplain the
obserycd differcntial activity ratcs at the 20, and approximetely 40 mile
points. One possible sausc of such concentration of activity in this zonc
is the presence of rural industrial centres -~ such as bimuru and the old
villages such as at Gathage and Gathangari at about 25 miles.

In part II, wc have cxamined Land Transactions in the wholc District
in goneral, while highlighting the diffcrocneces betwecn thc various submarkets.
In particular we have obscrved the oxtremely incquitable distridbution of
the land in thc wholc district and the minutcness of thc holdings in
the formerly African arcas. Nearly 60% of the holdings are undcr 4 acrcs.
This degrec of fragmentation is furthest advanced in the arcas ncarcst
fairobie We have also obscvcd that thc smaller the piece of holding, the

more likely it is to have been purchased.

The obscrved increasc in the formalisation of transactions, suggests
that land is increasingly being cxchanged for money. Nearly 70% of all the
landsiin the sample had been purchased, Lands which arc purchascd arc also
morec likely to be scld to othcr owncrs, as opposed to lands which arc inhcrited.
The surprising thing about land transactions, given the high degrcc of monctisa-—
tion, is the persistence of traditional non-monctary forms of transactions -
namcly gifts of land. The porsistance of such gifts is likcly to amcliorate
the consequences of landlessness, though how long this custom will persist,
is difficult to say.

Our data suggests that the movement towards combinations of land
by purchasc is not very prcvelent in the whole district, though it is signifi-

cant in the first submarkct. It is also impossible to asscss the cxtent of
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multiple owncrship of land in the District from the land files at thc Land
Registry, since our study focuscd on thc farm unit, rathcr than the owncr.
Our imprcgsions are, howcver, thet multiple ownership of land is quitc

cxtensive, but a diffcrent study would be needed to cvaluatc this.

Finally, we havc obscrved that Land rcgistration has served onc
of its aims of cnabling farmcrs and land owncrs to use Land Titles as
Sceurity whilc " A7 777 "T¥Bm both the public and private scctor. The cxtent
of such lending, howcver, still rcmains small, and concentratcd only amongst
those with large holdingse. Morcover, it is not cleay that all the money
borrowed is usced for agricultural purposcs. Instecad, it is sugzestced thail
the larger loans arc uscd for husincss purposcs, though, ultimately the
busincssman may invest in a,larger and morc prestigious land holding, either

in thc former scttled arcas, or in thc Rif+~Vallcy.

Our study suggests the nced,for studies to cvaluate the effect of
land proccsses in the first submarkect, ﬁ.e. Ruaka and Gitaru arcas),on
agricultural output, and thc problems of the so celled villages in the 15
mile perimeter in-their role as domitorics for comutcrs to Nairobi mctro-
politan labour markct. Such studics should help the agricultural planners
most usefully develop intcnsive crop.mcthods suitcd to small holdings in
the peri-urban zonc — such as fruits, flowcrs and horticulturc in gencral.
It should also aid the town planncrs in their evaluation of long tcrm growth

stratcgics for Nairobi.

. Further, a study of thc ncw land buycrs is callcd for, inorder
to asscss morc positively thce social changes which land transactions may
be developing in the rural arcas. A study of the latest movements into |
the scttlcment schemcs, and the Farming Co-operatives in thce Rift-Valley,
would also illuminate the structurc of eurrcnt land prcccssesg particularly

their acffect on land values.
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The rescarch for this paper was undertaken in 1971, at thce Institute for
Development. Studics, University of Hairobi, tc whom I am indebicd for finan-
cial support. I am alsc indcbtcd to my various Rescarch Assistants,; parti~
cularly Ngurc Mwaniki for thedr hard work and informal commcnts on the whole
issuc of land in Kiambu District. I am also indcbtced to Prof. John Earris
of MeIoToy for Computcr Funds, and to Don Shepard of Harvard University for
assistance with programming. Nonc of the above, howcver, arc responsible

for any errors or vicws cxpressced in this paper.

The author is currently a Graduatc Student in the
Depte of Econe at Mass. Institute of Technologye.

FOOTHOTES

lo~ BScc Carter Commission, 1931 and cthor Post Independonce Govte lidssions.

2 — For a history of this Rcform, scc M.P.X. SorrecnsonyLand Ref~rm in
Kikuyu Country, and thc Swyncrton Flan — 1954.-

3 — Xenya, Deve Fian. 1970/74 — F. 210

4 = Kisii rathcr than thc morc denscly populatcd arcas of westcrn
Province provides a bettcer counter against Kiambu becausc of its
rclatively advancced agrioultural cash econcmy. Demographically,
the two districts arc very similar. Both are very densely and cvenly
populated, with the cxception of the former schedulcd arcas in Kiambu
District. scc Kenya Populaticn Census, 1962, Vol. 1 pp. 3=5; and

3941,

5 = See Colin Leys, 'Politics in Xcnya'! The Develomment of Pcasant Society.
IDS Disoussion Paper No., 102,

6 = The rtudy was undertalzen at the Institutc for Dovelopment Studics in
the University o»f Mairobi, from Decc. 197C - Aug. 1871. The study is
in the proccss of being written. The study's findings wcrc essentially
similar tc the Ascroft study of Imnovaticn.in Tetu, which have been
. publishcd 1n a scrics of papers at the IDS notably the paper to the
confcrence on strotcgics for Improving Rural Welfarc, May — Junc.1971,
and IDS Occasional Papcr Wo, .4.. The most progressive and the Laggards
in thc two arcas were similar in socio—cconomic charactcristics, with
the cxception that the mest vrogressive farmers in Banana Hill werc
much morc afflucnt, and thc Laggards rclatively worse off. Thus the
degree of rural diffcrcentiation secms most acute in Kiambu somparcd
to other parts of "Central Province. TFor carlier imptcssions on the
naturc of inncvation process in the Banana Hill arca, sce my paper to
. the Conference on Stratcgics for improving Rural Welfarc ~ Thresholds
in the Transformation of a Rural Econcmy; by J. Gatanyu Karuga, IDS,
Occasional Paper No, 4.
7 - Von Thuncn 'Der Isolicric Staat! (Hamburg, 1826)e Quoted in
Walter Isard - Location and Space Economy! below.
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Hotablc writcrs in this ficld include R.M. Haig, with his elassic
paper 'Toward an Understanding of the Mctropolis! QIJE-1926. Haig 3s

remcmbered for his conecpt of '$he friction of spaee', and thc notion of a

tradc off betwcen inorcascd transport costs occasioned by losating
further away from the market, and incrcascd rentals for loeatirzg near
thce market.
Othcr writers include: E.S. Dunn, 'Thc Location of Agrioultural
Production?.
Walter Isard 'Location and Space Economy! l'el.T.
Prcssy 1956,
William Alonso 'Location and Land Usc! Harvard
University Prcss, Cambridge, Mass. 1965.

Our analysis draws hcavily on Alonso's classic paper = ’A Reformula-—

tion of Classioal Location Thcory and its Relation to Rent
Thecory! in Karaska, Gerald, J and Bramhall, David F (®a)
'Locational fAnalysis for Manufacturing?! — A& Sclcotion of
Rcadingse MeI.T. Press, Cambridge. Mass., 1969,

For cur analysis, rcfercnce to such a centrc may be intcrprceted to
mcan Nairobi, unless cthcrwisc stated.

Alonso, We. op. oit.
Kenya, Pop. Ccnsus, 156S, P.4
sec Haig, R.H., op. cit,.

Generally, land locatcd ncar main roads will tcnd to be morc expensive
than land inaccessibly located, cven though this lattcr picec may be
nearcr Nairobi tharn thc formcre. One of the draw baks of our approach
is that it assumes that all land is cqually accossiblce at any one dise=
tance — which is clcarly not the casc given the topography of Kikuyu
Country.

For a long timc, Bata Shoc Factory at Limuru has provided a lot of
jobs and opportunitics for marginal cr casual occupations such as
hawking and repairs of furniturc, shocs ctec. In short, Bata Shoc
Tactory is thc meinstay of the Limuru Economy. Morc tecently however,
other factorics have been cstablished in 'rural' arcas, alorg the
Wairobi/Banana Hill/Limuru Rd. The Kiambaa Wool Factory and Kiambaa
Iuggage Manufactubcrs situatcd at approximatcly 12 milces from Nairobi
arc cases in point. Thesc factorics have altcred the.cconomy of the
local ‘arca in as yct an asscsscd waye. My impressions arc that they
have increascd land values as they bid for residential land to house
their employccess and have also stommed the outmigration. of Kiambaa
residents to Nairobie The result is that land on eitheor side of the
road for as much as 6 miles is rapidly bcing wonvertcd to leng, wooden
barrack typec rooms for renting to thc employees at thesc factorics.
Another side effect of this proccse is that the significancc of ooffec
in tlas arca is dwindling as morc and morc pcoplc convert their land
to houscs for rent and market gardcning.

Scc Contral Provincc, Physiczl Begional Flan, Appcendix II, Govt. Printer,

Nairobi, 1971,

Hecarly a quarter of thce Land units did not show the dave whon the
Certificate of titlc was issucd., Thig titlc is csscntial before the -

Land Office can approvc a transaction. This high degree of nom—rcporting
farms a good cstimator of the cxtent of probable unrcgistcred transactions
This is dcalt with in morc dctails in Fart Two, in thc scction on Registre—
tion of Land.,
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These arc impressions from personal intervicws with apout 15 African
farmers at Riara Ridge - an cxotic arca of Zuropcan Settlcment between
Kiambaa Locaticn and Limuru Town = during the period of Hov 1970 -~
Feb 1571. The subdivisions arc on 2 vory informal basis, since the
AFC (Agricultural Financc Corporation) which administcrs the Loen

docs not approve of such subdivisionse

These impressions arc based cn pursonal observations of the farmers
in Kiambaa Location during my ficld link on the Banana IH1l Innovation
Study and extcnsive travcl in the scuthcrn part of Kiambu Digtrict.

For an exccllcut discussion of Gikuyu Eand Tcnure,
3 ol

sec Jomo Kenyatta 'Facing Mount Kenyal.
Secker and warburgy London, 1638, Chapter II.

Sce Kenya Deve Plan, 1970/74, ope cite

This rclationship between Lond and Busiress was also obscrved in the
study of African Businessmen by Foeter Marvis and A. Somorsct, 'African
Busincssmen', Routlcdge & Kegan Paul, London, 1971. Thc Suocessful
busincssman wants o buy land, as an ultimate form of secourdity. MNeane
while, the large land holdcers bencfit from thefrland bcecause they can
borrow for business purposcs, using their land holding as scourity.
Commitment to land, howcver, still rcmains the shircst form of investe
ment. Even to the currcent ineipient bourgeoisiceyland holding still
rctains a traditional almost mystical held on their investment patterns,
gquite apart from the fact that land owncrship in the prcviously European
ouncd arcas is thce latest form of status flaunting.



