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FOREWORD

The Discussion Papers are prepared to enable members of the
Steering Committee to fully contribute in the preparation of
this Study. Therefore they are not final reports but
evolving stages in the process of preparing the Manual/Hand-
book and the Draft Final Report. As such it is intended
that their contents should receive the fullest attention of
the members of the Working Parties and, subsequently all

members of the Steering Committee.

This Discussion Paper DPI - THE ECONOMICS OF BUILDING
CONTROL deals with the economic aspects of the building
byelaws system as applicable to low-cost housing. It
contains a number of tentative recommendations meant to
guide subsequent phases of the Study as.well as policy

making in general.
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SUMMARY OF RECOMMENDATIONS

POLICY MAKING:

s

Refine the methodology for identifying low-cost
housing and for isolating the various target groups

in a heirarchy of priorities, while focusing attention
on households in the 10th - 60th percentile in the
income distribution range.

Develop indicators that would be stable in the long
term.

Initiate, through the Ministry of Local Government,

a nation-wide survey of local authority fire services
with a view to developing proposals for improving
facilities especially equipment, transport, buildings,
manpower and training.

Define the extent to which the armed forces can

assist in fire control and prevention in urban

areas.

Assist the NHC to prepare a land acquisition
programme and to create a land bank.

PLANNING AND DESIGN:

5.

10.

3.

Improve the design of cooking appliances and

kitchens so as to minimise fire hazard.
Provide for the proper ventilation of kitchens.

Design a suitable method of storing the gas
cylinder outside the house without it being

stolen.

Provide adequate fire prevention and control

service in the low-income neighbourhoods.

Provide adequate fire hydrants and access roads
for the fire tender.
Widen the locational opportunities of the low-

income households.

Develop and test suitable techniques for

measuring site quality.



vi

FINANCE: §

12

13

14.

15.

16.

17.

18.

19,

20.

Review the system for financing the construction

of new fire stations and hydrants.

Take into account the lender's concern by
reducing costs in invisible elements of the
building.

Pay more attention to style, customer appeal

and '"'packaging"

Promote the concept of fragile permanence, that
is using "temporary' materials to produce durable

construction.

Get the National Assurance Corporation, a state-
owned company, to expand its fire business into

the low-cost housing sector.

Make things easier for financiers, developers
and subdividers through speedy approval of plans
and less stringent conditions on infrastructure
and excising of land.

Involve the Housing Finance Company of Kenya
in lending for low-cost housing and in the

design of fundable projects.

Review the amount of material loans from time

to time to keep abreast of material prices.

Improve the capabilities of local authorities
in the management and budgetting of infrastructure

maintenance.

PROJECT IMPLEMENTATION:

- b W

22.

Educate low-income families in the use of gas,

paraffin and other inflammable fuels.

Prepare a list of approved fundis for use by
house-builders; for example in a site and service
scheme the list would be prepared and kept up-to-
date by the project agency's representative on

site.
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23. Design a simple form of agreement for use

between the developer and fundi.

24. Prepare a self-help construction manual with
simple easily-understood specifications and

details.

25 Prepare guidelines, model constitution and standing

orders for the better administration of building

groups.

26.. Extend the housing extension service in local
authorities.

27, Initiate a clearing agency and advice bureau for

sub-tenants.

28. Prepare a suitable subletting agreement and
encourage the use of rent tooks.

29. Encourage the formation of building groups in
upgrading areas.

30. Compile a list of material suppliers and

merchants for every town.

31 ; Devote more attention and expertise to site
selection for public projects and sites and

services schemes.

STANDARDS :

32. Restrict revised byelaws to single storey
dwellings.

33. Take into account the special circumstances of

the largest towns when designing a new code.

34. Make provision for the mixing of functions and

land uses in residential areas.

35. Keep densities reasonably low i.e. not exceeding
200 persons per ha. net or plot sizes not less
than 150m>.



36, Reduce fire‘hazard by means of appropriate barriers
as well as by reducing fire risk at source i.e. in
the kitchen, where the majority of household fires
originate.

37 Allow the use of a temporary habitable shelter

on construction sites.

38. Legalise the issue of the phased occupation
certificate.

39. Permit the use of second-hand materials.

40. Prepare a unified set of standards incorporating

relevant sections from Grade I and II Byelaws
and public health legislation.

41 . Recognise various cost implications of changes
in the planning and design standards when

approving buiiding plans.

42. Develop guidelines on land suitability for

housing purposes.

43, Integrate building control with the land use

zoning system.
44. Restrict the felling of trees on building sites.

45. Seek further reductions in roads and sewerage
standards and costs.

46. Promote non-waterborne sanitation and mobilise

support for its use in appropriate circumstances.

47. Devise appropriate infrastructure standards for

upgrading areas.

RESOURCE :

48. Design suitable house types to satisfy progressive
development, affordability and partial subletting

criteria.



49.

50.

9l.

52.

53.

Amend specific Grade II Byelaws regarding the
design standards for low-cost houses e.g. Byelaw
6, 8, 12 and 23.

Emphasize and promote the use of available
local building materials and construction

techniques for low-cost housing.

Design byelaws that will allow for pilot and
innovative projects.

Encourage the use of appropriate technology

in house construction.

Control energy consumption in building materials
manufacture and in the domestic sector.

RESEARCH AND DOCUMENTATION:

54.

55.

Design and implement a housing statistics project

to document and publish relevant economic

financial and cost indicators; the HRDU is the

ix

logical institution for implementing this proposal.

Initiate research into alternative sources of

energy, especially solar energy and biogas.



CHAPTER 1

URBANIZATION IN KENYA

- INTRODUCTION:

Five hundred illegal dwellings are completed and occupied
every week in urban Kenya. Three times as many come into
being in the rural areas week by week. These numbers add

to the vast "deficit' of 140 000 units and 500 000 units

in urban and rural areas respectively needed if the existing
obsolete or sub-standard stock were to be replaced.
Replacement is obviously not even worth considering. It is
impossible to even catch up with additional requirements

at current acceptable standards. This means that our stock

of sub-standard dwellings 'is increasing, fairly fast, and much

faster in urban than rural areas.

Against this background one must then look at the towns'
capacity to deal with i1.is and associated problems.
Meagre resources in the form of finance, manpower and
access to the central Government ministries and key
para-statals have constrained the capacity of local

communities to help themselves.

URBANIZATION TRENDS:

1.2.1 Kenya when compared with other developing countries
is urbanizing at a very high rate. Between 1969 and 1978
the annual urban population growth rate was 7.7% per

annum of which 3.4% represented the natural growth

rate and B.B%Ithe rural - urban migration rate. If

this growth rate is sustained the total urban

population will be four times the 1978 figure by the

year 2000

1.2.2 In 1948 there were only 17 towns with a population
of 2000 which represented ohly 5.1% of the total national
population. However, in 1962, twelve years later the

number of such towns had doubled. The latest 1969 census

showed that there were 48 towns in Kenya. (see Table 1.1)



TABLE 1.1: THEI“EEEH.G?TKNNB BY SIZE AND URBAN POPULATION
IN 1948, 1962 AND 1969

Size of town

1948 1962 1969

Over 100,000 1 2 2
20,000-99,999 1 2
10,000-19,999 2 3 7
5,000-9,999 3 11 p i §
2,000-4,999 10 16 26
Total 17 34 48

Total Urban Population ('000') 276 : 671 1,082
Percentage of total population Bil 7.8 9.9

Source: Human Settlement in Kenya 1978
Physical Planning Department

1.2.3 It is useful to note that during the three census
years (1979 not yet out) about 70% of the total urban
population (see Table 1.2) was located in Nairobi and
Mombasa. The total urban share of the population is

expected to rise from 9.9% in 1969 to 17.2% in 1983.

1.2.4 The existing level of service provision is inadequate.
For example, the current urban housing shortfall stands at
290,000 units and an additional 30,000 units 'will be required
annually during the current 1978 - 83 plan period. About
125,000 more units will be required annually for replacement

due to obsolsence.
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1.2.5 The problem is further complicated (see Table 1.3)
by the fact that only 30% of Kenya's 440,000 urban
households can afford the prescribed minimum conventional
housing. This means that a solution must be found if the
majority poor (representing 70% of the total urban
households) are to be provided with shelter.

TABLE 1.3: NUMBER OF HOUSEHOLDS BY INCOME CATEGORIES,

1973 - 1978
Household Additional %
Income p.m.shs. 3H0useholds
1973 - 1978

A) Low income

Less than 300 63,000 47

300 - 700 44,000 33

700 - 1,200 12,500 9
B) Medium income

1,200 - 1,500 ' 3,500 3
C) High income

Over 1,500 11,000 8

Total 134,000 100

Source: Ministry of Housing



1.3

¢
1.2,6 If the currently high urban population growth rate

continues coupled with the existing service shortfall, the
consequences will pose a gigantic development problem.

Furthermore, the historical and unbalanced development of
urbanization in Kenya has resulted in the dominance of
Nairobi and Mombasa which have and will probably continue
to experience most severely the acute problems of urbani-
zation, such as inadequate and inappropriate housing,
under and unemployment and the growth of uncontrolled
settlements.due to the continued adoption of high
building and planning standards.

URBANIZATION STRATEGY:

1.3.1 The declared government urbanization strategy
is aimed at:-

(a) The reduction of the national urban growth rate
from 7.7% p.a. (1969-78) to 7.3% p.a by 1983,
through preferential emphasis on integrated rural

development and family planning programmes.

(b) The development of selected urban growth centres
to control polarization towards Nairobi and
Mombasa through provision of service infrastructure
and more efficient utilization of existing urban
services. Table 1.4 shows the distribution of
designated service centres by province and the
catchment population of each type of centre:
The figures clearly portray the high population
densities in Nyanza and Western province on the
one hand and the high centre density in Central

province.
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(c) Greater emphasis will be given to the development of
selected growth centres in Western Kenya, especially
Kisumu, which have hitherto not fully tapped their vast

agricultural and human resources potential.

1.3.2 Despite the above stated urbanization policy the
high urbanization growth rate (over 7.0% p.a.) and

the dominance of Nairobi and Mombasa is expected to
continue even beyond the 1978 - 83 plan period. By

the year 2000 the urban population is expected to
increase to between 7.1 million and 9.7 million

(Table 1.5). Therefore, the following problems will be
compounded:

(a) Increasing demand for-urban housing especially in

low cost bracket;
(b) Increasing demand for urban land;
(c) Increasing demand for urban services and putrlic
utilities;
(d) Funds to provide fqr the above demands;
(e) Provision of more skilled and specially personnel.
(£f) Mushrooming of unauthorized housing development

(g) Increasing under and unemployment and substandard

physical socio-economic environment.

All these issues are addressed in some detail in three
important Documents recently prepared or published

by the Government. 1/ 1In all the three documents
shelter programmes are seen as an essential part of

a national urban development policy and particular
attention is focused on the question of housing

standards.

1/ See Human Settlements in Kenya; Development Plan
1979-83; and Harry Richardson et al National
Urban Development Strategy for Kenya.
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CHAPTER 2

WHAT KENYANS CAN AFFORD

The National Development Plan 1979 - 83 estimates that

of the existing 440 000 urban households only 30 per

cent have sufficient income to afford minimum cost conven-
tional housing. The plan pleads the case for sites and

services:
One proven method of reaching the majority of
all urban families is through the development
of site and service schemes. In these schemes
the bulk of the construction work will be

organised on an individual or collective self-
help basis to keep the costs as low as possible.l/

1.1.1 A study has been commissioned by the Ministry of
Housing and Social Services to evaluate the performance

of the site and service pprogramme. The results of the
study will help the Ministry to initiate policy review in this
sector. In the meantime the plan aims at the production
of 74 000 dwellings during the plan period, excluding the
traditional and informal sectors; of this figure the
private sector will account for about a sixth and
serﬁiced plots 37 per cent. Whether this target will

be achieved is another matter. In the 1970 - 74 plan
period only 50% of the planned output of 25 000 units was
achieved. In the subsequent plan period Only 9 000 units
out of the : lanned 69 000 were produced, of which 3 000

were serviced plots.

1.1.2 The Ministry of Housing and Social Services has
prepared a housing programme allocating £32 million during the
period 1978 - 84 for low-cost housing in 38 urban centres,

of which amount 45% is for the Second Urban Project in
Nairobi, Mombasa and Kisumu. The target group is house-

holds earning shs. 300-1200 per month; those with incomes

of less than shs. 300/= would be accommodated through

subletting.

1/ Kenya, Development Plan 1979 - 83 D:172







