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Abstract. '

The need for a housing policy becomes more apparent 
as the problem of uncontrolled settlement assumes 
major proportions of the urban sphere.The need for 
low-cost housing in urban areas is expressed through 
overcrowding in the existing low and medium income 
residential areas and the fast-growing shanty-towns 
everywhere in the city.The present study attempts to 
analyse the housing problem of low-income communities
at Kibera, Nairobi.

\

The objective of the research is to examine the housing 
problems of low-income communities in Kibera.The study 
also makes an enquiry into how present and future 
housing projects in the area could be planned and 
organised so as to be more relevant and beneficial to 
the housing needs of the low-income people.

The research has indicated that a large proportion 
of both houseowners and tenants in Old Kibera are 
low-income. It also revealed that the conventional 
housing replacing Nubian and Squatter housing through 
the redevelopment programme is beyond the ability of 
the majority of the residents to afford.But the majority 
of New Kibera occupants are medium and high income 
people who have recently moved to the area as a result
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of new housing.lt is therefore concluded that new 
housing schemes in Kibera are not meeting the housing 
needs of low-income communities although they are 
contributing to the housing stock in the city.

Consequently the study recommends that the redevelop­
ment of the area involving demolition of existing 
structures be discouraged.But in order to make the 
area more livable, an Up-grading and Improvement 
Scheme is proposed for the area. Since not all low- 
income people would be catered for by the proposed 
up-grading scheme, and since a few buildings would be 
demolished to allow for laying of infrastructure 
services,a Site and Service Scheme is proposed to 
cater for those affected and the squatters in the area.

The study in no way claims to be exhaustive in its 
findings or recommendations. Kibera is only a small 
area in the city and there are more areas in Nairobi 
with similar problems which need a study of this 
nature. Even in the case of Kibera it was impossible 
to examine every aspect of development and there is 
scope for further research as recommended in the
text
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CHAPTER ONE 

INTROCUTION

1.0 Kibera is a neighbourhood of about 332 Eectares to the
*

south-west of the City of Nairobi. It is approximately 7 

kilometres from the City Centre and has a characteristic

appearance with its Nubian mud and wattle houses of the

Swahili type, with roofs of flattened tine or corrugated

galvanised iron sheets. As early as i960 the area was earmarked

by Government for redevelopment with conventional houses. By end

of 1975, four National Housing Corporation housing estates had been 

completed but these appear to be unsatisfactory to the housing 

demands of the original Kibera residents they were meant to house. 

Whereas the Nubian Villages catered for low-income people, the 

new estates cater for medium and high-income people. The character 

of the.neighbourhood is as such changing with the result that many 

low-income people are being displaced without a better housing 

alternative.

1.1 OBJECTIVES

The purpose or objective of this research is to examine 

the housing problem of the low-income people of Kibera. The 

study makes an enquiry into how present and future housing 

schemes in Kibera could be planned and organised to be more 

relevant and beneficial to the needs of low-income communities 

in Kibera, The study thei'efore aimed a,t making recommendations
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for future planning of the area. Subject to the outcome of-the 

study recommendations are made along the following liness

(a) Improvement of the area, with respect to

(i) Subdivision into ratable plots,

(ii) Provision of infra-structural services,

(iii) Upgrading of the dwellings, and

(iv) Provision of community facilities.

(b) resettling of the overspill population (as a result of 

(a) above) possibly in a site-end-service scheme within

Kibera .

1,2, The Choice of Kibera as a Study Area

There were mainly two reasons why I selected Kibera to be 

my Study areaj-

1, Before independence Kibera had developed as a peri- 

Urban settlement of Nairobi City with a large low- 

income population living in cheap accommodation in 

the Nubian Villages but without proper services. 

During early 1960's the Government decided to 

redevelop the area with conventional housing. This 

meant demolishing the Nubian Villages and accommo­

dating their occupants' into the new houses. It was 

assumed that the redevelopment would proceed without 

interfering with the social and economic set-up of

the communities living there. I therefore chose 

Kibera as a study area so that I could examine the 

effects of the redevelopment programme and how it is 

assisting in solving the low-income housing
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problem in the city in general and in Kibera in 

particular, as well as offer recommendations to the 

authorities on how to improve the area and other 

areas with similar problems without necessarily 

demolishing the existing houses.

2. The redevelopment of the area is based on tentant- 

purchase schemes, the objective being to encourage 

ownership of better quality houses. I therefore 

undertook to study the area with the view of 

suggesting ways and means by which low-income 

communities in the area could be assisted to acquire

and own houses that are within their financial

abilities to afford.

1 .3« The Problems of the Study Area

In Kenya housing is a country-wide problem but it is most 

acute and felt in the urban areas by low-income communities. The 

Nubian villages in Kibera provide housing for low-income people 

and are also used for commercial undertakings. The Nubian 

built houses for themselves plus extra-rooms for subletting.

Thus the Nubian community find house ownership not only a social 

amenity but also a major source of income. However, with the present 

new housing schemes, the direct result of the redevelopment 

programme, it has become evident that not all the Nubian families 

can be rehoused in the area. For when their income is assessed 

it is found that about one-quarter can meet the present tenant-

purchase terms, about, one-half derive sufficient income from



their present dwellings in the form of rant collected to

subsist on; and another quarter could be considered as

being really poor. The last two categories

are the ones who are hard hit v/hen their structures are

demolished. Farther Nubians are not ordinary citizens who 

may have some ancestral or tribal land elsewhere in Kenya to 

go back to; their only home they know for all practical 

purposes is Kibera.

The Nubian Villages accommodate a large number of low- 

income people the majority of whom earn less than Shs,450 

per month ( 6 6 f t ) in 1974). Should the Nubian villages 

disappear under redevelopment schemes these tenants to the 

Nubians will also be left without proper accommodation since 

their income does not allow them to rent a house in the new 

estates.

Certain parts of Kibera have been occupied by squatters

who also have their tenants. These too present a formidable

problem since demolishing their shanties means depriving them

not only their shelter but also their income from subletting. 

Therefore the planning of the area has to be considerate enough 

if the housing needs of the present Kibera residents have to 

be met satisfactorily.

As the Nubian Villages and the squatter area were built 

without planning permission, these areas are without proper 

water supply, roads, sanitation and many other facilities.

The houses are crowded and in some cases they are fire hazards.
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Thus, Kibera experiences many of the problems found in other 

unplanned settlements such as Uathare Valley, Dagoretti, etc.

In general squatter areas are believed to be the haunts of 

undesirable characters as well as likely places for breeding 

certain disea 3 >j. Although there is no documentary evidence 

to support such beliefs there could be certain elements of 

truth* In Nairobi, for instance, Mathare '/alley, the oldest 

and largest squatter area is well known as a rough and unsafe

neighbourhood especially at night* Cases of robbery, theft,

homicide, prostitution, brewing and selling of "chang'aa" are

fairly common. Hence, some parts of these unplanned and illegal

urban settlements constitute a threat to public health and safely 

Luckly enough, Kibera has not experienced many of these urban 

evils mainly because of the influence of the Nubian community 

which is mainly Muslim, Although a few bad characters have 

managed to infiltrate the area they are not yet a serious threat 

to the neighbourhood.

1*4* General Approach

The main part of the study consists of a detailed 

description of the area and its inhabitants, covering the 

following aspects:-

- The historical development that gave rise to the 

present situation (chapter 2).

- The housing types and their related problems and housing 

policy for Kibera (chapter 3).

- Detailed description of housing for low-income
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communities and the role played "by conventional

- housing is critically evaluated (chapter 4 ).

- Summary of the housing problems indentified in 

Kibera and discussion of possible solutions to the 

low-income housing problems, and policy recommen­

dations (chapter 5)«

- The last chapter summarises major conclusions and 

recommendations as presented in the text.

Obviously, apart from their common features, 

uncontrolled areas often differ in many aspects, -which might 

affect their future planning, such as their size, the propor­

tion of the total town population they accommodate, the pro­

portion of owners/tenants, their location in town, the quality 

of the structures and the public facilities. All these 

individual differences will have to be taken into account

when plans are prepared for their improvement or demolition. 

But it is hoped that the experience gained in the present 

study may contribute to formulating a common approach to 

future planning for these areas.

1 «5« Research Hypothesis

The research hypothesis in this context may be 

regarded as the research problem, that is, a set of 

propositions drawn by the author from past knowledge, 

documents, researches or practical experience about the study 

area. The research hypothesis therefore serves the following 

purposes:—

(i) to show clearly why there is need to carry out
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the research.

(ii) to show the kind of data required in order to 

answer the research question.

(iii) the research hypothesis may he a useful instru­

ment in analysing the data.

The writer has therefore endeavoured to formulate the 

following main research hypothesis, with specific reference 

to the study area:-

1. Unplanned housing areas laok basic infra-structure 

and community facilities.

2. Houses in squatter areas are of such poor quality 

that they ought to be demolished, although this may 

not be a solution to the housing problem of the 

low-income communities.

3. ’.Vhereas uncontrolled housing areas possess qualities 

of offering investments to residents they also 

harbour and shelter criminals who become social

nuisense.

4. The urge for low-house rents facilitate the growth 

of illegal squatters.

5* Eural-urban exodus find a home in the uncontrolled 

settlements -where the communities bear both rural and

urban characteristics.
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1.6. Previous Literature on Kibera.

Teams of people and individuals have carried out 

studies in Kibera on different aspects of the area 

development. For instance, the Housing Research and 

Development Unit (HRDU) of the University of Nairobi has

undertaken three different studies on ’Plot Size and Plot use

I 2Survey, 'Selective Appraisal of a Courtyard Housing Scheme

and the Kibera Experimental self-help Scheme!^ All these

studies concentrated on parts of Kibera, and apart from the last

scheme which is being planned by the Unit, the other two are

among the completed conventional housing estates that have not

b^en successful in housing the intended low-income communities in

Kibera. The main failure of these schemes which are all tenant

purchase has been due to the fact thgt they have tended to

be beyond the financial abilities of the majority of people

living in Nubian Villages and the squatter area to afford. The

Kibera Experimental Self-Help Scheme is still in the planning stage

and it is only fair to say that the scheme is in the right direction

for it has the low-income household at heart.

In 1962, Hr3. Temple conducted a ’Housing Preference

4
and Policy ’ Study in the area. In her analysis she came to the

conclusion that a large number of low-income people were likely
<

to be ill-housed after the redevelopment than before, even though 

many would be willing to pay the economic rent of decent low-cost 

permanent quality accommodation. This was perhaps the first 

indication of the housing problem facing the Kibera residents. 

However, although the author made some useful remarks concerning
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housing in Kibera, she did not go into the details of how the 

situation could he rectified or offer a workable solution. The 

present author therefore undertook to study the housing 

problems of the low-income communities im the area and offer 

suggestions which he believes 'will go far in dealing with the 

deteriorating housing situation. In this study the author has 

had to incorporate some of Mrs. Temple's data as he found it quite 

useful and relevant to the task at hand.

The National Housing Corporation Annual Reports

contain useful statistical data on housing and the corporation

5
has been the main developer of Kibera new estates. But as

Fred Temple has pointed out, "the most interesting point to note 

is that although the Development Plan specifies that the NHC 

is supposed to be concerned with units costing less than £1200, 

roughly 8C$ of the units constructed by NEC itself exceed this 

minimum^. This clearly explains partly the reasons why the new 

Kibera Housing Estates are unable to meet the housing demands 

of the majority of the residents.

According to the Nairobi Urban Study Group Kibera 

was zoned for medium and high density housing schemes. Under 

this zoning policy Kibera still has much room for more than 

double the present population. In addition, recent thinkers on 

slum clearance emphasises the fact that "existing housing stock

even in slums and squatter settlements must be preserved where-

ever possible so that new housing results in the maximum net
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gain" Charles Abrams clarifies the point by stating that 

'TJrban renewal and city planning officials would better earn 

their keep if they were trained in something more than demolition^ 

zoning, density controls and their other stock of trade. They 

require a keen knowledge of the secrets of human interest; 

activity and recreation; of the needs and troubles of human spirit,
O

of the forces that make one city beat and another languish." 

Nairobi City Council has time and again tried on demolition but 

has met with little success. For instance, the Pumwani 

Redevelopment Scheme ended up in housing medium and high income 

groups instead of the original Pumwani residents. Other demolition

exercises have been carried out in many uncontrolled settlements in

Nairobi, including Lhthare Valley, Kigamba and along Nairobi River

Valley but all these efforts have been in vain. This then calls

for a thorough examination of this policy. As indicated above, 

merely demolishing houses without providing an alternative is 

not the solution to solving the housing problem. Even constructing 

modern houses such as those of Punrwani without considering the 

financial abilities of the people will not again solve the 

problem. There should be a change in the policy so that 

different income groups are considered accordingly.

7
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1.7* Methodology

From the outset of the study it was obvious that the

population of Kibera comprised two distinct groups; the house

owners and their family members and the tenant population, spread

over three areas we shall refer to as the Nubian Village, the 

squatter Settlements and New Kibera. (Map)

In order to draw the sample to be interviewed up-to- 

date maps of the area were necessary. Such maps were not readily 

available and it became imperative to prepare them from on- 

the - ground surveys supplemented by aerial photographs. During 

the initial phase of the study a preliminary appraisal of the phy­

sical quality of the buildings and the layout of the three 

separate areas were made. New buildings were appropriately 

added on the maps while the demolished structures were 

excluded.

In the Nubian Villages and the Squatter settlement each 

detached building was serially numbered. The author then used 

a random sample method to choose which buildings in which house­

holds could be interviewed# In the two areas, 92 buildings were 

picked from approximately 928 (representing a 10^ sample).

In New Kibera estates each housing unit v/as serially numbered 

and using the random number technique 64 housing units out of 

642 vrere picked. Of the 15 6 buildings (representing 1C$ of 

all buildings in Kibera) picked interview was not conducted in 

four houses. One house v/as used as a dispensary, three houses
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in New Kibera were unoccupied. Interview was refused in one 

house while in another the respondent gave fake information; 

the two were also not included in the analysis.

As most buildings hid more than one households the 

interviewer asked the heads of households to pick small papers 

marked "Yes or No" to determine the ones to interview. This 

exercise was laborious and rather difficult to achieve.

Interviews were conducted in three languages; English, 

Swahili and Kikuyu. This was necessitated by the fact that some

respondents preferred to be interviewed in the language they

understood better. The author was assisted in this exercise

by three assistants all of whom were fluent in all three languages. 

Translating the questionnaire in either Swahili or Kikuyu raised 

comprehension problems. This exercise -wasted much of the 

interviewers time. Sometimes taking twice the time required 

to interview one household.

In the questionnaire the author included some 

questions on age, sex, relation to head, marital status, number 

of people and whether employed, how much they were earning, the 

house type and tenureship, the rent paid or the rent collected 

per month, etc. Such questions were posed to the interviewee3 

in order to determine the problems they were facing and what 

the overall problem of Kibera area in general.

From the survey through the questionnaire and by

Physical scanning of the area, the f0llowlng information -was

collected:



13

1. The physical set up of the area which consists 

of the soil types, drainage pattern, vegetative 

cover, road network etc.

2. On the social set up of the area, the various 

ethnic groups were known, the population and its 

composition, the number of houses and households, 

occupancy levels, active population, sohool age. 

population, available community facilities, etc.

3. On the economic set up of the area the survey 

yielded information on the number of wage 

earners, how much they earn, types of employ­

ment, existing trading and shopping facilities 

as well as information on, other economic factors.

7/hile carrying out the survey there were some problems

which the author encountered. For instance, it m s  rather hard to

have a specific pattern to follow during the interview time. This

was particularly serious in.the Nubian and Squatter areas where 

houses are erected in unorgnaised manner and there is no 

pattern to follow, A more serious problem was to find the 

people to interview at the right time as some were employed 

in public and private sectors and could only be available after 

5*0 p.m, after their duty. So the majority of the interviews took 

place after duty hours and quite a number during the week-ends.

It m s  noticed that some of the answers given, 

especially on incomes were not reliable. This m s  true of the 

self-employed people for the fear that the information may be



used to assess them higher taxes. Many of them just quoted any 

figure that was low enough. Even the landlords suffered from 

the same fear. Some landlords denied having tenants although it 

was clearly seen that the number of rooms on his building could 

not be wholly occupied by his household. Bence, the interviewers 

had occasionally to guess what the income of such a landlord was.

Generally the people were very cooperative and 'willing 

to give information as required. This was partly due to the 

fact that they thought the information would be used to allocate 

them with the badly needed houses and partly because they

believed that certain services would be brought to the area

immediately if they gave the information as requested.

Apart from the data obtained through surveys, the 

author collected case studies, life histories from elderly 

members of the Nubian Community, more information was obtained 

from the Nairobi City Council, Housing Research and Development 

Unit of. the University of Nairobi, National Housing Corporation,

A study of written materials was made e.g. records of government 

and Nairobi City Council, as well as a study of the relevant 

literature on the area. (See References)
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CHAPTER TUO

2.0 BACKGROUND TO KIBERA

2.1 Geographical Situation

Kibera Study Area is situated about 7 Km. South-West 

of Nairobi City Centre. It is boardered to the South 

by the rather steep valley of Mutuini river, to the 

east by the proposed National Sports Centre around 

Nairobi Dam, to the north by the Golf Course and 

Uoodlay estates and to the west by the Ngong Road Forest. 

The Uganda railway traverses the area from west to east. 

(Maps 1 and 2).

Kibera is about the same altitude as the City Centre 

(1660m). Climatically Nairobi lies in the Highland Zone l 

and has an average annual rainfall of 855 mm distributed 

over the year in two rainy seasons. Much of the original 

vegetation has long disappeared due to a long history of 

settlement. Black cotton soil covers over half the area 

while the rest has patches of red soil and exposed rock 

which dominates the area south of the Golf Course. In 

planning for the area these geographical factors should 

bB carefully considered and more so when a low-cost 

housing project is involved.

Historical Growth

Kibera is a Sudanese word for forest. Before 190A when 

the area was originally assigned to the King’s African 

Rifles to settle Sudunese ex-soldiers^,
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it was part of tha present Ngong Road Forest Map 1). The 

area probably formed part of Masai tribal land who herded 

their cattle around Nairobi settlement.

Around 1897 Sudanese Soldiers had joined the British Army 

and were free to move wherever the British Empire had 

extended its tentacles. These soldiers came to Kenya and 

Uganda this way. The soldiers were used to suppress 

rebellian or uprising whenever the British were establishing 

outhority in East Africa. The Sudanese and the Kenyan 

recruited soldiers were in the cantigents that suppressed 

the Somalis at Kismayu in 1910^. But they suffered heavy 

casualties and many of them died in battle or of disease 

leaving many descendants at Buller Camp in Nairobi.

Meanwhile, some Nubian* families continued to be housed 

at Buller Camp and no doubt it wa3 felt that "there was 

a moral obligation either to repatriate them or to find 

them homes in the country, and it was also hoped that the 

institution of military contonment of this kind would 

form a useful recruiting ground when the sons of these 

ex-soldiers grew up." Consequently, many were settled at 

Kibera and others at Kibos, Eldama Ravine, Mombasa and 

in a few other towns in Kenya. In Uganda a good number 

were settled at Bombo near Kampala.

* Desccendants nf the Sudanese ex-soldiers are better known 

'Nubians' as they#speak the Nubian language.'
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Kibera was surveyed in 1917 as a military reserve and 

gazetted as such the following year^. The original 'Kibera 

Special Settlement Area' had a much larger area (1700 Ha.) 

and was partly inside and partly outside the Nairobi Municipal 

Boundary of 192B (Map 3). No other tribalgroup were allowed 

to settle there. Hence the Nubians lived secluded from 

local people keeping to themselves their cultural heritage. 

Through gradual expansion of the city some Nubians integrated 

with local people and intermarriage even occured. Nubians 

are overwhelmingly Muslim (100%) and live in closely-knit 

communities. They are keen on customary and communal ■: 

ceremonies which are held frequently and whenever need 

arises. But most of them tend to keep aloof from other 

communities. Hence although many of them are fluent in 

common local languages, very few local people understand 

the Nubian language.

2.3, The changing face of Kibera

But Kibera is no longer the Nubian enclave it was before 

the 1930s. Although it remained outside the Municipal 

boundary it housed people working in the municipality.

Thus Kibera and other estates (e.g. Karen, Spring Valley 

and Ruaraka) developed as per-urban settlements. The 

proximity of Kibera to the City Centre and the Nairobi 

Industrial Area, made it an attractive place for African 

migrants into the city. Soon after the second World War, 

and particularly, after the Mau Mau Emergency, non-Nubian 

peoples began to infiltrate the area, commonly as tenants 

to the Nubians and occasionally as squatters on vacant land.
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The importance of Kibera to the growth of Nairobi could 

not be resisted by the team working on the Master Plan 

when they said,

"The Master Plan, therefore, aims to confine 

further growth within the existing boundaries 

of the Municipality. It will be advisable to make 

at least two exceptions: part of the present 

Kibera area should be taken into the

Municipality and........ The inclusion of these

areas raises no racial or political problem."7 

The whole area was later included into the City Boundary
Q

by the 1962 Kenya Boundary Commiission?

The fact that Kibera developed at the periphery of the 

City has for years been the concern of the government.

This was the reason why the Nubians were farbidden to build 

in permanent materials. Council's Building bye-laws lay 

emphasis on permanent structures and the developer must 

obtain a planning permission. Kibera's peripheral position 

meant that it was covered by the by-laws, but since its 

fate was still undecided no development was encouraged.

The Carter Land Commission raised strong views about the 

government's plan to develop the area. In its deliberations 

the Commission said,

"The Kibera area urgently needs replanning, 

and it and the suggested area next to the
q

aerodrome might well be put in hand immediately"
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The Government reacted by instructing the local authority 

not to allou the erection of permanent buildings yith the 

possible exception of the Mosque and the Koran School.

In the late 1950's the Government finally became committed 

to redevelop, the area. From 1961 the Government has pursued 

a series of redevelopment schemes. Four Housing estates 

have been completed and a fifth scheme, Kibera Experimental 

Self- Help Scheme, is under plan at Lomle Village. (Map U)

In order to proceed yith the redevelopment programme the

Nubian houses are demolished. Hence Kibera i3 undergoing

a quiet revolution both in housing and composition of its

inhabitants. The redevelopment programme seem to have

some negative effects that might not have been expected

yhen the idea yas conceived. This is one reason yhy it

has become necessary to examine its effects in the light

of hoy it is helping in solving the housing problem for

the loy-income communities in the area.

2 LAND IN KIBERA

2.U.1 Land Claim by Nubians

The conditions under yhich the Nubians yere settled at 

Kibera remain dubious. Whereas they claim the land there 

is nothing yhataever to support the contention that the 

whole area yas given them as a reserve forever. Existing 

records shoy that they yere merely given permission to

live there. On land issue the Carter Commission concluded 

th-at,
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"the legal position of the occupants of Kibera 

appears to be that they (Nubians) are tenants- 

at-will of the Crown (now Government of Kenya), 

and tenancy is liable to terminate by the 

Commissioner of Lands at any time"!^

Since the colonial period, and even after independence, 

the Nubians have never been granted title to the land 

on which they live. This is a serious setback in the 

total development of the area due to lack of security 

of tenure,

2.1*.2 Land Ownership

As explained above, land in Kibera remains the property 

of the Government which decide on its use, by whom, and 

for how long. Hence land ownership does not pose a serious 

development problem. What seems to hinder development is 

to find the most appropriate alternative to appease the 

present settlers on the land. As stated elsewhere, the 

Government had a duty to these ex-soldier3 either to 

repatriate them or to find them accommodation. They were 

told they might make homes at Kibera. Therefore any 

development plans in the area should provide them with 

good alternative for settlement,

2.A.3 Land Values

Surveyed land in Kibera is confined to the N.H.C, housing 

estates. It is therefore difficult to establish land values 

for the whole area.
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The adjacent Old City area (Map 3) has unimproved site 

value averaging about £1000 per Hectare. On the other 

hand, unimproved site value on Council's Role for ratable 

owners in Kibera is £770 per Ha. It would therefore seem 

that the actual unimproved site value for the whole area 

lie between these two values. In any case land values 

are not a constraint to development since Government 

owns the land and can regularise land values in the area 

as need arises.

2.A.L Land Use

Kibera study area has a total area of 332 Ha. and is used 

as shown in Table I. Mote that developed land includes 

housing and social infra-structure.

Table I - Land Use
j i i
I

Type of Use Area %

Developed Land 37.8 11.A

Committed Development 53.8 16.2

Nubian Villages 116.2 35.0

Vacant + Open Spaces 12A.2 37. A

Total 332 100.0



MAP 3
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Land available for development forma 37.A% of the total 

area. In addition the Nubian Villages have large patches 

of spaces which can be reclaimed and developed. If the 

present policy of demolishing the Nubian V/illages is 

continued despite its socio-economic ills then Kibera 

has unlimited land for future housing development.

•v *v

2.A.5 Constraints to Development

Kibera-Otiende/Ngei estates are separated by the steep 

sided gorge-like valley of Mutoine river with quarries 

in places. Certain sections of the area have rocks near 

the surface especially the area east of Makina Village.

The two together with the presence of black cotton soil 

in some parts constitute serious constraints in the 

development of low cost housing in those parts, (see Map.)

2.5 POPULATION PROJECTION Il\l CONNECTION TO HOUSING NEEDS

In 1969 Kibera had a population of 1300Q V- By 197A the 

population had increased to about 18000 (capital (Jorks 

Programme estimate) and it is projected to 25,000 by 1979.^ 

The figures indicate that the population is increasing 

at the rate of about 6000 persons every five years. Of 

the total increase, 5000 and 1000 are low and medium income 

respectively. The average household size for low income 

was calculated to be A.25 by the Urban study Group.^

When this figure is applied to Kibera the implication is 

that there are 235 additional households which need 

accommodation every year. (Table II)



Table II total Population and Number of Households

Nubian Villages Squatter Area New Kibera

• Owners Tenants Total Owners Tenants Total Owners Tenants Total T otal

Total

Population 3939 5274 9213 1661 1275 2936 1352 4652 5932 18123

Mo of
Households 927 1241 2168 391 301 692 310 1060 1370 4166

no
>o



Total

SQUATTER AREA 

Owners Tenants Total *

NEW KIBERA 

Owners Tenants Total

GRANT TOTAL 

Owners Tenants Total

No. % No. % No. % No. % No. % No. % No. % No. % No. % No. %

35 12 5 6 - 5 5 10 17 l*l* 23 51* 21 15 6 11* 20 89 11*

28 9 12 15 - - 12 13 13 22 15 8 28 11 1*3 16 23 6 66 10

35 12 9 11 - - 9 9 7 12 21 11 28 11 1*1 17 25 7 72 11

21 7 8 10 - - 8 8 8 13 21 11 29 12 31 12 27 8 58 9

t*6 IS 6 7 8 5L 1A 15 3 5 36 19 39 15 19 7 70 19 89 1L

31 11 9 11 2 13 11 12 8 13 31 16,' 39 15 26 10 55 15 81 13

29 10 5 2 13 6 6 A 7 12 6 16 6 11 t* AO 11 51 8

17 7 7 a - - 7 7 3 5 6 3 9 U 18 7 15 l* 33 5

9 3 6 7 2 13 8 8 2 3 2 1 U 2 19 7 12 3 31 5

8 3 1* 5 - - L U 1 2 3 2 l* 2 9 U 7 2 16 3

10 <♦ 1 1 - - 1 1 - - - - - - 3 1 a 2 11 2

5 2 1* 5 1 7 5 5 - - - - - - 7 3 3 1 10 2

11 L 7 8 - - 7 7 1 2 - - 1 1 15 6 i* 1 19 3

295 100 83 100 15 100 98 100 60 'lOO 191 100 251 100 271 100 373 ioo 6 l*U 100
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This demand for housing is being partly met by the

o
mushrooming illegal structures in both the Nubian 

villages and the Squatter Settlements.

It is worth to note that the household numbers were

established on the basis of the 197*+ population projections

and by applying the average household size for each
*

income group assumed by the Urban Study. Apart from the 

Squatter Area, Tenant households dominate in the area.

2.5.1 Age and Sex Structure

In Table III the age of the owner and tenant population 

of the three areas are compared. These figures only show 

the sample population. Perhaps one of the most vital 

pieces of information on population characteristics is 

the age-sex distribution which is represented by the age 

sex pyramid. (Diagram 3).

*The average household sizes assumed by NUSG are 

Low-income A'25, Medium-income-A.37 and High -income 

A.33 persons per household.
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Bath Table III and Diagram 3 show that the three areas 

vary in age and sex structure. But it is clear that the 

tenants of all the three Breas reflect in their age 

distribution a typical rural migrant population, with 

high percentages of adult working age (6A%) but this 

again various according to the area (e.g. Squatter Area 

93%, Nubian Villages 72%, New Kibera 56%). The Squatter 

tenant population is amost devoid of children under 15 

years. In cantrast, the distribution of the

owner population in the Nubian Villages and New Kibera 

is fairly normal with about half the papulation 

being under 15 years of age. The number of males per 

100 females is higher in the Nubian Villages and the 

Squatter area, while in New Kibera is almost 50/50.

The higher number of males in the two areas is accounted 

for by the fact that many tenants there leave their wives 

in the rural areas to till the land to supplement their 

income but bring their children to learn in the better 

urban schools.

Among the heads of households there was a big difference 

between the owners and the tenants, particularly in the 

Nubian Villages.
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Most Nubian houseowners were old men and women some of 

whom were staying with their grand children. Many could 

not tell the actual age but it was obvious that the 

majority were above 50 years. In New Kibera the majority 

of the heads were fairly young people (78% were under 3A 

years). It was noticed that the percentage of female 

heads of household was higher among house owners of the 

Nubian origin most of whom were widows while among tenants 

it was higher in New Kibera where young unmarried women 

rented rooms.

2.5.2 Marital Status

In all the three areas about half of thB owner heads 

were married (Nubian Villages 1*9% Squatter Area A8% and 

New Kibera 68%). There were a significant number of 

divorce and widow cases in the Nubian Villages and a 

few in the Squatter Area and New Kibera.

In all areas tenant population had over half the head 

of household married (Nubian Village 86%, Squatter'Area 

73% and New Kibera 57%). However fairly large number of 

tenants in the Nubian and Squatters areas were not staying 

with their wives. (See Table IV).
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Table IV Marital Status of Heads of Household

_______________ —_L

Nubian Villages Squatter Area New Kibera

Marital Status Owners Tenants Owners T enants Iwners T enant

Single 31 910 UU 20 28 U2

Married U9 86 UB 73 60 57

UJidow/Widower 13 - 6 - - -

Separated 1 - 2 - - -

Divorced 5 U - 7 U 1

Total % 100 100 100 100 100

Total No. 25 7A 28 11 10 US

2.5.3 Ethnic and Religious Structure

The inhabitants of Kibera fall into seven ethnic groups 

(see Table V and Diagrams 1 and 2). The owner group in 

the Nubian Villages is almost exclusively Nubian (98%) 

while in the Squatter Area the owner group is mainly Kikuyu 

(79%) and Kamba (22%). In New Kibera the owner and tenant 

groups are fairly distributed among the ethnic groups.

There is a tendency for owner and tenant ethnic groups to 

localize in an area, eg. Nubian house owners in the Nubian 

villages, Kikuyu Squatter houses owners in the Squatter area. 

But among renters the Luo and Luyia ethnic groups are found 

in large numbers everywhere.



TABLE V ETTUITC GLCUFING III KIBERA

ETHNIC GHOUP Nubian Villa a  r» oquatter Pettierarts New Kibora Grant

Ct/n a r Tenant Total Owner Tenant Total Owner Tenant Total Total
C/t 0/ 0/ 0/ Cl cf Qf C' CV/v t» /*> /* /'■

Nubian 98.4 1.8. 45.7 _ _ 18.3 _ 4.4 21.7
Kikuyu — 1.8 1.0 79.5 46.7 74.5 13.3 17.3 16.3 18.2
Kamba — 17.4 9.8 12.1 40.0 16.3 21.7 10.3 19.1 14.4
Luo — 30.5 17.3 - — - 5.0 29.3 23.5 17.1
I try i a — 28.7 16.3 - 13.3 2.1 3.3 16.2 1 3 . 2 12.9
Other Kenyan 

tribes _ 15.6 0.8 8.4 _ 7.1 33.4 14.2 18.7 12.4
Non-Kenyan 1.6 4.2 3.1 - — - 5.0 4.7 4.8 3.3

Total % 100 100 100 100 100 o o 100 100 . 100 100 •

Total No. 128 167 295 83 15 90 60 191 251 644
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Religion appears to be a major dividing force among the 

ethnic groups in the area. The Nubians are 100% Muslims 

while the other ethnic groups are divided between the 

Christian denominations and quite afew are animists. 

Most tenants to the Nubians remain Christians and 

neither group seem to have influenced the faith of the 

other. (Table VI)

Table VI Religion of Kibera residents

I I

Nubian Villages Squatter Area New Hibera

Owners Tenants Owners Tenants Owners Tenants

% % % % % %

Muslim 100 20 7 7 IB 6

Protestant - A7 37 27 55 U5

Roman Catholic - 33 U1 53 25 <♦3

African Religion - - 6 13 - U

None - - 3 - 2 2

Total % 100 100 10D 100 100 100

Total No. 128 167 83 15 60 191
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2.5.A Education among Kibera residents

The standard of education among residents is shown 

in Table VII. This shows that Kibera share with other 

parts of the country in having illiterate as well as 

highly educated citizens. The percent of individuals 

with less than complete primary education is over 75% in 

both the owners and tenants in the Nubian Villages and 

the Squatter Area. In New Kibera the percent is below 

50% and is lowest among the tenants.

The high percentage of people with less than complete

primary education in the two areas could be due to the

fact that many of the residents are elderly people who

grew up when there was limited opportunity to attend

school. On the contrary, many residents of New Kibera are fairly

young people who grew up at the time there were ample

opportunities for schooling in the country. A9 it will

be shown later, the standard of education has a bearing

on the type of employment and thence the household income.

As may be expected the situation is rapidly changing.

Of all the school age children only a few do not attend 

school and quite a number attend secondary school. The 

presidential decree of free primary education in classes 

1 to l* has greatly increased the demand for primary school 

places, so that the two schools in the area are overcrowded.



TABLE m  - LEVELS OP ’LEGATION IN KI3EHA BY AREA OF F I N A N C E

Level of Education Nubian Villages Squatter New Libera Grant
Settlements_______________________

OwnerTonant TotalCwnerTcnantTotnl Owner xenantTotal Total
c f
/o % % % % %

c/ GL
/S' %

C'/*-

None/Eends Koran only 31 .*1 * > 2 . 2 3 1 . 6 31.4 20.0 29.4 16.0 15.9 15.9 25.3Less than complete primary 44.8 42.4 43.6 52.9 40.0 50.6 3 2 . 0 1 7 . 2 21.0 36.2
Complete Primary 12.1 15.2 15.7 12.9 20.0 14.1 14.0 9.7 10.8 12.7Less than complete Secondary G.O 6.8 6.4 1.4 6.7 2.4 20.0 15.9 16.9 9.7Complete Secondary (Fra. I-IV) 6.0 5.4- ♦-7 1.4 13.3 3.5 16.0 3 1 . 0 27.2 13.0
Higher Education (above Fra. IV) — — — — — — 2.0 10.3 8.2 3.1

Total % 100 100 100 100 100 100 100 100 100 100 '

•o1—l«?••PoR 116 118 234 70 15 85 50 145 195 514

CD
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Many parents expressed a wish to have good nursery 

schools in the area for their infants. This was 

particularly emphasised by the residents of New Kibera.

In other areas nursery education was being encouraged and 

the' inhabitants had taken a further step by constructing 

three Harambee Nursery Schools through self-helf efforts.

2.5.5. Population and Employment 

Kibera has a large proportion of active population 

between 15-5U years (59%). However, many of the 15-19 

years age-group are either secondary school students 

or school leavers staying with parents or relatives and 

seeking employment. Thus the actual productive population 

is between 20 to 5U years (50%). In any case not all 

the active population is productively employed for many 

are unemployed and quite a number are under employed.

This therefore implies that dependency ratio is high and 

the situation is further complicated by the prevalent 

underemployment. Table III. and Diagram 3 and *+ summarises 

information on population and employment.

2.6 LfiND USE PATTERNS

Kibera is predominantly residential with housing ranging 

from Grade I houses in the NHC housing estates to sub­

standard houses in the Nubian Villages and the Squatter 

Area. Industry and Commerce are poorly developed although 

cottage industry and retail trade make up for these 

important activities.
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This often results in loses and sometimes trade items 

lose value because of too much exposure to the elements.

The City Council has planned an open air market close to 

the present site and a new shopping centre has b e e n  built in 

New Kibera but is not yet in use.

Planned open spaces in the area are limited to school 

playgrounds and the small open spaces within the new 

estates. Luckly, Kibera still has much vacant land, 

especially along river valleys. These spaces could be 

improved and organised into better open spaces for 

recreation. (Maps 2 and 6).

Some of the land classified vacant is utilized for 

farming and grazing mainly by the squatter owner population; 

who grow a variety of crops, including vegatables which 

they sell to other people as well as for their own use.

The land use pattern created by present development in 

Kibera is therefore one that reveals a predominance of 

residential use superimposed on what appears to be 

agricultural land. Unplanned and unutilized open spaces 

exist almost everywhere within the Nubian and Squatter 

Areas; these could be properly put in use ih future

, economic Patterns

The main employment centres for Kibera residents are 

indicated in Table VIII. Over two-thirds of them worki

I
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outside the area and one third work in Kibera and environs.*
• *

In determining the industry of employees seven occupation 

categories were used (Table IX). Any person in the active 

age group not working but actively seeking employment 

was classified as unemployed. Table IX indicates that 

V*% of Kibera residents are in this group but the figure 

is highest among squatter houseowners.

Note that manual and domestic workers are a large portion 

of the working population in Kibera and these are concentrated 

in the traditional low-income area in Nubian Villages 

and the Squatter Settlements. Again tenants in the two 

areas are the majority while in New Kibera the percent 

for owners and tenants show little difference. The 

concentration of manual and domestic workers in Nubian 

and Squatter areas could be accounted for by the low-level 

of education by the majority of them.

f'Kibera and environs' refers to areas within 2 Km. from 

the Study Area, eg. Kenyatta Hospital Complex, Adams 

Arcade, Wilson Airport, Samhuri Park, etc.



table ix - ocum atthts or v i v -ma -i
Occupation Nubian Villages Squatter . New Kibcra Grant

Settlements
Owner TennntTotal OvnerTenantTotnl Owner TenantTotall’otal
. % % £?/ rt

/>•*
r' o' % C'

/*■ %

?■' an o f-c T’inl/Exocutive 4.2 —m 1.1 4.6 3.8 2.3Professional 20.8 — 5.7 — — — 13.7 11.4 7-7Technical P.5 6.2 6 . 8 — 2 3 . 1 7.7 18.2 22.0 21.4 14.3Clerical/AdrciniEtrative 2 0 . 8 12.5 14.8 1 1 . 5 23.1 15.4 5 0 . 0 27.5 31.3 2 3 . 3I. anual/Domestic v?orker 4.2 59.4 44.3 2 7 . 0 3 0 . 8 28.2 2 2 . 7 2 3 . 8 23.7 3 1 . 4S e 1 f-e np 107/e d 12.5 12.5 12.5 1 1 . 5 7.7 10.2 9.1 0.1 2.3 7.0Unemployed 29.2 9.4 14.8 5 0 . 0 15.3 38.5 — 7.3 6.1 14.0

Total 0/ 100 100 100 1 0 0 100 100 100 100 100 100
Total No. 24 64 88 26 15 59 22 109 131 258
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An important industry in Kibera is the Concrete Block 

Industry whose products are utilized by NHC projects, 

but some of the blocks are sold to building contractors 

outside the area. The industry is located at the 

junction of Kibera Drive and the access road to New 

Kibera l/illage, and is boardered to the west by the 

railway line (Map 2).

Commercial activities are confined to retail trade which 

usually occupy the front part of the house. However, there 

are a few buildings specifically for trading purpose; many 

of these are located around Makina Local Market. Kiosks 

augment shops by providing essential household goods 

especially in New Kibera.

The Makina Local Market is stocked with a veristy of 

consumer and non-consumer handy household goods, which 

include foodstuffs, clothing, utensils and many more.

The market is the centre for cottage industries which are 

mainly repair services. These range from furniture making 

and repair in small workshops to local tailors, tinsmiths, 

cobblers, bicycle and watch repair services infront of 

the shops or houses.

The market is unconstructed and suffers from a number of 

disadvantages which make trading a risfey business. Goods 

have to be packed and taken away every evening.



Ta minimize these expenses many low-income people choose 

to share a rented room in these villages and avoid renting 

rooms in IMeu Kibera where rents are much higher. Though 

2U% New Kibera residents were manual and domestic workers 

the majority were houseservants accommodated free of charge 

by their employers.

The remaining occupation categories represent well paid 

residents with the majority having income which is above 

the average for the area. Afew self-employed businessmen 

fall under this group and are better placed to meet 

houserent under or installument repayment in case of tenant 

purchase houses.

The poorest households possibly earn zero income and others 

have irregular and indeterminable incomes per month. This 

group embrases most squatter house-owners who do not 

Sublet any of their rooms and a few Nubian houseowners.

On the other extreme are rich households with regular 

monthly incomes, in some cases exceeding Shs.5,000/= p.m.

Some wealthy Nubians derive income from more than two 

or more sources (eg. employment, rent collected, and business). 

The wide range in incomes earned by different households 

obviously has a bearing on the quality and size of accommodation 

each household can afford. Table X summarises the income 

earned by Kibera households.(also see Diagram 5).



TABLE X - I?! CONES EARNED BY KIBERA ^OIDENTS

Income? Range ?v'ia-point Nubian Villages Squatter New Kibera Grant
:____________ -Settlements______________________________
GmnerTenantTotcl Owner TenantTotal OwnerTenantTotal Total

Shs. p.m. Shs.p.m. %' O'
/O

c ' 
7°

0/ OL
/O

C' 
/0

oL 
7 0 % O'

70 oL

Below 250 1 2 5 38.2 22.0 26.7 58.6 16.7 46.4 2 0 . 0 2 1 . 3 21.1 2 7 . 325© -449 350 26.5 43-9 38.7 1 3 . 8 58.3 26.8 5 . 0 5.3 5.2 2 2 . 9
4 5 0 -«?49 600 23.5 28.1 26.7 - 2 5 . 0 7.3 2 0 . 0 14.9 1 5 . 8 1 9 . 2
750 -999 875 — 6.0 4.3 - — - 1 0 . 0 10.6 10.5 6 . 3

1 0 0 0 - 1 5 0 0 1250 2 . 9 — 0.9 — — — 2 0 . 0 25.5 24.6 1 0 . 7Above 1500 
No income/

1750 2.9 — 0.9 — — — 2 5 . 0 22.4 22.8 9 . 6

response 6.0 — 2.8 2 7 . 6 — 19.5 — — 4 . 0

Total % 100 100 100 100 100 100 1 0 0 100 100 1 0 0

Total No. 34- 82 116 2 9 12 41 20 94 114 2 7 1
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Income wise the majority of manual and self-employed 

tenants were earning less than Shs.UOO permonth, the 

average income being Shs.275 p.m. This low earnings could 

be restrictive on the amount of money to be spent on houserent. 

Some of them have an additional burden of meeting school 

fees for their children as well as bus fares for themselves 

and the children.
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The survey revealed that half of the households earn 

beloui Shs. U50/= and 69.14% earnbelow Shs.750/= per 

month. There i9 much diversity in the incomes of the 

three areas. For instances, households earning below 

Shs. <+50/= p.m. make 65.*4% in the Nubian Villages, 72.655 

in the Squatter Settlement and only 26.3% in New Kibera.

Those earning below Shs.750/= p.m. in these areas are 92.1% 60.1% 

and t«2 .1% respectively.

The Urban Study stated that "the ability to afford

housing for middle and low-income households their

income has to be between £500(or ^hs. 683/= per month)

and £600(or Shs. 1000/= p.m.) per annum"^ If this asumption

is correct, then some 75.7% of the residents are below

the requirement. But when each of the three areas is

considered some 90%, 100% and 52.6% cannot afford in

Nubian Villages, Squatter Settlements and New Kibera

respectively. Thus only 2U.3% of the residents are

likely to afford housing at this level of quality and

cost without straining or underspending on other essential

items. However, some households in New Kibera whose

income would not allow them to have housing at the level

and cost assumed by the Urban Study overcome the problem

by renting one or two rooms which cost alittle less.

Considering the house owners and tenants in the three 

areas those who meet the requirement are 5 .8%, □% and *+5% 

in Nubian Villages, Squatter Settlement and New Kibera

respectively.



53

TABLE XI - LENGTH OF TIME LIVED IN KIBERA BY HEAD

OF HOUSEHOLD

No of years lived 

at Kibera

Old Kibera New Kibera Whole Ate

Less than 1 year 1 1 . 0 15.A 13.3

- 1 - 2 " 6.0 36.9 22.2

2-5 " 8.5 27.7 IB.5

5-10 " 1 1 . 0 B. 5 9.7

10-20 " 2 2.B 2.3 12.9

More than 20 " AO.7 9.3 2A.2

Total % 100.0 100.0 100.0

Total No. 139 55 19A

2.9 INFRASTRUCTURE AND DEVELOPMENT

The provision of suitable and adequate infrastructure is 

an essential prerequisite to the proper development of 

an area. The provision of a goodroad network, "better 

Educational and health facilities, other social end 

technical services may be a step towards the fulfilment 

of the overall objective of social and economic development. 

The existing infrastructure in Kibera is reviewed in the

light of the part it plays to promote development.

.

■
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2.9.1 T ransqortation

The Kenya-Uganda railway traverses the area but it 16 of 
insignificant importance to Kibera residents since most 

passenger and goods train through Kibera station are 

express. In addition the railway has created communication 

barrier but to counteract this problem, two bridges ware 

constructed to link the two parts. (Map 2 ) Motor vehicles 

can cross the railway by these bridges, pedestrians cross 

it at several unguarded points at their own risk.

Kibera Drive is the main access road to the area. The 

road is often congested and could be risky in case of a 

calamity. Wo other access roads exist in the area except 

the circulation roads in the new WHC housing estates.

The Nubian Villages and the Squatter Area are dependent 

on an intensive system of tracks and footpaths. In the 

dry season, the dust causes considerable nuisence to 

the inhabitants, and many people complained about it.

In the rainy season they become impassable because the 

surface is turned into mud. At this time businessmen - 

experience the big problem of transporting new stock nf goods 

to their shops. There is therefore an urgent need to 

improve the road network in the area. (Maps 2 and 6)
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The proposed Trans-Africa Highway passes to the south 

of the Study Area, and a proposed link road from 

the Highway to Ngong Road is likely to provide another 

access road to the area, and :;ill also provide a direct 

vehicular access to the neighbouring estates to the south.

2.9.2 Water Supply.

The piped water system is present in all the new housing
i

estates with most houses having inside private water taps. 

But piped water was only extended to the Nubian and 

Squatter areas in 1972 when there was Cholera outbreak 

in the country.

There are some 25 water kiosks unevenly distributed in 

the area, and residents buy water from communal standby 

water-taps. About 92% of Did Kibera residents get their 

water from communal taps 5% have private standby taps and 

3% have none. The last group which includes mainly 

squatters, often draw water from running streams or 

the Nairobi Dam. (Map 7).

Water kiosks are rented from City Council by private 

individuals who sell water to residents by the debe at 

the average of 15 cents per debe. Table XII below shows 

the quantinty of water consumed and the cost to the 

household.
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Table XII - Quantity of Water Consumed per Day per

Household

Quantity Consumed % of the Cost of water

per Day (debes)0 Households per month (Shs.)

Less than i: 9.3 0-U.50

1 - 2 39.5 *♦.50-9.00

2 -U 20.9 9.00-16,00

*♦ -6 15.1 16.00-27.00

6-10 1 2 .a 27.00-A5.00

More than 10 2.1* *♦5.00+

Total % 100 Average Cost

Total No. 139 Per household Sh

0= water cast an the average 15 cents per debe.

Water was important in the budget of many families.

But during the rainy season expenditure on waterwas cut 

down by using free water either trapped from roof tops 

or drawn from seasonal streams.

The main problem with water is that certain families 

are far from the water kiosks while others experience
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Most residents felt that it uas inconveniencing,, to 

fetch water from a distances of more than % Km. 

particularly after duek as the area lacks security lights. 

Another disturbing problem was that sometimes long queues 

farmed at the water kiosks causing untold delays 

to individuals. This indicates that some water-kiosks 

are crowded and more may be required in order to serve 

the people more efficiently.

2.9.3 Sewage Disposal.

A main trunk sewer serves Kibera and Otiende Ngei estates. 

The (\IHC housing estates are connected to the system; 

but other residents in the area use other methods of 

sewage disposal. 86% of Nubian Villages use pit latrines, 

2% use septic tanks, and 12% have no organised method.

In the Squatter settlement the respective percentages are 

28% 0% 72%. In the Nubian Villages many landlords have 

5 or more rooms rented to separate households who share 

one pit latrine. The sharing results in overcrowding and 

as the latrines are not properly cared for they become 

insanitary and unhealthvand quite often there is a dirty 

stream of water oozing along the gullied footpaths and 

the smell and appearance of such water is very offensive. 

The situation is even worse in the Squatter Settlements 

where there are fewer latrines and where human excreta 

is found deposited on the surface close to the compounds.
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Refuse disposal in New Kibera is by City Council 

Cleansing staff. But in both the Nubian and Squatter 

areas nobody bothers about refuse after it leaves the 

houses. Most of the residents admitted they dump refuse 

nearby. The result of this chaotic state of handling 

refuse is that the area is filled with obnoxious odour. 

Therefore a major problem in the two areas is one of 

sanitation and this calls for proper sanitation 

planning that can satisfactorily meet minimum health 

standards.

2.9.** Power and Communications

Excepting the new housing estates and a few houses of 

wealthy Nubians along Kibera Drive and near the Mosque 

the rest of the area is not connected to electricity.

Street lighting is confined to New Kibera. The survey 

revealed that only 3.3% of households in Nubian Villages 

used electricity while the rest used kerosene lamps as 

their source of light. The absence of public street lights 

in the two areas made the people feel unsafe at night,

When the residents were asked about their wish to use 

electricity, 5.5% wanted it, and were willing to pay for 

it, the rest would like to have it provided it was supplied 

free of charge. But all agreed that' street lighting was 

necessary for it would enhance security within the area.
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There is no telephone - booth in the area, but there 

are a feu private connections. Many residents expressed 

a strong uish to have public telephone booths.

2.10 COMMUNITY FACILITIES

In a small section of the city as Kibera it is unrealistic 

to discuss community facilities uithout taking note of 

uhat exists in surrounding areas. Community services may 

be absent in an area but their existence in a neighbouring 

area may meet their needs. For this reason it is rather 

difficult to assess the adequecy or inadequecy of some 

facilities of such a neighbourhood.

2.10.1 The Mosque and Kibera-Woodley Social Hall

The most important social building among the Kibera Muslims 

is the mosque, uith adjacent Koranic School. The building 

has corrugated iron sheets for ualls and a corrugated 

iron roof. Presently the mosque is being build in permanent 

materials. The Koranic School is a permanent building.

The Kibera-ldoodley Scial Hall serves both areas although 

it has limited facilities. Though the City Council 

undertook to fence the stadium attached to this Hall, It 

is not fully utilized nor does it host important matches.
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The Kibera Women’s association (mainly Nubian women) 

have build a temporary building at the junction of Kibera 

Drive and Karanja Road where they display their handcrafts 

as well as provide hair dressing services.

2.10.2 Nursery Schools

There are three Self-Help Harambee Nursery Schools in 

the area.(Map 2) The Schools are managed by the community 

while Council Staff advices, supervises and supplies them 

with free milk. The three schools had enrolled some two 

hundred children. Parents desiring better nursery care 

for their children took them elsewhere in the city.

2.10.3 Primary Schools

There are two primary schools in Kibera, and six others 

in surrounding neighbourhoods. Kibera primary schools 

has *♦ Streams from Class 1 to 7 and Toi Primary has two 

streams which £0 to class 3. The Council's standard of 

one school per 5,000 population requires the area to have 

not less than 6 such schools in 1579. The Capital Works 

Programme has proposed two-three stream schools by 1979 

to serve the area and the surrounding neighbourhoods.

2.10.A Secondary Schools

There is no Secondary school in the study Area.

However, on its northern boarder is the Nairobi Girls Secondar' 

School serving the whole republic. Many secondary school 

pupils from the area are absorbed in distant schools, 

Particularly in the City Centre and the Eastlands.
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The fact that mast af these schools operate as Day Schools 

means that pupils from distant estates spent much money 

on fares. The Hibera residents therefore wished to have 

some secondary schools within a walking distance to 

minimize travelling expenses on the part of the pupils as 

well reduce pressure on buses in the morning. Further, 

the Hibera population is large enough to supportat least 

DnB secondary school (Council Standard is 1 Secondary 

school for 20,000 population).

2.10.5 Health Facilities.

With the Henyatta National Hospital, the Ngong Road 

Dispensary, Langata Health Centre and Uoodley Child Clinic 

within immediate reach, there is no urgent need for 

separate health clinics in Hibera. There is also a direct 

bus service to Pumwani Maternity Hospital which makes 

it possible for expecting mothers to be attended to. 

However, as the population in the area increases as a 

result of new housing schemes in the area, and also taking 

into account the fact that it costs money to travel to 

the health clinics it might be necessary to locate one 

Health Centre with a Maternity wing in the area.

2.10.6 Market.

The Markina Market is used by nearly all the inhabitants 

of Hibera and the surrounding neighbourhoods as customers 

and sellers.
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A great variety of small shops and kiosks are found in 

the area as well as the nearby shopping centre at 

Adams Arcade. The City Council has proposed to construct 

a proper open Air Market close to present site so that 

the residents can have permanent and shettered stalls 

there. A shopping Centre has been completed in the new 

housing estates to serve the uihole area. (Map A)

2.10.7 Open Spaces

Although there are many open spaces in the area these are 

never used for recreational activities because they are 

not kept tidy, and many are unleveled. The Kibera-Uoodley 

playing field is the most important organised area for 

reacreational activities such as football matches, 

traditional dances and other sports. Smaller enclosed 

open spaces exist in the new estates but these are mainly 

playfields for small children. (Map A)

2.10.B Other services

Other services that require consideration may be listed 

as police for security, library for recreation and 

information, and a hostel for single young men and women 

who may find such accommodation less involving and more

convenient
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__  CHAPTER THREE*5 #0 ■ n  - -  “

HOUSING- HI KIBERA
Several housetypes exist in Kibera. There are the Nubian

houses which are common to all Nubian villages and have been

built in the area since 1912. There are the squatters shanties

built by Kilcuyu and Kamba squatters. Lastly there are the modem

conventional houses which have been built since the redevelopment

programme commenced. These three categories of houses show that 
housing in the area is as varied as there are developers. This
section examines in some detail the characteristics of these houses,

particularly, those within the Nubian villages and the squatter
area.

3.2. THE NUBIAN HOUSETYPES
The Nubian houses can be described as being the "Swahili" 

type Rectangular or L-shaped, detached, single storey buildings 

with more than four rooms along a wido corridor. The plan is an 
urban phenomenon stemming from the existence of a mobile tenant 

population and the extended moslem family pattern, (see diagram 7) 

Two types of houses can be identified in terras of the access 

and circulation pattern.
a) Houses'with a corridor and a courtyard circulation with access 

directly into the corridor serving usually four rooms and from there 
to a rear courtyard which provides a protected circulation area for 

the remaining rooms. The first four rooms are usually occupied by 

the owner household, while the rest are occupied by tenant house­
holds.

b) A number of houses have corridor circulation only. In such 
houses the owner household may occupy one side of the buildings or 

opposite rooms, and the others by tenant-household; or
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HOUSETYPES
1- C O R R I D O R / C O U R T Y A R D  C I R C U L A T I O N  N U B I A N  H O U S

2-  C O R R I D O R  C I R C U L A T I O N  N U B I A N  H O U S E

3 -  A. SI MPL E  T W O - R O O M  S Q U A T T E R  H O U S E
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c) Irregular-shaped buildings with external circulation,

i.e. the building has rooms opening into the corridor and 

others open on the outer side.

5.1.1. KITCHEN FACILITIES
86$ of the houses have no kitchen facilities. The 

remaining houses have either inside private kitchen (9/5) 

or separate kitchens (4$) or separated shared kitchens. These 

kitchens are used invariably by the owner-household only except 
in the third category where they are shared among the occupants. 

3.1.2. SANITARY UNIT
86$ of the houses have pitlatrines, 12$ have no organised 

method, and 2$ use septic tanks. Some houses have a bathroom 
next to the toilet while others have none. In the latter case 

the residents take bath either in the toilet or outside the 
building during night tine. The unit is usually located behind 

the house or in a corner of the compound. Those units are often 

very close to part of the living quarters causing nuisance to 

the inhabitants. There is no organised way of refuse collection. 

3.1.*. QUALITY OF THE HOUSES
There is a considerable variation in the quality of the 

buildings. Host Nubian hou3C3 are built in urad-and- wattle 
(88$), with roofs of corrugated iron or flattened tin (80$) 

with rammed earth floors (83$). But there are a variety of 

other materials used in the construction of houses.: these 
include concrete blocks, bricks and timber for walls; oardboard, 

grass and numerous unidentifiable materials for roofing; rough
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... and smooth concrete floors, are used in somehhouses..
'

The criteria applied to the building in the Nubian: 
Villages and the Squatter Area were based on the 
following points;
(i) Sound ;.i, mud and wattle buildings should be 

• maintained;
(ii) Buildings in a fair condition should be preserved

for improvement in future;
(iii) Unsound and dilapidated structures which would

prove expensive to improve by, ordinary repair
+.should be replaced in future.

It was also necessary to classify' these three elements:, 
as satisfactory (ordinary maintenance sufficient), 
improvable (needing repair or gradual replacement), and 
not improvable.
In tha sample for the Nubian Villages the buildings 
under each category are summarised in the first column 
of Table XIII
T A B L E  XIII- ASSESSMENT OF BUILDINGS 
B
Building Assessment Nubian Squatter New Kibera

Villages Settlement
Satisfactory 17°/* 5$ 87$
Improvable 44$ 13$ 13$
Not Improvable 39$ 82$

&
TOTAL $ 100$ 100 100
total NUMBER 71 21 61

3.1,4,PLOTS AND PLOTUSE.
Ihe land on which Nubian houses stand is not physically 
sub-divided into plots. However, compounds are sometimes
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separated by hedges which in a way serve as compound 
-boundaries.

But not all buildings are in compounds. The main use 

of compounds is residential, although buildings are partly 

used for commercial activities. In building on the main 

traoks or important footpaths, front rooms are often used as 

a shop or workshop or hotel. Many ’fundis' work in courtyards 

or on the verandahs of their houses, and sometimes small - street - 

trades are conducted near the houses. In some compounds or area 

around a homestead, crops may be grown (e.g. vegetables, maize e.t.o) 
3,15, IAY-OUT PATTERN

The Nubian Villages have no orderly lay-out plan for the 

houses are scattered randomly and thi3 makes road system very 
irregular in size and even in pattern. The main tracks are circu­

itous and most buildings are inaccessible by motor-vehiolos. (Hap 5).

5.1. : ff.THE IMPORTANCE OF THB NUBIAN HOUSING
Although many of the houses described above are of poor 

quality compared to conventional houses reoently built in the area 

and elsewhere, they fulfil one important function; provision of 
cheap shelter to many low-income communities working in the City. 
Together with other similar houses found in places like Mathare 
Valley, Kangemi, Kawangware and Kariobangi, they house a large 
number of people and their destruction rrouldledvo many city dwellers 

with no shelter. The houses are indispensable to some owners in 
that they provide them with shelter as well as being their only 

means of earning a living.

5.2. THB SQUATTER HOUSING IN KXBBPA

Squatting is a feature that is common in many world oities.
In Nairobi, the best known squatter settlement is Mathare Valley 
and has over half of the squatter population in the city. In Kibera



71

squatters are concentrated to the North of Nairobi Dam and 

along Mutuine River Valley. (Map 4). The main squatter house- 

owners are Kikuyu and Kamba tribesmen and their tenants are 

people from the same tribe plus a couple of other tribes (See. Table V)

3.2.1. SQUATTERS HOUSETYPES.

Squatter bouses have no proper plan but there are no less 
«♦ »than three type*-' common to most squatter areas. The commonest 

in Kibera is a rectangular building with two or more rooms but 

many lack the corridor arrangement common to Nubian housing. The 

rooms are independent of one another and doors are usually external 

so that one family in one room does not interfere with the other 

in the next room, (See Diagram 7).
The Squatter houses are built of any material that is 

available to the developer. About 95% had mud and wattle walls, 

the remainder had wall3 of unolassifiable materials. The roofing 
was mainly in old rusted iron sheets and flattened tin, plastics, 
grass and a mixture of all these. The squatter settlement had 
some of the poorest structures and quite a number wore unsatisfac­

t o r y  (Table XIIl). The floors were either poorly rammed earth 

floors or only leveled using loose soil.

5.2.2. KITCHEN FACILITIES.

All the Squatter houses lacked ki.tcb.en facilities. This 

meant that cooking was done in the same room used as a living 

and bedroom. Over 90/3 had no windows and occasionally the room 

becomes very hot, especially when cooking is in progress.
3.2.3. SANITARY UNIT

The majority of the houses had no sanitary unit. (80$
The few that had pitlatrines had them constructed a few metres
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from the main structure. These were shared between the house 

owners and the tenants if any, and were also illegally used • 

by some other people who lacked them. Shower or bathroom were 

completely absent and bathing was done at night although those 

wishing to do so during daytime could do inside the house or 

in the toilet. There is no organised system of collecting refuse 
which was found scattered everywhere, and in some areas rotting 

rubbish from the houses was most unwelcoming. It is not unusual 
to find human excreta very close to the huts.
3.2.4. PLOT USE

The main use of the plots is residential, although a few 

buildings are partly used for commercial activities. The houses 

close to an important footpath were partly used as a retail shop 

or vegetable stall and in a number of cases the whole front room 

was used as a shop or workshop. Hany craftsmen work in the vera­
ndahs of their houses and small vegetable traders sell their 

vegetables and other articles in front of the houses or under trees.

Squatters aro keen cultivators and any vacant land within 

the village is utilised for growing such crops as maize, sweet 

potatoes, cassava and a variety of vegetables. Some of them keep 

animals (e.g. oattle, goats, sheep and chicken). The area exhibits 
a rural outlook and the life-style has much in common with rural 
villages,

s .2.5. FUNCTIONS OP SQUATTER SETTLEMENTS.

Squatter settlements can on investigation bo seen to perform 
at least six funotiens of import&noe to the urbanization process, 
sag's Rosser:

(l) Provide housing at rent3 that can be afforded through
variation in hut and room size, they provide a narrow but
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varying incomo levels (and, therefore, rent-paying capacity)

and to varying household compositions. Within limits they

are a flexible response to housing need.

(2) They act as "reception centres" in the urban areas for 

predominantly unskilled and illiterate villagers migrating 

from ruralhinterlard to the metropolitan distriot in search
of employment, the sooial demographic and eoonomio composition 
of individual bustees broadly reflects this migration pattern.

(3) They provide, with the bustee, a wide variety of employment 

in family and cottage industries, particularly in the vast 
numbers of marginal small scale engineering enterprises rhich 
provide both the means of livelihood for large numbers of 

bustee dwellers but also the opportunities of acquiring 

productive and entrepreneurial skills - i.e. the bustee has 
an important function in the economio adjustment of the mig-

.rant villagers - to the changed economic environment of 

urban areas.
(4) They provide the means to the bustoe dwellers of a very 

considerable physical mobility within the urban areas in search 

of employment, and through their ubiquitous location, the 

opportunity of finding accommodation in close proximity to

the work place; the high residential turnover in mo3t bustees 
refloots the high mobility of workers in search of work.

(5) Through a wide variety of strong social and communal organi­
zations within the bustee, they provide the bustee-dwellers
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with essential social support in employment and other occasions 

of difficulty and stress.

(6) Finally, and of particular importance to the problem of 

urban housing provision, they encourage and reward small- 

scale private entrepreneiursh in the field of housing, in 

what their organisation is based fundamentally on the inve­
stment of the hut owner in the construction of his hut in 

such a way that rooms can be let for profit to individual
tenants..... .......in Calcutta City alone, the 30,000 huts

in the bustees are owned by 20,000 hut owners (the entrepreneurship 

and rooms in them are let to a tenant-population of over
n 1

700,000.
Another student of Squatter settlements, John Turner, has 

reached similar conclusions in his studies of Peru, He has obser­
ved that:-

"Squatter and other forms of uncontrolled urban settlements

are not *social abberations' but a perfectly natural and
/

-very often a surprisingly adequate response to the situation.

The tragedy is not that settlements exist - which is inevi­

table - but that many are so muoh worse than they need have 

been" f
Therefore, though the search for structural and architectural 

advances in law-income housing must obviously continue, the fact 
remains that the cheapest form of shelter at minimum standards of 

acceptability has already been discovered i.e. the mud and wattle 
hut. The essential point to recognize is that public attention 
nwst be directed not to the quality of housing a3 such but at
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Improving the quality of the physical environment now charac­

teristic of the spontaneons settlements; and equally to the 

social and conmunal facilities, the lack of programmes for 

technical training and economic development, and to the resul­

tant widespread prevalence of apathy, hopelessness " which saps

the will to develop and to participate,
5.3. NE77 KTEEBA HOUSETYPES.

New Kihera housing projects are sponsored by Government 

through the National Housing Corporation. The redevelopment 

programme had as one of its objectives to provide low-cost 

tenant-purohase houses suitable to the lifestyle of the residents, 
and to provide services in the area. Three housing projects, 
each with one or more phases, have been completed and occupied,
5.3.1.HOUSETYPES.

The conventional houses in Kihera are constructed to Grade 
I City Council by-laws and are provided with usual municipal 
services. They are rectangular, detached or semi-detached, single 

stcrej' buildings with three or more rooms. Two main designs 

characterise the houses. One project (Kihera Aided Self-Help 
Scheme) has self-contained 3 to 5 room housing units. In another 

projeot (New Kihera Village)house design is basically courtyard 

houses of 4-6 rooms in clusters of 6 to 12 houses. The third 

project (the Salarm Estate) has a combination of the two types. 
(Table XIV).

Except for courtyard houses, most of them have direct 

individual access which provide internal circulation. The court­
yard houses have one access to the courtyard which provide a 

protected circulation area for the individual rooms.



TABLEXIV - IL__‘,v H ire it: KTU
Y r, sr Sponsor O•0 

»--r-i Biac of 1*0. Coct/Hnit Be nositFremi-Period
Built yr'd Units riot of of House raid un of

J hare Keens He pay
Trent

• (feet} a::) (%> ( nh.
t* • in •

(Years)

1961 - 64 •NHC If II 52 ' 70 X 50 6 4 7 0 10 - 1 5 62 20
19'7 - ea IT JIG III | 56 »• 6 . 1561 1 2 129 tf
1969 - 70 KIIC IV i 37 ?? 5 average 175 f t

56 
i 6

♦fII 4
5 cost 1 2 165229

M
t t

■- 13 M 6 1570 291 I f

1970 - 7 1 ECO I 144 70 X 40 3 1 1 0 0 7 170 It
66 70 X 40 5 1400 7 270

1971 - 72 m en 1 216 402/2x402/3? 4 1B50 12.5 332 15
I 6 2470 12.5 442 15

606 2745

Koto:
1THC - national Housing Corporation
EOC - Nairobi City Council
HFCK -  H ousing f in a n c e  Company o f  Kenya



78

3.5.2. KITCHEN FACILITIES.

93£ of' the houses have one or two modern kitchen facilities 

of which 48;$ are individual private kitchens while the remainder 
are shared, particularly in the courtyard type of houses. Apart from 

Phases I and II of NHC. which have a common water tap in the court­

yard, the rest have inside water taps. These kitchens are used 

for food preparation although in a few cases they were also used 

as sleeping rooms for children.
5.5.5. SANITARY UNIT.

All houses have private sanitary units consisting of a 

separate bathroom, water borne toilets and the courtyard houses 

have a wash area within the courtyard for the inhabitants to share, 

3.3.4. QUALITY OF THE HOUSES.

The quality of the houses is generally satisfactory. How­
ever, to keep construction costs low, some phases of Salama and 
libera Self-Help houses are not provided with a ceiling and the wall- 

finish is rough. In addition, most houses are not provided with 

direct vehicular access.

Some occupants of Kibera Self-Help Estate complained that 

the windows were too wide. In New Kibera Village, some rooms were 

blackouts, especially in the 6-room houses in which one room had 
no window. In the NHC. Phases I and II the windows are small 
and high up so that the room3 were insufficiently lit. (See Table 
XIII).

Though the New Kibera Village courtyard houses are suitable 
for subletting, the material used on the floor cannot withstand 

fire. Cooking using the popular charcoal stove is inconvenient 

as this will cause damage to the floor, henoe all households have
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to prepare food in the one or two kitchena which often become 

too orowded. Based on these findings certain of these houses

are unsuitable for low-income people who cannot do without sub­

letting and who may not all use the kitchen.

3.3.5. 0TH5R PROJECTS IN KIBERA

The NHC. Phase V Housing Scheme located within the Kibera

Self-Help estate circumference (Hap 4) is almost completed, and 
houses

has 147/jof 3 to 4 room maisonettes. Like the rest of NHC, Schemes 

the present scheme is more expensive (houses cost between £2200 

and £3300) and it is most unlikely that low-income households will 

find accommodation in the houses. Further, the design of the houses 

does not accommodate the subletting element, which implies that 

only families which can afford higher rents will be accommodated.

The Kibera Experimental Self-Help Project planned at Lomle 

(Map 4 and 6) is basically a site and service with a ccrs-house of 

a roofed area of 42 sq. metres equal to three habitable rooms. 520 

plots have been surveyed and will be allocated to successful 

applicants from among Kibera low-income households. The scheme is 

a move in the right direction, i.e, has the low-income communities 

in heart.

5.3.6. PLOTS AND PLOT USE

The size of the different surveyed plots vary considerably.

(see Table XIV). Because the individual housing projects were
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developed at different times the plot coverage varies 

between 40 and 75%,

Plots are essentially used for residential, but in 

two. cases the buildings are used as clinics and there is 

a Shopping Centre with six shops in the NHC. Phase V. In 

some plots, especially in Salama and Kibera Self-Kelp estates, 

an atteirpt i3 made to grow vegetables and flowers where space 

allows.

3.4. Existing Housing Patterns.

The uncontrolled development of land for building purposes 

and the shortage of low-cost housing in the city is the principle 

reason for bad housing in many urban centres. Fragmentation 

and over building of housing plots commonly found in low-grade

residential



81

areas where planning control is not effective, leads to over­

crowding, lack of space and air. Many settlements created 

during the past generations lack the orderly patterns of stru­
cture, and consequently of function and life, which are necessary 

for normal healthy conditions. Although order has "been considered 

unnecessary hy some people and go even far to suggest that "sett­

lement can "be left to develop in a disorderly manner, it can he 

shown that disorder in human settlement constitute a serious problem 

that can be equated to a disease". For instance, certain types 
of housing plans makes the house look attractive, while others 

would give it a shape that only has meaning to the architet, and 

in some cases the plan of the house or neighbourhood will very 
much contribute to its usability and serviceability. Therefore, 
good housing plan, whether for a single house or applying to a 
neighbourhood, is capable of improving the environmental quality 
of the locality.

Kibera house designs range from simple unplanned squatter 

huts and multiple room Nubian houses planned modem housing units 

in New Kibera. The building materials used vary from one area to 
another the lowest in quality being in the squatter area and the 

highest in New Kibera. Three major housing patterns are clearly 

distinguishable - the squatter, the Nubian and modern conventional 

houses. Within each major pattern other patterns based on size, 

shape, design are visible. Hence the pattern created is a matter 
of what one wants to emphasize.
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3.5. EXISTING OCCUPANCY LEVELS .

A> .serious shortage of housing exists in Nairobi hut the 
exact extent of this shortage is difficult to quantify. 
Occupancy rate is defined as the average number of 
persons sleeping in any and every habitable room being 
one which is normally used for living or sleeping.Beyond 
an occupancy rate of 2 , overcrowding is considered to 
exist.
Occupancy rates in excess of two persons per habitable 
room prevail in many low and middle-income residential 
areas. In Kibera occupancy levels vary within the areas 
and also among the owners and tenants.(Table XV) These 
occupancy levels are comparable to those found in low- 
rent Council estates and other unplanned areas in the 
city. These areas therefore experience overcrowding.

Since 75/* of both the Nubian Villages and the Squatter 
Area households are low-income, these occupancy levels 
point to the severity of the living conditions of the 
low-income communities im the area.These conditions are 
likely to worsen if the houses built to redistribute 
the households are costly and above the financial 
ability to afford the units.Most of the NHC housing 
schemes in Kibera have tended to be beyond the ability 
of low-income households to afford whether as purchasers 
0r as renters. In this reg. ard,the present redevelopment 
programme is inappropriate to such households.
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Resident owners and 
their adult relatives

Tenants and corvantc 
and their adult 
relatives and friends

Nubian Squatter New Nubian Squatter New 
Villages Settle Kibera VillnfteoNottle- Kibera

rent rent

2.8 2.4 1.8 3.6 1.8 2.5
6.6 6.2 5.8 3.7 3.3 * 4.1
2.3 1.2 3.5 1.0 1.0 2.0
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3 .6.. Problems Related to Housing.
Shelter is often classified together with food as a 
basic human need which can be quantified in terms of 
certain minimum standards below which one cannot exist, 
But on examination of the above statement there is found 
to be a difference from the acceptable truth, i.e. 
although housing is a basic human need its consumption 
is dependent on the family income. As a result the non­
income earning families in urban areas are not catered 
for while low-incomefamilies are poorly housed and 
quite often they are tempted to sublet their allocated 
accommodation which result into overcrowding and poor 
environmental quality. Such Council estates as Bahati, 
Shauri Moyo, Kaloleni, Ofafa Kunguni, e.t.c. and other 
low-rent residential areas like Kangemi, Kariobangi, 
Gitathuru Company Housing and Mathare Valley houses, 
and Kibera Nubian and Squatter houses, e.t.c. suffer 
from this problem of overcrowding oaused through 
excessive subletting.

3.6.1. The Role of Housing Corporations.
In countries experiencing housing problems, especially 
the less developed ones, it has become the practice 
for them to establish a body that can deal with 
house planning and management.In Kenya for instance, 
there is the National Housing Corporation under the 
Ministry of Housing and^Social Services.The NHC was 
established in 1 9 6 7 to take over the functions of the



85

former Central Housing Board, which was created in 1953. 
However,the NHC was given wider powers to promote 
low-rent housing and assist housing research. The main 
function of the NHC is to provide loans to local 
authorities,to enable them to carry out housing schemes, 
and to assist these authorities, as and when required, 
with the preparation of plans, contract documents,and 
supervision of work in progress.lt also undertakes 
direct construction as necessary, to stimulate the 
private sector or to overcome bottlenecks in particular 
local authority projects. Yet it is often claimed that 
such corporations have a tendency to strive for profit; 
and that this happens because first priority is given 
to the well-to-do families, and the in authority ratio­
nalize their action by arguing that those offered the 
houses are in a better position to pay an economic rent 
or even market rent for housing thus avoiding subsidies

5and even creating funds for the erection of new houses.
I

claims
In some cases such/appear to be baseless and with 
flimsy support particularly when the activities of the 
corporations are critically examined. There are many 
reasons why a country may not achieve its target in 
housing despite the existance of a Housing Corporation. 
For example, in Kenya the estimated requirements of 
50,000 urban units for 1970 to 1974 plan period could 
not be achieved and the reasons given were as follows: I

(i) the programme had a large low-cost component |
and a small component of high-cost housing. I
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The complex nature of low-cost housing raised 
problems, particularly of policy, organisation 
and finance, the solution to which have caused 
considerable delay,

(ii)a persistent shortage of skilled personnel
restricted the planning of, and research into, 
housing in the lowest-cost category,

(iii)local authorities did not always initiate housing 
schemes, particularly in the lowest-cost brackets, 
as promptly as required mainly because of lack of 
funds and qualified staff,

(iv)a lack of capacity for planning, financing and 
implementing essential infrastructure services 
hampered housing construction,

(v)delays.in land acquisition and carrying out 
necessary survey work slowed down the pace at 
which sites could be identified for planning and 
for the issue of title-deeds.

Consequently more high-cost housing units were 
therefore constructed at the expense of low-cost 
housing , with the result that fewer units than those
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planned were built at a higher average cost. The 
housing shortfall has, therefore seriously increased 
in the low-cost brackets. This housing shortfall cannot 
be blamed on the activities of the NHC as a body 
striving for profit but rather on the overall inefficiency 
rampant in the organisation of housing development in 
the country.

Even though, it is more than obvious that the NHC has 
not lived up to its expectations of constructing trully 
low-cost houses,i.e. units costing below K£ 1,200.
Instead it has put up comparatively expensive houses 
that are taken by higher income groups who are not in 
fact in need of accommodation,l?ut who promptly sublet 
to poorer families who in turn invite a friend with a 
whom to share a room-space so as to afford the rent 
charged.This further contributes to high occupancy 
rates or overcrowding. But inspite the shortcomings 
of the National Housing Corporation,its efforts in the 
provision of housing cannot be underestimated since it 
the main Government for housing development.

3*6,2. Attempts to Solve the Housing Problem in Nairobi.
4.1

Many policy decisions have been taken both by 
Government and Council in endeavour to solve 
■the housing problem prevalent everywhere in
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the oity. The principal tool has been to provide rent-controlled 
Counoil financed houses. But this has not made headway to ease 

the problem as witnessed by the long waiting list of applicants 

for Council units. (Over 50,000 by mid 1974)^ City Council, 

like other local authorities, is hampered by lack of funds and 
ability to engage in complex projeots. Thus at one time Council 

felt the introduction of Site and Servioe Scheme would ease its 

financial constraints such scheme was designed for Kariobangi 
in which the Council would only provide the plots and basic 
municipal services while private individuals construct own 
dwelling units.

But the Kariobangi Scheme is disappointing in that although 

the plots were allocated sooially deserving people, lack of 
income or development capital forced the majority to sell their 

plots to potential landlords while others built houses which they 
rented out and then sought accommodation in nearby Mathare Valley. 
Hence the Counoil feels that the project was a failure because 

the socially deserving people did not end up in better housing 

as had been intended. But though the scheme fell short of its 
objectives of housing the original alloteos it expanded the stock 
of relatively low-cost dwelling units in Nairobi and so contri­
buted to easing housing shortage.

In Kibera there has been a deliberate policy to redevelop 
the area and in the operation two groups of households are affected 
i»e. the Nubian and Squatter house owners and their respective 
tenants. The first group may be catered for if satisfactory 

compensation is accorded to them. The second group is difficult
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to meet their housing demands because of the following reasons: 

Firstly, tenants in these villages are limited as to the mount 
of money they can spare for house-rent. Some 66$ earn less than 

Shs.450/- and 94$ earn less than Shs.75Q/- per month, (Table X), 

Secondly, most tenant-households live in single rooms and pay rent 

of between Shs.20/- to 60/- (89,2$) per month. Some households 

are circumstantially forced to share a single room to be able to 
meet their house-rent. Thirdly, house-rent in the new housing is 

well over Shs.100/- per room per month. Since most households pay 

rents of below Shs,6C/- and some still find problems to pay this 

apparently low rent, is it possible they will afford current rents 
per room in New Kibera which range from over Shs.100/- to 400/- 
per month? Many residents in the two areas felt that they could 

not. Although a few expressed a willingness to pay higher rents 

for better accommodation, this willingness was only a reality only 

where a small percent above present rent was the case.
It is claimed that the propensity to consume housing is around 

25$ of monthly household income, but surveys show that this per­
centage varies from 45$ or more in low-income groups to 10$ or

7less in higher incomes. This means thit by spending a higher 

percentage of ones income on housing the low-income communities 

deny themselves other life necessities e.g. food and clothing.
Under these ciroumstances it is f elt that the tenant-population of 

Kibera will sacrifice much to afford rental housing. But if they 
are defeated to move to new housing as their present accommodation 
disappear through the policy of demolition, then the only other 

alternative is to move out of the area to find lettable space 
within their rent capability.
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Table XVI below summarises the rents payable in Kibera by 
tenant-households. ^9t® the marked

Table XVT - Rents raid by'households in Kibera
New
Kibera

Whole
AreaRent paid per month Nubian

Villages
Squatter
Area

Shs. * % % %

Les3 than 20 1.4 18.2 - 2.3

21 - 50 2.7 45.4 6.5 7.6

SI - 40 14.9 27.5 - 10.7
41 - 50 43.2 9.1 - 25.2
51 - 60 27.0 - - 15.5

61 - 80 8.1 - - 4.6

81 - 100 2.7 - - 1.5

101 - 149 - - 2.2 0.8

150 - 199 - - 4.4 1.5

200 - 299 - - 25.9 8.4

500 - 599 - - 21.7 7.6

400 - 499 - - 10.9 5.8

500 - 599 - a* 15.2 5.5

600 - 749 - - 8.7 5.1

750 -and more - 6.5 2.3

Total % 100 100 100 100
Total No. 74 11 46 131

difference in the rents paid in each of the three areas, and 

the large nunbei^vhose rents hardly go above Shs.60/- p.m. in the 
Nubian Villages and the Squatter settlements.
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The redevelopment projects are based on tenant-purchase 

housing schemes whereby one ho3 to raise a 10$  deposit of 

total house cost. Completed schemes have cost an average 

around £1550 per unit (also see Table XI7), Under present 

tenant-purchase terms it is very unlikely the poorer tenants 

will meet the requirements. It is therefore a truism that 
present housing projects in Kibera are helping in solving the 

oity’s housing problem for some income groups but it is at the 

same time depriving many others of their accommodation. Hence 

as the programme continuous more new faoes with better inoome 

will move in while the majority of low-income residents will 
be compelled to move out. Harris once observed that, "the owner 
of the house i3 a single person, after a widow, and that the 
rent which she derives from that house may be her sole means of 
subsistence? 8 This statement may be exaggerating the normal 
condition in a redevelopment project, but for Kibera it is valid 

especially when the Nubian house owners are considered.

5.7. EXISTING HOUSING- POLICIES FOR KI3EPA.
The failure to provide adequate and sanitary housing on a 

soale which even remotely approaches the need is visible in many 

parts of Nairobi. The housing picture is often one of deficit 

and deterioration; there is congestion, insanitation, inadequate 
water supply and extensive prolification of squalid and cramped 

hutments. To throw light on the magnitude of the housing in 

the city we need to examine the present and past housing policies. 
The policies are based on the following assumptions.
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(i) that all urban slum3 and squatter settlements must be 

cleared and their inhabitants rehoused in decent, safe 

and sanitary housing;

(ii) "that the individual housing unit with its construction 

costs subsidised by Government to reduoe its economic rent 

to the level of rent-paying oapaoity, is the basic variable 
in solving the low-cost housing problem;

(iii) "that Government sponsored and Government subsidised progra­

mmes of low-cost construction are essential, because private

enterprise will not participate because there is no profit
9in housing programmes for low-income groups".

Although the above policies have been followed for sometime 
it has been realised that they stem from an almost total failure
to grasp the scale, pace and character of the urbanisation prooess. 
There has therefore been a charge of heart as revealed by the 
Nairobi Town Clerk, that, "a successful housing administration 

policy would emerge only when a large number of people are made 
to put up their own houses and when they will be given as much 
assistance as possible to do so",^° This is the basis of a number 

of planned housing sohemes in tho city including the Dandora 

Community Development Project, Mathare Valley Site and Minimum 
Service Scheme, Kibera Experimental Self-Help Scheme. The idea of 
providing serviced plots is to try and harness the people's ener­
gies and competances through the Harambee Self-Help spirit and 
thus encourage them to put up houses of their choice through self- 
help. Furthermore, a housing policy which merely aims at providing 

is considered good accommodation without taking into account 
the social and economic requirements of the people is being slowly
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abandoned and instances of slum clearance are at the 

minimum. It is on these grounds that the redevelopment 

of Kibera based on conventional houses to replace the Old 

and less expensive ones, is viewed with great concern. For 

within limits of habitability no environment oan be said to 

be good or bad in itself. The reality of the environment 

or habitat, by definition, is the relationship it bears

to the inhabitant
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'CHAPTER FOUR

4 .0 .  K0U3ETG ?C5 LO'J-BTCOirE CO! 3 IDT IT IE 5 321 KI3ERA

4.1. Housing; ard Living Standards

The 1970-74 Housing Development Plan has expressed

its policy regarding housing as a way of improving living 

standards. It states:

"The prime objective of Government policy in housing 

is to move towards a situation where every family in 

Kenya will live in a decent home, whether privately 

built or state-sponsored, which provides at least 

the basic standard of health, privacy and security. 

Depending on -what is meant by 'decent1 and 'basic 

standards' the objective.of such a policy could well be 

subscribed to by any nation in the world. But when the 

implications of this policy are analysed and related to the

nations' available resources, specifically for housing, it is

clear that it will take many developing countries a long time

before the majority of the people live in a decent house. As

the Director of Physical Planning in Kenya pointed out in the 

'Daily Hation:'

"The economy cannot manage to maintain development at 

the previous high standards. 7/e have to provide the 

housing and infrastructure that people can afford.

It is better to provide a little bit for many than a 

good environment for a few, and the masses live in 

soua In-. V2
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Decent housing within the reach of each family has 

been recognised by Government as a major contribution to 

family and community health, and to the morale of the working 

population. The Director’s statement stems from what govern­

ment feels could help the people, and as finance is the key 

factor, then the houses provided should be within the reach 

of the people rather than costly projects that benefit only a

few individuals. John Turner has observed that:

"Guided, very often, by erroneous notions of slum

clearance and prohibition of any form of building

which are not considered to be 'modem' enough for 

the city, official policies have frequently 

contributed directly to the worsening of housing 

conditions and to the precipitation of squatting and 

clandestine development as the only alternative for 

the masses.'1̂

Kibera is among the many residential areas in Nairobi 

and has some of the housing characteristics that are of interest 

to the public in general and to the social worker and planner in 

particular.

4*2. Environmental Conditions

In order to assess the quality of a residential area 

as a human settlement, data on the health condition of the 

Population in relation to the living environment are very



97

important. Decisions on demolition of physically blighted 

areas are often based on the health hazard they may present 

to the inhabitants.

4.2,1. Residential Densities
s

The densities presented in Table XVII, have been 

calculated according to the national Housing Corporation 

Standards. (Technical Circular 72.24.1).

Table XVII Residential Densities

Densities
Old

Kibera
New

Kibera

Net residential density = 

(habitale rooms per Ha.) 15 0 200

Net Population density (persons 
per net residential Ha.) 345 450

Occupancy rate (persons per 
habitable room) 2.30 1.30

Net dwelling area/ploi (total 
floor area of a dwelling in M2) isai2 15CM2

In Many Urban areas densities are usually high, yet 

still of an acceptable level. In these areas the problem is 

not with occupancy levels, but the high net population

density is brought about by the fact that there are quite a 

large number of rooms per hectare.
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4.2.2. Residential Bnildjngs:

In "both the Nubian and squatter housing, each unit is 

multipurpose, i.e. serving as bedroom, living room and kitchen 

at the same time. Natural ventilation and lighting generally 

is inadequate for many have tiny windows and quite a number

have none.. Ventilation becomes an acute problem since nearly

all households use a charcoal stove for their cooking (9 1$

in Nubian Villages, 98$ in squatter area). For lighting 

hurricane lamps (use paraffin) are used since only a few 

households in Nubian villages have electricity.

The quality of the mils and floors in both the 

areas is often rather poor. Over 92j> and 86$ of the Nubian 

houses were unplastered outside and inside respectively. In 

the squatter area no house was plastered either side. Mud 

walls that are not plastered are difficult to clean and they 

provide hiding places fur some filthy vermin such as cockroaches 

and bedbugs Many residents complain of vermin which had 

proved difficult to eradicate owing to poor condition of walls.

4 .2 .3 . Mater Supply;

Both areas use piped water from City Council source.

The vater is fetched from water kiosks spread over the areas but

distances to these water kiosks vary immensely. The use of 

the common water kiosks often lead to lower standards of 

personal hygiene, and this could increase the occurrence of such 

diseases as cholera, scabies and ringworm.
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4 .2.4. Disposal of Human Waste and Solid Refuse

In Doth Nubian and Squatter Areas, human waste is 

disposed of in t'.vo ways. Majority of Nubian villagers use 

pitlatrines while only a few do so in the Squatter area. Those 

with no latrine either go to another compound or out into the 

bush. It was noted that most pitlatrines are shallow and fill up 

quickly because the population per each is large. This therefore 

makes them filthy and unattractive to use.

Solid refuse is the responsibility of households. In 

the Nubian villages, landlords exercise control not only inside 

the compounds but also infront of their houses. Thus each 

landlord tries to keep the compound free of refuse through 

collecting and either deposting it in a hole dug nearby or by 

burning it. But not many landlords are successful in this 

exercise and so you find a lot of litter scattered all over the

compound. The high net population density per hectare will also

influence the amount of garbage produced. The Squatter population

does not seem to bother about litter, though a few individuals 

try to keep the area immediately around the house free of 

rotting litter.

4.2.5. Drainage

In both areas there is a total lack of drainage. Storm 

water drains naturally according to the slope. Water from 

compounds is thrown on to the ground, where the solid waste is 

left scattered. Sometimes such water drains into channels formed 

during heavy rains but these are often blocked by solid refuse
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thereby creating pools of dirty water which lead to environ­

mental contamination as well being ideal for mosquito breeding. 

4*3* Hew Kibera Housing:

Hew Kibera housing schemes are built in phases and 

are supposed to absorb the present residents. Since 1961,

four projects have been completed with' a total of over 800

housing units of which only about 650 are occupied as of present.

till ike the Nubian and squatter areas, these estates are provided 

with usual municipal services.

4.3.1. Building Costs:

The construction cost per unit has tended to vary with 

time as well as quality and quantity. On the whole, the 

construction cost per housing unit is lower in the earlier 

phases compared to the most recent phases. This may be justified 

by the fact that cost of building materials and labour have 

gone up. This has meant that the most recent buildings will cost 

more to rent or buy and will therefore go to people with better 

incomes. The survey revealed that 6Cfp of the residents earn 

Shs.750/- and 43/0 earn above Shs.1000/- per month. This is

clearly out of what most residents in the Nubian Villages and

the Squatter area earn. (See Table XVIl).

4*3.2. Renters in the Hew Housing:

The Nubians formed 4*4/2 of the population in the new 

housing compared to 43.7/2 in the Nubian Villages. Host of these 

Nubians and' tenants in new housing earning less than
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Shs.450/~ p.ra. were concentrated in Phases I and il of the 

NHC. estates. These were the first houses of the redevelopment 

programme and rent per room is much less compared to a similar 

room in the more recent phases. In addition, old tenants were 

paying far less rent than new tenants for the same room space. 

Thus rents in Salama are relatively lower than in New Kibera 

Village, the oldest and the most recent estates respectively. 

Similarly, rents in Phases I and II of salama estate completed 

in 1963 are lower than in Phases III and IV completed in 1 9 6 9*

It is concluded that new housing in Kibera is making

very little progress to satisfy the housing demands of the low- 

income communities. The largest number of residents, both house 

owners and tenants are medium and high income households who have 

come to Kibera only recently to occupy the new houses. Further, 

the new housing estates have a high rate of absentee landlords 

(78$). This state of landlordism is contrary to the tenant 

purchase terms which requires that the houses be owner-occupied. 

The schemes have been turned into profit making enterprises 

rather than catering for the needy low-income communities in 

the area.

4«4* Housing Heeds for low-income Communities

The concept of decent, basic standards is so tied

UP with a household's monthly income that any attempt to

•quantify the need for housing in terms of number of rooms and

their sizes would be a very localized and temporary thing. Such 

an attempt would have only theoretical interest in that the 

0apital and the capacity required would not be available and 

"that the basic need would have changed long before the '



102

initial requirements were fulfilled.. In terms of quantity we 

should note that families expand and contraot. For instance, 

a young couple may require fewer rooms compared to a mature 

couple with several children, while an ageing couple, with mature 

children living on their own, would require little space. Hence 

the need for space varies in time.

The Quality of Snace

The quality of the apartment occupied will vary with 

the social and economic status of the inhabitant. For those who

cannot afford to commute, or who must spend every free houB

looking for jobs, these must live very near their sources of

employment, while those whose income depends on the upper-

income status may be obliged to live in outlying suburbs. The 

low-income households therefore needs temporary accommodation 

at very low cost, within walking distance of his sources of 

livelihood. Thus the demand for accommodation is dependent 

on ones economic and social status..

But this is no excuse for planners and others concerned 

with housing not to forecast housing demand for the various 

economic and social groups. The view that as prices will always 

equate demand to supply, there is at any time no excess of either 

demand or supply in housing is out of question. Housing appears 

to be a Bo+tomless pit, individual projects being too marginal to

Ve ^ y  real impact and the costs of major programmes beyond 

the realm of possibility. In most developing countries low—
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cost housing tends inexorably to provide shelter for the 

medium rich rather than the more needy poor, and the triokle 

down of space freed by better-off inhabitants moving into new

houses proves to be negligible. Although one may argue that

when higher-income groups move into better housing they

release their former housing to the lower-income groups, this in 

practice is not the case.

4.4.2. The Heed for Housin'*

The problem of need may be looked at in two ways. 

First, there is a need to know the capital presently needed to 

provide a dwelling unit to those families now demanding one 

and are willing to spend up to of their monthly income to be 

housed, A housing policy to cover all groups will need to be 

formulated an that each group is treated according to its 

financial ability to pay for housing. For public housing the 

policy would specify which housing units should be provided

and such decision would be based on cost per unit. It would

even be necessary to specify the cost limit so that houses

produced by the public sector benefit the needy people but -who 

cannot afford expensive houses. Table XIX is an example of a 

House Development Plan in Kenya reflecting housing needs in 

each income group in the urban areas.



TABLE XVIII -  AVER AG-.*; CO'. IT TER HOU-’E FOB KIV.E1VA i BOJECTS

Year
Completed

Project and
Phase

•t
f

Number
Uniteof Averac© Coot per 

Unit (K£)

Plot
Size
(ft)

Develop­
ment Cost 
per sq.ft 

( shs )

1963/64 NIIC Phase I and II 52 470 70 x 30 2 . 7 0

1967/63 Phase III 36 1361 70 x 50 7.80
1970 Phase IV 128 1370 70 x 30 9 .0 0

1971 NCC Phase I 144 1 1 0 0 70 x 40 7.85
66 1400 70 x 40 1 0 .0 0

1972 IIPCK Phase I 1 2 2 1 8 3 0 (402/3)2 22.40
9 4 2470 (402/3)2 29.90

- 642 1531 12.80

♦A
H



7 A jr r?  X I X  — S ^ 7 g C ,rrV T: 77TM JTD FOR HOUSUTG SC URB.VN k . ’H I S  U !  1 9 G B ,  

(BY Jl'CCLT' LT'fZL, HOBST COST /JTD ..IQDTEIY KCBTAL OH P -M f-p f?  j

Annual Income
(Head of Household)

• • (K£)

Affordable 
House Cost

(K£)

Affordable 
P.ent or 
Payment 
(Sh. p.ro.)

. e f f ective eemadd*

Do. of 
Units

f> of
population

Per cent 
Cummulative

Upto 1 1 9 - Upto 300 Upto 50 3,500 35 35

1 2 0 - 1 7 9 450 75 2 ,1 0 0 2 1 56

130-239 600 10 0 1 ,3 0 0 13 69

240-359 900 15 0 900 9 78

36 0 -479 120 0 200 500 5 83

430-599 150 0* 241 400 4 87

600-S99 2 2 5 0* 375 600 6 • 93

900 and over Over 22p0* Over 375 700 7 100

TOTALS 10 ,0 0 0 10 0

Source: 1970-74 Development Plan, Table 19»1«

* Dote: Based on estimated number of new households in each income category.

* Houses costing more than K£1200 not to be constructed by the public sector.
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Table XlXb - Distribution of Available Funds for Urban Housing 
(197*t - 1978) into Cost Cateqencies

Assumed Income Average Cost/Loan Number of Units and Available Funds.
Sh. per month. per Unit (K£) Units Value (K£m)

(i) (ii) ( iii) (iv)

200 300 61,860 18.6

500 750 9,890 7.A

BOO 1200 6,570 7.9

1500 2250 13,8L0 31.1

3500 L500 3 ,L60 15.6

TOTAL 95,620 80.6

Source. Kenya Government: 197L-78 Development Plan.

Column (i) is an approximation of the income which is taken as being required in order to 
meet the monthly loan repayments for the house cost shown in column (ii).

In column (ii) the average house cost/loan for K£300 and Kfi 750 units includes approximately 
K£20D for estate services and land and the loan for purchase of materials or part-house 
construction. Housing costs are at constant prices at 1973.

TO 5 
b
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The public sector in Kenya is supposed to finance 

houses costing up to K£1200 (1970)« Since construction cost 

has inci'eased rapidly as is evident from the building cost 

index, it is not uncommon to term housing costing upto 

£1600 per unit as low-cost housing* If the 1968

construction costs are applied the implication is that the

public sector would provide houses for 83^ of population whose

earnings were below K£4SC per annum, and the remainder would be

provided for by the private sector. However, the public 

sector has not strictly observed this cost limit due partly to 

inflationary trends. (See Table XVIII). The lower -income 

brackets for whom it was intended to provide with housing have 

been the sufferer.

4.4.3. Investment in Housing-

Research in housing costs has shown that a relatively 

small proportion of expensive houses can sharply reduce the number 

of dwellings a given quantity of investment can finance.

Assuming, for example, that K£50 million is available annually for 

housing in a country of ten million people, the following would

be the situation under different assumptions, if a minimum 

standard house cost K£500, and a luxury house cost K£5000.

(See Table XX).

Table XX indicates that the possibility of a country 

achieving her goals and targets in housing is dependent on the •



TABLE XX - INVEST!ENT IN HOUSING AT MINIMUM STANDARD AND LUNURY LEVELS

Minimum
Standard
houses

Luxury
houses

Number of 
Minimum 
Standard 
houses

Number
Luxury
houses

of Total No. 
of houses 
that could 
be built

Average 
Cost per 
house

Rate per 
100 popula­

tion

(90 (90 • (K£)

100 0 100,000 0 100,000 500 10.0
95 5 65,500 5,500 69,000 725 6.9
90 10 ^7,700 5,500 55,000 950 5.5
80 20 28,800 7,200 56,000 1,400 5.6
50 50 9 ,0 0 0 9 ,0 0 0 18,000 2,750 1.8
0 . 100 0 1 0 ,0 0 0 10,000 5,000 1.0

Source: "Methods of Establishing Targets and Standards for Housing and
Environmental Development"

- a Report of the United Nations Department of Economic and Social Affairs,
1 9 6 8 .

^9
QU
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proportion of houses built at a cost higher than'those required 

at minimum standards. This further explains why housing stock 

may not substantially increase since investing into high-cost 

housing means that only a few houses will be produced. And if 

the houses built are costly compared to the incomes earned in 

the country it means that only very few people will be catered 

for. It is for this reason we emphasise the fact that houses 

planned and constructed by the public sector should bear in 

mind the ability of the people to afford the houses, (See 

Table XIX). Emphasis must be laid on projects that result into 

housing that low-income groups can cope with. Politicians and 

Civic leaders must be made aware of this fact so that any genuine 

move towards the production of low-cost housing receive their

support, both financially and morally. It is rather disturbing

to observe that the cheapest houses built by Nairobi City Council
,

in recent years cost £300 and rent at Sh. 125/- per month which

means .that it will take up-to 5P^ of the low-income households' 

income to rent it.

4.5* TEE SOCIAL AND ECONOMIC FUNCTIONS OF HOUSING

4.5*1. The Social.Junctions:

Housing has two main functions, - the social 

service and economic activity. There is no point to 

enumerate the obvious social advantages of housing, but rather 

to stress the importance of housing as possibly the most 

positive Y/ay of making the contribution of. economic development 

■tangible. As Turner said,

"The dwelling is an address-it gives the person and

family a place in society and, therefore, an identity.

*
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The individual 'of no fixed abode' is a vagabond

5
and outcast."

In this respect home ownership makes one committed to 

the improvement of his environment thereby promoting the areas 

aesthetics.

Planning for social development must include the

necessary institutions to cater for people in the new housing

area. In urban areas it is a policy question how and where 

new houses should be built, but the plan for employment centres 

would to a large extent determine in what area or region the 

biggest housing need exists. The policy tries to relate housing 

with major employment centres so that the distance between them 

is minimized as well as making it safe and convenient for both 

employer and employee to travel to and from work in order that 

increased production can be realised.

Social development also stems from the fact that if 

p e o p le  o w n  their O'.-ai houses, as opposed to renting, they will 

e v e n t u a l l y  have paid-off any loan taken for construction, and

would devote the money formerly spent on repayment to further

their preferences in life. Some Nubian house-owners in Kibera

already enjoy this privilege in their old mud and wattle houses,

poor as they appear, yet fulfilling important social and economic 

functions.

4O *2. The Economic Functions

. House construction can be a source of employment to

any people who would otherwise remain unemployed. Unemployment
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is a major problem in the developing countries of the third 

world. Socially, politically and morally, it is degrading for 

an able-bodied person to remain without work. Some of the 

worst crimes are known to be committed by individuals who lack 

employment and, therefore, a source of income.

The construction industry is a big employer of poor 

and unskilled people. Abrams estimates that, "employment in 

the construction industry usually equals about 2Qfo to 30^ of 

employment in all manufacturing industry in the more developed 

countries. Housing probably accounts for about half of direct

and indirect construction employment."^

In Kenya in 1970 the total number of people directly

employed in this industry was in the range of 70,0 0 0 to 80,000

7
many of whom worked as unskilled urban labour. The 1970-74 

Kenya Development Plan emphasing the importance of housing said} 

"In addition to being a major element in living 

standards and the general 'welfare, housing accounts 

for a significant share of capital formation, and thus 

contributes importantly to national output and 

employment."0

It is estimated that on average, each one million 

pounds spend on modern housing in Kenya- means one year's full­

time employment for 2,000 men, of whom some 500 are skilled 

workers and 150 0 are unskilled workers many of whom work in the

construction industry
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But there is a limit to the extent house construction 

can provide employment. As far as technical inputs are concerned

it is true that the less is done the more employment is generated

For instance, if houses are prefabricated and erected on serviced

plots, employment is restricted to those engaged in working on 

highly efficient machines in a prefabricating plant, plus very 

few in other related activities. But if individual families 

are given the opportunity to build their own dwelling units 

on a site, it is more likely than not, that paid labourers 

would be employed in addition to the family’s own efforts.

Through the latter method, many 'Vananchi' .would find employment 

as skilled and unskilled labourers particularly rural migrants 

to the city who look to construction industry as one of their

9
primary sources of livelihood as most would be unskilled.

4«5«3« Other Functions of Housing

Houses in many countries have other benefits.

Houses in less developed countries are often used as small

production centres for the tailor, storekeeper, watch repairer,

cobbler, etc. In the Nubian Villages and the squatter 

settlements of Kibera, it was noticed that small businessmen 

conduct their trade in part or on the verandah of their houses.

A good housing policy should avoid unnecessary imports 

oi building materials which drain foreign exchange. For if 

available local building materials are utilised there would 

result a saving in foreign exchange which could be used to 

oonstruct more houses. In addition, working on the production
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o f  local materials such a3 stone quarrying and cutting,

brick making, felling and sewing of timber for construction, 

and so on, would provide more employment. Hence any housing 

policy should aim at making savings which could be of direct 

benefit to the common man*
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CHAPTER FIVE

ATTITUDES TOWARDS PRESENT AND FUTURE AREAS
______________ OF R E S I D E N C E ___________

As the success of planning a housing project for any area 

is dependent on the wishes and hopes of the inhabitants, it was 

necessary to find out some of these through the survey. These 

included the features which the inhabitants liked or disliked 

about the area, the number who wish to move out, and their attitude 

towards site and service schemos; the type of improvement they 

would like to be carried out in the area. Their opinion was sought 

concerning Harambee Self-Help Projeots and whether they thought these 

could benefit them.

5.1. SATISFACTION WITH PRESENT LIVING AREAS

5.1.1. HOUSE OWNERS.

Nearly all house-owners in the Nubian Villages (96,j) and Squatter 

Settlements (98^) wanted to stay there permanently. Majority of 

Nubian house-owners mentioned the ownership of the houses as main 

reason, and also emphasised that they feel secure as a community. 

Squatter house-owners said they had no place to go to and also that 

they had lived there for a long time and regarded it their home.

Asked about the good features of the area many house-owners 

thought it was safe compared to similar areas like Mathare Valley, 

Kariobangi or Kigomba, where there v?ere many cases of thieves, thugs,
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drunkness and prostitution. A few mentioned that the area was 

good for business being close to Makina Local Market. Some 

squatters mentioned that they were not subject to frequent 

harrassment common to other squatter settlements such as Mathare 

Valley or Kigomba,

The main dislikes of houseowners concerned the lack of 

Municipal services, especially roads, sewage and security lights. 

Nubian houseowners stressed that they should be officially given 

title to the land for this would assure them of uninterrupted stay.

5.1.2. TENANTS

The majority of tenants in the Nubian Villages felt happy to 

live there. Their main reasons for liking it was the low rents, 

close to both City Centre and Industrial Area, the main employment 

centres, safe and quiet. Over 75-/j were prepared to stay in the 

area even if rents were to increase because of improvement carried 

on the buildings. Some liked the area because they had established 

small businesses at Makina Market for their wives and were making 

good profits. Some said that their landlords were understanding 

end did not bother them. But in three cases tenants complaint 

about strained relationship, because of the landlords demands.

The tenants in the squatter settlement expressed their satisfaction 

about the area and. had no immediate plans to move out.



116

Though the majority of tenants would like to stay there

a few wanted to move out, some because they disliked the area’s

environmental quality, hut for others it was because they could

not cope with their landlords. They also were concerned about

the lack of publio utilities and services and the bad state of

houses which needed repair or improvement, and the lack of seourity 

lights. Some felt that drunken cases were becoming too common and

blamed this on the illegal sale of 'Changaa' by some bad residents.

But not many were willing to leave the area for any of these reasons

except if offered a plot in a site-and-service scheme elsewhere.

5.2.0. EXPECTATIONS FOR HOUSING

5.2.1. HOUSEOWNERS

Ever since the first redevelopment project started in Kibera, 

Nubian houses have been demolished to create room for new housing. 

Some displaced houseowners were not absorbed into the new schemes 

and many either become tenants in remainder of Nubian housing or 

built another house there. Although the Nubian houseowners live 

under threat of demolition, it would appear that many prefer to 

inaintain their present houses and gradually improve them if allowed 

by the Council.

Concerning the number of rooms required by the owner families 

for own use this depends on family-size. Most households wanted 

same number of rooms, but a few wished to occupy more rooms arguing 

that grand-children would join them in the near future.
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But on investigation such claims were only used to enable them 

have more rooms for subletting. Thus apart from the changing needs 

of the family in its different redevelopment stages, the number 

of rooms each household would actually oocupy would be determined 

by the economic needs of the family for subletting rooms. It was 

also revealed that after improvement many houseowners would charge 

higher rents compared to what tenants were presently paying.

5.2.2. TENANTS IN WUBTAIT VILLAGES.

As stated above, 75$£ of tenants are willing to continue staying 

in the area even if rents are increased because of improvement.
O 'A

Table XXI shows the present rents paid and the peroentaN.yilling to 

pay more than present rent provided the accommodation is improved. 

There is a clear relationship between the income and willingness

to pay higher rent
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Table XXI - Present Rent and Rent Acceptable to Tenants 
After Improvement

Present Acceptable Rent
Monthly Rent Paid Rent(proportion after Improvement

paying)

Under

Shs. %

20 1.4 100

20 - 30 2.7 85

31 - 40 14.9 70

41 - 50 43.2 68

51 - 60 27.0 60

61 - 80 8.1 52

81 - 100 2.7 45

101 - 149 mm

. 150 - 299 mm mm

300 - 500 - -

Over 500

Total % 100 •

Total No. 74

KB. The <?3 shown in column 3 is the percentage of tenants in 

that cell who would be willing to pay higher rent for improved 

houses..



5.2.3, ATTITUDES TOWARDS SITS AND SERVICE SCHEMES.

A main objective was to investigate the alternatives of 

upgrading or demolition of Nubian Villages. In the case of 

upgrading some houses would be demolished to create sufficient 

space for infrastructural services. The houseowners and tenants 

in the demolished houses would probably have to be resettled partly 

on a site-and-service housing scheme in the area or elsewhere. In 

addition, because of the problem of squatters in the city, it was 

also felt that an oi'ganised way of resettling them would be in order, 

and a site-and-service scheme m y  be one way of fulfilling this.

Hence an enquiry was made to this effect.

As many as 60'% of the tenant household heads showed interest 

in ownership of a house. The reasons given were (a) the security 

and satisfaction of having their own house, (b) not having to pay 

rent, (c) making money out of the house by subletting, and (d) 

having much room and living there permanently. But we noticed that 

those keen to own a house were those dn permanent employment and 

who had been renting houses for a couple of years or more. The 

income was another faotor sc that -those earning the lowest income 

were in doubt as to whether they could raise the necessary deposit. 

All the same they were still keen on house ownership despite thi3 

disadvantage.

Asked the amount of money they want to or can spend on deposit 

or monthly repayments, many said they did not know and that this
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would depend on the scheme. However, on repayment it was obvious 

that not many wanted to pay much more than what they would be 

willing to pay for improved housing in the Nubian Villages.

5.3.0. SITS AND SERVICE SCHEMES.

5.3.1. THE BASIC CONCEPT OF SITS AND SERVICE.

The basic concept of suoh proposal is that:-

1. The local authority is responsible only for the layout, 

surveying of plots, design and construction of roads, the 

supply of water, laying sewerage system, and the provision 

of street lights.

2, The construction of the dwelling is the responsibility of 

the tenant of the site or plot.

5.3.2. ADVANTAGES OF SITS AND SERVICE SCHEMES.

The theoretical advantages are:-

1. The total capital investment by the local authority is reduced.

2. Many more potential house plots would, be provided per annum 

than if the local authority also had to construct the dwellings.

5. The *Self-Help* efforts of the lower paid groups can be harnessed 

and encouraged to provide his own dwelling within a properly 

planned area within his own finanoial limitations. Further,

it is hoped that an improvement of his finances will allow him 

to provide better, and more generous accommodation for his
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family i.e. improvability as well as earn income through subletting.

5.3.3. SITE AND SERVICE SCHS!E3 AND LOCAL AUTHORITIES.

The concept of site and service is not a new one. Considerable 

discussion ensued on this subject at a Ministry of Housing sponsored 

Housing Conference held in Nairobi in March 1967. Though the idea 

was accepted in principle, some local authorities have been reluctant 

to embark on such schemes, because they think that development to 

such low standards should not be encouraged in towns. But on the 

other hand pressures are so great and facilities for tackling the 

housing problem so meagre in comparison that substandard housing will 

appear in the form of shanty towns whether the Council likes it or 

not. It is therefore better to bring such development undercontrol.

• Resistance to site and service schemes appear to stem from poor

performance of earlier schemes. However, it would appear that to the 

inhabitants of such estates the social aspeots are more important

than the construction or appearance of the dwelling. For instance,

the URDU in its report of Site and Service Schemes shows in a summary

table of main complaints made by residents of all the schemes surveyed

that 60£ of the complaints related to the condition of communal and

community facilities and only 4^ of all the complaints related to

the internal dwelling.^ The Kariobangi scheme has been referred to,

however, specific complaints were voiced concerning the standard
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of the houses relative to the rents they paid. It should, however, 

ho emphasised that at Kariobangi 94,t of the dwellings were owned 

by absentee landlords who did not care to maintain the houses.

5.5.4-. H fPP.Q7EV'ENT ON PPESISIITATICN 0? TH5 SCHEMES.

Since the Kariobangi Scheme active steps have been taken to 

improve on the implementation of site and service schemes, e.g. 

at Thika and at Mathare Valley. At the Mathare Valley Site and 

Service Scheme, a number of variation of types of development have 

been tried ranging from precast total dwellings, the pre-construction 

of basic units (lavatory, kitohen,ono room and roof) to the provision 

of a site with a servioed lavatory (Site and Minimum Service). In 

the latter case the City Council has provided the minimum of 

construction but have supplied guidance for the self-built 

(Co-operative built) house i.e. technical advice.

The most popular house type has been a detached unit of 8 rooms. 

Another house provides a 4 room family unit of approximately 36H^
O

with 4 lettable rooms (each of 911 ) attaohed. The latter house-type

is popular both with plotholders and civic officials, and provides 

& potential for a better stadard of accommodation for the plotholder. 

Whilst mud and wattle has not gained popularity as a building material, 

some building material experiments have been undertaken with the use 

of murrum blocks composed of murrum with 5 '/<, cement as a binder.
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The cost of such blocks is 20 cents each which compares 

favourable with conorete blocks at Sh.l/” each. The HRDU has 

recommended the use of these blocks in the proposed Kibera 

Experimental Self-Help Scheme East of Kibera Railway Station.^

5.4. DETELOP^STT NEED3

In endeavour to discover the most urgent needs of the residents, 

both tenants and owners were asked to choose in order of priority 

which public and social facilities they considered should be improved 

or provided if th9 area were to be upgraded. Their responses are 

summarised in Table XXII.

It is dear from the table that the highest priorities were 

given to improvement or provision of public services, in particular 

the improvement of roads, provision of water in houses and 

installation of the sewerage system. In view of the importance 

given to these provisions and in view of the fact that

t



Table XXII. Improvement of Social and Public Facilities
felt urgent by the Inhabitants of Nubian Villages

Facilities Ovmer heads Tenant heads

Social Services %

1. Nursery 70 51

2. Primary school 28 36

5. Secondary School 4 40

4. Health Centre 48 32

5. Shopping Centre 80 58

6. Police Station 20 45

Public Utilities

7. Improvement of roads 60 85

8. Water inside house 80 70

9. Electricity in house 15 20

10. Street Lights 70 50

11. Sewage Disposal 65 86

12. Drainage 22 4

water pipes and trunk sewers are already available in the area, 

fir.d also talcing into account that new housing estate already enjoy 

these facilities, the reasons why the houseowners have not made
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connections must be sought in Council building by-laws which 

have denied residents these services.

- Prom the above analysis one could foresee that if these 

obstacles are removed in an eventual improvement scheme the owners 

will be more interested in making connections to water and sewerage 

mains as fluids become available.

The spirit of self-help for community projects seem to be fairly

well established in the study area. Long before the entire area

was included in the city, the Nubians built their houses as a

community, oleared the paths e.t.o. This has continued to present

day whereby they have joint hands with tenants and built 4 - self-help

nursery schools on Harambee basis. Other self-help groups have

proved their worth by grouping themselves into religious groups and

putting up churches in the shortest time possible so that within

the last two years no less than 10 semi-permanent churches have

been built and the Muslims are expanding and constructing their

mosque into a permanent building. This demonstrates that the people

are already filled with the President's call of 'Harambee* in an

effort to help themselves and the area as a whole.
5.5. CONCLUSIONS

The most important information applicable to future planning 

of the area is the positive attitude of both houseowners and tenant
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population towards their present living area, despite the fact
\

many are anxious to get better houses and improved sanitary and 

social facilities. It is shown that the only reason why tenants 

might at long last want to move was the impending' opportunity of 

becoming a houseowner, whether in the same area or elsewhere in 

the city. Quite a number were attracted by the idea of site ani 

service scheme and this had been clearly demonstrated in the number 

who went to be interviewed by the German Team in connection with 

Kibera Experimental Self-Help Scheme at Lomle. However, both 

owners and tenants favour the improvement of Nubian Village rather 

than demolition, for reasons of the satisfactory social environment 

it provides and the economic dependence on the area. In their study 

of Swahili Village, Kasaku, the HEDU concluded in their chapter on 

'Economic Structure* that:

"The predominance of the informal sector employment among 

both owners and tenants in Swahili Village implies that a 

largo proportion of the inhabitants is dependent for their 

income on the economic possibilities offered by the area.

This fact has to be taken into account in any further planning, 

be it improvement of the present village or a demolition with 

the consequent resettling of the population: sufficient

economic opportunity should remain available to the inhabitants
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in the new plans'* 3.

Peter Harris expressed the same views in his study of
4"Family and Social change in an African City".

Enthusiasm to participate in self-help groups either for the

construction or improvement of houses or for community projects

is evident and should be exploited to the fullest.
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CHAPTER SIX

TOWARDS A COMPREHENSIVE HOUSING POLICY 
____________FOR KIBERA____________________

6.1 General Policy for Kibera Study Area

The Proposed planning strategy for both Kibera Nubian

Village and the Squatter Settlement is formulated against the

background of the various aspect:discussed in the previous

chapter and along the guidelines stated in the introduction

\
namely:

(i) the housing needs of low - income communities 

in Kibera.

(ii) the limited financial resources for house develop­

ment suitable for low - income communities.

(iii) the need for direct implementation.

The problems raised in the study relates to housing. For 

instance, if a well built estate has poor infrastructure the 

residents will lack essential community services; and if an 

expensive and well serviced estate is provided for people with 

▼ery low - income the scheme becon»s useless or monumental 

to them because their finances cannot enable them to 

icquire houses in such scheme. However, if the authorities 

adopt the policy of slum clearance without giving the people 

a Suitable alternative the housing prolem is likely to be

•egravated. . The displaced people wlll ^  accommodation ,



and will either opt to stay with relatives and/or friends 

thereby contributing to overcrowding or will venture 

to squat in another corner of the City* As Charles Abrame 

has observed,

"Because of economic and social problems arising 

from the clearance and rehousing schemes, most of 

the people often go back to the Old Slum or 

create new ones. The very expensive houses provided

for them are transferred or sublet to higher income 

.. 1group."

And speaking on housing standards Turner said, "the impo­

sition of modern minimum standards on popular urban
S '- housing in a transitional economy is an as^lt on the

traditional function of housing as a source of social
2and economic security and mobility."

In making policy recommendations for Kibera Study Area 

serious consideration was given to the contents expressed in 

the above quotations and two alternative house solutions 

°-re recommended for the area.

2 Bemoliti nn

In some cases, demolition of houses i3 inescapable 

I *Caus® of the poor and unimprovable quality of the houses 

r I®y - out pattern, or because of supposed health hazards
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in the existing situations, or because they hinder proper 

and economic laying of infrastructural services in the 

area. In Kibera Nubian Village only about a quarter of

the houses were either of such poor quality that the

author considers eventual replacement necessary or stood

on the site proposed for infrastructual services.

6.2. 1 Economic Benefit

Sometimes there may be a good cause for demolition 

on economic .or planning grounds. For instance, where 

a poor low - rent area is isolated in the centre of town, 

the optical economic choice should be made i.e. to use

3the land in such a way as to make Maximum financial gain.

For example, the area could be surveyed into plots which can

be leased to the highest bidders or, alternatively, facilities

could be built on the plots that give the highest return.

However, since this may mean displacing many house owners

and their tenants with no better housing alternative, the

Government and the City Council of Nairobi will need to

thoroughly examine the matter before such action is taken,

6.2. 2 Economic Costa.

If, however demolition continues, the costs are 

considerable. Wuite a large amount of the scarce public 

funds would have to be spent on compensation and resettlement
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of the population displaced and this would be required 

immediately. Moreover, only a small proportion of the 

Nubian house owners can afford tenant purchase terms 

in the National Housing Corporation housing scheme or 

are able to rent them, (Chapter 4) A further consi­

deration pleading against demolition is that the 

economic opportunities offered by the area will be 

destroyed ^see Chapter 5) .  Many of the residents 

employed in the informal sector depend on a small 

group of known clientele or on the proximity to 

MakLna Market or nearby estates.

6.2, 3 Social Costs

The social costs of destroying an existing 

community may not be easily estimated. Perhaps it 

is obvious that the population, in case of demolition 

gets dispersed and diserganised. It is doubtful that 

the Nubian house owners would resettle together in view 

of the large differences in income - levels, although 

for this ethmic group the strong existing community 

feeling is evident. The degree of integration

between owners and tenants is difficult to establish
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Nonetheless, a certain degree of integration does exist, 

and such social ties are not created overnight in a new 

area as can be seen from the example of the NEC housing 

states where most people tend to be individualistic, The 

advantage for having well - integrated communities in 

the city should not be overlooked by the authorities. 

Comparing Kibera with other low - income areas in* the 

City it is noted that crimes, especially the more 

serious ones, are not a serious problem, This is 

partly accounted for by the unity among .Nubians 

who for long have tried to keep bad character out 

of the area through strict scrutiny of the movements 

of the new-comer tenants.

itirther, by demolishing a very low-rent area, the

stock of existing cheap rooms is reduced, while the demand

will certainly rise. This will not only force rents

up, but also densities in the remaining low-rent areass

will increase considerably and consequently the pressure

on existing facilities there, alternatively, squatting

in the City will become a bigger and insuperable problem.

For instance Mathare Valley, Kariobangi North, Gitathuru

Valley and parts of Kibera are the areas where squatting

is already a real problem to both Council and Government

officials. Therefore, incase of demolition of Nubian 
tillage, Ifispe-
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cially M a kina Nubian Village vh ich has the highest 

concentration of Nubian housing) squatting and over-crowding °f 

the'existing'structures/ in these areas will be felt most 

severely thereby leading to the erection of more shanties.4 

The City Council of Nairobi is aware of the problem in these 

areas as denostrated by their efforts to better conditions 

in the City.

6. 3, Irnrcvement
6.3.1 Consequences

The consequences of improvement or upgrading of existing 

Kokina Nubian Village (the area chosen for improvement) will 

be that a lo7:-rent area is kept near the City Centre, a 

situation not usually encouraged. However, improvements would 

bring several advantages, both for the inhabitants and the 

City.

(i) no existing housing potential is demolished in a 

situation of housing shortage.

(ii) a well integrated social structure is substained.

(iii) the economic and social benefits which the area 

offers to the inhabitants are not eliminated.

(iv) the use of public funds will be much less 

compared to the sum required for resettlement

of present population, and use can be made
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of the potential for self-help and investment of 

private capital, especially among the house owners.

But it should be noted that the above advantages do 

not automatically follow with a decision on an 

improvement scheme. Very often improvement schemes 

suffer from some of the problems discussed under a 

demolition programme. For instance, if building standards 

are set too high many of the present houseowners will 

not be able to afford the cost of upgrading and will 

be forced to sell their property and t enure-right si- 

In addition, an improvement of the house to a very 

high standard can easily lead to such an increase 

in room-rents that a large proportion of the present 

tenants will have to look for cheaper accommodation

elsewhere in the City,

*>
Hence, unless projer guidance is given, even an 

improvement plan for Makina Village can have the 

unpleasant consequences discussed above in breaking up the 

existing social and economic structure of community, 

increased absentee landlordship (true of New Kibera 

estates and Kariobangi Site and Service Scheme), and 

increased pressure an existing low-rent accommodation.
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6.3» 2 Improvement and Upgrading Proposals

The foregoing considerations have led to the

following proposals: that the Makina hubian Village

at Kihera should be improved, and that redevelop­

ment plans should be geared along the following 

guidelines:-

(i) The low-rent character prevalent in the

area should be maintained. Probably the 

most effective way to ensure this is to 

preserve as many of the existing structures 

as possible, (see the plan - Maps 8, 11,

13*a and l3.b and 16). The standards 

applied should not be too high, so as 

to price this houses out of the affordable 

income brackets of the the present owners 

and their tenants. In order to prevent 

rents soaring up, because of too high 

monthly payments for the houseowners, the 

amount of total monthly payment on the house 

should not exceed the anticipated income 

from sub-letting.

(ii) The improvement should not result in the

136

loss of rooms available for subletting
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In the plan designed by the author (Maps. 12, 13, 

13.a, 13b., 14, and 16J more than half the 

number of rooms can be retained and it is 

anticipated that when all owners will have 

developed their plots to the maximum, more 

rooms will become available. It is 

proposed that the population density 

should be no more than 500 p.p. Ha.

But for owners whose houses are unimprovable 

or disappear so as to make way for infras­

tructural cervices they will be considered 

for building plot/lSn the Site and Service 

Schemes also proposed in this study.

Consequently provisions have been made for 

eventual overflow population especially for the 

tenants who wish to have own houses, as well as 

the squatters. It is also worthy noting 

that the proposed Site and Service Scheme 

occupy the area now occupied by squatters.
r

j

(iii) Sanitary facilities must be planned to cater 

for a substantial subtenancy population so as 

to maintain the social and economic character

of the area
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(lv) Investment of public funds should be kept 

as low as possible. Consequently the 

investment of private money and self- 

help efforts should be stimulated 

through constant and deliberate encoura­

gement by the authority. This could be 

promoted by organising the improvement 

scheme on the lines of a site and seivice 

scheme (see paragraph 6 . 8 ) Since any 

allocation of public funds can be consi­

dered as a subsidy, each applicant 

should be considered according to his 

housing and financial needs for a 

public loans. Lastly, a gradual impro­

vement programme should be followed in 

endeavour to make maximum use of people's 

own investments as well as harness the 

people's selfhelp efforts.

6.4. FINAMCIHG
r

One of the objectives stated in the 1974/78

Development Plan is to ensure that .........

Substandard Urban Housing is improved (page 473).
5
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However, for this plan period no funds are set' 

aside specifically for the improvement of substa-
I  /ndard urbin housing as the one under consideration.

However, this financial crisis can be over-come if 

the Council and National Housing Corporation co­

operate. The NHC is allocated funds for house 

development, particularly low-cost housing and is 

involved- in many tenant-purchase schemes all over 

the country. The Nairobi City Council is the 

local authority responsible for providing services 

to the entire City. These two bodies could work 

in such a way that the Corporation provides loans 

for the improvement scheme while the Council 

provides the usual Municipal services to the area, 

and since Government owns land in this area the 

Ministry of Lands and Settlement should be charged with the 

responsibility of surveying the area into ratable 

plots. It is therefore reccommended that public 

funds should be made available forL- 

(iJ Surveying of the area.

(ii) Loans for construction of Wet-core units with

connection to public sewer



(iidj loans for installing water taps.

(irJ Material loans for construction of

habitable rooms on the basis of self- 

help*

(rj Loans for the improvement of the roads 

and provision of street lighting*

(vi) Material loans for improvement of fences 

around the compounds.

It is further recommended that a phased improvement 

programme should be under-taken whereby the different 

aspects made above could be considered as sequential 

phases of an improvement scheme. The survey showed 

that the area was in a serious : sanitary state. . 

Therefore there is an urgent need for the provision of a 

fixed loan to all houseowners for construction of wetcore 

units and connection to public sewer only*

Public funds should only be provided for those 

structures to be improved or rebuilt according to the 

assessment of the individual structure. This means that 

for individual houseowners a different amount of loan 

should be fixed by the NHO’ in accordance with the impro­

vement plans



Among the many fears of financing institutions is

a sure way of recovering their money from their debtors.

In this regard it is recommended that loan money should 

be allocated on the basis of the financial- 

security of the extended family units as a corporate 

loan, thus spreading the risk and taking into account 

the existing system of financial arrangements in those 

families. Alternatively, the organisation and execution 

of the scheme should be based on the 'Roof-Loan Scheme' 

of Ghana,^ But unlike the Ghana case, Kibera house owners 

would need loans not only for a roof but in some cases 

for walls. Loan facilities in the fora of building material 

should be advanced to those families which satisfy 

the requirements as stipulated by the loan and Housing 

Committees,

Thus for the loan system to function well, the residents 

should form co-operaiive societies or housing societies 

based on Housing organisation units (see Hap, 13), A 

central agency (NHC) should make loans available to the 

Village Housing Society which would be responsible for 

repayment a3 well as make sure that each of the members 

complies with the rules. The Village Housing Society 

should in turn make smaller loans to individual borrowers



at interest rates sufficient to cover expenses 

and provide reserve for more loans. In addition 

the material required for the scheme should, if 

possible be supplied by an approved agent to make 

sure that it is available when needed and at 

controlled price.

Table XA111 below is a rough estimate of the 

financial requirements for the installation of public

1t»2

Total Cost 
K£

11,275

9,018

11,000

5,420

1,670

56,580

facilities to the area designed for improvement,

UPGRADING AND IMPROVEMENT SCHEME

Table XX111 - Cost of Services
1, Roads 2

Murrum Road (11,275 a ) © Shs. 20 per 
Sq.m.

2, Surface Water Drainage
I course (2050a) @ Shs. 85 per meter 

5. Water
Galvanised pipes of 1-jr" dia. (6000m.)

@ Shs. 50/m
4, Sewer Lines

9" Sewer pipes (1900$) @ Shs. 76 per m.
6” Sewer pipes (1800m) @ Shs. 52 per a.

5. Street Lighting;:-
I post (Steel) per 55m (2550m) @Shs. 2500

(78 posts)



6.5. Planning of the Area

6.5. 1 Technical Planning of the Area.
Having the people we are planning for in

Blind, the building standards should not be too high 

as to interfere with the overall character of the area. 

But considering the continued high density the 

sanitary facilities should be of good quality. It 

is therefore recommended that Grade by-laws 

should be applied to the area, and overall density 

up to 500 persons per hectare nett and 250 persons 

per hectare gross should be regarded as acceptable 

in a scheme of this nature. Connections with the trunk 

sewer-line and water mains should be made by each 

plotholder as final stage.

6.5. 2 Administrative Planning

It is important that surveying of the area be 

undertaken to fix boundaries with due respect to the 

position of existing/improvable structures. (See 

Proposal : Map 13.b, 12, and 16^. Each plot allottee 

should be registered so that improvement could be made 

without fear of loss of tenure-rights.
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As already stated in cases where structure/are

suggested to be demolished and where no rebuilding

on the same plot is allowed the owners should be offered

a plot in the Site and Service Schemes or on undeveloped

•plot in the Makina Nubian Village. The scheme should be

carried out under the responsibility of Nairobi City

Council who would supervise construction work.

6.6. Design of the Area.

6.6. 1 Plot coverage and Layout.

Since Kakina Nubian Village Improvement Area 

would be a comprensively planned scheme, and a sewer 

system provided, the maximum plot coverage should 

be 507$, and approval of the City Council to this effect 

should be obtained.

Existing Swahili type of houses in the area allow 

subletting (Diagram 7). It is recommended that the present 

type-plans be continued i.e. the houses should be of 

the Corridor/Courtyard circulation, with separate 

access to each room, to ensure reasonable privacy in 

the case of subletting. Individual owners should develop 

and take care of plots as indicated on Nap I3*b.



6.6. 2 Public Services

(a) ^oads - The proposed Link Road from Trans- 

Africa Highway to %ong Road will form the Eastern 

boundary of Makina Nubian Village while the Kibera 

Drive forms the Western and Northern boundary and the 

Railway line forms the Southern boundary.(Map. 7 and 14^. 

A secondary road from Kibera Drive is proposed as the 

main access road to the Village. The road which mainly 

follows the existing tracks should be murrum. Some of 

the existing footpaths should be graded and proper open 

drainage for water should be provided so as to allow move-, 

ment to almost every individual building.(Maps. 13»a>

13.b and 14).

In a new planning area a secondary road should have 

20 metres reserve, but in on improvement area with high 

density of buildings minimum road reserve should be 12 

metres. This width is necessary because we want to 

preserve as many houses as possible in an improvement area. 

Important footpaths should have drainage channels and 

be provided with security lights. A 6 metre reserve would 

do but in areas where the density of houses i3 high and 

unplanned the 6 metre reserve can be flexible. Public car 

parks are also provided (Map 14, 16)

1<*5



(b) Water Supply - There are 15 public water kiosks and 

5 private connections (Hap 9) serving an existing 

population each about 400 people. The problem is

not the number of Water kiosks but their distribution.

The poor distribution causes some water kiosks to be 

overcrowded thereby resulting in long queues. It is 

proposed that as a temporary measure, 4 more public water 

kiosks should be provided in areas where there is none 

nearby (Maps 9 and 15). However, the long term proposal 

is that on each plot a water-tap should be installed 

with proper splash area and outlet arrangement under 

cover. This could be implemented any time plot holders 

have the necessary, funds to enable them carry out the work,

(c) The Sanitary Unit - To begin with, each plot should 

have pitlatrines only as a temporary measure before 

connections to the main sewer are made. But the long 

term proposal is for each plot to have a sanitary unit 

with one or two toilets and a shower and connected to the 

public sewer. (See Hap. 9 and 13.bJ.

(d) Community facilities - The Makina Nubian Village lacks 

health facilities, proper market, recreational grounds and 

Nursery schools. The City Council has proposed to

construct a new market close to the present one (See Map 16)



It is proposed that sites for two Nursery Schools, a 

playing field and open spaces should be provided 

(See Maps 10, 12, 13.2 and 16). A site for a health 

Centre has been provided at ^omle (the site for Kibera 

Experimental Self-Help Scheme) and will serve the whole 

of Kibera. The proposed open spaces should be cleared 

up, levelled and some of them should be prepared to 

function as a social meeting place and play-ground. A 

number of Housing organisation units should gang them- 

selves and construct Nursery Schools on a Self-help 

basis. Their ability for such projects has already been 

demonstrated through the construction of a permanent 

nursery school at Saiama and two semi-permanent ones 

at Lindi and Kianda as well as the Koran School and the 

Mosque.

6.6. 3. Makina Nubian Village Pilot Scheme

Within the Maldna Nubian Village one of the Housing 

Organisation units or blocks (Map. 13^ has been selected 

to illustrate how basic amenities can be supplied,- (See 

Map 13.1 and 13.b). The improvement proposed is desgined to 

serve as a pilot project. An attempt has been made to outline 

what should be done in such an area as regards the provision

of essential facilities
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With regard to individual houses, specific areas have 

been demarcated and categorised as private, semi-private and 

public spaces. (Seft Map. 13.aoand 13.b)

Private spaces serround,8] individual houses and should 

be maintained by the inhabitants of the house. The semi­

private spaces fall between two or more houses. These 

spaces should be maintained on communal basis by the inha­

bitants of the houses bordering them. Public spaces are 

centrally located as shown on Map 13.h. These areas 

should be the responsibility of the City Council Cleansing 

Department since this is where Municipal services e.g. 

water points, refuse collections points will locate.

In the pilot scheme>which has some 14 buildings, two water- 

kiosks each with two-running taps have been provided and 

located in away that each family should not travel long 

distances to fetch water. Refuse collection points are 

similarly placed but at points where Council Trucks can 

collect the refuse easily. Each house is assigned to a 

dustbin within the Garbage collection areas.

An there are no access roads to the pilot scheme, 

one is proposed as indicated. The road leads to public 

open spaces where most basic Municipal facilities are to be

located.
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-The road-v will make it possible for cleansing vehicles to 

collect garbage,? A limited .number of parking bays have 

been provided to cater for the needs of the residents 

and visitors in the area. This area can also serve as a 

cul - de - sac. Footpaths are proposed to provide 

free circulation in the area. (See Hap 13.1 and 13*b), 

Streetlights are proposed along secondary roads and impor­

tant footpaths passing through densely built areas.

These will provide security to pedestrians as well as

the entire population living in the Village.

6.7 POLICY RECOMMENDATION FOR THE AREA.
6.7. 1 Policy Recommendation

This improvement schema should be treated as an owner- 

built site and service scheme, whereby the plotholder is 

responsible for building or improving his house, either by 

himself or with assistance of hired labour. It is further 

recommended that some of the building activities and the 

production of building materials e.g. concrete and murram blpcks 

should be organised in self-help groups assisted by 

technical advi3or3 from the City Engineers Department on

the b a s i s  of Dandora Community Developent Project or Mathate 

Valley site and Minimum Service scheme. The residents of the

area should form a co-operative to enable them to do things

communally as well as obtain loans from appropriate finacial
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institutions* By forming a co-operative, this will hasten 

the implementation of projects. Some of the work, e.g. 

excavation of trenches for laying of water pipes and 

sewer pipes should be done through self-help efforts when 

capital to pay labourers is not forthcotoing. The Member-for 

Langata Constituency which includes the study area is 

already organising such a co-operative for the area.

The Local authority should brief the population on 

the proposal for improvement, loan possibilities and 

conditions and terms under which loans will be given.

6*7* 2. Implementation

Since money is the main hindrance in the implementation 

of many projects, it is suggested that many of the facilities and 

services for • the area should be provided by the residents and 

themselves. The Harambee Self-Help spirit should be shown 

in such activities as digging trenches for pipe laying, 

improvement and construction of new houses, building of 

nursery schools. The local authority will be responsible 

for constructing roads, primary schools, market and main 

trunk sewer, and water kiosks. The approach is preferred 

in order to be in line with the country'd policy of self- 

help through the spirit of Harambee.



153

The Government and/or Nairobi City Council have limited 

resources and cannot shoulder everything. This is 

why groups of people with a common bond are encouraged 

to try and do everything they can for themselves and 

government assists them with what is beyond their ability 

or only subsidises., ^ence people should only depend 

on the authority for provision of material goods which they 

are totally unable to afford on their own.

6.7. 3 Future Planning of Similar areas in Nairobi

Makina Nubian Village improvement and upgrading

project can be a very useful model for improving

other unplanned areas in Nairobi e.g. Kawangware,

Company Housing in Kariobangi and the Gitathuru Valley,

KangenxL and Mathare Valley Housing, ^t is therefore
*

__ recommended that instead of the present uncertanty 

about future plans and consequent bad maintenance of 

the houses, short-term development plans should be 

prepared and security of tenure should.be provided to 

the occupants of the existing houses that are improva­

ble and do not prevent a healthy development of the 

area. Such moves by the authority will create a better 

impression over their past ways of thinking whereby they . 

were branded outlaws by the authority and residents of

other areas.
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If the Makina Nubian Village experience is followed 

in order to improve and upgrade other unplanned 

areas in Nairobi and Kenya in general*, it is hoped 

that the outcome will be for the good of all. This will 

certainly minimize the worsening conditions for 

people living in unplanned areas in the urban centres 

and the living standards of the ihhabitants will be much

improved
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6.8. Site and Service Scheme

6.8.1 The Site Location and Characteristics.

The site is located in Kibera ;to the north and east 

it is boarded by the railway and to the south by the 

proposed .National Sports Centre and West by the proposed 

link road from the proposed Trans-Africa Highway to 

Ngong Koad. The land is owned by the Kenya Government.

The site has two streams running through but most 

of it is generally level. The site has an approximate 

area of 39 Ha. (See Maps, 5 and 6 and 17).

A number of squatter shanties on unsurveyed plots 

are found in clusters, especially north of the Nairobi 

Dam. The structures are mainly two-roomed and built of 

many types of materials including mud and wattle, timber, 

grass iron sheet and flattered tin. (Diagram 7).

6.8.2 The Planning of the Site.

The aim' of the scheme is to resettle people displaced 

in the Kakina Village as well as the squatters in the 

area on surveyed plots. It is the aim of the scheme to 

keep the building costs at a minimum per unit by basing the pla­

nning on minimum but improvable standards for plots, road, 

services and houses. (See Diagram 8 and 9).
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The construction of the scher.:e /dll he built in stages 

in accordance with availability of oapital.

6.8. 2.1. Land Use

Oat of the 39 Ea. approximately 24Ha. are available 

fpr development due to railway and road reserves and 

open spaces along river courses (map, 17)» These 

24Ha, will roughly be used as shown below.

Residential 6($ 

Internal circulation 2C$ 

Public services 19^ 

Recreation 5$

The scheme is designed to have a total of $Q0 plots 

measuring 16m. by 12m. each, and on each plot will be 

a six-roomed house (Diagram 9)*

6.8. 2.g Commoroj?! Activities

Commercial activities are located along the

neighbourhood access roads. One main shopping centre with

7 shops and a bar is proposed. There are corner shops 

which vdll sell day to day house-hold items, particularly 

foodstuffs. A number of special purpose plots vdll be used 

according to need but mainly for' social and' institutional

purposes.
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It is proposed that one such plot at the junction of 

the t'.vo secondary reads should in future "be developed 

as open - air market to cater for the area.

6.8.2.3. Public ?ac:dittos

A population of between 8,000 and 10,000 will 

be accommodated in the scheme. The City Council 

standard is one primary school for 5*000 population and 

one ITursery School for 2,500 population. A 3 Ha, site 

has been set aside for a three-stream school, and three 

sites of 0.4 Ha. each have been set aside for 

ITursery Schools. (liap 17). Before the Council has 

constructed the school it is hoped that children

from the area will go ’to nearby schools like

Hbagathi, TCibera, Langata East and langata 7/est all

of which are 'within '.Talking distance.

land has been set aside for playing fields 

and "playgrounds for recreational purposes and a site 

has been set aside for a social hall. The land along 

river courses will be used as open spaces and it is hoped 

that City Council Parks Department will develop these 

areas into public parks (Map. 1 7 ).
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6.8.3. • Traffic and Ron.da
Circulation in the area is by footpaths.

A group of buildings are provided with a common 

car park placed centrally to cater for all residents. 

This also acts as a service area where cleansing 

vehicles collect garbage. (See I,lap. 17.1 and 17.2) 

Neighbourhood access roads with 18 metre reserve 

will be murrura. Road construction will be 5*5 

metres carriageway and street corner lighting

will be provided. Traffic separation will be estab­

lished along the neighbourhood access roads.

Footpaths serve as access to almost all plots

'within each dwelling group. Furthermore footpaths 

can complete natural network of short cuts for the 

important pedestrian traffic to a.ll parts of the 

scheme. Road reserve is 3metre walk-way and will 

be of murram construction and properly drained.

6.8.4. Services

The servicing of the scheme is in two main 

phases. In the early years residents will use 

communal pitlatrines provided at one end of the 

dwelling group. (..lap 17,l). This arrangement takes 

into account the financial problems of the people

and-the local authority.
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But in the later years each house owner will be 

expected to have sanitation that is Waterborne.

This arrangement is in keeping with idea of impro- 

vability of plots, houses and services. (”ap 1 7 *2 )

Containers for public garbage collection will 

be placed around the car park in each dwelling group 

where trucks can empty them. To avoid spreading litter 

all over, the container will be placed behind a

screen. (’Taps 1 7 * 1 and 1 7 «2 )
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6.8* 5 The Design of the Dwelling Unit.

wearing in Bind this is a site and service scheme 

a number of ideas have been included in the desgin of 

the dwellings with the view:-

(i) to minimize the initial building costs by a 

phased construction;

(ii) to base the design on improvable minimum 

standards;

(iii) to ensure environmental standards during the 

construction period;

(iW to arrange the circulation area so as to cater for the 

subletting element; and

( r )  to standardise structural component and room- 

sizes.

Some of the above ideas are presented graphically 

in Maps 17.1.» and 17.2 and Diagrams 8 and 9. Further, 

the phasing allows each family to construct the number of 

rooms it is able to but ultimately each dwelling unit will 

have six rooms, and each plot will have water and a water­

borne sanitary unit. It is the aim that owner developers 

gradually should up-grade the entire building and its 

surroundings to a specified standard within a period to be

specified by the authorities
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This will in principle require that temporary materials 

should be replaced by permanent ones.

6.8.6, Cost of Services (See Table XX1V)

The following costs of services are calculated 

on’ the basis of 500 plots which will be allocated 

to successful applicants mainly from the present 

low-income residents in the area and who do not own 

another house within the City.

The choice and quality of service is a deli­

berate move to keep the development costs as low as possible 

but adhere to Grade ££ by-laws. The 'cited unit prices 

are contractor prices and thus include:-

(i) overheads, (ii) labour, and (iii) materials.

A large open space exists in the area and this
\

may not be immediately taken over by the Council. It 

is proposed that each plotholder should contribute Shs. 2.50 

per month towards the maintenance of these spaces. This is 

likely to create employment for two or three people in

the area



SITti AND SERVICE SCHEME (Map 17)

TABLE XX1V COSY OP SERVICES

1. Hoads

Murrum Roads (9350m )  & Shs. 20 per sq.m.

Total cost 
in £
9,350

2. Surface Water Drainage

2 courses (1750m) @ Shs. 125 per metre 10,900

3. Water.

Galvanised pipes 1y" dia. I5660m)@ Shs. 50 
per metre- 14,150

4. Sewer- line

9" Sewer pipes. (1220m) @ Shs. 76/m 4,640

6" Sewer pipes (4300m) @ Shs. 52/m. 11,180

5. Streetlighting

I post (steel^ per 33m (1700m) ® Shs. 2500 7,500

57,620
—

6. Land Rent : NHG schemes in Nairobi and other towns 
based on a serviced plot i.e. a plot to which roads, 
sewer and water have been provided, cost about £500. 
This amount is to pay the cost of the land and the 
social services to be provided.This is usually paid 
as a land rent.In many schemes it works down to 
a monthly fee of shs 40/- per plot.
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6.8.7 Implementation of Site and Service Scheme.

6.8.7.1 Selection and Allocation of Plot owners.

The success of the scheme will depend on the choice 

of plot owners. The selection should be restricted to 

the low-income people (earning between Shs. 0 and 700/- 

per month) presently resident in Kibera. It is important 

to point out that former house owners (both displaced 

Nubian house owners and squatters) should have preference 

over these who rent.

In allocating plots, need rather than amount of 

capital one has should guide the allocation. Further 

the allocation policy must ensure that the plot owner resides 

on the plot and therefore has a direct interest in the 

conditions of life on the plot, as well as its improvement.

The problem of absentee landlordism at Kariobangi Site and Ser­

vice scheme has already been cited and everything possible 

should be done to avoid it.
/

There is also the consideration that those who are 

self-emplo' ed within the community should have those 

plots where it is envisaged that commercial activities 

will be concentrated.. If any allocation fee has to be 

charged, it is essential that the fee is not prohibitive 

• for any family which has been selected for a plot.
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One to two years could well be allowed as a grace- 

period for such cases. The actual allocation should 

be done by the Ministry of Lands and Settlement.

6.8,7* 2. Construction

The first problem after allocting plot is: Where do 

the allottees stay while the house is being built?

The majority would prefer to live on the site, partly 

to save on time and money and partly to guard materials 

and completed work on the site. It i3 therefore reco­

mmended that any kind of shelter be permitted on the 

sites at the out-set. It is important that during the 

first two years nothing more than grade H  ty _ iaws are

required. Some time should be granted to achieve this
.

standard. The reason for the high rate of absentee land­

lords in for instance the Kariobangi and Thika 

site and service schemes was ubdoubtedly the high 

requirements as to standards and the shortness of the 

period in which to reach them. It is further suggested 

that type - plans of a variety of low - cost houses such 

as those supplied to Dagoretti people should be provided 

*ree of charge (with specifications and costs) and ideally 

8ome prototypes should be erected in the schme (ref, Mathare 

■ Site and Minimum Service and Dandora Community Development

Project).
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CHAPTER SEVEN

SUMMARY, CONCLUSIONS AND RECOMMENDATIONS.

7.1 Summary.
The thesis deals with housing development in Kibera 
in general, but specificallyaddresses itself to the 
housing needs of the low-income communities living 
there. The objective of the research was to examine 
the housing problems of low-income people in Kibera 
and also to enquire into how present and future 
housing schemes in the area could be planned and 
organised in order to be more relevant and beneficial 
to the needs of low-income communities. The research 
hypothesis formulated for area stated thus:
(i) . unplanned housing areas lack basic infrastructure

and community facilities;
(ii) houses in squatter areas are of such poor quality 

that they ought to be demolished, although this 
may not be a solution to the housing problem
of low-income communities;

(iii) whereas uncontrolled housing areas possess 
qualities of offering investments to residents, 
also harbour and shelter undesirable characters;

(iv) the demolition of uncontrolled squatter housing 
and the construction of expensive conventional 
housing leaves low-income people with no
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proper accommodation; and

(y). Finally, rural-urban exodus find a home in the 
uncontrolled settlements where the communities 
bear both rural and urban characteristics and 
therefore serve as areas of readjustment.

The research explains the reasons for the choice of 
the study area, the methodology used in the surveys 
and other aspects of the stugly arepresented. This is 
mainly to demostrate the importance of basing plan 
proposals for fast growing communities on socio­
economic sample-surveys and physical scanning of the 
environment with the view of obtaining data and other 
relevant information in the shortest time possible.

The research has indicated Jhat a large proportion 
of Nubian houseowners and tenants are low-income 
and that rents paid are comparatively low. But the 
area is inadequately provided with services so that 
the general environmental quality is low. On the 
other hand, the modern conventional housing schemes 
which are the out-come of the redevelopment programme 
have tended to be expensive and therefore out-of-rich 
for most low-income households.In any case the 
redevelopment projects are depriving some people 
of their accommodation without offering them better 
alternatives. The new housing in Kibera admittedly 
caters for higher income groups and has a high
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absentee landlord ratio contrary to the tenant- 
purchase terms which require such houses to be 
owner-occupied.Thus while new housing schemes are 
increasing the housing stock in the city, they are 
also playing a negative role by depriving some people 
theircheap accommodation and others a home and the 
means of earning a living sincethey are erected in 
areas where Nubian houses have been demolished.

As a consequence of the study findings,proposals
aimed at improving the living conditions of the low-
income communities in the area are:suggested. They
comprise an Up-grading and Improvement Scheme in
which the area will be provided with proper
infrastructure services; and a Site and Servce Scheme
in which community facilities are provided and
individuals put up own houses assisted by loans to 

Xbuy builing material and also benefit from technical
A

advice offered by the authority.

7.2 Conclusions.
It is shown that Kibera still accommodates a large 
low-income population in both the Nubian. Villages and 
the Squatter Settlements. That the mushrooming house 
development in the two areas is caused by the very 
high demand for low-rent housing units which are in 
short supply in the city and v/hich City Council of
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Nairobi is unable to supply in quantities and 
at the required rate so as to cope with the demand. 
Further, the by-laws controlling development in 
such areas in the city and other urban centres have 
to blame for insisting on high standards and the 
failure to provide them with proper infrastructure 
and services.

The study has concluded that the current redevelop­
ment programme in Kibera is not the best solution 
to the housing problems of low-income communities. 
Since most low-income households lack development 
capital, the policy guiding house development in 
their area shouldbe one that aims at producing 
reasonably cheap accommodation or one that aims at 
preserving existing housing with the view of 
improving them or gradually replacing then in the 
near future as funds become available, ^he study has 
also shown that low-income people are prepared to 
change and are willing to work towards the achievement 
of this goal and the authorities only need to assist 
them in matters which are beyond their control such 
as issuing them land title-deeds to confirm their 
rights of occupancy and being recognised as legal 
occupants of the area as it is the in planned areas.



Throughout the study hlstrong desire was shown 
for houseownership by both houseowners andrenters.
This desire was demonistrated by the response of the 
residents to a socio-economic survey carried out in 
connection with the Kibera Experimental Self-Help 
Scheme soon to be developed at Lomle.But the snug 
with many low-income families is the2lack of capital 
with which to develop and acquire the property.Hence 
the possibility of obtaining a development loan from 
the financing institutions including the National 
Housing Corporation and tha City Council is most 
welcome

7.3 Recommendations.
The following recommendations are based on the 
housing needs of the low-income people in the city 
in general, and those living at Kibera in particular:
1. As the redevelopment schemes have failed to cater 

for the housing needs of the low-income communities 
in Kibera it is recommended that the programme 
based on demolitionof Nubian housing be suspended 
until the housing situation in the city improves.

2. Menwhile there should be a deliberate effort to 
improve tha environmental quality of the present 
Nubian Villages where the majority of low-income

172
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people live. An Up-grading and Improment Scheme 
whose aim is to provide servces to the area while 
preserving as many of the existing structures as 
possible is recommended.This entails the physical 
improvement of the environment and quite a 
number of buildings.

3. Since some houses would be affected in the course 
of providing services to the area,and others t 
because they are uneconomic to improve,a Site

and and Service Scheme has been proposed to cater 
for them as we Haas the squatters found in the 
area.

4. In the proposed site and service scheme present 
houseowners should have priority over tenants. 
This is necessary because Nubian houseowners 
have no land elsewhere in the republic and for 
many house ownership is the sole means of a. ; 
earning a living throughssubletting part of their 
house.

5. The problem with most low-income households is 
lack of capital with which to effect development. 
It is recommended that loan facilities be made 
available to them. But'since could arise 
management prolems,especially in the recoverry
of loan money, it is recommended that Village
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HI Housing Societies should be formed so that

loans from Government or anynother body could 
be channelled through them to individual borrowers 
and the society would also be responsible for 
recovering monthly repayments from members .The 
society will also be responsible for organising 
its members to make sure that they comply with 
the conditions of the scheme.

6 . Any member allocated a serviced plot but not able 
to build according to the minimum standard 
required should be allowed to construct one of 
their choice. However, such structures should be 
capable of improvability in future when funds
become available to the family.

7. Squatters allocated serviced plots should be 
treated in the same way as the rest.But the 
Government should continue to settle them in 
resettlement schemes ^whenever there is such 
opportunity.

7.4 Scope for Future Research in Kibera.

This study does not claim to be exhaustive. Kibera is 
definately an area with development problems and 
information on most of these problems is scanty. For 
instance, the study made no attempt to obtain



on transportation ,whether the present Bus Service 
in the area is adequate or inadequate; or the origin 
of present landlords and tenants in New Kihera and 
the reasons for moving to Kihera.These are some of 
the .areas which future researchers could examine in 
detail.

There is also the possility of research in the role 
played by the Makina Local Market.Most self-employed 
residents in one way or the/dependent for their 
livelihood on the Market,yet there was no attempt 
made to analyse the contribution of the market to 
the economy of theiarea.lt would therefore be of 
interest if some research could be carried on in 
this field
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T 1 0  N N A I R EI N D I V I D U A L  S U E S
Building Number ..............

Household Number ..........

AGO

rHr.uo
•rH-1P-4CrtCT*-4-»

Bel tion 
to head of 
Household

Level of 
3dueat1 on

Occupation Place of
work

Distance 
to place 
of work 
in Ion.

Means of 
Transport

Income 
and/or 
School fees 
per month 
in Shs.

Tribe 
(or ethnic 
group)

£o
•Hto
•Hi—1
G
PI

Place of 
Birth

2 .

3

4
c: •

6

7

8
•

OJ
1 0



(2)

AGE - Write the exact age in complete years.

MARITAL STATUS - 1. Single; 2. Harried; 3* Vidow/.vidower; •

4* Separated; 5* Divorced.

RELATION TO HEAD 0? HOUSEHOLD

L. Bead of household; 2. Wife; 3* Child

of head 4* Relative; 5» Employee;

6. Friend/Guest; 7» Parents/Parents-in-law. 

SEX 1. Male; 2. Female.

L^VEL OF EDUCATION

I. None; Semi-literate; 2. Less than 

complete Primary; 3. Complete Primary;

4. Less than Complete Secondary; 5» Complete 

Secondary (Form I-IV); 6, Higher Education 

(above Form IV).

OCCUPATION 1, Managerial;2. Professional; 3* Technical

4• Clerical/Administration/Secretarial;

5. Manual/Domestic servant; 6. Self- 

employed; 7* Not employed but seeking a job. 

PLACE OF WORN 1. City Centre, 2. Industrial Area; 3« Kibera

and environs; 4» Rest of Nairobi; 5 . Outside

Nairobi (specify)

DISTANCE TO PLAGE OF WORK IN KM.
\

1. Less than -g- km; 2. 7-1km: 3. l-3km;

4* 3“5kra; 5. 5~i0km; 6. More than 10km.

•MEANS O F' TRANSPORT

1. Walk; 2. Cycle; 3* Dus; 4* Own Car;

5* Car (not 0m ) ; 6. Bus/Car; 7» Staff



(3)
t ra n s p o r t .

INC01.3 AND OR SCHOOL FITS PER MONTH HI SH3.

1 , Less than Sh. 250; 2. Shs. 250-449?

3. Shs. 450-749? 4 . Shs. 750-999;

5. Shs. 1000-1500; 6. More than Shs. 1500;

7. No response; 8. N i l .

TRIES (OR ETHNIC g roup).

1. Nubian; 2. K ikuyu ; 3. Kamba; 4 * Luo 5 

5 . Lu y ia ; 6. O ther t r ib e s  o f Kenya; 7* Non-

Kenyan p eop le s .

RELIGION 1. M uslim ; 2. P ro te s ta n t;  3* Roman C a th o lic s ;

4 . T r a d it io n a l A f r ic a n  R e lig io n ;  5* No r e l ig io n .  

PLACE OF BIRTH

1, N a iro b i;  2. C e n tra l P ro v in ce ; 3. E a s te rn  ' • 

P ro v in ce ;  4« R i f t  V a l le y  P ro v in ce ; 7* Nyanza 

_ P ro v in ce ; 8. N o rth -E a s te rn  P ro v in ce ; 9».N°on 

o u ts id e  Kenya; No response.

5 . Coast P ro v in ce ; 6. Western P ro v in ce



(4)
HOUSEHOLD QU3STI0nT^I35

1 . B u i ld in g  Number ...................................... ............. ......................

2 . Household number .........................................................................

3. D u e ll in g  tenure ....................................................... ....................

1 . Own; 2. Tenant; 3. Subtenant; 4« R e la t iv e  to owner; 

5. R e la t iv e  to tenan t; 6, Se rvan t to  o.vner; 7* Se rvan t 

to  ten an t.

4 . I f  owner, how d id  you a cq u ire  the house ...........................

1. B u i l t ;  2, In h e r ite d ;  3. Buy ing ,

5. I f  ten an t/bu y ing , how much rent/prem ium  do you pay per

m o n th ...........................................................Shs. ... ......................

1. Less than 20 /-; '2. 20-49; 3. 90039; 4 . 90-129;

5. 130-199; 6. 200-349; 7* 350-500; 8 . More than 500.

6. How o ld  i s  the b u i ld in g  in  yea rs  .........................................

1. Less than 1; 2. 1-2; 3. 2-5; 4 . 5-10; 5. 10-20;

• 6. More than 20.

7* V/hat i s  the t o t a l  co s t  o f the b u i ld in g  in  S h s . ...............

8 . I f  owner do you su b le t  any rooms? ................................. ..

1. Yes; 2. No

9 . I f  ' Y e s ’ , how many rooms do you le t ?

1. M i l ;  2. 1; 3. 2; 4 . 3-4? 5* 5“ 10; 6. More than 10.

10.* How much re n t do you c o l le c t  eve ry  month? ............. . . . . .

1 .  How many rooms do you occupy? ............ ........................
(Same code as ijie 's t io n  5')*



12. B u ild in g s  w ith  k itc h e n s  .............................................................

"  0, None; 1. Separate t u t  shared; 2, Separate but not shared

3. In s id e  b u i ld in g  bu t shared; 4» In s id e  b u i ld in g  but 

p r iv a t e .

13* Do you conduct any b u s in e ss  in  any o f  the rooms? . . . . . .

(5)

1 . Yes; 2 . No.

14• I f  1Y2S ',  what type o f b u s in e ss  i s  i t ?  . . . . . .

1. R e t a i l ;  2. ’.T h o le s a le /R e ta il; 3« '.Vholesale;

4 * Workshop; 5 . S to re/w orkshop,

15. Do you use e l e c t r i c i t y  in  the house? .....................................

1. Yes; 2. No,

16. I f  'YES ’ what i s  your m onth ly e l e c t r i c i t y  b i l l  p e r month? 

1, P a r t  o f  re n t;  2, Less than 1 0 / -  3. 10-15; 4« 15“ 20;

5, 2O-4 O5 5 , More than 40; No response.

17. Source o f  w a t e r .................................................................................

-  0 . Stream;1« P u b lic  standp ipe ; 2. P r iv a te  standp ipe ;

3. Own bo reho le ; 4» P u b lic  bo reho le ; 5* P ip ed  w ith in  

b u i ld in g ,

18. D is tan ce  to  7/ater source ...................................... . . km ,» .

1 . le s s  than 4-; 2 . ; 3* \  IS 4* 4 l j  p» Lo re  than 1133 ,

19* B o v f much water do you use pe r day • 4 • 4 t. . . .  (No debes) . . .

1. Less than 1:! 2. 1 - 2; 3.- 2-4 5 4« 4-6; 5 . 6- 1 0 ; 6. 10 - 1 5

7. Yore than P 5.

20. Howr much money do you pay fo r 7/0. t e r p e r month? Shs. 4 4 * 4 4

1. P a r t  o f hou;se r ■ ent 5 2. Less than Shs,■ 10; 3. Shs . 10 -

15; 4 . Shs. 15--20; n: Sh s., 20-4 0 ; 6 . Hoi•e than Shs. 40;



(6)

21.

22.
23.

24.

25.

26. 
- 27.

28.

29.

30. '

7. No response.

Ho,v do you dispose refuse? ...........................

1. Dump nearby; 2. Dump a t  N.O.C. c o l le c t io n  cen tre ;

3. N.C.C. door to door collection

Sewage c o l le c t io n  and s is p o s a l .............................................

0. Hone; 1. Ha in Sewer; 2. S e p t ic  tank;

3. Conservancy tank; 4. Pit latrine; 5* Basket type. 

Storm drain .......... .

0. N a tu ra l ; 1. C onstru cted  "but open: 2. C on stru c ted  

but covered .

Cooking fu e l ........................................................... ..

1. H irewood; 2. C ha rcoa l; 3. Kerosene; 4. ke ro sene/ 

ch a rco a l;  5' 3as; 6. 3as/Kerosene; 7. 3 a s/ch a rco a l;

8 . E l e c t r i c i t y ;  9* E le c t r ic i t y / G a s ;  10. E l e c t r i c i t y /  

c h a rc o a l.

Do you own la n d  elsewhere? .....................................................

1. Yes; 2. NO

I f  'YES', where? (Code as p la ce  o f  Birth) ...........

I f  'YES’, i s  i t  in  the r u r a l  o r urban area? .................

1. Ruralj 2. Urban.

Do you own a house e ls e  where? . . . . . . . . . . . . . . . . . . . . . . . .

1. Yes; 2. NO.

I f  'YES*, where? (Code as p la c e  c f  Birth) ............

If 'YES', is it in the rural or urban area?

1, Rural; 2. Urban.

If married and your wife/husband does not live with you

here , -/hrre is she/he living? .........................
(code as place oi Birth)

31



(7)

32. 7/hat i s  the reason f o r  not l i v i n g  toge the r?  .......... .

1, ta ke s  ca re  o f c h i ld r e n  a t  home; 2. works on shanba;

3. works e lsew here; 4 . i s  a f u l l t im e  studen t;

5. conducts b u s in e ss ; 6, any o th e r ( s p e c i f y ) .

33. How long  have you l iv e d  in  K ib e ra ?  ................... y e a rs .
(Code as q ues tio n  6 ).

34. Type o f  shops v is i t e d  f o r  buy ing  s to ck  .................

1, L o ca l shopping area; 2. super market; 3. Loc..i 

M arket; 4 . K io sk ; 5* Open A i r  m arket.

35* V/here e ls e  do you shop? ...............................................

1. C i t y  ce n tre ; 2. O ther p a r ts  o f N a iro b i 3« O utside 

N a ir o b i.

36. How o f ten  do you go shopping? .................... ............................

►  1. Once a week; 2. More than tw ice  a week; 3* Once a

fo r tn ig h t ;  4« Once a month; 5* I r r e g u la r ly .

37. If the area you are staying in was to be developed,

where would you l ik e  tc  l iv e ?  .......... ..................................

1. In the same area; 2. Go to other estates in Nairobi; 

3. Go back to the rural area; p. Any other (specify).

33. How many rooms would you like to occupy? .......................

1, One room; 2. Tv/o rooms; 3. Three rooms; 4« Four rooms

5. More than 4 rooms; 6. No response.

39. How much rent would you be ’/ailing to pay for the

accommodation? .... .......................
(Code as Question 5).



(8)

40 . I f  the fo l io w in g  s e rv ic e s  //ere to  be p ro v id ed , which 

ones would you l ik e  to have? ( l i s t  them in  o rde r o f 

p r io r i t y ) .

1 . N u rse ry

2 . P r im a ry  schoo l

3. Secondary schoo l

4 . H ea lth  cen tre

5. Shopping cen tre

6. P o l ic e  s t a t io n .

41. I f  the fo l lo w in g  p u b lic  u t i l i t i e s  were to  be p ro v id ed ,

y/hich ones would l i k e  to  have? ( l i s t  them in  o rde r o f 

p r i o r i t y ) .

1. Improvement o f  roads

2. 7/ater in s id e  house

3. E l e c t r i c i t y  in  house 

•4 . S t r e e t  -  l ig h t s .

5. Sewage D isp o sa l system

6. Drainage.



(9)
HJILDEIO MID LCC'TIPI! X^STIO^TAIRF

1. Building Humber .................................

2. Household Humber ........... .........

3. Type of building....................................

1. Single floor detached;

2. Single floor semi-detached;

3. Terraced;

4. Courtyard type;

p. Flats.

4 * Humber of d.velling units on the building .......... .

1. 1; 2. 2; 3. 2-4; 4. 4-3; 5- 8-15; 6. Over 15*

5. Size of plot in square metres ......................

6. Size of structure in square metres ..........

7. land tenure for building owners ....................

8. 1. Owner; 2, Formal lease private land; 3. Formal lease 

public land; 4« Informal lease; 5* Squatter.

8. -Type of roof ....................................

1, Th.tch; 2. Cardboard; 3. Flattened tin; 4« C.G.I.

5. Asbestos; 6. Tiles; 7» Concrete; 8. Other (specify).

9. Type of wall ................ ..........................

1. Cardboard/flattened tin; 2. Hud and wattle;

3. Concrete block; 4* Brick; p* Hasonary; 5* Timber;

6. Other (Specify).

10. Type of floor ....................... ..................

1. Sarth; 2. Rough concrete; 3» Smooth concrete;

, 4 . Wooden; 5* Tile Linol.



(10)

11. V/all finish..... ..............*......................

1. Hot plastered and unpainted; 2. Not plastered but 

painted; 3. Plastered but unpainted; 4* Plastered and 

painted.

12. Presence of ceiling ................................ .

1. Hone; 2. Fibre board; 3. Other.

13. Ventilation ....................................

1. Adequate; 2. Small windows; 3. Ho windows.

14. State of Building..... ...........................

1, Complete; 2. Hot complete; 3. HPoitable;

4, Hot Habitable; 5* kaintained; 6. Hot maintained.

15. Assessment of the building ............................

1. Very good condition; 2, Good condition; 3» Fair 

condition; 4* Poor condition.

16. Hearest road to building ..............................

1. Track/footpath; 2. liurram; 3« Tarmac 4* Paved with

concrete slaps.

17. Distance to nearest Bus stop in to........ .........

1. Less than \  km; 2. p-1; 3. 1—2; 4. 2-55 5* — ore than

5 to.

18. Distance to the nearest shop or k i o s k ........ . to

1. Less than p Ise; 2. -p-1; 3. 1-2; 4« 2~5; 5* Hore than

5 to.

19. Distance to usual market ........... km. ....

• 1. less than -g km; 2. -g—1; 3. 1—2-; 4. 2-5; 5* kore than

5 to.



2 0 Condition of the immediate environment

1« No open space;

2. Little open space uncared for;

3. Little open space*
4. Extensive open space uncared for; 

5• Extensive open space, neat.



Photograph 1: A Nubian mud and wattle house 
under construction.

Photograph 2: A pertially completed mud and wattle 
Nubian House. Because of high demand 
these houses are occupied before they 
are properly completed.



Photograph 3

Photograph 4

: A 3-bedroom conventional house in 
New Kibera (NHC Phase IV- Salama 
Estate)

: A. Squatter's house with a maize field 
in front and Ngong Road Forest at back



Photograph 5: Squatting in Ngong Road Forest

Photograph 6: Squatter children leave for school



Photograph 7: NCC.Tenant-Purchase Scheme at Kibera.
The scheme has detached and semi-detached 
3-5 room housing units.

Photograph 8: New Housing in Kibera. Notice the high 
small windows in Phase I & II of NHC 
houses(foreground) and the large windows 
in NCC Phase I (back)



Photograph 9 : A Harambee Self-Help Nursery School at 
Lindi Nubian Village.The community tries 
to provide itself with some of the social 
before NCC is able to provide them.

Photograph 10: A typical scene outside a squatter
Village in Kihera.(Lainishaba Village)



Photograph 11: Contrast between a Squatter and modern
housing.

Photograph 12: A Multi-purpose building near 
Market (has stores,retail and 
shops., and residential rooms 
and tenants.

Makina 
whole's^ 

for owr^



Photograph 13: Temporary stalls at Makina market.
Trade items are trnsported to\,the 
Market daily.

Photograph 14: One of the many craftsmen in his stall
and the customers. He is a cobbler 
and to the left is a bicycle repair 
workshpp.
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