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Foreword 

The completion of the Bungoma Local Physical Development Plan (2019-2029) marks a key milestone for 

the County and the Country at large with regards to the sustainable management of the land resources. The 

Plan provides a framework that will not only govern the exploitation of the land resources but will also direct 

investments in Bungoma County. 

The Bungoma Local Physical Development Plan is prepared while taking cognisance of the role Bungoma 

Town plays as a County headquarters, being a gateway town and the plans in place to elevate it to Municipality 

status. This plan comes at a time when urbanisation with its negative consequences is a force to appreciate 

as a driver of urban development. This is in line with the New Urban Agenda that advocates for among others 

the innovative planning of urban areas to reap the benefits of urbanisation. 

Bungoma town presently, faces a myriad of challenges including uncontrolled sprawl of the urban areas into 

prime agricultural land, insufficient infrastructure and land use conflicts. The plan provides land use and land 
management guidelines that are aimed at solving the current challenges in Bungoma Town while putting the 

town on a sustained development path which will impact on the livelihoods of people in Bungoma.

The preparation of the Bungoma Local Physical Development Plan provides a mechanism through which the 

national level development trajectories such as the Kenya Vision 2030, the National Land Policy, the National 

Land Use Policy and National Spatial Plan shall be realised at lower levels. The Bungoma Local Physical 

Development Plan is a major contribution towards the efficient and effective utilisation of the scarce Land 
resource. 

The plan further provides mechanisms through which the country’s Big Four Agenda shall be realised through 

among others designating key areas for industrial development, providing land use guidelines for protecting 

the agricultural land, improvement in the human settlements and the health facilities in the Town.  

The Plan has been prepared in a multi- disciplinary and multi-sectoral approach bringing on-board all the 

key stakeholders from diverse backgrounds, including the national government ministries, departments and 

agencies, various departments of Bungoma County Government , professionals of varied backgrounds, civil 

society actors and the general public.

With the plan now completed I call on the County Government of Bungoma through its various agencies and 

all the other actors to faithfully implement the proposals contained therein towards realising the vision of “a 

well governed compact economic hub that is accessible, liveable, inclusive, competitive, and environmentally 

sustainable” 

Ms. Farida Karoney, OGW

CABINET SECRETARY

MINISTRY OF LANDS AND PHYSICAL PLANNING
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Preface

The preparation of the Bungoma Local Physical Development Plan is a major accomplishment to planning 

in the country. This follows a successful collaboration between the Ministry of Lands and Physical Planning 

and the County Government of Bungoma. This is line with the Fourth Schedule of the Constitution mandating 

the county governments to undertake county planning while the national government undertakes capacity 

building and offers technical support to the counties.

The plan takes cognisance of the significance of Bungoma town as a gateway into the greater East African 
region, as a county headquarters as well as its designation as a grain basket role that is espoused by the 

National Spatial Plan. The growth and development of Bungoma town has been constrained by several 

factors such as the lack of an updated development plan, which has resulted in among others uncontrolled 

urban sprawl, slum proliferation, a deterioration in the natural environment, insufficient infrastructure with 
numerous unplanned urban nodes. Bungoma Local Physical Development Plan in response to this provides 

measures that are aimed at guiding the coordinated development in the town for the next 10 years. 

This plan provides an appraisal of the resource potential base of the town, the challenges facing the town 

and culminates by proposing comprehensive strategies and policy guidelines to be adopted to achieve 

outcomes such as improved livelihoods, environmental protection, sustainable utilisation of resources, and 

attainment of food security while spurring economic development in the County and the country at large. The 

preparation of the plan strictly followed the due planning process outlined in the Physical Planning Act with all 

the stakeholders being effectively engaged and their concerns incorporated and addressed. It is my sincere 

hope that the County Government of Bungoma will spearhead the implementation of the plan whose time is 

due towards the desired transformation of Bungoma Town. 

Plan Augustine Masinde, EBS

National Director of Physical Planning
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Executive Summary 
The preparation of the Bungoma Local Physical Development Plan is a product of a collaboration between the 

Ministry of Lands and Physical Planning and the County Government of Bungoma. This is line with the Fourth 

Schedule of the Constitution mandating the county governments to undertake county planning while the 

national government undertakes capacity building and offers technical support to the counties. The planning 

process was spearheaded Two Ems Associates Limited as the consultants.

The LPDP anticipates the transformation and improvement of the living environment, the conservation of 

the natural environment, the enhancement of the local economy, the optimal utilization of local resources 

(including land), and a reduction of land use conflicts. The plan provides a spatial framework that will guide 
the development of Bungoma town for the next 10 years while addressing the challenges facing Bungoma 

Town such as uncontrolled urban sprawl into prime agricultural land, numerous unplanned emerging centres 

developing haphazardly, increased informality in areas such as Mandizini, Mashambani, infrastructural 

problems in Bungoma town, inadequate water and sewer networks, poor waste management practices and 

lack of affordable housing and open spaces with increased sub-division of prime agricultural land.

Besides providing a spatial framework to be utilised by the County to guide the appropriation of funds as 

per the County Government Act (2012) the plan strives to implement the aspirations of national trajectories 

such as the Kenya Vision 2030, the Kenya National Spatial Plan and the Big Four agenda which all seek to 

transforming Kenya to a middle-income country by 2030 while providing high-quality life to all citizens.

The planning process used in preparing this plan was collaborative and highly participatory ensuring that all 

the relevant stakeholders were incorporated at all stages. The planning process included an assessment of 

the existing situation including scoping the development constraints that have continued to negatively affect 

Bungoma town.

The plan is organised into three sections namely the introduction, situational analysis and the plan proposals. 

The introduction sections provides a background as to what this plan contains and how is has been 

formulated and information regarding the legal ad policy provisions informing the preparation of the plan. The 

section contains information such as the problem statement, objectives, justification and the methodology 
followed in the preparation.  The next section being the situational analysis details information on what is 

obtaining in Bungoma with regards to the population and demographic trends, physiography, land, economy 

and the physical and social infrastructure situation as well as governance and institutional framework. A POC 

is undertaken for each sector culminating in a synthesis of the emerging issues. The next section contains 

an outline of the criteria used in choosing amongst various developmental alternatives and finally the last 
section contains the plan proposals in form of policies and strategies with a capital investment plan and an 

implementation framework. A detailed implementation, monitoring, and evaluation framework is provided, 

highlighting the actors who will ensure that the plan proposals are implemented. It’s my sincere hope that the 

plan shall be implemented to unlock the potential of Bungoma town.

Wellington B. Sindani

Ag. County Director of Physical Planning 

County Government of Bungoma
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Introduction

Chapter ONE

1.1. Background Information and Terms of 
Reference

The County Government of Bungoma in collaboration with 

the Ministry of Lands and Physical Planning partnered in 

preparation of the Bungoma Local Physical Development Plan 

which aims to provide a framework for the spatial development 

within Bungoma County for a period of ten years (2019-2029). 

This partnership was in line with the respective mandates of 

the institutions whereby in accordance to the Fourth Schedule 

of the Constitution the county planning function is assigned 

to county governments whereas the National government 

undertakes capacity building and offers technical support 

to the counties. Two Ems Associates Limited, a registered 
physical planning, mapping, and surveying firm, was contracted 
to prepare this Local Physical Development Plan (LPDP) on 

behalf of the county.

An in-depth planning needs assessment that was undertaken 

by both institutions identified Bungoma town as a crucial 
secondary city; a gateway into the greater East African region 
through Uganda, and a regional and county centre of operations 

that plays crucial commercial, industrial, and transit functions. 

However, the study also noted that development of Bungoma 

town is constrained by several factors. First, the lack of an 

updated development plan which has resulted in uncontrolled 

urban sprawl and poor or totally absent social and physical 

infrastructure. Secondly, slum proliferation, a deteriorating 

natural environment, poor local economic development, and 

a prevalence of freehold land ownership (which limits the 

application and effectiveness of planning regulations) all 

present significant challenges to urban governance.

1.2. Problem Statement

The origin of Bungoma town dates to the construction of the 

Kenya – Uganda railway (the railway reached the area in 1926). 

The iron sheet structures built by Indian railway workers at 

the time gave rise to the first settlements in the town. Trade 
between the locals (who were mostly subsistence farmers) 

and the Indians thereafter slowly resulted in the creation of a 

market centre. Over time, the town transformed from a simple 

marketplace and settlement area into a commercial hub and 

presently serves as the headquarter for Bungoma County.

Bungoma town faces several challenges ranging from the 

uncontrolled urban sprawl which is gradually extending into 

prime agricultural land in the peri-urban areas of the town and 

spreading along major roads such as the Bungoma-Malaba 

and Bungoma-Mumias arteries. Emerging centres such as 
Sikati and Mabanga are also developing haphazardly without a 

development plan. The town also depicts increased informality 

in areas around Mandizini, Mashambani, Mjini, and Bondeni. 

There are infrastructural problems in Bungoma town which 

include narrow roads with increased encroachment vels, 

inadequate water and sewer networks, strained infrastructure 

services and amenities. In addition, there is poor waste 

management practices with waste being dumped into water 

bodies such as River Khalaba. Bungoma town lacks affordable 

urban housing and sufficient open spaces. Agriculture, which 
is a large employer of town residents, is under threat from the 

rapid encroachment of the town with increased sub-division 

into prime farming lands. Furthermore, informal markets have 

sprung mostly on road reserves and junctions, resulting in an 

increase in informality and hawking, an example being within 

the CBD notably, Chepkube market.

Bungoma Town lacks current adequate policy framework 

coupled with limited capacity of implementing authorities. 

The Local Physical Development Plan for Bungoma Town was 

prepared in 2009 but was never implemented. The Bungoma 

Local Physical Development Plan (2019-2029) seeks to remedy 

the afore mentioned challenges as well as spur sustainable 

development in Bungoma Town.

1.3 Objectives of the Plan

The plan provides policies, strategies and measures to achieve 

the following objectives;

1. Control urban sprawl

2. Develop and improve infrastructure and social 

services

3. Strengthen land management systems in the town

4. Deepen the decentralization of functions and 

activities to strengthen local development

5. Increase investment in the town and improve the 
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local economy

6. Establish sustainable urban communities with high 
living standards 

7. Promote good urban governance.

1.4 Justification of the Plan

The Bungoma LPDP provides a spatial framework that seeks to 

address the challenges that have constrained development of 

the Town. The preparation of the LPDP provides a mechanism 

through which the provisions of higher level spatial frameworks 

such as the National Spatial Plan and the draft Bungoma 

County Spatial Plan will be realised. Further, the LPDP has 

identified projects and programmes which will be implemented 
through the County Intergrated Development Plan (2018-2022). 

The preparation of the LPDP is line with the County Government 

Act that necessitates the preparation of spatial frameworks to 

guide the appropriation of public funds. The LPDP will provide 

a framework for the further planning of the emerging urban 

nodes.  

1.5. Vision

Through a synthesis of stakeholder inputs received, and in 

line with the analysis undertaken during the plan formulation 

process the vision for Bungoma Town is: “A well governed 

compact economic hub that is accessible, liveable, inclusive, 

competitive and environmentally sensitive”.

1.6. Planning Context 

1.6.1. Regional and National Context 

The planning area is in western Kenya, at latitude 0° 42' 2" N and 

longitude 34° 55' 29" E and approximately 1,384m above sea 
level. It serves as the County headquarters of Bungoma County. 

Bungoma Town’s location hold great strategic advantage as it 

is located along A1 road along the northern corridor which is 

the gateway into East Africa through Uganda as shown in Map 
1. The transnational highway (A104) links Mombasa, Nakuru, 

Kisumu, and Turkana and provides opportunities for the 

regional flow of goods, people, and capital, job creation, inter-
county and intra-county connectivity. 

The planning area forms part of the western tourism circuit 

of Kenya which is one of the tourist destination regions in 

the country. The western circuit of Kenya consists of twelve 

sub circuits (equivalent of counties) including: Trans-Nzoia, 
Bungoma, Kakamega, Vihiga, Busia, Nandi, Kisumu, Siaya, 

Homa Bay, Migori, Kisii and Nyamira.

The planning area also lies within the Nile Equatorial Lakes 
Region as shown in Map 2. The Nile Basin flows within Kenya 
forms part of the inflow to Lake Victoria.  
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Map 1: Geographical Scope

Source: Prepared by Two Ems Associates,2019, Adopted from IEBC and SOK
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Map 2: Planning area river basin context

Source: Prepared by Two Ems Associates,2019, Adopted from IEBC and SOK 
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1.6.2. County Context

Bungoma town is in Bungoma County. Bungoma County is strategically located on the border with Uganda and lies along the 

designated northern corridor.  The planning area hosts the County headquarters and a few institutions of higher learning. Due to 

its location, it serves the function of providing markets for agricultural products from rural areas. Additionally, the town serves the 

heritage and cultural function due to the location of the cultural centre in Sang’alo. It is also an important transit town to Western 

Kenya due to its proximity to the Kenya-Uganda border through Malaba and Lwakhakha. Bungoma town therefore is an important 

regional town as it provides a market for both imports from Uganda and export goods from Kenya to Uganda and South Sudan. 

Source: Prepared by Two Ems Associates,2019, Adopted from IEBC and SOK

1.6.3. Local Context

The town covers an area of 445.9 square kilometres (44,591 

hectares) and extends from Watoya to the South, Bukembe to 

the East, Mayanja to the North and Kimaeti to the West. The 
location of the town plays a vital role in its relationship with 

other towns neighbouring it such as Mumias, Webuye, Kimilili 

and Malaba towns, to which it is linked by major transportation 

networks (A104, C33). Furthermore, the town is a major 

market hub for agricultural products, creating employment 

opportunities as well as providing major raw products for 

various factories. Some of the major factories surrounding the 

planning area include; Rai Paper (Former Pan Paper), Nzoia 

Sugar Company, and the Webuye Heavy Chemicals located 

in Webuye town. Residents living in neighbouring agricultural 

areas bring their products to the central business district due to 

available market infrastructure and huge customer base. The 

increasing population also contributes to creating a market for 

the agricultural produce. The town has undulating topography 

characterized by two major rivers; River Khalaba to east and Sio 

to the west. Major rock outcrops such as Musikoma rocks and 

wetlands along Sio and Khalaba rivers form some of the natural 

features within the planning area. The map below shows the 

administrative boundaries of the town

Map 3: County Context
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Map 4: Local context

Source: Prepared by Two Ems Associates,2019, Adopted from IEBC and SOK 

1.6.4. History of the Planning Area

The name ‘Bungoma’ originates from drums. The town was a meeting place of the Bukusu community elders who used drums 

‘engoma’ to summon people to meetings. It was, therefore, referred to as the place of drums by the Bukusu community. Bungoma 

is home to the general Luhya community. 

The establishment of the Kenya–Uganda railway line influenced growth and development of the town. Bungoma town’s history 
dates to the 1920s when it was a trading centre. The old town covered an area of 31km2, and it stretched from the airstrip, through 

Bungoma DEB School, CBD, Prisons municipal market, bus-park, the railway line with Mumias road being the outer limit. After the 
town became a municipality back in the year 1997, its extent was 57km2 stretching from Kanduyi to Sibembe and River Khalaba 

to Siritanyi. Currently, the town extent has expanded to 445.9km2 comprising of a linearly developed CBD and various surrounding 

nodes (multi- nodal development pattern). The historical changes of the town are illustrated on the map 5 below: 
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Map 5: Planning History of the Town

Source: Two Ems Associates,2019

1.6.5 Previous Plans

a) Human settlements in Kenya: a strategy for urban and 
rural development (1978)

 The policy designated Bungoma town to be an urban 

centre acting as a focal point of commercial, industrial, 

administrative, recreational, and social services serving 

the rural hinterland population. There has been inadequate 

implementation of the strategy hence the proposals were 

partially realised.

b) Bungoma town plan (1980)

 The first Bungoma town plan was prepared in 1980 and 
involved determining the uses and allocation of public 

land. 

c) Strategic Urban Development Plan (2008-2013)

 The Strategic Urban Development Plan (SUDP) of 

Bungoma municipality was prepared in 2008. The plan 

was initiated to designate strategic locations of growth 

by assigning various land-uses. The plan had identified 
Bungoma as an agro-industrial town. The plan however 

only focused on the central business district (CBD) leaving 

out the peripheral development nodes. 

d).  Bungoma County CIDP (2018 -2022)

 The Bungoma County Integrated Development Plan is 

anchored on the County Spatial Plan as a framework for 

spatial development.  The CIDP provides the County’s 

vision for the next five years and outlines the various 
county development programs and projects. One of 

the constraints of the CIDP is that it does not give 

comprehensive spatial details of proposed programs and 

projects. 

e) Bungoma County Spatial Plan (2019-2029)

 The CSP is a broad framework for organizing and 

distributing population and activities in the county in 

order to achieve both national and county development 

objectives. The CSP being GIS based provides strategies 

to guide anticipated future development in the County. 

The Spatial Plan is however not yet adopted by the County 

government. The LPDP is anchored upon the vision and 

strategies of the County Spatial Plan and has taken into 

consideration the peripheral development nodes such as 

Mabanga, Kibabii, Kimaeti, Mateka among others due to 

their economic potential and significance for growth of the 
town.
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1.7. Policy, Legal, and Institutional Framework

This section outlines the policy, legal, and institutional framework adopted in the preparation of the local physical development 

plans of the town. It gives an overview of the planning framework and reviews specific laws in the country that anchored the 
preparation of the Local Physical Development Plan.

PLANNING FRAMEWORK 

LEGISLATIONSPOLICIES AND STRATEGIES

• Constitution of Kenya 

• Kenya Vision 2030 (Sessional paper No 

10 of 2012)

• National Spatial Plan (2015-2045)

• County Integrated Development Plan 

(2018-2022)

• National Land Policy (Sessional paper 

No 3 of 2009)

• National Land Use Policy (Sessional 

paper No 1 of 2017)

• National Urban Development Policy 

(Sessional paper No 6 of 2016)

• Energy Policy (2004)

• County Spatial Development Plan 

(2018-2028)

• Physical Planning Act (1996)

• County Government Act (2012)

• Urban Areas and Cities Amendment Act 

(2017)

• Environmental Management and 

Coordination Act (2015)

• Land Act (2011)

• Public Finance Management Act

• Agriculture and Food Authority Act (2015) 

• Water Act (2012)

• Forest Act (2016)

• Energy Act (2019)

• Climate Change Act (2017)

• National Government

• Bungoma County Government

• Private Sector

• Civil Societies

• Religious institutions

• Community Based Organizations

INSTITUTIONS

Source: Two Ems Associates,2019.

Figure 1: Policy, Legal, and Institutional framework

1.7.1 Global Best Practices

a) Sustainable Development Goals

The Sustainable Development Goals (SDGs) define global 
sustainable development priorities and aspirations for 2030 

and seek to mobilize global efforts around a common set of 

seventeen goals and targets. The Plan sought to make the 

human settlements in Bungoma Town inclusive, safe, resilient 

and sustainable (SDG 11), through the following aspects:
• Developing action plans for the upgrading of informal 

settlements (such as Mashambani, Muslim, Mjini, 

Bondeni and Mufutu in the Bungoma CBD), providing 

access to adequate, safe, and affordable housing 

and basic services, and upgrading of slums.

• Providing access to safe, affordable, accessible, 

and sustainable transport systems for all through 

the development of strategic bus termini (such as 

Kanduyi, Sangalo, Mabanga, Samoya, Siritanyi, Sikata, 

Mayanja and Nzoia) and lorry parks in Bukembe and 

Mabanga). 

• Providing universal access to safe, inclusive, and 

accessible green and public spaces through the 

designation of public parks in Sikata, Kabula, Nzoia, 

as well as neighborhood parks in Kanduyi and in all 

informal settlements.

• Reducing the adverse environmental impact of 

urban centers through designation of sites for waste 

handling and collection plants in Kanduyi, Samoya, 

Mayanja and Sangalo.

• Reduction in impacts of disasters through designation 

of fires stations and emergency response centers.
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b) New Urban Agenda

The Bungoma LPDP has been informed by the principles of the 

New Urban Agenda (NUA) to create engines of prosperity (such 

as the Kimaeti industrial park), centres of inclusion (through 

upgrading of informal settlements) and centers of cultural and 

social well-being, within a protected environment.

c) Treaties against Discrimination

Kenya has ratified various treaties against discrimination such 
as the Convention on the Elimination of Discrimination against 
Women (CEDAW) and the United Nations Convention on the 
Rights of the Child (UNCRC). The Bungoma LPDP proposes 

an implementation framework that makes it mandatory for 

the involvement of women and minor groups such as persons 

living with disability in the implementation committee for this 

LPDP.

1.7.2 Constitutional and Policy Framework

a) The Constitution of Kenya 

Article 60 (1) of the Constitution provides that land in Kenya 

shall be held, used and managed in a manner that is equitable, 

efficient, productive and sustainable and in accordance to 
principles such as equity in access to land, security of land rights, 

sustainable and productive management of land resources, 

transparent and cost-effective management of land, sound 

conservation and protection of ecologically sensitive areas. In 

this regard, the Bungoma LPDP has assigned the most optimal 

function to various areas within the County, while designating 

critical areas of environmental protection. This Article also 

advocates for the participation of people in decision making. 

Guided by this, this Plan was formulated through participation 

of the people of Bungoma and the proposed implementation 

committee includes representatives of the local community.

Article 61 (1), (2) describes land ownership and classification 
within Kenya, into private, public and community land, two of 

which are reflected in this Plan. Article 66 (1) states that the 
state may regulate the use of any land or right over land in the 

interest of public safety, order, health or land use planning. 

Tis Plan provides detailed zoning and development control 

guidelines that will provide a framework for the planning 

department in Bungoma to enforce planning regulations over 

land.

Chapter Four of the Kenyan Constitution contains a progressive 

Bill of Rights that guarantees all citizens the right to a clean 

and healthy environment; it makes international law a key 

component of the laws of Kenya and guarantees protection of 

minorities and marginalized groups. The analysis and proposals 

in this Bungoma LPDP support the achievement of Article 174’s 

principles of promoting socio-economic development and 

provision of proximate and easily accessible services.

b) Vision 2030 (Sessional paper No 10 of 2012)

Vision 2030 is the blueprint for Kenya’s long-term national 

development, anchored on three main pillars: economic, 
social and political. This national policy is geared towards 

transforming Kenya into “a newly industrializing, middle 

income Country providing a high quality of life to all its citizens 

in a clean and secure environment”. This Bungoma LPDP has 

addressed all the key thematic areas identified in Vision 2030 
such as Infrastructure; Energy; Security; Tourism; Agriculture; 
Wholesale/Retail Trade; Manufacturing; Financial Services; and 
Business Process Outsourcing.

c) National Spatial Plan (2015-2045)

The NSP defines the general trend and direction of spatial 
development for the country by providing a framework for 

better national organization and linkages between different 

activities within the national space hence informing the future 

use and distribution of activities.

The NSP has identified Bungoma as having potential for 
urbanization, as a county headquarters, as a gateway town 

and a grain basket. The NSP advocates for provision services 

and facilities such as establishment of an efficient mass transit 
public transportation system, expansion of sewerage systems 

and waste management facilities to meet its functions and 

defines local urban–rural development systems. The Bungoma 
LPDP has been anchored upon the NSP with the aim of ensuring 

better organization and linkages between different activities 

within the urban space.

d) National Land Policy (Sessional paper No 3 of 2009)

The National Land Policy guides the country towards a 

sustainable and equitable use of land. It aims at providing a 

framework for undertaking land use planning and development 

control in all administrative levels i.e. national, county and 

town level. It also calls for immediate actions to addressing 

environmental problems that affect land such as degradation, 

soil erosion and pollution. The Bungoma LPDP has come up 

with the relevant zoning regulations and development control 

guidelines that will ensure orderly development in the towns.

e) National Land Use Policy (Sessional paper No 1 of 2017)

The National Land Use Policy provides the legal, administrative, 

institutional and technological framework for optimal utilization 

and productivity of land related resources in a sustainable and 

desirable manner at national, county and community levels. 

This Bungoma LPDP is a tool, developed in a participatory 

manner, creating compatibility in land uses and efficient and 
sustainable use of land resources. 
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f)Energy Policy 2004

This policy promotes the utilization of renewable energy 

sources to enhance Kenya’s electricity supply capacity while 

mitigating climate change from fossil fuels. The Bungoma 

LPDP has developed strategies that promote access and 

utilization of renewable energy sources in the urban areas.

g) The Bungoma County Integrated Development Plan 

(2018-2022)

The CIDP provides the County’s vision for the next five years 
while detailing various projects and program per sectors with 

their location for implementation. The Bungoma Town LPDP 

linked with major projects proposed in the CIDP 2018-2022 

such as:
• Proposed ICT Center in Nandolia

• Huduma center in Kanduyi

• Convention center in Mabanga

• Conference and tourism resource center in Upper 

Kanduyi

1.7.3 Legal Framework

a) Physical Planning Act, CAP 286

This Act advocates that planning is undertaken to ensure orderly 

development through land use planning and development 

control procedures. It provides for the preparation of local 

physical development plans by the National Director of Physical 

Planning. In line with PPA 1996, the public was notified of the 
commencement of the preparation of the Bungoma LPDP 

through a Notice of Completion of Plan (as required under 

Section 52 of the Act). The contents of this LPDP are in line with 

the provisions of the Second Schedule of the Act that details 

the contents of local physical development plans.

b) County Governments Act, 2012

The County Governments Act provides for the powers, functions 

and responsibilities of County Governments, who are mandated 

with the role of county planning according to the Constitution of 

Kenya. The Act obligates county governments to prepare plans, 

without which no public funds shall be appropriated. (Section 

104(1)). In addition, the Act provides that all plans prepared 

for a county be approved by the respective county assembly. 

Considering this, the Bungoma LPDP has been prepared in 

collaboration with the County Government of Bungoma.

c) Urban Areas and Cities Act, 2011

The Act establishes a legislative framework for classification of 
areas as urban areas or cities, governance and management of 

urban areas and cities and participation by the residents in the 

governance of urban areas and cities. Bungoma Town which 

has a population of 541,465 people has been designated as a 

municipality. This LPDP has referred to the Urban Areas and 

Cities (Amendment) Act, 2017 to identify the facilities which are 

required by a municipality as a guide to the proposals made, 

such as a modern solid waste sorting plant in Kanduyi, Siritanyi, 

Samoya and Sangalo, fire stations in Sangalo, among others.
 

d) The National Land Commission Act, 2012

The National Land Commission Act assigns the NLC the function 

of monitoring and oversight over land use planning throughout 

the country. In addition, this Act provides for the management 

and administration of public, private and community land in 

accordance with land policy principles.  It provides a linkage 

between the commission, county government and other 

institutions dealing with land. The proposed implementation of 

the Bungoma LPDP incorporates the representatives from the 

National Land Commission at County level. 

e) Land Act, No. 6 of 2012

The Land Act provides for the sustainable administration and 

management of the various categories of land and land-based 

resources. The proposed implementation of the Bungoma 

LPDP incorporates the representatives from various agencies 

tasked with land management, such as the County Government 

of Bungoma, statutory agencies, public corporations and the 

NLC.

f) Environmental Management Coordination Act, 2015

The Environmental Management Coordination Act (EMCA) 
provides for establishment of an appropriate legal and 

institutional framework and procedures for management 

of the environment. In line with the Act, the Bungoma LPDP 

provides regulations for the conservation and sustainable use 

of resources on wetlands, riverbanks and land for the benefit of 
the people and communities living in the area, as well as waste 

management mechanisms and facilities.

g) Water Act, 2016

The act provides for the regulation, management and 

development of water resources and water and sewerage 

services in line with the Constitution.

h) Agriculture and Food Authority Act, 2015

This Act provides for the development of policy guidelines on 

preservation, utilization and development of agricultural land 

and related matters. This Act is important as over 90% of the 
land is under agricultural use. The Bungoma LPDP proposes 

the preservation of the prime agricultural land within the town 

boundaries
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1.8. Methodology

1.8.1. Inception

a) Initial Contact with the Client:

A meeting between the consultants and the Physical Planning 

Department representatives was held to review the specific 
terms of reference, the development of tools for monitoring and 

evaluation and refinement of assumptions and risks.

b) Notice of Intention to Plan:

In compliance with the Constitution, the Physical Planning Act 

and the County Government Act 2012, the public was informed 

and allowed to participate in all stages of planning preparation 

process. A Notice of Intention to Plan was publicized as a 

statutory requirement to create public awareness, sensitization, 

and involvement in the planning process. The notice of intention 

to plan has been attached as appendix 1.

c) Literature Review:

This stage involved a comprehensive review of all published 

literature on the planning area related to the previous planning 

processes. This review helped identify data gaps, such as the 

use of an up to date aerial map, which needed to be addressed 

during the field survey stage. The sources of secondary data 
reviewed were as diverse as the scope of this study itself. They 

included Kenya Population Census (2009), County Development 

Plans, Policy/Legislative Documents, Independent Reports and 
Reviews of the study area, Local Physical Development Plans, 

and various internet sources.

d) Reconnaissance Surveys:

This was the second stage in data collection. It created a 

platform for verification and ground truthing of the literature 
review and provided an understanding of the area that desk 

research could not effectively provide. 

1.8.2. Base Map Preparation

A base map is the graphic representation depicting background 

reference information at a specified scale which include 
landforms, roads, landmarks, and political boundaries, onto 

which other thematic information is placed. 

A digital aerial map of the county was acquired showing the 

county’s infrastructure. Ground-truthing of the same was 

conducted during the field surveys through use of Global 
Positioning Systems (GPS) to achieve topographical details 

for the county, which formed the canvas of the subsequent 

physical planning processes. 
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Map 6: Base Map 

Source: Prepared by Two Ems Associates,2019, Adopted from IEBC and SOK 
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1.8.3. Data Collection Process

1. Household Surveys

Due to the large population of the town, sampling served as 

a crucial tool that ensured data collection was possible. 384 

questionnaires were administered (using a sample frame of 1 

questionnaire per every 1,410 households) with a 99% response 
rate. 

The calculation of the number of questionnaires administered 

was based on a standard sample size calculation formula 

(Fisher et al, 1991) n designed for large populations.  In 

this formula, any population of more than 10,000 people is 

considered infinite. Thus, the formula below was adopted.

 n =  (Zα/2)2 pq

                L2

Where n =  sample size

 Zα/2 =  Z-the value at the chosen confidence 

interval (for 95% confidence interval=1.96)

 p =  estimated population with attributes of 

interest which

 If unknown, we use

 p = 0.5

 q = 1-p and

 L = precision (chosen to be 0.05)

Therefore, n = (1.96)2 (0.5×0.5)  =  384 questionnaires

          (0.05)2

This formula provided a scientifically acceptable sample size 
which enabled the consultants to save time, lower costs, and 

improve the speed of the planning process. 

The questionnaires that were administered to the households 

and businesses have been attached as Appendix 3 of this 

report. In each of the planning area’s eight wards, both the 

population and the number of households were considered 

(proportionate distribution). The sample frame distributed as 

per the population is illustrated in the table and chart below:

Table 1: Distribution of Household Sample Frame    

WARDS POPULATION NO. OF 
QUESTIONNAIRES

Musikoma 37,663 69

Tuuti 35,001 57

West Sang’alo 33,010 43

Khalaba 23,951 35

South Bukusu 23,132 29

Kabula 20,704 27

Bukembe west 20,292 33

Township 16,976 91

Total 186778 384

Source: Two Ems Associates, 2016

Chart 1: Household Questionnaire Distribution 

Random sampling was used to distribute the household 

questionnaires in the various settlements. The same concept 

was used to distribute the business questionnaires in the 

various centres in each ward ensuring a comprehensive survey 

of the entire area. Business questionnaires were distributed as 

illustrated in the chart below:
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Chart 2: Proportion of Business Questionnaires

Source: Two Ems Associates, 2016

2. Key Informant Interviews:

The final phase of data collection was the interviewing of key 
informants, which used the purposive sampling method. The 

County Government of Bungoma has nine devolved ministries, 

and the key informants from each of these ministries were 

interviewed: 

1. Ministry of Public Administration

2. Ministry of Agriculture, Livestock, Fisheries, Irrigation and 

Co-Operative Development

3. Ministry of Education, Youth and Sports
4. Ministry of Gender and Culture

5. Ministry of Finance and Economic Planning
6. Ministry of Trade, Industrialization, Lands, Physical 

Planning and Energy
7. Ministry of Environment, Water and Natural Resources
8. Ministry of Roads and Public Works

9. Ministry of Housing and Sanitation

The national government stakeholders contacted included the 

town security personnel and representatives from Kenya Power 

and Lighting Company (KPLC) and Nzoia Water and Sewerage 

Company (NZOWASCO). 

3.	 Traffic	Surveys:
Traffic surveys were conducted at selected cordon points 
at various junctions from 8:00am to 9:00am and from 
5:00pm to 6:00pm. The selected cordon points were located 
at the Bungoma town-Kanduyi town junction (near Tessia 

supermarket) and at Musikoma along the Bungoma-Mumias 

Road. 

1.8.4. Stakeholder Consultations:

Stakeholder consultations provided the residents and concerned 

parties within the planning area with a chance to make inputs to 

the plan, enhance ownership of the plan, and gather support for 

implementation of the plan. The stakeholders included among 

others:

• National government representatives

• County government officials
• County politicians (both present and past MCAs)

• Representatives from non-governmental organizations 

(NGOs)

• Experts from various departments; Ministry of public 
works, Ministry of Environment, Ministry of Health

• Local religious leaders

• Local community representatives i.e. Women, Youth & 

People with Disabilities (PWDs)

In this regard, seven stakeholder forums were held. A political 

leaders’ forum which included Bungoma MCAs was held to 

provide way forward towards the delineation of the planning 

boundaries. Additionally, four technical forums with the 

county officials as well as Ministry of Lands and Physical 
Planning officials have been held to validate the situational 
analysis and provide proposals that will steer development in 

the town. A meeting with officials from the Bungoma County 
Government was held on 8th June 2018 where the boundaries 

of the planning area were revised to include the entire area 

now proposed to form the proposed Bungoma Municipality (to 

actualize the Urban Areas and Cities Act, and under the Kenya 

Urban Support Programme). During the situational analysis 

and plan proposals stages, experts from various departments 

were invited to validate the data and contribute towards making 

the plan better. 

In addition, a technical meeting was held on the 30th August 

2018 involving the Consultant and the representatives from the 

National Department of Physical Planning to further review the 

plan.

The stakeholder forums were meant to capacity build the 

residents on the content of a Local Physical Development Plan, 

to enforce ownership, gather additional information to help 

build priority areas for intervention and come up with a shared 

vision. The validation & visioning process entailed:
• Sensitization of stakeholders on the planning process

• Presentation of draft situational analysis

• Identifying of potential resources and challenges 

facing exploitation of these resources

• Proposed solutions to preserve & exploit resources

To conduct stakeholder consultations, thematic groups were 

created, which included: environment, land and agriculture, 
physical infrastructure, social infrastructure, and trade 

and industry. The vision culminated from the combined 

desired spatial strategies proposed by the stakeholders. The 
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Plate 1: : Stakeholder Participation.

Source: Two Ems Associates, 2016, 2017 and 2018

1.8.5. Data Analysis and Presentation 
Process:

Household and business data were analysed using Statistical 

Package for Social Sciences (SPSS), to get the frequencies 

of certain socio-economic aspects like mode of energy used, 

type of transportation modes preferred, housing typologies, 

type of waste management used and the ease of access to 

social amenities. GIS was used in the analysis of spatial data 

to enable mapping of various aspects of the planning area. GIS 

analysis was done using the following techniques:

a). Vector and Raster Analysis

Analysis of spatial data was mainly done through vector data 

analysis procedures and was "the heart" of GIS work in this 

report.  Through analysis of data from different sources, new 

information was gained.  As a GIS stores both attribute and 

spatial data, analysis was conducted on both types of data – 

however, it is the spatial analysis capability that sets GIS apart 

from database applications. The study performed attributes 

queries, arithmetic calculations, statistical summaries, data 

reclassification, spatial queries, spatial joins, overlays and 
conditional aggregations. Data was obtained from different 

sources such as KNBS, ILRI, USGS, FAO, KENSOTER, KFS and 
fieldwork. 

Tabular data collected from Kenya Bureau of Statistics (KNBS) 

was analysed spatially through ‘Spatial Join’. This operation is 

a mix of spatial and attribute operations.  The result is a join 

of two database tables, but the basis for the join is ‘coincident 

space’.  As with a ‘regular join’ the relation must be one-to-one 

or many-to-one between records in the ‘destination-to-source 

tables’.  As an example, we had two themes: Schools data and 
Wards of the county.  A spatial join was done for wards as the 

destination theme, as it yields a count of schools per ward 

(many wards to one ward).  A spatial join would thus bring data 

from the schools’ theme to the wards theme.  A spatial join was 

also done on wards to many other tabular data such that the 

results is tabular data that is joined as part of the attribute of 

wards (polygon data).

Supervised Image Classification is another technique used to 
analyse data in this study. Landsat data was classified into 
five main classes (Farmland, Grassland, Forest, Bushland 
and Settlement. In supervised classification we trained the 
pixel classification process by specifying the various pixel 

stakeholder’s concerns and feedback and attendance registers for the stakeholder forums are attached as an Appendix 1 of this 

report. 
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values or spectral signatures that should be associated with 

each class. This was done by selecting representative sample 

sites of known cover type called Training Sites or Areas. The 

training sites were collected with the help of Google Earth. The 
computer algorithm then used the spectral signatures from 

these training areas to classify the whole image into the five 
classes identified. We classified images from two timestamps 
(2003 and 2011) from Landsat 5 images. These dates were 

chosen because of the availability of cloud free data. 

b). Land Use Modeling:

Land use modelling is a quantitative method that uses existing 

and projected data combined with economic and social 

behaviour theories to predict future changes in the types and 

longer term impacts of land uses. Land use modelling was 

used to simulate future land use for the year 2029. A statistical 

approach was used for allocation of land cover prediction 

procedure. Logistic regression method in MOLUSCE (Modules 
for Land Use Change Simulations) tool in QGIS was used for 

this analysis. The algorithm takes an input of a collection of 

pixels of initial state raster and factor rasters. Factor rasters 

used in this modelling approach were Digital Elevation Model, 

NDVI and Population Density. Logistic regression takes initial 

pre-processing of the data (dummy coding and normalization 

of the land use data), randomly samples and trains a model 

(Yirsaw et al., 2017). 

1.9. Plan Outputs 

The outputs of the plan include: Proposed structure plan, 
proposed action area plans, developments strategies on 

Transportation, Environmental protection and conservation, 
Economic (investment), Housing, Implementation and a Capital 
Investment Plan.

1.10 Notice of Completion to Plan:

In compliance with the Physical Planning Act (Cap 286), a 

Notice of Completion to Plan was publicized for the public 

to inspect the contents of the Bungoma LPDP and make any 

representation in connection with or objection to the plan. The 

notice of completion to plan has been attached as appendix 3.
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Physiographic 
Analysis

2.1 Natural Structure 

2.1.1. Topography and Slope

The terrain is composed of a mix of gently sloping and flat lands. It is hilly towards the northern side of the town and gently slopes 
downward toward the southern side. The highest point is approximately 1,520 metres above sea level, which descends to 1,278 

metres on the lower southwestern part of the town. 

Map 7: Topography 

Source: Prepared by Two Ems Associates,2019, Adopted from IEBC and SOK 

Chapter TWO
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The horseback nature of the topography in the planning area may have development implications such as increased cost of 

physical infrastructure development. However, the topography is a great resource that can boost economic growth through 

tourism. The topography of the town also determines the direction of storm water drainage. The rivers and the drainage channels 

flow towards the south-western side of the town. The low-lying areas have poor infrastructure and are prone to flooding during 
heavy rains; areas around Bumula.

Digital Elevation Model: View from the Upper (northern) side

The northern side is relatively high with centres like Kibabii and Manyanja located at an attitude of 1500m above sea level.

Digital Elevation Model: View from the southern side

Digital Elevation Model: View from the western side

The western side of the planning area is gently sloping with centres like Kimwanga and Kimaeti located between 

1300-1400 m above sea level.

Source: Two Ems Associates,2019.

Source: Two Ems Associates,2019.

Source: Two Ems Associates,2019.
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2.1.2. Hydrology, Drainage, and Water Resources

The hydrological system and water resources lie within the Nile Basin ecosystem and Lake Victoria drainage basin consisting of 

several streams and rivers. The planning area is traversed by River Khalaba with its source in the Mt. Elgon catchment area in the 
north. The source of River Sio is around Luucho hills, while the streams that join the major rivers have their source in the Sinoko 

water catchment area. Namasanda dam and several other swampy areas are also identified as part of the water resources. In 
addition, the swampy areas provide a natural form of drainage to the town forming a wetland.

Source: Two Ems Associates,2019.



BUNGOMA LOCAL URBAN DEVELOPMENT PLAN 43

The areas around the rivers have an added disadvantage 

because their clay soils do not drain water and consequently 

increase the likelihood of flooding. It is important to understand 
the hydrology of the town guides the direction of storm water 

drainage and sewer network directions. The town also has 

moderate potential of tapping underground water, meeting the 

demand for water in the town. 

Under the Nile Basin Initiative (NBI), there are several initiatives 

put in place to be implemented under the NBI program member 

states:
• Implement small-scale investment projects among 

the Sio-Malaba-Malakisi River Basin communities.

• Improve access to electricity in NBI Member States 

through increased cross-border sharing of energy 

and power.

• Implementing selected small-scale irrigation, water 

supply and environmental management projects. 

At least 2000 ha In Lower Sio River will be put under 

improved irrigation development.

• Identified 13 Multipurpose water Storage Reservoirs 
and four small hydropower development potential 

sites for improved irrigation development, domestic 

water supply and small-scale hydro power production.

• Pollution control of Sio and Malaba River Systems - 

Improved solid waste and storm water management 

in Lwakhakha, Busia and Malaba Urban Councils.

• Restoration of wetlands ecosystem functions

Additionally, River Khalaba and Sio have potential for 

hydropower generation, irrigation, and fish farming. This will not 
only provide source of livelihood to the residents of the town 

but also be a major boost towards economic growth. There 

is also potential for tapping ground water sources for gravity 

water supply schemes. However, the river reserves are facing 

encroachment and pollution due to human activities. For urban 

development, they are bottlenecks towards urban development.

2.1.3. Vegetation

The natural vegetation of the planning area has been greatly 

affected by agricultural pressure and the need for human 

settlement. The bulk of the land in the town is under crop 

cultivation. Furthermore, the town lacks adequate forest cover, 

and the existing forested areas require reforestation.

Source: Two Ems Associates,2019.

Map 8: Hydrology Map 
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2.1.4. Geology and Soils

a)  Rock Characteristics

The geology of the town is influenced by the volcanic activities 
of Mt. Elgon and the slope variation in Bungoma County. The 
planning area consists mostly of metamorphic rocks. The 

composition of the basement rock has had an influence on 
soil distribution in the county and town. These types of rocks 

are extensively used in the construction industry as dimension 

and decorative stones. Rock outcrops that are scenic in nature 

also hold potential for tourism. The rock outcrops are found at 

Sangalo, Luucho, and Musikoma hills.

Plate 2: Sangalo Rock Outcrops

Map 9: Geology

b) Soil Characteristics

The planning area has very fertile soil that is suitable for agriculture. The soils are a mixture of red loamy soils and black cotton 

soils. The red soils are in the elevated, well-drained areas, while black cotton soils are located mainly along water bodies.

Source: Field Survey,2016.

Source: Prepared by Two Ems Associates,2019, Adopted from Geological department of Kenya, IEBC and SOK.
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Map 10: Soils Map 

The soils show considerable variation in fertility and drainage properties. Soils of moderate to high fertility are confined to the 
northern part of the planning area around Kibabii and Mayanja. These soils are well drained, deep, and vary from dark red nitisols 

and ferrasoils to dark brown acrisoils. In the eastern and southern parts of the planning area, the soils are well drained and 

moderately deep to very deep. The soils in these areas are reddish brown to yellowish brown. These good soils in addition to the 

gently sloping terrain in most parts of the area make Bungoma one of the most arable towns in the country.

2.1.5. Climatic Conditions

The planning area receives a bimodal type of rainfall, with warm and wet climatic conditions experienced all year round. The mean 

annual rainfall ranges from 1250mm to1800mm, with the heaviest rains occurring between April and May (this is the time when 

most farming activities are undertaken). 

Source: Prepared by Two Ems Associates,2019, Adopted from KENSOTER and IEBC.
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Map 11: Rainfall Distribution Map 

The mean annual temperatures range between 21 degrees 

and 23 degrees, with the hottest temperatures experienced 

between December and February. The cold months in the town 

are between April and July.

2.1.6. Agro-Ecological Zones

The planning area lies within Bungoma County which is divided 

into several agro-ecological zones, namely tropical-alpine, 

upper and lower highland, and upper and lower midland. The 

town falls within agro-ecological zone LM2 (lower midland 

two) which is considered as a sugarcane zone. The observed 

vegetation cover includes a mixture of indigenous and exotic 

plants species.

2.1.7. Environmental Degradation and 
Hazards

The major form of environmental degradation within the 

planning area is encroachment of human settlements on 

wetlands, particularly along rivers Khalaba and Sio. In terms of 

hazards, the town sometimes experiences floods during long 
rainy season, mostly on the relatively flat sections within the 
planning area (predominantly in Bumula sub-county). This is 

attributed to the poor drainage system in the town and the poor 

soil type which holds water. Some areas in the town are also 

prone to lightning which is a major challenge not only in the 

town but also in the county. Lightning occurs mostly during the 

rainy season and has often caused fatal accidents and even 

death. The most affected area being the south-west part.

Source: Prepared by Two Ems Associates,2019, Adopted from meteriological department and IEBC.
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Map 12: Environmentally Sensitive Areas

2.2. Urban Nature Interface

The urban nature interface is the relationship between urban areas and natural features like hills, forests, and rivers. The natural 

features in Bungoma (like the rivers and the hills) have dictated the settlement patterns within the town. Some of these features 

have also been obstacles to development as they limit the growth and expansion of the town. An example of an urban nature 

interface is River Khalaba which forms the boundary between the central business district and Matumbufu. 

Source: Prepared by Two Ems Associates,2019, Adopted from KENSOTER, IEBC and SOK.
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Map 13: Urban Nature Interface 

Source: Prepared by Two Ems Associates,2019, Adopted from digital image (2016), IEBC and SOK.

2.3. POC Analysis for Physiographic dynamics

SECTOR POTENTIAL/ OPPORTUNITIES CONSTRAINTS

a) Topography • The Sang’alo and Mwibale rocks give the town 

an identity

• Musikoma rocks, Bukusu rocks have scenic 

importance for tourism.

• Potential for tapping into scenic features such 

as rocks and hills- The Mwibale rocks have 

cultural and scenic values that are yet to be 

exploited

• The horseback nature of the 

topography in hilly areas may make 

infrastructure development very costly

b) Geology and soils • The soils support agriculture.

• The availability of stones for construction can 

attract real estate developers to the region.

• The geological base rock composition holds 

ground water that can be tapped as a water 

source.

• The rock outcrops in the town are scenic in 

nature and are potential tourist attractions.

• Geological analysis is important in order to 

predict geological hazards.

• Sang’alo rocks give the town an identity.

• Rock outcrops can impede 

development.

• Excavations of rock outcrops causes 
pollution of aquifers in the town
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c) Hydrology and 

drainage

• The rivers Sio and Khalaba are a source of 

water for domestic use and can be tapped into 

for green energy generation

• The rivers also aid in setting up storm water 

drainage following their direction of flow

• Encroachment on riparian reserves
• Flooding

• Poor access to water resources

• Encroachment on wetlands
• Encroachment on water springs
• Soil erosion

• Erosion along the riverbed

d) Forest • Encroachment and deforestation of forest 
areas

• Deforestation occurring at a fast rate 

due to population pressure.
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Population and 
Demographics

3.1. Demographic Characteristics

3.1.1. Population size

The current population of Bungoma planning area is 541,465 people, among whom 260,477 are male and 280,989 are female.  The 

majority of the population (46.8%) is below 14 years of age, while 45.3% of the population are the working population aged between 
15 and 49 years. This implies that the basic driver of Bungoma town’s growth and development will be the creation of employment 

activities for the youth.1.6% of the residents are the elderly above 70 years.

Chart 3: Population structure 

*The age set in this 

pyramid is stratified 

by sub-county, which 

is a representation of 

the population within 

wards.

Adopted from: KNBS 2009 and projected using spectrum software.

The population within the planning area has grown by 3.1% per annum from 423,867 in 2009 (KNBS 2013). There has been an 
influx of people into the town mainly due to rural-urban migration, economic factors, and the flight from post-election violence.

Chapter THREE
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WARD CENSUS 
POPULATION 
(2009)

POPULATION 
PROJECTION 
(2016)

POPULATION 
PROJECTION 
(2026)

AREA (KM2) POPULATION 
DENSITY

Musikoma 37, 663 49,339 71,936 43.9 1,124

Tuuti 35,001 45,851 66,851 48.5 945.4

West Sang’alo 33,010 43,243 63,048 59 732.93

Khalaba 23,951 31,375 45,746 8.8 3,565.3

South Bukusu 23,132 30,302 44,182 48.3 627.4

Kabula 20,704 27,122 39,544 41.7 650.4

Bukembe West 20,292 26,582 38,757 35.6 746.7

Township 16,976 22,238 32,424 5.1 4360.3

Bumula 31,917 41,811 60,961 67.4 620.3

Siboti 32,497 42,571 62,069 60.1 708.4

Bukembe East 25,202 33,015 48,135 51.4 642.3

Bwake/Luuya 33,935 44,455 64,815 63.6 699

West Nalondo 33,100 43,361 63,220 54.9 789.8

West Bukusu 19,965 26,154 38,133 38.9 672.3

West Sangalo 33,010 43,243 63,049 59.2 730.5

Kimaeti 36,520 47,841 69,752 66.4 720.5

Table 2: Population Projections.

From the above table, Khalaba and Township wards have the highest population density while South Bukusu has the lowest. 

This implies that there are high birth rates and high in-migrations of people into the wards with higher population sizes due to 

their numerous socio-economic opportunities. As the population in the planning area increases, certain challenges facing the 

environment and land uses within the planning area will be experienced since a growing population sharing a limited number of 

resources strains the environment.

• Fertile agricultural land will be on the decline due to urban growth

• The available physical and social infrastructure will strain to serve the whole population

• Deforestation and environmental degradation will be experienced due to the increased demand for energy

The average population density of the planning area is 1,311.24 people per km2. A high density of people provides opportunities for 

employment and creates a vibrant economy. However, high population density may put a strain on natural resources and increase 

the level of insecurity.

Adopted from: KNBS, 2009 and projections done using Spectra software.



BUNGOMA LOCAL URBAN DEVELOPMENT PLAN 53

Map 14: Population Distribution Map

3.1.2. Fertility Rate, Age-Sex Ratios, and 
Household Size 

The female to male gender ratio in the planning area is 95:100. 
Within all wards in the planning area, females outnumber 

males. The fertility rate in the County is 5.0 births per woman 

which is considered to be high compared to the national fertility 

rate of 3.85 births per woman. The household size in the 

planning area is between 4 to 6 members (KNBS, 2013). This 

implies that there is a growing population in Bungoma planning 

area and therefore the need to make provision for services and 

amenities to serve the current and future population. 

The bulk of the agricultural and domestic labour is carried out 

by females within the reproductive age group (56%). The field 
survey also identified that women carry out most household 
activities (such as managing family resources, raising children, 

and ensuring family cohesion). Nevertheless, women are more 

vulnerable to poverty due to their weak and rapidly changing 

socio-economic status in society.

3.1.3. Migration Patterns

The rate of out-migration in the planning area is lower than the 

rate of in-migration due to several factors (e.g., marriage, search 

for white-collar jobs, excessive subdivision of land, search for 

education facilities, etc.). 

There are many pull factors associated with in-migration (e.g. 

work opportunities and education, transport, housing, and 

entertainment facilities). The 2016 field survey indicates that 
the rate of in-migration in Bungoma town is quite low, largely 

because housing units within the town cannot accommodate 

all residents. Most of the residents within Bungoma town and 

its peripheries were born there. Data from the field survey 
indicates that the main reason for relocation is work related (in-

migrants moving into the town to search for work). Permanent 

and temporary opportunistic migrations also occur, but 

mostly involve young adults. In-migration alters the population 

structure and influences local fertility/birth rates.

Seasonal migration is experienced when education institutions 

open or close. Students from tertiary institutions like Kibabii 

University are part of the seasonal population in Bungoma 

town. During school semesters, these students live and 

operate around the school premises and thereby increase the 

population. 

The daytime population in the town consists of employees 

and businesspeople who come from within the town and 

the periphery (Siritanyi, Sangalo, Mayanja, Mateka, Watoya, 

Source: Prepared by Two Ems Associates,2019, Adopted from KNBS (2013) and IEBC 
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Kabula). This is attributed to the fact that most of the services 

are provided within the CBD. As such, the daytime population is 

higher than the night-time population.

3.1.4 Morbidity, Mortality, and Life 
Expectancy Rates

The three main causes of morbidity and mortality in Bungoma 

town are HIV/AIDs, malaria infections, and inadequate access 
to appropriate health care (KNBS, 2013). These aspects affect 

both adults and children within the town and the surrounding 

centres. The mortality rate in Bungoma stands at 12 deaths per 

1000 people. 

The average life expectancy is 60 years (in general, women have 

a life expectancy of 61 years while men have a life expectancy 

of 59 years). With adequate provision of medical supplies and 

greater access to medical care and facilities, the life expectancy 

of the town can increase (County Profile, 2011).

3.2. Human Resource Development and 
Utilization

3.2.1. Literacy Levels and Skills Development

The Kenya Integrated Household and Budget Survey Report 

of 2011/12 indicated that 80.5% of the Bungoma county 
population aged over 15 can read and write. Correspondingly, 

only 14.4% of the population cannot read and write. As such, 
there is an opportunity for economic and social growth of the 

town as most individuals are literate.

Majority of the population within Bungoma town and its 

peripheries have a primary school education. Township and 

Khalaba wards contain the highest number of people who 

have attained secondary and post-secondary education (46.2% 
and 42.4% respectively). West Sang’alo and Kabula have the 
highest percentage of people with no formal education (20%) 
while Township ward has the lowest (11.2%). A well-educated 
population implies that citizens have a greater decision-making 

power.

Chart 4: Literacy Levels in Bungoma Town and its Peripheries.

Source: KNBS, 2013.

3.2.2. Household Income and Employment Levels

The main source of income in Bungoma town and the surrounding peripheral centres is agriculture (42% of the population earn 
their living through agriculture, according to the 2016 field survey). Commercial activities (wholesaling and retailing) and formal 
employment are the other major sources of household income within the town (at 32% and 26%, respectively). This is illustrated 
in the chart below.

Chart 5: Sources of Household Income.

 Source: Field Survey, 2016
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Access to jobs is essential for overcoming inequality and reducing poverty. People who cannot access productive work are unable 

to generate an income enough to cover their basic needs or accumulate savings to protect their households from economic 

fluctuations (KNBS, 2013).

Table 3: Employment Levels in Bungoma Town and the Periphery (%).

WARD EMPLOYED 

(%)

OWN 

BUSINESS (%)

AGRICULTURE 

(%)

RETIRED (%) INCAPACITATED 

(%)

UNEMPLOYED 

(%)

Musikoma 22.8 17.3 30.0 5.9 0.3 9.3

Tuuti 14.1 18.7 41.0 3.5 0.3 6.4

West Sang’alo 11.6 9.0 59.2 2.5 1.0 2.3

Khalaba 36.9 18.4 10.7 7.2 0.3 9.1

South Bukusu 10.0 10.3 63.8 2.9 0.4 2.8

Kabula 17.7 7.5 49.1 7.1 0.6 2.3

Bukembe West 15.0 11.2 46.9 3.3 0.5 3.8

Township 36.1 22.2 9.9 4.7 0.2 11.9

Bumula 11.9 8.6 61.5 2.7 0.6 2.6

Siboti 6.9 4.5 78.1 4.8 0.3 1.5

Bukembe East 23.6 14.9 33.1 4.8 0.3 7.0

Bwake/Luuya 9.5 8.4 60.9 0.8 0.3 1.6

West Nalondo 13.6 8.3 60.2 1.7 0.4 2.0

West Bukusu 8.3 13.1 65.6 1.4 0.3 1.9

West Sangalo 11.6 9.0 59.2 2.5 1.0 2.3

LEVEL OF EDUCATION MALE ENROLMENT FEMALE ENROLMENT TOTAL

ECDE 63,280 72,169 135,449

Primary School 257,850 216,512 519,362

Secondary School 56,662 48,324 104,986

Adult Education 3,049 4,643 7,692

Source: KNBS, 2013.

The town labour force accounts for 45% of the population. This means that about 55% of the population is either too young or too 
old to engage in productive activities. Unemployment levels within the planning area stand at 26% (KNBS, 2013).

Literacy levels

The enrollment rates in Bungoma show that many girls enroll at the ECD level but as their transition rates to higher levels of learning 
continue to decrease. At the secondary school level, there is more male enrolment than female.

Table 6: Enrolment rates.

 Source; Bungoma CIDP, 2018-2022
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The enrolment of female students is higher than that of their male counterparts. However, the drop-out rates are also higher for the 

female students which reduce their enrolment in primary and secondary schools. The high number of female enrolments in adult 

classes shows the interest that women have in attaining an education and this should be promoted by the county government.

Chart 6: School Attendance 

Female education is on 

the low compared to that 

of male. 

The female population 

has fewer people in all 

three categories of school 

attendance as shown in 

the figure. 

The low level of education 

will have an impact in 

employment as well as 

income earned by the 

women in the County.

Source; KNBS, 2013.

15% of the female students drop out of primary school 
compared to 10% of male students. The drop-out rates are 
because of the following reasons:

• Lack of school fees

• Early pregnancies and early/planned marriages 
• Child labour as an alternative means of livelihood, 

such as becoming a boda boda driver for the boy’s 

students (County Director of Education).
• Cultural influence that do not value education for the 

girl child especially in the Mount Elgon region.

Table 5: Poverty Rates. 

WARD NAME HOUSEHOLDS POPULATION EXPENDITURE POVERTY INDEX GINI 

COEFFICIENT

West Nalondo 6322 33130 3072 42.92 0.336

Bwake/Luuya 6362 34140 2732 42.36 0.33

South Bukusu 4445 23135 2613 44.31 0.37

Bumula 6303 31923 2501 51.91 0.322

Kabula 4071 20756 2926 40.5 0.326

Kimaeti 7138 36539 2179 57.36 0.333

West Bukusu 3800 20002 2782 52 0.339

3.3. Poverty Rates

Poverty is the state of general scarcity. It is also defined as a 
pronounced deprivation in wellbeing and includes low incomes 

and the inability to acquire basic goods and services. Individuals 

in poverty also have poor health, low levels of education, and 

poor access to clean water and sanitation (World Bank, 2011). 

The poverty rate refers to the number of people who fall below 

the poverty line in context of the total population, while the 

poverty line is calculated by taking half the median of household 

income.  
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Source: Two Ems Associates,2019.

Siboti 6426 32507 2402 51.61 0.41

Bukembe West 3833 20311 2980 49.72 0.356

Bukembe East 5571 26749 4971 41.23 0.342

Township 4669 19017 5451 23.3 0.438

Khalaba 6363 24499 5193 26.2 0.366

Musikoma 8444 37933 4129 39.84 0.321

East Sang'Alo 6122 32288 2212 51.37 0.326

Marakary/Tuuti 7037 35781 3183 53.19 0.38

West Sang'Alo 6322 33123 2613 55.86 0.398

Sitikho 5813 30055 2059 58.84 0.343

Map 15: Poverty Index in the Planning Area

Source: Prepared by Two Ems Associates,2019, Adopted from KNBS (2013) and SOK.
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From the map and table above, Mayanja, Kibabii, and Sangalo 

areas have the highest poverty levels, while the Bungoma 

CBD area has lower poverty rates. Areas with highest poverty 

levels can be attributed to the fact that these areas have high 

in-migration from the rural peripheries, with people in search 

of formal employment opportunities. Area around the CBD 

experiences low poverty levels, as majority of the people have 

formal employment.

Poverty disparities in Bungoma are caused by economic 

problems such as:
• Inadequate employment opportunities

• Agricultural cycles: Subsistence farmers often go 
through cycles of relative abundance and scarcity. 

During scarcity periods, many families lack enough 

resources to meet their needs.

• Influx of people from the peripheries into urban 
centers in search of job opportunities

Poverty rates however have their limitations. Poverty rates 

ignore differences in the wellbeing of different poor households 

by assuming that the poor are all in the same situation. The 

poverty index is also not sensitive to changes in the welfare of 

individuals if they remain below the poverty line. The intensity 

of poverty is also not considered.

3.4. Community and Culture

A community is a group of people sharing common 

characteristics or interests that are distinct from the larger 

society. These characteristics can be social, religious, and 

occupational. Culture defines the way human beings live and 
interact and includes behaviours and beliefs, language, and 

material culture (artefacts characteristics of a social, ethnic, 

or age group). The planning area is largely cosmopolitan, with 

most the residents being from the Luhya community. Sangalo 

rocks is one site in the town that has religious and cultural 

significance.

3.5. POC Analysis for Population  

SECTOR POTENTIAL/ OPPORTUNITIES CONSTRAINTS

Population size • A youthful population provides 

an opportunity for innovation and 

technology and ensures that there is an 

available workforce

• Rapid population growth and high 

dependency ratios in the town have 

over the time put pressure on existing 

infrastructure

Migration • In-migration into the town takes place 

at both the national and international 

levels (from other countries such as 

Uganda). This is an opportunity that can 

boost the growth of the local economy 

and spur regional development.

• The increase in population of the town 

requires more development funds to 

build additional social and physical 

infrastructure

Human Resource Development • The population within the planning area 

has high literacy levels

• High unemployment rate of 26%

Community and culture • A rich cultural environment provides 

an opportunity for different cultures to 

mingle and exchange ideas.

• Increased unemployment levels in the 

town. 

• High population growth increases 

the proportion of total income, thus 

diminishing the level of domestic 

savings available for investment.

• Available land is increasingly being 

fragmented into uneconomic units.
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four
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Human Settlements 
Structure

4.1. Structuring Elements

Human settlements in Bungoma town has been structured by various spatial elements such as major transportation corridors 

(including the Kenya-Uganda railway line, the Nairobi-Malaba A104 highway and the Bungoma-Mumias C33 road) and natural 

features (such as Khalaba, Sio and Kuywa Rivers and their wetlands as well as hills and rocky outcrops). The natural features 

create an interface between urban areas and rural areas such as the Mwibale rocks which are the largest rock outcrops in not only 

the planning area but the county at large. 

Map 16: Structuring Elements

Source: Prepared by Two Ems Associates,2019, Adopted from KENSOTER, IEBC and SOK.

Chapter FOUR
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In assessing the urban spatial structure, 

emphasis on spatial configuration (i.e., 
the pattern, arrangement, and relationship 

between the distributions of activities/land-
uses on space) is key. The spatial structure 

is the product of social/cultural processes, 
changes in the arrangement and extension 

of urban form, and the spatial distribution 

of producers and consumers of various 

goods and services within Bungoma 

town and the surrounding hinterland. This 

spatial analysis is two-fold: The planning 
area’s compositional structure and its 

functional structure.

• Compositional Structure- The urban core has a grid iron, linear urban layout 

with a configuration mainly clustered along the A104 and C33 transport 
corridors, the railway, and other smaller streets. The built form of the planning 

area is dense within busy and congested development nodes such as the CBD, 

Kanduyi, Kibabii, and Mayanja, reducing towards the agricultural areas such as 

Samoya and Ekitale.

• Bungoma Functional Structure- Urban function refers to the urban activity 

undertaken and the movement or flow necessary to facilitate that activity within 
any given urban area. It focuses on why and how people, goods, and messages 

move or flow between parts of a given urban area. It thus distinguishes highly 
competitive urban nodes from underperforming ones. The functions per node 

are presented below:

Map 17: Nodal Functions

Urban nodes such as Kanduyi, Mabanga and Bukembe are 

transport corridor towns with transport and logistics being 

among the drivers of their economies. Sang’alo is a research, 

knowledge, and scenic/cultural/religious attraction centre not 
forgetting its dormitory function due to its proximity to the CBD. 

Kibabii is a knowledge hub home to Kibabii University among 

other education institutions. This has catalyst the growth along 

Kanduyi-Mayanja corridor. Musikoma is a dormitory node and 

has scenic features; Musikoma hill and rocks hence has great 

potential for tourism and hospitality. 

Siritanyi, Samoya, Sikati, Ndengelwa are all dormitory centres 

and double up as trading centres. These areas have great 

potential towards growth in the housing sector, attributed to 

their proximity to the CBD. Nzoia is an industrial town while 

centres. The impact of the existing functional structure on 

growth includes:

Source: Prepared by Two Ems Associates,2019, Adopted from IEBC and field survey
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• Establishment of more urban centers.
• Increased economic growth, hence increased GDP

• Increased linear development discouraging 

compactness of the town

• Increase of informal settlement within the town.

4 .2. Settlement Pattern

The settlement pattern is a depiction of how and where 

population is most concentrated. There are two major 

settlement patterns in Bungoma:
• Linear settlement patterns along the roads, particularly 

along the A104 and C33 roads. The entire stretch of 

the C33 road exhibits a linear settlement pattern. The 

advantage of this type of pattern is easy accessibility, 

while the main disadvantages experienced are congestion, 

increased accidents and encroachment of road reserve.

• Clustered settlement pattern at the junctions and in rural 

areas. The CBD, Kanduyi, and Kibabii have clustered 

settlement patterns. The advantage of this pattern is 

easy provision of services and shared open spaces. The 

disadvantages are; congestion and poor connectivity due 

to rise of unplanned structures

• There are also dispersed patterns within the agricultural 

areas such as Samoya, Luucho and Siritanyi.

Map 18: Settlement Patterns

4.3. Spatial relationship between the town 
core and its periphery.

Bungoma town is located along the northern corridor which 

links it to major towns such as Mombasa, Nakuru, Kisumu, 

Turkana and to regional areas such as Uganda. These urban 

areas have grown spontaneously influencing the growth of 

Source: Prepared by Two Ems Associates,2019, Adopted from IEBC and field survey

Bungoma town. The town has a good road network such as C33 

and C42 roads linking to Kapsokwony, Webuye, Kamukuywa, 

and Chwele. Bungoma town serves as the county headquarter 

providing administrative services to other other towns in the 

county. The surrounding rich agricultural hinterlands such as 

Chwele and Sirisia has made it a trading centre for agricultural 

goods and services.
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Map 19: Spatial relationship between the town core and its periphery.

The northern 
corridor

• Transnational highway 

(A104) which links:

Mombasa, Nakuru, Kisumu, 

Turkana to international 

borders in the North of 

Africa

Positive impacts 
of the regional 
integration

• International flow of 

goods, people and 

capital

• Creation of jobs

• Intercounty & 

intercountry consensus 

building

• Political co-operation

Source: Prepared by Two Ems Associates,2019, Adopted from IEBC and field survey

4.4. Hierarchy of Nodes 

The planning area has many local centres. The hierarchy of development nodes is based on number of land use functions per 

centre, which in turn contributes to the attractiveness of the centre. Bungoma town is a high potential town with strong urban 

function. These have led to the development of high potential nodes with distinct roles. These nodes include Kanduyi, Kibabii, 

Mayanja, Mabanga, Nzoia, Sikata, Ndengelwa, Sangalo and Bukembe. However, it is important to note that, except for Kibabii and 

Mayanja nodes which are currently being planned, no other node has been planned for the upcoming rapid developments.
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Node Function/ Land use 
mix/Extent

CBD • Area: 636.22ha 
• Function: 

Administrative 

(county 

headquarter), 

Commercial, 

Educational
• Land use mix: 

Residential (40%), 
Commercial (20%), 
Public purpose 

(10%), industrial 
(10%), Education, 
(5%), Transport 
(5%), Public utility 
(5%), Agricultural 
(3%) and 
Recreational (2%)

MUSIKOMA • Area: 915.37ha 
• Function: 

Administrative, 

Commercial, 

Educational
• Land use mix: 

Residential (60%), 
Commercial (5%), 
Public purpose 

(7%), industrial (5%), 
Education, (10%), 
Transport (5%), 
Public utility (3%), 
Agricultural (3%) 
and Recreational 

(2%)

Source: Two Ems Associates,2019.
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Node Function/ Land use 
mix/Extent

UPPER KANDUYI • Area: 710.24ha 
• Function: 

Commercial, 

Residential, 

Transport land use 

activities 

• Land use mix: 
Residential (30%), 
Commercial (40%), 
Public Purpose 

(5%), Industrial (2%), 
Education, (8%), 
Transport (10%), 
Public Utility (2%), 
Agricultural (2%) 
and Recreational 

(1%)

LOWER KANDUYI

Source: Two Ems Associates,2019.
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Node Function/ Land use 
mix/Extent

KIBABII • Area: 232.64ha 
• Function: 

Educational, 
Commercial and 

Residential 

• Land use mix: 
Residential (20%), 
Commercial (10%), 
Public Purpose 

(5%), Industrial (2%), 
Education, (40%), 
Transport (5%), 
Public Utility (5%), 
Agricultural (10%) 
and Recreational 

(3%)
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Node Function/ Land use 
mix/Extent

SANG’ALO • Area: 257.4ha 
• Function: Cultural, 

Commercial, 

Agricultural 

• Land use mix: 
Residential (20%), 
Commercial (10%), 
Public Purpose 

(2%), Industrial (2%), 
Education, (20%), 
Transport (3%), 
Public Utility (3%), 
Agricultural (30%) 
and Recreational 

(10%)

MAYANJA • Area: 93.3ha 
• Function: 

Commercial and 

Agriculture. Serves 

as a junction town. 

• Land use mix: 
Residential (20%), 
Commercial (4%), 
Public Purpose 

(4%), Industrial 
(10%), Education, 
(5%), Transport 
(10%), Public Utility 
(5%), Agricultural 
(40%) and 
Recreational (2%)

Source: Two Ems Associates,2019.
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Node Function/ Land use 
mix/Extent

BUKEMBE • Area: 520.25ha
• Function: 

Commercial, 

Residential and 

Agricultural 

• Land use mix: 
Residential (27%), 
Commercial (6%), 
Public Purpose 

(6%), Industrial (2%), 
Education (5%), 
Transport (10%), 
Public Utility (4%), 
and Agricultural 

(40%)
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Node Function/ Land use 
mix/Extent

NZOIA • Area: 562.5ha 
• Function: Industrial, 

Commercial and 

Agricultural 

• Land use mix: 
Residential (20%), 
Commercial (3%), 
Mixed use (5%), 
Public Purpose 

(4%), Industrial 
(10%), Education, 
(5%), Transport 
(10%), Agricultural 
(40%) and 
Recreational (2%)
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Node Function/ Land use 
mix/Extent

MABANGA • Area: 98.1ha  
• Function: Presence 

of Mabanga FTC, 

Agricultural 

• Land use mix: 
Residential (20%), 
Commercial (5%), 
Public Purpose 

(5%), Industrial (3%), 
Education, (20%), 
Transport (10%), 
Public Utility (5%), 
Agricultural (30%) 
and Recreational 

(2%)

Source: Two Ems Associates,2019.
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Node Function/ Land use 
mix/Extent

NDENGELWA • Area: 61.3ha  
• Function: 

Residential, 

Junction town.   

• Land use mix: 
Residential (30%), 
Commercial (5%), 
Public Purpose 

(7%), Education, 
(5%), Transport 
(10%), Public 
Utility (3%), and 
Agricultural (40%) 

SAMOYA • Area: 56.54ha
• Function: Dormitory, 

Junction town. 

• Land use mix: 
Residential (20%), 
Commercial (5%), 
Public Purpose 

(5%), Education, 
(5%), Transport 
(10%), Public Utility 
(3%), Agricultural 
(50%) and 
Recreational (2%

Source: Two Ems Associates,2019.
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Node Function/ Land use 
mix/Extent

SIKATA • Area: 118.4ha
• Function: Dormitory 

town. 

• Land use mix: 
Residential (30%), 
Commercial (3%), 
Public Purpose 

(3%), Education, 
(5%), Transport 
(7%), Public 
Utility (2%), and 
Agricultural (50%) 

SIRITANYI • Area: 66ha
• Function: Dormitory 

town. 

• Land use mix: 
Residential (30%), 
Commercial (5%), 
Public Purpose 

(3%), Education, 
(7%), Transport 
(10%), Public Utility 
(2%), Agricultural 
(40%) and 
Recreational (3%)

Source: Two Ems Associates,2019.
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Node Function/ Land use 
mix/Extent

KABULA • Area: 123.37ha
• Function: Dormitory 

town. 

• Land use mix: 
Residential (30%), 
Commercial (5%), 
Public Purpose 

(4%), Education, 
(8%), Transport 
(10%), Public 
Utility (3%) and 
Agricultural (40%) 

4.5. Urban -Rural Interface

Rural-urban linkages can increase the vulnerability of the urban and rural poor. However, the recognition of rural-urban systems and 

the interdependencies of populations living and working in both areas create new prospects for poverty alleviation. In Bungoma, the 

urban-rural interface can be seen at rural areas like Matumbufu which borders the central business district of the town.

URBAN AREAS PERI-URBAN AREAS RURAL AREAS

21.35 km2 30 km2 233  km2

(7.5%) (10.5%) (82%)

Table 6: Urban Rural Interface

Source: Two Ems Associates,2019.

Source: Two Ems Associates,2019.
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4.6. Urbanization Trends

The population of Bungoma town is growing as more people move in from rural areas. Consequently, more land is being urbanized, 

leading to a decrease in vegetation cover as well as encroachment towards river Khalaba as shown in fig 2. The challenges facing 
the urban centres is urban sprawl and haphazard subdivision of agricultural land. 

New centres coming 

up.

Encroachment 

towards the river 

Khalaba 

Figure 2: Urbanization trends

Source: Prepared by Two Ems Associates,2019, Adopted from digital image (2017)

4.7. Urban Housing 

4.7.1. Current Housing Status

Adequate housing contributes directly to human health, 

security, and productivity, which altogether are essential to both 

the quality of life and the socio-economic development of any 

given society. Housing is also a major instrument for creating a 

better environment in urban areas.

Review of the providers of housing helps to inform on the 

state of housing ownership and the potential for real estate 

companies to venture into the town. Approximately 77% of the 
people in the town are homeowners, while 23% are tenants 
(Field survey, 2016). The following are housing providers in the 

planning area:

• Private providers – these include individuals who 

have built their own houses as well as rental as a 

source of their incomes. It also includes real estate 

companies like Sherriff who have invested in high-

end apartments close to the CBD.

• Institutional providers – companies like Nzoia Sugar 

have provided housing units for their employees such 

as a gated community near the CBD.

• Public providers – the government established 

housing quarters for its employees in the Milimani 

area. The housing scheme by the government is low 

rise and horizontal but occupies one of the most 

prime locations in the planning area. Some of the 

houses are dilapidated due to lack of maintenance.

• Financial Institutions - banks in the area provide 

mortgages to help provide for housing

The predominant housing density within the planning area is 

low-density housing (bungalows) occupied by 68% of residents. 
Medium and high-density housing is found predominantly 

within the nodes in the form of row housing (15%) and high-rise 
apartments (Field survey, 2016). 
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Chart 7:  Housing Typologies in the town

Source; Field survey, 2016

Housing materials primarily used in the planning area for walls 

are stone (34%), clay bricks (34%) and mud (32%). Floors are 
predominantly constructed with cement (69%), earth (30%) or 
tiles (1%). Iron sheets are used in almost all houses for roofing 
(94%) while the remaining 6% of structures are roofed with 
either grass or asbestos (KNBS and SID, 2013).

4.7.2. Projected Housing Demand 

There is increasing demand for urban housing units with the 

rise in the town’s population. The demand for the housing in the 

town is shown below:

Total current population = 541,465

Projected population=778,691

Existing residential cover=1975.6 ha

Household size in the town= 4.4 

No. of households=778,691÷4.4=176,975

Housing demand=778,691×4.4 =3,426,240

Assuming the size of plots is 15×30= 450m2 and each plot 

is high density with four floors and each floor has 10 units, 
housing demand of 3,426,240 will require approximately 85,653 

ha with 2,145 housing units.

4.7.3. Informal Settlements.

The main informal settlements in the planning area are Muslim, 

Mashambani, Mandizini, Mufutu and Bondeni settlements. 

a) Mjini and Muslim Informal Settlements

Mjini settlement is located next to the CBD and it neighbours 

Nzoia flats. The state of land tenure in the settlement is 
uncertain though accessibility within the settlement is quite 

clear with majority being approximately 6m accesses. The 

predominant housing character consists of row mud housing. 

The settlement is very unique to the distinct character and 

there is need tp undertake informal settlement upgrading as a 

key flagship project.

Muslim settlement on the other hand the largest informal 

settlement in the planning area and closest to the CBD. The 

occupants of the settlement have no tenure security on that 

land and can be evicted at any given time. Due to the lack of 

security of tenure, the settlers have no incentive to improve 

their settlement. 

Source: Two Ems Associates,2019. 
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Map 20: Existing Spatial Layout of Muslim and Mjini Informal settlements

b) Mandizini and Mufutu Informal Settlements

Unlike Muslim, the residents of Mandizini informal settlements have security of tenure as they own the land. However, there is 

need for planning interventions to lay foundation for the provision of appropriate infrastructure. The current state of the settlement 

is poorly constructed housing with deficient access and amenities. Mandizini occupies large tracts of land and improving the 
settlement would make it more attractive as a residential area for the working population in the planning area. 

Mufutu informal settlement on the other hand is located behind the CBD. The major challenges facing the settlement is urban 

decay and inaccessibility. The plots fronting the major corridors are commercial and some of mixed-use nature. There is need to 

undertake planning of to improve the state of the settlement and possible undertake upgrading.

Source: Two Ems Associates,2019.


























































































































































































































































































































































































































































