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Abstract

Community involvement in informal settlements fqrguading is a world development debate towardsiriond
viable strategies for enhancing livelihoods of ithfermal dwellers, securing tenure as well as imprg urban
environment. The paper contributes its knowledgeldgumenting and establishing lessons of experiendhe
effectiveness of participatory process in upgradifignformal settlements through land regularisattaking
Ubungo Darajani case in Dar es Salaam. It expldre<ity informal settlements development trendecess
involved in land regularisation in informal settlent upgrading and the outcomes of the processyl.ikee
paper provides viable options on how communityiatéd land regularisation process can be enhandbihw
public-private management domains for improvinglihelihoods of the poor in informal settlementsieTpaper
concludes by providing the future outlook on howesi can adopt land regularisation process andefiwer
enhancing community development and growth progesapidly urbanising cities of Sub-Saharan Afriggh
the same contexts.

Keywords: Community Involvement, Upgrading Informal SettlensnLand regularisation, Informal
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1.0 INTRODUCTION
1.1 Community Involvement (Cl) as an Agenda in Developmnt Projects

Involvement of communities in land development andrdination for effective urban development inesitof
Sub-Saharan is an important ingredient towardsramsurban land is properly managed and efficientijised

for increased city productivity. In dealing withaphing for urban development, tdpwn and bottom-up
approaches as forms of Involvement in urban plansieems to be adopted worldwide (World Bank, 2002;
Kyessi, 2002) and Makereani, 2007). The top dovemmpihg approaches was acceptable and dominant $h mo
Government-led urban planning processes of Subf8ah&frica including Tanzania. However, the apptoac
could not effectively deal with some of the probtemnd challenges faced by respective communities in
informal settlements including need for accommodgtommunity interests, priorities and needs. Tpecwith

the challenges, thBottom-up Planning approachppears was introduced mairds a response to enhance
community Involvement in the development projeatleywith the principle that urban planning procsksuld

be initiated by residents of a particular area idrthermore seek Government support to procescanmgplete
the agenda.

In Tanzania like other developing world countrieé$s worthy to recognise the Ujamaa policy, whestchanting
the implementation of Arusha Declaration of 196Fe Tmplementation of the policy centred on selfshahd
self reliance legacies, through which villagelisatiPolicy of 1974 was also established and impléeterThis
policy envisioned people to live and work togetf@rcommunity and National development. Likely, rdnare
also various policies and legislations insisting tise of community Involvement in development ptgen
Tanzania. These include Urban Authorities Act N@882) on Local Organization; Land Policy of 1986¢al
Government reform 1998 clause 61 recognizes Contgnirairticipation in Problem Identification; Land tAdo

4 of 1999 section 60 (1-4) on Land Regularisatldaman Settlement Policy of 2000; Community Develepin
Policy of 2004; The Land Use Planning Act, Act Nbdf 2007 and the Urban Planning Act, Act No 8 002.
The problem in Tanzania in view to urban developnaed coordination, these polices are poorly erfdrand
some are overlapping, the situation which led agfnentation of urban development.

1.2 Population and informal settlement proliferatian in an urbanisation context

Understanding population and settlement developrrentls in Sub-Saharan Africa is essential in ap&ind

use planning and for determining the challengethéosustainable use of urban land in developinigscitit
should be noted that spatial land use planning @exklopment projections depend, among other through
population growth, resource assessment, and imgrovban land governance, and livelihoods of therpoo
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Paradoxically, informal settlements and the scamitland in urban areas seem to be major chalketigg may
affect food security and urban environmental coresgsn for coming generations. UN-Habitat (2007)aes
that the magnitude of informal settlements and padjmn worldwide are expanding and therefore endang
urban land development in rapidly urbanizing citiear Es Salaam in Tanzania inclusive.

UN-Habitat Ibid report shows that cities in Sub-Saharan Africaemg affected by uncontrolled urbanisation
processes and the poor enforcement of land develappolicies and legislations. The report stressir@ent
need for cities in Sub-Saharan Africa to adoptipgatory planning frameworks able to coordinatd aontrol
land development. Such a framework will assist dowting different land use functions, includingoan
agriculture that can be used to meet the needspaingling populations and add value to land and gj@odrder
to meet market and food security challenges. TAbfaimmarises the increasing informal settlementthén
region. Tanzanianter alia, is noted to be a highly prone country where imfal settlements are expanding
rapidly. These types of settlements endanger theddood security and may increase settlementadisgion if
no apt spatial urban land use planning measuregu@idélines are put in place to recover.

Table 1: Informal settlements population projection 1990-2020 in Sub-Saharan Africa region

Country Informal settlement population (Thousand) Informal settlement population projection target
11 (Thousand)

1990 | 2001 2005 2010 2015 2020 1990 2001 2005 2012015 2020 Reduce %
by half
1990-2020
Angola 2,193| 3,918| 4,839 6,300 8,200 10,677 2,19918 | 4,743 | 6,077| 7,814 10,075 5,412
Congo 1,050 1,852| 2,276] 2,94% 3,810 4,930 1,050521,% 2,231 | 2,840 | 3,629| 4,650 2,499
Kenya 3,985 7,605| 9,620 12,905 17,311 23,223 3/9B605 | 9,432 | 12,460 16,522 21,972 11,771
Lesotho 168 | 337 434 596 817 1,121 168 337 424 576 81 7| 1,062 | 568
South Africa | 8,207 8,376| 8,439 8,517 8597 8,6(7B,207| 8376 | 8,254| 8,147 8,039 7,930 4,398
Uganda 1,806 3,241| 4,019 5231 6,825 8,904 1/802413, 3,931 | 5,047 | 6,503 8,403 4,513
Tanzania 5,60] 11,031 14,113 19,205 26,133 35|566015 11,031| 13,840 18,551 24,962 33,485 18,024
Zimbambwe | 116 | 157 179 202 232 266 116 157 172 194 19 2| 247 135

Source UN-Habitat, State of the World Cities 2006/7.

According to a United Republic of Tanzania (URT)nsas report (2002), Tanzanian population has been
increasing tremendously since independence in 196&.report shows that in 2002, the population &4s
million people and with a population growth rate2o8% per annum. This indicates that it is amoregrtfost
rapidly urbanising countries in Sub-Saharan Afrithe urban population of Tanzania is estimated0& &nd
increasing at 11% per year with Dar es Salaam beyntar the largest city in the country. Dar esa@ah was
estimated to have more than 2.8 million inhabitam8006 compared with 2.5 million inhabitants 02 (URT,
2003; UNDP, 1998; 2006). Spatially, in periurbaraa of Dar es Salaam, the land is sparsely popuéatd
dominated by urban agriculture activities, aimegtovide a food supply to the urbanities compacethé inner
zones. Thus, understanding food security challerigeEanzania becomes a necessity in determiningrurb
development processes.

Table 2 Tanzania-Urbanization trends, 1948-2002

1948 1957 1967 1978 1988 2002

Total National Population (000) 7,480 8,786 11,959 17,050 22,533 33,584
Total Urban Population (000) 183 364 686 2,260 6,200 10,075
Urban Population as percentage |of 2.5 4.1 5.7 13.78 276 30
National Population
Growth rate of urban population 1948- 1957- 1967- 1978- 1988-

1957 1967 1978 1988 002

6.5 6.0 11.1 9.6 11

Source Kulaba S.M. (1986); URT census reports (1978, 1888 2002); and UNDP (2006).
1.3 Efforts Made to Upgrade Informal Settlements inDar Es Salaam
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Tanzania adopted and implemented the Slum Cleaf@aliey in 1967. The policy which intentionally asnto
upgrade informal settlements and improving urbamirenments was implemented through the National
Housing Corporation. The slum clearance approathralia aims to develop high-standard buildings on the
cleared sites. The project by the end of the 1968s abandoned. The remarkable reasons include high
economic and social costs and negligible impadhemrovision of the housing stock. Until the 1&a880s, Sites
and Services, and Squatter Upgrading projects fdrthe national strategy supported by the World Béartle
programme mostly covered parts of Dar es Salaayy Mivanza, Arusha, Mbeya and Tanga. Later, the ldann

Nassif Community-Based Upgrading Project was itd@tiahrough the Sustainable D

ar es Salaam Pr@&®),

with support from the International Labour Orgatiza (ILO) and the Ford Foundation. Subsequentty $DP
collaborated with the World Bank on the preparatibfurther upgrading programs. However, delaysilted in

a recasting of the Community Infrastructure Prog(&iP) and ultimately only two

settlements of Hanasif

and Manzese were upgraded. Table 3 presents a syrofaand Regularisation carried out in Dar esa3ai

City as from 1960’s just after independence uptoQds.
Table 3: Trends of Informal Settlements Upgrading m Tanzania

Period and Nature of intervention

Funding

1960-1970.In the 1960s, the approach to dealing with the toef informal
settlements in Tanzania, and in particular Dar &agn, was the common approg
of slum clearance worldwide in less developed awesit The objective of slun

for the poor, the Government implemented its sluearance and redevelopme
policy by developing high-standard buildings on thHeared sites. The policy wa
implemented through the National Housing Corporatimit proved unsustainabl
By the end of the 1960s, it was abandoned duegb &conomic and social cosf
The net addition to the housing stock was neglgibl

clearance was to rid the City of the eyesores oatigr housing. To improve housingpproach.

Central Government
cimternational donors
nfunding.  Top-down

n(Kyesi,1997;URT,20
1900)

e.

S.

1970-1980.The slum and squatter upgrading programs of the 1870s and earl
1980s implemented after slums clearance prograra. r@jor important aspect; th
fact that Governments had recognised the needpooive the shelter, basic servic
delivery requirements of slum and squatter settfémand the importance of secur
of tenure as opposed to evictions. Despite thesgressive thoughts in thes
programs they suffered from the project-orienteprapch of the earlier programme
For example there were no inbuilt mechanisms flofeup on maintenance of th
investments resulting to huge losses; the prograratee suffered from lack g
ownership by the beneficiaries as little time haskrl committed to communit
mobilisation and organisation. During that peride tcountry also embarked ¢
informal settlement upgrading that started in t8&0s with the National Sites a
Services Project, financed by the World Bank. Daoedissatisfying results, thi
project was discontinued in the early 1980s (W@&dahk 2002).

y Central Government
eéWorld Bank, donorg
efinding. Top-down
typproach. No CP
segKyessi, 1997).

S.

e
f
y
n
d
S

1980-1990. Sites and Services Project, financed by the WorkhkB Due to
dissatisfying results, this project was discontihire the early 1980s (World Ban
2002). Settlement upgrading resumed in the 199@eruthe Sustainable Dar
Salaam Project (SDP). A core element of the CitgewSDP was the Hananas
Community-Based Upgrading Project. The decade 8043 was characterized |
the expansion, consolidation and emergence of neplaoned settlements at t
same time as the infrastructure installed undeetty projects began to deteriora
due to lack of maintenance.

Central Government

kCity Council.
ednternational  donord
sifunding. Town
ylanning  approach

navith involvement of
iteommunity.

1990-2000sIn 1992, UNCHS (Habitat) introduced the Environna¢flanning and
Management approach in Dar es Salaam. The HannaifNasmmunity-Based
Upgrading Project was embarked upon through thetafwable Dar es Salaa
Project (SDP) with support from the Internationabbur Organization (ILO) and th
Ford Foundation. Hanna Nassif, one of Dar es Satamplanned settlement
currently housing over 20,000 people in 5,000 hbakis The community had t
raise TZS (Tanzanian Shillings) 8 million (USD 1553 for upgrading but tenur
guestion has not been tackled to date. (World Ba0R2).

City council, donors
Ardhi institute. Top-
mdown Approach with
einvolvement of other
5,stakeholder and th
pcommunity,  during
eimplementation

(URT, 2000; World

1)

Bank, 2002).

Source: Documentary Review
The above cited interventions tried to address kamdl housing issues for the urb

multi-sector involvement through Top-down partidgmg approaches. Government-led projects on Land
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Regularisation/ squatter upgrading have been oti-®ettorial approach for achieving many thingaga, such
as provision of roads, water, drainage systemsettights and community services. To achievehall has been
seen as an expensive, unbearable burden to therroeet and difficult to attain its objectives besauof
higher costs involved. Despite the interventions ttwg Government, populations has been increasing
concurrently with the growth of informal settlemeiitable 4).

Table 4: Population and Informal Settlements Growthin Dar es Salaam City

Date Population No. of Settlements
1957 129,000 4

1967 272,821 7

1978 843,090 16

1998 1,360,850 25

2002 2,497,740 56

2009 *4,000,000 100+

Source: National Census Reports 1957-2002 and 2D@3. * Projections

500

400 /H
300 / == Population (00,000)
200 == No of unplanned
100 settlements

1857 1967 1878 1998 2002 2008

Figure 1: Population vis-a-vis Informal SettlementsGrowth in Dar es Salaam City
Table 4 and Figure 1 illustrate the relationshipween population growth and sprawling of informal
settlements. Based on various literature revievasragearches: informal settlements are expandia¢paning
rates and that major causes are: lack of resouaise in planned land supply and urban develapmrpelicies,
poor institutional arrangements and poor stratetgiedter further growth of informal settlementkyessi,2002;
World Bank,2002; Payne,2005).

2.0 STUDY APPROACH

A descriptive research design has been adaptatisostudy, which was complemented by explorat@yiske to
capture elements/aspects that relate to knowleddeoainions of relevant actors in the land regaktion
process. A case study methodology was deployedsiioguon one informal settlement which has recently
undergone LR under CP. A list of informal settletseand aerial photos were obtained from the MLH3D a
used as sample frame in selection of the study. §wgalitative and quantitative data were colledtedn both
primary and secondary data sources. The study gemblqualitative data collection approach with peigause
of quantitative data gathered to enable the usénfofmation from different sources for the purposk
triangulation. The mix of qualitative and quaniitatdata collection approach was preferred so amnlbance the
search of different types of information from disersources.

2.1 Study area Description

Ubungo Darajani is part of the Kisiwani Sub Warddted within Ubungo Ward in Kinondoni Municipaliti.is
situated 12 kilometres from the City centre of Br&alaam along Mandela road. The settlement beddey
Mabibo Ward in the east, Kibangu Sub Ward in thetywand the other part of the Kisiwani Sub Warddss
river Ubungo) in the north and Mabibo Relini in tBeuth. Ubungo Darajani covers 30 hectres anddsssible
a tarmac road.

The field study revealed that the neighbourhoodettimment depends on availability of land to devetsp
Acquisition of land in informal settlements is lahg from Private Land Occupiers who sales landeeetbpers.
The study considered neighbourhood developmentLand acquisition processes as main factors influngnc
the status of the settlement. The surroundingsaoédJbungo Darajani have not been developed cemsig
with the requirements of the Dar es Salaam Madtar €ither (URT,1979). Rapid densification in theaawas
started in the 1980s after completion of MandetdrdAssortment of parcels of land development énatea is
characterized by the presence of high quality Ingjt single, double and multi-storeyed structuhes include
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the Land Mark Hotel and other related propertiesrenily under construction. The settlement also
accommodates old, poor constructed structures amt $locking roads, since it was not easy for prype
owners to redevelop them in accordance with maéeming guidelines. A number of respondents padted
to provide data and information for this study depicted in Table 5 below.

Table 5.Number and Location of respondents who cdributed to this study

Participant’s Category Ubungo Darajani Others* Total Participants
Men Women Men Women

Respondents 145 15 15 7 182
Informants - - 8 7 15
FGDs 14 5 15 12 46
Interviews 3 2 13 14 32
In-depth Interviews 7 5 3 2 17
Total 169 27 54 42 292

*QOthers combine participants from MLHSD, Municipdiies, NGOs, ARU, private and UDSM
3.0 RESULTS AND DISCUSIONS

3.1 City Informal Settlements Development Trends

Two years after independence in 1963 Dar es Saleasriargely developing in accordance with urbamipilag
practices and the extent of the built up area weardimed to a radius of about six (6) kilometresnyears later

in 1973, the City and other urban centres in Talszhacame a destination of an influx of rural-urlpgigrants
looking for employment, better life and therefotruggle to have their homes through constructingsks. In
coping with housing provision, individuals boughntl in the peripheral areas and constructed thmisds
(Kiunsi et al, 2004; Lupala, 2008 and Kyessi, 2008). This housiegelopment process caused rapid horizontal
expansion of the City, mainly along its four radiahds (Map 1). Dar es Salaam City Council-DCCO&0
2007) observes that by 1978 the built up area®iGhy had expanded to more than twice its spatid of the
1960s. The City had extended to 14 kilometres alBagu (Nyerere) road beyond the current Airport and
covered 12 kilometres along Morogoro and Bagamagals. Today, the City has been expanding to over 50

kms from its centre (DCC, 2008). Table 6 highligtits City spatial growth coupled with informal $efttents
and population increase.

Table 6: S

patial Growth of Informal Settl

ements inDar es Salaam City

Period Population and Density Extension of the @& from CBD (Clock | Number of Informal Settlements
Tower)

1891 The City had 4,000 inhabitants, |aTwo (2) Kilometres to the hinterland from One (Mzizima-Upanga)
population density of 4.5 people perthe sea.
hectare.

1955 City Population had increased [tolhe major growth areas were along the fouFhree (Kariakoo,Mzizima,
61,000 with population density of 30 major arterial roads of Morogorq, Gerezani)
people per hectare. Bagamoyo,

Pugu (now Nyerere) and Kilwa Roads

1963 The City population had increased|tdhe City growth had extended to sjxFive informal settlements. Keko,
151,000 and the gross populatiprKilometres radius. Mtoni, Buguruni, Manzese
density was 49 people per hectare. Kariakoo as major noticeable ones

1978 The City had 843,100 people; thé'he City had expanded to 14 kilometresSixteen informal settlements
density stood at 74 people peroutside the CBD.
hectare.

1988 The City had population increased|tdhe City extended to 18 kilometres fromTwenty five informal settlements.
1.5 million and the gross densitythe centre.
increased to 78 people per hectare

2002 The City had a population of 2|5The City had grown on average a radius| dfifty six major informal
million. The gross population 30 kilometres. settlements(Kyessi, 2002)
density amounted to 52 people per
hectare.

2008* The City had a population of 4 The City had grown to an average of 35 KnOne hundred (100+) plus informal

(Projections)

million people, the gross populatia

density of 51 people per hectare.

nfrom the City centre

settlements

(Kyessi, 2008)

Source: National Population Census (1978-2002); DTty Profile (2004:2008); Kyessi (2008).

Table 6 Illustrates the spatial growth of Dar es Salaany Gased on horizontal physical extension of the Cit
and its population density and growth of informettiements before and after independence. The ityagdrthe
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City’s residents, over eight out of every ten (80%® in warren unplanned settlements that areteeat in
different parts of the City (DCC, 2008).

3.2 Land regularisation attempt in the City
Community Infrastructure Upgrading Programme (CIf#)Dar es Salaam City in 2004 indicates thatetae
more than 100 unplanned or informal and under-sedvisettlements in Dar es Salaam (See Table 6: Wap
These informal settlements are characterized bk lat secure tenure, basic infrastructure services,
overcrowding and poverty (UNDP, 2002, CIUP, 200€@ 2007). Nguluma (2003) and CIUP (2004) further
provide that informal settlements in Dar es Sal@ambe put under three categories in terms of fiestson of
housing and population increase:

() Those at infancy stage, sparsely built up, dermsiiee low because houses are scattered with some
agricultural activities with ongoing subdivisiontland for housing. Land regularisation is posskile
minimum cost to pay for compensation of developmsient

(i) Those at consolidation stage, subdivisions takitage with active development of residential and
commercial properties. They require relatively lowst to compensate for developments affected by
new plans for Land Regularisation;

(i) Those at saturated stage with high density of gkl intensification of land use are carried out
through extensions, infill and gentrification. LaRégularisation has to involve a large sum of money
to pay for compensation and to open roads and deserve for urban services. Map 1.1 depicts the
distribution and status of informal settlement®ar es Salaam city

Map 1: Informal Settlements in Dar es Salaam City Source: DCC Land Use ,2008).
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Before 1961 the City had relatively slow growtheradf 2.6 percent per annum (Kyessi, 2002). After
independence the City’s population growth has baleove 7% per annum and at the time the City spatial
expansion has been growing without strict contbtmsause of inadequate institutional capacity, nessuand
the use of conventional approaches in urban managienwhich are less flexible to respond to immediat
changes in demand for planned land.

A noteworthy increase in number, size and growtimfafrmal housing in Dar es Salaam City has beeorded.

In Dar es Salaam for example, the number of infbreedtlements increased from 25 in 1979 to 40 iA019
(Lupala, 2002). By 2000, this number had increasedver 56 and over 100 in 2008 (Kyessi, 2008).e Th
property tax records for three Municipalities ofr[@s Salaam indicated that in 2004 there were BOGhdusing
units in the data base of which only 150,000 wereplanned areas. The rest 350,000 units in informal
settlements occupy more land than those in the dbmmttiements, implying that densities in thessagrare
relatively higher in terms of land coverage. Outdspaces which are critical for supporting socaeell as
economic activities are also diminishing through dlensification process.

3.3 Community Involvement in Land Regularisation atUbungo Darajani

The study sought to investigate the potentials @m@unity Involvement in Land Regularisation in Infal
Settlements. The settlement accommodates a papulati4,245 people of whom 2,420 (57%) are wometh an
the rest are men with gross residential density6X persons per hectare (URT, 2002). Accordinguio \&ard
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records, the neighbourhood hosts a total of 84%dlonids; 300 are Land/house owners who participatéue
Land Regularisation Project and the rest were tshasidents.

Land occupiers/owners initiated the idea of Landu®&risation project in 1999 and started operation2000.
The community started negotiations for the prepamadf a Town Planning Drawing of the area betwkand
Occupiers and the Kinondoni Municipal Council offis in 1999 and it took two years to get it aceepand
approved by the MLHHSD. The improvement of thelegtent through Land Regularisation was adaptedin a
effort to make sure that the neighbourhood is panand surveyed to enable preparation of land tttlend
occupiers.

3.4 Land acquisition at Ubungo Darajani

Land acquisition at Ubungo Darajani has largelynbee market base through buying from the Land Oetcap
(Settlers). Table 7 illustrates the means used dydLOccupiers to acquire/access land and housgbuatgo
Darajani.

Table 7: Land Acquisition at Ubungo Darajani

Means of Men Women Total Percentage
acquisition

Buying 132 10 142 88.8
Gift 0 1 1 0.6
Inheritance 13 4 17 10.6
Total 145 15 160 100
Percentage 90.6 9.4 100

Results presented in Table 7 show that 142 (88 &Pfroperty owners bought parcels of land from ioady
settlers, one person got land from his former eggrl@s a gift (0.6%), and 10.6% through inheritamreasion
and occupation of land by virtue of absence of llant$ was not recorded at the area. This has aotation that
land occupiers at Ubungo Darajani are likely to éhability to pay for Land Regularisation. Women4(8)
compared to men (90.6%) are seen to be the leaslvad in property acquisition. This could be calisgy
patriarchal dominance in accessing property anceostrip rights in African families.

3.5 Reasons for Implementing CP in LR at Ubungo Dajani
The Land Regularisation at Ubungo Darajani wagait@itl by the Land Occupiers after most of theneéhio
get loan facilities from established financial ingions due to the fact that they had no laneditlor collateral
purposes. Others were seeking security of theiestment and hedge for evictions as illustrated ablgd 8
below.

Table 8: Reasons for Land Occupiers to initiate and Regularisation Project

Reason No. of Land occupiers Average %

To secure Loans 46 29
To avoid eviction 40 25
Security of investment 45 28
Easy transactions costs 29 18
Total Respondents 160 100

The data in Table 8 depict that 29% land occug@red the project to facilitate use of property &&curing
loans from banks and collateral; 25% of respondgited the exercise to avoid eviction or exprotoia of
their land by Government; 28% did so for securitjneestments already made and 18% joined in tdlenaew
investments on the plot. Other reasons which lesetbhelp Land Regularization at the neighbourhaed to
adhere to formal land development in order to geess to basic services that include access roastch plot,
water supply, storm water drainage systems, scéidtevmanagement and finally to use their registgtiedto
borrow money from financial institutions and deyelbeir land according to town planning guidelinBsring
FGDs, it was noted by the Sub Ward Chair Persarttigaoverall initiatives of Land Regularisatiorojact were

to regularize the informal settlement in order mba@nce social and economic position of residemtsutih using
Land Titles over their investments made on landdoess loans and collateral. Further, it encosriegel to be
used for highest and best uses while allowing os/iteecapture capital gains from sales.

3.6 Community Involvement

The participatory approach which involved negotiatamong landowners was adopted during the regat#oin
process with an emphasis on inclusion of all memldrthe community in decision-making. The aim for
community involvement was to identify planning isswf concern and ways of addressing Land Regatams
process through community meetings and to opentiadigm with individuals who had complaints abohet
project. Through this approach, UCLAS in collabmmatwith property owners and the Ubungo Darajani
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Settlement Development Association (UDASEDA) manhge identify public and private rights, resolved
conflicts on plot boundaries and improved accelgibin the new plan.
Internal stakeholders in the project at Ubungo [aaiawere of varied capacities in terms of finandée
community had well-to-do people as well as some phamd Occupiers. The well-to-do people joined gheup
to further regularisation process but after a toheelays they left the group and surveyed theicegla of land
individually. That was after community efforts tetghe TP—drawing in 2000, proved futile. The @baison to
the Land Regularisation Committee at Ubungo Dardjad this to say during intervieviisat

“Two hotel owners at the area detached themselv@n the group efforts because some of

land occupiers were unable and reluctant to payirtlventributions in time as such the

project delayed their agendas. Well to do Land Q@@ms were not participating in our

meeting except for one who is running a Nurseryo8khrhe difference on income between

members of the community has been a real problecotamunity development projects in

our neighbourhood. Those who were able to pay @sbs 500,000 hired private surveyors to

work for them and by now they have their title dewdhile for us who failed to raise such

amount of money we are still going to the KMC teksassistance to get our Offer of Right of

Occupancy”.
Further to the above in quotes the respondent vehif#aining issues of income levels while pointaigtwo
multi-storey buildings and one poorly built hourdlie area to verify that the gap in terms of inedasitoo big.
3.7 Actors Involvement in Land Regularisation proces
Different actors with different roles have beewalved in land reguralisation process. Table 9datés this:
Table 9: Actors Involved in Land Regularisation atUbungo Darajani

Category Number | Involvement

Land Occupiers 300 Planning process, Resourceilsotitms (money, land for public use).

Local Leaders 10 Convened meetings, communicatitnKIMC, Sanction application
letters for offers, Confirm land ownership.

Tenants 4 Attended meetings and planning proaesebalf of Land Lords.

Groups/CBOs 5 Attended meetings, advised on follips to KMC and MLHHSD

Grassroots leaders 12 Supervised land demarcatomdary conflicts resolutions, follow-
ups to Sub Ward, Ward, Municipality and Ministrylainds.

Financial Institutions 1 NBC Ubungo- through CB&¥ed contributions in the USADESA
account.

UCLAS (ARU) 9| Preparation of Town Planning Drawing.

KMC 8 | Scrutiny and Certify the TP-Drawing, anaviarding to MLHHSD

MLHHSD 4 | Approval of Town Planning and Survey Plan.

Total Participants 353

Source: Field Data (November, 2012)
Actors in Table 9 were actively involved in the jact to meet their roles. The chair- person to lthed
Regularisation Committee at Ubungo Darajani cordinthat there was a sufficient level of interactimtween
stakeholders during the course of the project. Séitlement Land Regularisation Committee helpetd 6y AS
andSurvey Consulivere timely in recognizing issues and dealt wignthappropriately.
3.6 Land reguralisation Outcomes and Resource coributions
Land use planning
Landholders (3000) living within and outside theamere involved and contributed cash and othersdliin
kind. The study revealed that during the prepanabibthe detailed layout plan, only 100 (60 %) oLi60 land
holders paid their contributions. The rest of 68.40%) did not contribute because of various neagacluding
misconception and distrust of local leaders. Thia d&pt by Chairperson of Land Regularisation Cottemi
indicates that out of 300 Land occupiers, 180 (6Q%tributed in cash, 81 (27%) paid in three toefiv
instalments, 39 (13%) paid in more than five instaits. The survey revealed that 58% of the contdbs
were made within a week and two months after thd laccupiers agreed to make contributions, whilé 4
contributions took more than three months. The icagion from the trend in making contributions foand
Regularisation reflect the fact that most of L&ctupiers participate and contribute in full afj@iming a trust
of the project leadership and deliverables.
The preparation and approval of the detailed laygah was completed after 3 years while the plais wa
approved by the Director of Physical Planning invBlmber, 2002. The local leaders equally convengeneral
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meeting for land occupiers to inform them aboutdpproach of the detailed layout plan and commero¢wf
the next phase, which comprised cadastral surveythis effect, the total cost of the preparationtted TP-
Drawing was Tshs 1,260,000/=. Submission of thedid@ving to KMC for scrutiny, endorsement and for
submission to the MLHHSD for approval was facik@étby UCLAS on behalf of the Ubungo Darajani Land
Occupiers.

UCLAS was involved in making follow-ups to the MLIBBD offices in collaboration with leaders in Ubungo
Darajani Land Regularisation Committee to ensued the plan was approved by the Director of Physica
Planning at the MLHHSD. Organisation and respadliis of Key Actors or Participants at Ubungo Bjani

in Land Regularisation activities are presenteBigure 2

MLHHSD
- Approval of TP drawing
-Approval of Plans and Land documents

- Approval of survey drawing.

!

KMC
Certify TP drawing and Preparation of Title Deeds.

UBUNGO KISIWANI SUB WARD
-Coordination of LR Activities to KMC and Sign
land application forms.

-Sanction land use plans.

A 4

UBUNGO DARAJANI SETTLEMENT
--Land and Cash contributions, Management of LR
project

Figure 2: Flow of Activities on Land Regularisationat Ubungo Darajani

Cadastral Survey

Plots surveying was the next step after the appi@veP Drawing (neighbourhood layout plan) by thieector

of Town Planning at the MLHHSD. The Ubungo Darajemmmunity convened a meeting which agreed on the
plan, endorsed and directed the project team totifgfea Surveyor who could help to survey theirar&he
Land Regularisation Committee (LRC) in collaboratiwith Sub Ward leaders and Consultants (UCLAS and
Survey Consultants) was charged with the carryintgcadastral survey to enable title preparatiorthéncourse

of surveying work, LRC, UDASEDA and local leademsulted the Kinondoni Municipality and were diestt

to consult UCLAS for quick solution of their probte The surveying department at UCLAS submitted an
estimate showing that the cadastral survey of 2&&& would cost Tshs 21 million. Another surveyoagnpany
quoted 28 million. The Chairman of the Land Regaktion Committee informed the community aboutchst
quoted by two surveyors at a general meeting thattdd the Committee to approach the MLHHSD fdphe
The MLHHSD referred them to look for a Surveyingrggany which could agree to undertake that work at
cheaper charge from the first tenders. M#8Brveyconsultsurveyors were consulted and they asked the
community organization leaders to submit an appitdagout plan (TP-Drawing) for costing purposese Tost

for cadastral survey of 237 plots was at a tun€siis. 4,099,000/=. In order to be in a positiostast the work
M/S Survey Consulisked the community to seek surveying instructfoms) Kinondoni Municipality. A letter
was written by the representatives of the reguddion project and submitted to Kinondoni Municigarveyor

in charge. The survey instructions processes tawk (9) months as from mid January to October 2004.

The Land Occupiers of Ubungo-Darajani were ablecaotribute Tshs. 4,099,000/= to cover the cost for
cadastral survey through their own initiatives aftiee UDADEFU Chairperson signed a contract wite th
Surveyconsulsurveyors to survey the area. In this phase of€taal Survey, a deposit account was opened with
Tshs.3 million deposits where Landholders did dégbsir contributions.
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Outcome of Land Regularisation at Ubungo Darajani
Ubungo Darajani informal settlement has been desdriin terms of the development of settlement
administration and land tenure security. The rofegarious actors in the community have been disedisn this
paper together with challenges encountered inrfpdeimentation of the Ubungo Darajani Land Reguddian
project. In order for Ubungo Darajani to accomplils goal, it provided various levels of publivatvement,
which had the potential to reach all Stakeholdeirst of all the community survey was administeiedrder to
provide an avenue for the general public to provigaut. Members of the community that wanted toetak
greater role in the planning process had the optioparticipate in community events such as comtguni
meetings, mapping and cadastral survey of the &®&eondary, participating land owners had the dppiy to
work directly with UCLAS Town Planners during thewetlopment of the Community Agenda to support Land
Regularisation at the area as well as to work wiind Regularisation Committee during the project
implementation.
The Ubungo Darajani Land Regularisation project ttaal potential to breathe new life into the ared &m
transcend into other settlements. The outcomdsi®ftitiative include:
e 26 new business areas have been created;
e 12 roads stand to be opened / introduced withératiea to enhance accessibility;
e 48 businesses will be formalized after openingex roads;
« 3 public areas for dispensary, water collectiointsoare to be offered by private land owners on
voluntarily basis;
« Social services and garbage collection pointsewet to be enhanced;
e 320 plots are surveyed for residential purposesraing to the plan of the area;
« Database on land and houses have been estabbdtezdthe completion of regularisation, which
enhanced property tax collection and Land RenbtwsbKMC revenue after titling.
e Settlement planning has been instituted as aftyallevelopment control and this plan is the b#ais
infrastructure planning and provision by utilitygee providers.
* The release of land for social facilities and pohlise stands to improve the quality of life of all
residents of Kinondoni Municipality and the Ubun@arajani community

e At individual level, acquisition of land title cdve used as collateral to access loans from banks fo
income generation activities and other busineddBP (2005) observes that Banks in Tanzania now
do not contemplate lending on the basis of anythottter than a title registered under the Land
Registration Act No.4 of 1999 which reduces thepscof their lending to less than 10 percent of the
land in the country. Therefore, those receivinglltities will be free of that barrier.

. The Ubungo Darajani settlement had the capagcity skilled people to plan the journey for Land
Regularisation, monitor its implementation withdbteaders, municipal Authority and MLHHSD.

3.7 Lessons Learnt from Ubungo Darajani Community mvolvement in Reguralising Informal settlements

The implementation of Land Regularisation undertdrotup approach involving Community Involvement at
Ubungo Darajani has key central issues of expegi¢méearn as documented below:

Culture of collaboration and partnership in Land Rpilarisation at settlement level enhanced.

Through successful Land Regularisation carriedavidbungo Darajani land occupiers have had an dppity
to participate fully in decision making on mattaféecting their lives. Land occupiers gained thewledge of
Land Regularization from collaboration with Sub-\WWamnd Ward leaders, KMC, UCLASurvey Consultant
and MLHHSD, who helped them to identify prioritiasd negotiate on change of parcels of land bouesidor
Land Regularisation.

Accumulated knowledge on Land Regularisation in teettlement

Through engagement of land occupiers in the LanduReisation projects, land occupiers have gaires t
knowledge on how Land Regularisation process id®he success of Land Regularisation at UbungajBair
is an alert to the Urban Authorities and the MLHHSBat initiatives made by land occupiers should loe
neglected, since they can create good environmoetihé success of City-wide Land Regularization.

Improved local knowledge in tackling issues in infoal settlements

Local people have a rich knowledge base and experief making things done in their informal settts,
especially on approaches used to conduct meetiingigg on collection of contributions and boundaigpute
resolutions. Government officials have to know tlwial communities are much more likely to comewifh
solutions to their problems when given the oppatyuio participate.
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Trust and good leadership created and enhanced

There was trust and good collaboration among lasaigiers and community leaders about the handlivty a
care of project resources. There was committedivated and informed leadership that has been imgnsial in
community led-activities. The degree to which membaf the community trust and have confidence ichea
other, especially their local leaders and membéselected committees to pursue issues of Land IRegation

on their behalf is of importance in mobilizing cormnity-led projects.

Capacity building to the settlement residents

Capacity building on issues of planning has beenamong stakeholders, and surveyors and urban giann
have been enabled to work with both male and femaenbers of the settlement community in physical
planning, surveying and implementation of Land Ragsation projects. Local leaders and Land Reggdéon
Committees were involved in the whole process @ finoject and some have gained knowledge of map
interpretation on the ground, hence, being ablesdlye some minor physical planning problems atrthei
settlement in the future.

Actors’ change of attitude

Practitioners in urban planning have shown a chamgeapting to using collaborative strategieshay wworked
together in harmony to further Land Regularisafiorthe study area of Ubungo Darajani. While helpgagh
other practitioners changed from conventional wéyplanning to collaborative planning. That enabtéd
community, UCLAS, Survey Consult, KMC and MLHHSDuutlize potentials and available resources from th
community for effective and efficient Land Regutation, generation of planning standards to sut ftald
situations.

3.8 Land Regularisation through Community Involvement Challenges

Some of the remarkable challenges noted include:

Inadequacy and limitations of financing mechanisms

From this study, it was noted that there are inadeigs and limitations of financing mechanismsifdormal
settlements’ regularisation. The Central and Lé&gavernments cannot afford regularizing informatleatents

at once because of budget deficit to run its aatiwiwhile donors are no longer providing enougantg for
urban development as was of one before 1990s.héteihe private nor financial institutions alone able to
finance the whole Land Regularisation venture ag thsist on cost sharing.

Difficulties to access land information

The study reveals that there is a complexity of ynafithe statutory provisions applied to land maragnt and
development in the country, which are not knownlaad occupiers. There are over-bureaucratized and
centralized activities in land management at MLHKSignce the Ubungo Darajani Land Regularisation
Committee failure to get data on TP-of their setdat until they engaged a consultant. Access td lan
information has been raised as a major area ofecarduring FGDs and interviews with Governmentaidfis
and residents in the study areas.

Lack of wherewithal for land Planning

(i) Lack of updated base-mapsupled with high rate of haphazard house construéorced urban planners to
use an approach of direct layout design in pieceal e guide land surveyor in carrying out cadasstaivey
during land regularization process. The use of dpisroach creates difficulties to establish roaeiichy since
layout designing is not done comprehensively.

(ii) Lack of technical staffinadequate number of practicing Urban Plannersiesars and Land Officers in Dar
es Salaam Local Authorities was observed as orikeobig problems that confront land office’s atteimg to
carry-out Land Regularisation.

(iii) Lack of Standards for Land RegularisatioBuring land regularization in the study area, dtads for
adoption in Land Regularization of informal settkmts were not in place, hence hindering the apjicaf
conventional standards normally used in planning ageas. The Urban Planners were compelled to adber
planning standards which would lead to demolitibfeav parts of houses in the future.

Deficiency of Institutions and Actors Involvements

Institutions/Organizations and authorities atetfiint levels and civil society groups have diffenaotives and
interests. The following obstacles were found miyithe research:

(i) Lack of Participatory strategy for land developnt There is lack of participatory institutional anggement

in the Top-down Land Regularisation process ledth®y government. The land planning and management
system does not sufficiently involve land occupigrdand planning and surveying process as keyeptayn
physical planning activities.
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(ii) Bureaucracy in titling processDespite the success and completion of land sumdyand Regularisation
projects at Ubungo Darajani the actual number afi laccupiers who got Land Titles is very low due to
bureaucracy, which harbour environment for coraumpti

(iii) Lack of real political commitment and govement officials’ commitment&here were fussy political and
government officials commitment which caused thegjqut to take a long time to complete.

(iv) Lack of involvement of urban developers and serpimviders: There was lack of Involvement of most
stakeholders in Land Regularisation projects, wiiie Land Occupiers have sustained on the proaess t
regularize their settlements at Ubungo Darjani my @frastructure provider (TANROADs, ADAWASA,
TANESCO) involved.

(v) Lack of project Management skillkack of trained leaders was envisaged to be a vesakin the
preliminary stages of the project at Ubungo Dariajgimgagement of communities in setting the agefoda
improved settlement requires relevant skills injgco planning and management, there were a shodége
professionalism to ensure that specific problerasdaalt with in an integrated and direct manner.

4.0 RECOMMENDATIONS, CONCLUSION AND FUTURE OUTLOOK
4.1 RECOMMENDATIONS

The study recommendations the following for enhdra@mmunity Involvement and land reguralisationgess
in developing countries, Tanzania inclusive:

(i) Legislations and government policies on LanelgBarisation need to be streamlined and made more
consistent and uniformly enforced as stipulatetiand Act No.4 of 1999 and Town Planning Act of
2007.

(ii) There should be meaningful recognition of laadcupiers’ rights and well defined responsibility
stakeholders in order to reduce hanging and oveirigpactivities which create tensions during the
implementation of Land Regularisation projects.

(ii) There should be open and well conceived latlichg programs, environmental and resource managgém
planning of informal settlements regularisatioret@ble land occupiers’ full Involvement.

(iii) There is need for long-term institutional angement to enable sustainable Community Involvénmen
land regularisation projects. That should involvainting programs for capacity building elements,
resource mobilization and projects management.

(v) It should be necessary to shift from the c@twf top-down planning approach towards bottom-up
community Involvement in informal settlement adias.

(vi) There should be training of urban Authorityfioials to be courteous, friendly and helpful taluee
complaints and disputes with land occupiers dueigcution of Land Regularisation projects.

(vii) The future of land regularisation of informalettlements should be on the ability of the local
Governments to improve relations between communiied Government agencies, urban services and
utility providers.

(viii) Administration of implementation of land ratarisation needs to be strengthened to ammo misesity
among Land occupiers with different income levelsd distinct political direction and economical
obstacles, which obscure the way forward for LaeduRarisation projects’ processes.

(ix) The strategies for implementation of MKUKUTA@ Tanzania Vision 2025 are important ingredieats t
build upon the progress of land regularization $ecure land tenure to guarantee that communities
living in informal settlements enjoy the rightstteir lands.
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(x) The recent achievements recorded by Ubungoj@xarand Ali Maua “A” should be emulated and used a
foundation for a new era in the land regularizafimnprovision of secure land tenure to peoplentivi
in informal settlements.

(xi) Improved land administration and enhancedipi@dtory approaches should be the key for futuaaed-
Regularisation processes.

4.2 FUTURE OUTLOOK FOR ENHANCING LAND REGULARISATIO N

From this study it has come out clearly that indetions in informal settlements under Land Regsédion have
been dominated by Central and Local Governmentmgiittle or no chance to land occupiers to maptite in

the process. That situation has caused Governmejgicts to fail or halt Land Regularisation pro@ssbefore
completion. Most of the failures stemmed from laakresources aggravated by poor involvement of land
occupiers and the settlement community as a whextk,of Involvement of training institutions, priea NGOs,
property developers and institutions that provid®an infrastructure and services.

The proposed structure for Land Regularisation igufeé 3.1 is considered to garner concerted effoftall
stakeholders based on Bottom-up strategy in ondasé resources owned by land occupiers to finHrecenajor
part of the cost for Land Regularisation. Land @dets in informal settlements are not all that pbased on
category and standards of houses in Ubungo Darajettiement. There is a need for them to contribute
resources for Land Regularisation in their settiet:ieFigure 3.1 below provides the proposed opmrali
structure for Land Regularisation process undertddotup Community Involvement through initiative$ o
settlement residents (Land Occupiers) partnerintdp wther actors/stakeholders in urban developméhée
structure and the process will make it possibledifective utilisation of pillars in Community Ink@ment,
which are: Resources; Regulatory framework; Instihs; Empowerment and Organisation.

MLHHSD
| = -Policy Formulation m
* Directrves
* Resomrce contributions
. * -Recordsand data keepi
inkes - P £
)
. . 7 Institution & NGOs
Municipal Council
) * Consultancy
*  Support the project * Services provision
* Prepare Layout plan * Research
' Technical support * Training
* Co-financing * Technical support
. Appmd'ilaaf_TP and * TF and survey plans
survey drawings I .
*  Bylaws and regulations Froject design
' Datakeeping
-Titling process
/
ik s Settlement Community Linl

. Contribute Besources
*  Dlanagement of the project (LR |
cormittes)

Figure 3: Recommended Structures for Land Regulasgation of Informal Settlements
Key: Step 1= Land Titling (ownership, development, uggints).
Step 2= Incremental Development (Infradtiee, Urban services).
Step 3= Redevelopment, social and envigriad sustainability.
Figure 3.1 illustrates the model expressing linkagesponsibility and resources contribution bkelmlders
participating in Land Regularisation for secureuten The structure establishes the formal commtioita
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system in Land Regularisation and recognises foramal informal networks which create various pattern
among stakeholders. The vertical as well as hot&dimks of the set/design organisation or operastructure
in Figure 3.1 is intended to ease communicatioBimthe teams, and reflects team working, accdoilittaand
controls during Land Regularisation.

4.3 CONCLUDING REMARKS

The study shows that local community Involvementirigportant towards enabling residents in informal
settlements to come together and fights againgt tight of securing tenure in informal settlemertowever,
linkages synergy and partnership in view to Invoteait process and contribution of different resosiiagpears
to be an important ingredient in enhancing locahownity in securing land tenure and therefore safed)
urban environment. Roles of different actors inaglgdthe central government, local government arfterot
planning and development institutions need to learchnd therefore contributed to enable local conityu
initiated project such as land regularisation tarbplemented effectively. This may be the case ostAfrica
countries, where the need for upgrading inform#lesaents is an agenda.

City investment process is cumbersome and follolebal markets and investment needs. Preparing ithie ¢
land development strategy and framework can helpige conditions for developing each parcel of lamdl
accommodate market forces. In the City of Dar dae®a, after the death of the master plan of 19@8and use
plan proposal is in place to coordinate land dguelent plans for the city and therefore unorganiaetivities
are common. Likewise, putting in place land rangersnsure proper land coordination is needed tmedéand

is declared as a planning area ripe for developmeartd rangers are lacking in the city. This alsayrhelp
prevent informal housing development, which hasilental effects on agriculture land. Similarlywill help
provide room for negotiation among actors and redumecessary land conflicts.

Generally, the implementation urban informal setté@ts upgrading strategies fall under the questibn

planning, budgeting and investment planning angaesibility. This indicates that human, financiaida

information resources are a concern in implemestati requires commitment, transparency and asgigoles
and responsibility. The government cannot do iheldA partnership is needed to improve informalesetent in
rapid urbanisaing city like Dar es Salaam City danttl use planning for reduced poverty and for sgset
implementation, monitoring and review. However, ulagpory guidelines for the planning of new urban
developments may not be applicable when upgradingairied out in old developed informal settlements
urban and periurban areas. Where these have plittdamtensive use, and layouts are more informahtin
officially planned areas, the imposition of regalgtguidelines in full is impossible. This requirsxible and
agreed planning space standards in a participataryner to consolidate the object of the exercisetharefore
improve informal settlements in Tanzania and ottmemtries of the same context.
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