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DEFINITION OF TERMS  

Abbreviated Resettlement Action Plan is a resettlement document prepared to mitigate 

impacts that has affected less than 200 Project affected persons in accordance to World Bank 

OP 4.12. 

Compensation/Facilitation means payments made in cash/in kindin recognition of loss of 

assets and Livelihoods resulting from impacts caused by planning and surveying.  

Complete Displacement: means the displacement of a structure owner or institution PAP etc. 

from one parcel of land to a different parcel of land outside the settlement due to the planning 

and survey activities including demarcation of roads.  

Cut-off date is the date the census begins. Persons entering and/or occupying land in the project 

area after this date and not included in the inventory of PAPs will not be considered eligible for 

facilitation. Similarly, fixed assets such as structures, established after the cut-off date will not 

be compensated/facilitated.  

Market rate:  The selling price of a commodity in the open competitive market. 

Project Affected Person(s) (PAPs) are persons, households, enterprises, and public or private 

institutions affected because they may lose, be denied, or be restricted access to economic 

assets; lose shelter, income sources, or means of livelihood. These persons are affected whether 

or not they must move to another location. 

Rehabilitation Assistance is the additional support, over and above compensation accorded to 

the vulnerable or at-risk members of the affected community during implementation of the 

ARAP e.g. labour support. 

Improvement of the settlement: This refers to planning with a focus on upgrading or 

enhancing a settlement e.g. through expansion of some road wayleaves where necessary, as 

opposed to total renewal or total redevelopment of the settlement.  

Localized displacement means displacement of a structure owner or institution PAP etc. from 

one parcel of land to a different parcel of land (within the settlement) due to the planning and 

survey activities including demarcation of roads. 

Replacement cost means replacement of assets with same quality and quantity with an amount 

sufficient to cover full cost of lost assets and related transaction costs and taxes. The cost is to 

be based on Market rate (commercial rate) according to Kenyan law for sale of land or property, 

without depreciation in addition to other considerations such as (a) transporting building 

materials to the construction site; (b) any labour and contractors  fees; and (c) any registration 

costs. Therefore, for Replacement cost for houses and other structures means the prevailing cost 
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of replacing affected structures, in an area and of the quality similar to or better than that of the 

affected structures at market rates without depreciation. 

Resettlement Action Plan (RAP) or Resettlement Plan is a resettlement instrument (document) 

to be prepared when program locations are identified. In such cases, planning and survey 

activities including demarcation of roads leads to physical displacement of persons, and/or loss 

of shelter, and /or loss of livelihoods and/or loss, denial or restriction of access to economic 

resources. RAPs are prepared by the party impacting on the people and their livelihoods. RAPS 

contain specific and legal binding requirements to resettle and compensate/facilitate the 

affected party before implementation of the project activities. According to provisions by the 

World Bank OP 4.12, RAP is prepared where project affected persons are more than 200 while 

an Abbreviated RAP is prepared where project affected persons are less than 200. 

Resettlement Assistance means the measures to ensure that Project Affected Persons who may 

require to be physically relocated are provided with assistance during relocation, such as 

moving/shifting allowances for ease of resettlement, residential housing or rentals, rental 

allowance whichever is feasible and as required, for ease of resettlement. 

Resettlement Policy Framework (RPF) has been prepared as an instrument to be used 

throughout the informal settlements improvement project implementation. The RPF will be 

disclosed to set out the resettlement and compensation policy, organizational arrangements and 

design criteria to be applied to meet the needs of the people who may be affected by the project. 

The Resettlement Action Plans (ñRAPsò) for the project will be prepared in conformity with 

the provisions of this RPF. 

Survey means a 100% field assessment carried out to identify and determine the number of 

Project Affected Persons (PAP).  

Squatters are those who have extended their settlements into Government/public land and have 

no formal right or claim to the portion of the lands.   

Vulnerable Groups include all those affected by the project who are below the poverty line, 

the elderly, women and children headed households, indigenous people, Persons Living with 

Disabilities, ethnic minorities or other Project Affected Person who may not be protected 

through national land compensation legislation. 
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EXECUTIVE SUMMARY  

Introduction  

In response to, and towards the contribution of the Vision 2030 goal for urban areas - a 

well-housed population living in an environmentally-secure urban environment, -  the 

Government of Kenya (GOK) with support from the World Bank, through The International 

Development Association (IDA), the Swedish International Development Cooperation Agency 

(Sida) and the Agence Française de Development (AFD) developed the Kenya Informal 

Settlements Improvement Project (KISIP) as part of a national strategy1
 to address challenges 

associated with urban growth. KISIP aims to improve living conditions in informal settlements 

in selected municipalities in Kenya, by improving security of tenure and investing in 

infrastructure based on plans developed in consultation with the community. 

 

Nyeri County, and specifically Kihatha Informal settlement is one of the beneficiary 

settlements. KISIPôs activities in Kihatha Informal settlement - a settlement located 

approximately 1.4 Kilometres East of Nyeri town, in Kihatha Sub location, Kamakwa/Mukaro 

ward, Nyeri Town Constituency/Sub County, measuring 21.3 Ha and housing approximately 

250 people -, specifically sought to provide a framework for the regularization and provision 

of secure land tenure in the former colonial village. The Settlement, had a plan approved in 

2004 but not implemented.  

 

In 2012, KISIP started a planning and survey process in the settlement. The preparation of a 

basemap showed that some of the planned roads (in the Local Physical Development Plan) were 

passing through buildings or taking over 50% of some parcels leaving quite uneconomical sizes 

or aggrieved owners. Majority of this impact was avoided and others minimized through part 

re-planning2 while still ensuring that Survey of Kenya standards and planning requirements 

were maintained. The revised LPDP produced 62 plots and 62 beneficiaries (i.e. 29 male, 31 

female, 1 church, and 1 self-help group (with 29 people)). The LPDP defines 15m, 12m, 10m 

and 9m roads as applicable within the settlement.  

The approved LPDP was implemented and 55 titles issued in 2016 by the Ministry of Lands 

and Physical Planning.3 This however prompted impact on 20 Project Affected Persons (PAPs), 

in advance of the preparation, clearance and disclosure of an Abbreviated Resettlement Action 

Plan (ARAP).  Following a World Bank Social Audit in 2017, it was agreed on that an ARAP 

should be undertaken in retrospect. The purpose of this ARAP is therefore twofold: 

¶ To identify PAPs who had pulled down their assets/structures and constructed them 

within the boundaries of the allocated parcels, and in collaboration with the PAP and 

                                                 
1 The Strategy comprises of three multi-sectoral programmes namely;- (i) The Kenya Informal 

Settlements 

Improvement Programme, (ii) The Kenya Municipal Program (KMP) and, (iii) the Nairobi 

Metropolitan 

Services Improvement Project (NaMSIP) financed by the World Bank. 
2 Considered more of improvement rather than total replanning of the settlement. 
3 The remaining 8 titles will be issued concurrent with the implementation of this ARAP  



 

vi 
 

Settlement Executive Committee (SEC), reconstruct displacement impacts, and 

mitigate in retroactively. 

¶ Identify PAPs who were yet to pull down the assets/properties, assess, quantify and 

mitigate the impacts of the project.  

 

The ARAP was undertaken reliant on a number of qualitative and quantitative methods with 

parcel by parcel transect walks, as well as collaboration with the Settlement Executive 

Committee (SEC) proving useful in identification of PAPs, and verification of affected 

structures, more those that had been demolished or moved. Various meetings were also 

undertaken: 

¶ 25th January/2nd February 2018 with the County Government of Nyeri 

¶ 31st January 2018 - National Land Commission 

¶ 31st January 2018 - Settlement Executive Committee  

¶ 1st February 2018 - Project Affected Persons 

Impacts on Project Affected Persons 

Despite its positive impacts ï where the settlement occupants indicated tenure regularisation 

has improved land value and allowed investment on their plots ï the planning and survey 

component affected a total of 20 Project Affected Persons, due to boundary realignment, road 

wayleave alignment and localized displacement, as shown in the tables below. There were no 

tenants affected. 

Table 0-1 PAPs breakdown 

       

   Structure Owner PAPs - 20    

       

 Male -6    Female -14  

       

Vulnerable 

- 1  

Non 

Vulnerable-5  

Vulnera

ble - 12  

Non 

Vulnerable-2 

       

Table 0-2 Cause of Impact 

Cause of Impact Number of Structure Owner PAPs 

Boundary realignment 4 

Road wayleave alignment 15 

Localised physical displacement 1 
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The locally displaced PAP had settled within Kihatha secondary schoolôs playground. Based 

on community consultations and proposals, the PAP was accommodated within the settlement 

on unoccupied land.4  

Majority of the PAPs are female (70%), compared to men at 30%. The average age is 61, 

indicating the PAPs are relatively elderly persons. Despite so, casual labour is the main source 

of livelihood for half of the PAPs. 

 13 PAPs are considered vulnerable as they are elderly (above 65 years), widowed and/or 

female heads. Of these, 12 are female and 1 is male.  

Impact on Structures 

Main houses, accounting for 38% were mostly affected. This involved full impact on 7 houses.  

Table 0-3 Structures affected5 

Structure Type Full L oss Partial Loss Total Percentages 

Main House 7 5 12 38% 

Secondary House 1 1 2 6% 

Kitchen 4 1 5 16% 

Latrine 10   10 31% 

Cowshed 1   1 3% 

Bathroom 1   1 3% 

Poultry shed 1   1 3% 

Total 25 7 32 100% 

All of the affected main and secondary6 housing units are/were made of timber off cuts walls 

and Galvanised Corrugated Iron sheets (GCI) roofing. 92% of the units have/had an earth floor 

and 8% (1 house) has a cement screed floor. 

The impact on structures was due to both boundary realignment and proposed road expansion, 

as well as localised displacement of 2 PAPs as Table 0.4 below shows. 

Table 0-4 Cause of Impact on structures  

Structure 

Type 
Roads Boundary 

Localised 

Physical 

Displacement 

Total Percentages 

Main House 9 2 1 12 38% 

Secondary 

House 
2     2 6% 

Kitchen 5     5 16% 

Latrine 7 2 1 10 31% 

Cowshed 1     1 3% 

                                                 
4 2 beneficiaries were locally displaced. However, one did not have any structures and thus was not 

considered a PAP. Both beneficiaries requested to be considered for titling and the community 

agreed to have them settled on unoccupied land. 
5 Largely, the table comprises of structures that had already been moved. 
6 Here referring to any other auxiliary structure apart from the main dwelling unit.  



 

viii  
 

Bathroom 1     1 3% 

Poultry house     1 1 3% 

Total 25 4 3 32 100% 

Mitigation  

Mitigation measures are provided for all impacts. All assets, including main houses, latrines, 

kitchens etc. which were surveyed (including those valued in retrospect) in the Project-Affected 

Area by the Cut-Off Date i.e. 1st February 2018 are eligible for compensation, at full 

replacement value as at time of valuation.  

A three-tier grievance mechanism - Settlement Grievance Redress, ARAP implementation 

Committee (RICs), resolution through courts of law for PAPs who may not be satisfied with 

the proposed entitlements is proposed.  

Towards managing implementation of this ARAP, the key day to day implementing institution 

is the RIC, specifically set up for Nyeri County. Overall, the primary responsibility for the 

implementation of this ARAP remains with KISIP who will ensure all PAPs are adequately 

facilitated according to the budget. 

Commitments 

To ensure this ARAP is fully implemented, KISIP commits to the following: 

¶ KISIP will facilitate all the Project Affected Persons according to provisions of this 

ARAP including the budget for compensation and timelines as per the implementation 

schedule. 

¶ KISIP will ensure all grievances are addressed and resolved in a timely manner as 

indicated during implementation of this ARAP. 

¶ KISIP will undertake verification and ensure Titles with errors as issued to the 

beneficiaries are corrected and re-issued. This include issuing the remaining titles (Not 

yet Issued) to the respective beneficiaries in accordance to the implementation schedule 

of this ARAP.KISIP will undertake community sensitization on land succession 

processes, and in collaboration with the area chief undertake community sensitization 

to caution the community against any form of Gender Based Violence (GBV) related 

the use of compensation funds by spouses. 

¶ KISIP will work with the County Government of Nyeri in ensuring the sustainability of 

the project. The County will be part of the RIC in implementing this ARAP, part of the 

grievance resolution mechanism, provide additional assistance where necessary to 

vulnerable PAPs in rebuilding their structures through the SEC, undertake development 

control, Clearance of structures on road way leaves after the expiry of self-demolition 

period as well as protecting the road reserves from future encroachment by beneficiaries 

and/or any other actors.  

¶ KISIP will issue a minimum of three-months self-demolition notice after compensation 

is issued to PAPs to enable them salvage their assets.  

¶ KISIP will undertake Monitoring and Evaluation of this ARAP during and after 

implementation as outlined in this ARAP. 
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1. INTRODUCTION AND BAC KGROUND  

1.1 INTRODUCTION  
 

Like many other African countries, Kenya has experience rapid urbanization and urban growth. 

The total population, increased from 10.9 million in 1969 to 38.6 million in 2009 (Kempe 

2012). As Figure 1.1 below shows, it is estimated that over 60% of the population will be living 

in urban areas by 2030 (GOK 2007). While urbanization is not a problem per se, Kenyaôs 

process has been accompanied by inadequate, poor and in most instances, the lack of 

appropriate urban planning, which explains the proliferation of informal settlements. The 

mushrooming of informal settlements in major towns, poses various fundamental challenges, 

including inadequate infrastructural services (i.e. roads, water, drainage, sanitation), health 

risks, congestion, encroachment of ecologically sensitize (and protected) areas etc. In addition, 

these are areas often characterized by insecure tenure, the occupants often encroaching into 

private or public land.   

 

Figure 1-1 Urban-Rural Population growth 

Source: GoK 2007 

 

This complex mix of factors poses a serious challenge to the socio-economic development of 

the inhabitants, and the country in general. Particularly, insecure tenure, inadequate urban 

planning and insufficient serviced land diminishes confidence and investment in land, housing 

and infrastructure ï factors which Vision 2030 ï the countryôs long-term blue print for 

development ï seeks to address. The target is to transform the county and provide for a high-

quality life for its citizens by the year 2030, by sustaining a 10% annual growth rate. The Vision 

is implemented under 3 pillars i.e. Economic, Political and Social, with the latter being of most 

relevance here.  

Particularly, Housing and Urbanization under the Social Pillar is perceived as an area of 

concern. The government sees the planning and management of urban development as critical 

to the overall vision of the housing and urbanisation requirements for the realisation of Vision 
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2030 are most relevant. The document thus poses a challenge of developing órealistic strategies 

that promote sustainable urbanisation by creating functional, vibrant and efficient urban centres 

that support the unlocking of Kenyaôs development potential.ô 

In response, and towards the contribution of The 2030 goal for urban areas - a 

well-housed population living in an environmentally-secure urban environment, Government 

of Kenya (GOK) with support from the World Bank, through The International Development 

Association (IDA), the Swedish International Development Cooperation Agency (Sida) and the 

Agence Française de Development (AFD) developed the Kenya Informal Settlements Project 

(KISIP) as part of a national strategy7
 to address to address challenges associated with urban 

growth.  

1.2 KISIP  AND THE  4 COMPONENTS  
Housed in the Ministry of Transport, Infrastructure, Housing and Urban Development 

(MTIHUD), and currently being implemented in 14 counties in the following 15 towns and 

cities of Eldoret, Embu, Garissa, Kakamega, Kericho, Kisumu, Kitui, Machakos, Malindi, 

Mombasa, Nairobi, Naivasha, Nakuru, Nyeri and Thika; selected on the basis of agreed criteria, 

Kenya Informal Settlements Project (KISIP) aims to improve living conditions in informal  

settlements in selected municipalities in Kenya, by improving security of tenure and investing 

in infrastructure based on plans developed in consultation with the community.  

 

The Project has the following four components 

 

ü Strengthening Institutions and Project Management - Carries out activities to 

strengthen the capacity of MTIHUD as well as the institutional capacity of the selected 

counties to develop and implement e.g. city-specific urban upgrading strategies and 

plans. The component also carries out a range of activities for the implementation of 

the Project including) mobilizing communities to participate in the designing and 

overseeing implementation of Settlement Upgrading Plans, establishing a monitoring 

and evaluation system, and carrying out socio-economic surveys of slum settlements at 

the beginning to establish a baseline and at the end of the Project to determine the 

impact of the Projectôs interventions, all through provision of goods, technical advisory 

services and training required for that purpose. 

 

ü Enhancing tenure security - Supports the enhancement of tenure security in urban 

informal settlements (including provision of technical advisory service, goods and 

training required for that purpose), such activities to include conducting detailed 

mapping of existing slum settlements, (organizing and mobilizing communities to 

participate in the informal settlements upgrading activities, identifying and 

demarcating settlement boundaries, preparing local physical development plans, 

establishing a database on the land tenure status of slums, upgrading of the 

Geographical Information Systems labs at the MTIHUD and in selected Counties, 

                                                 
7 The Strategy comprises of three multi-sectoral programmes namely;- (i) The Kenya Informal 

Settlements Improvement Programme, (ii) The Kenya Municipal Program (KMP) and, (iii) the 

Nairobi Metropolitan Services Improvement Project (NaMSIP) financed by the World Bank. 
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surveying individual plots and preparing registry index maps, and preparing, 

registering , and issuing titles to individual persons or to groups 

 

ü Infrastructure and Service delivery - Supports implementation of settlement upgrading 

plans developed at the community level, investment in settlement level infrastructure, 

and, where necessary, extension of trunk infrastructure to settlements. Areas of 

investments include roads, bicycle paths, pedestrian walkways, street and security 

lighting, vending platforms, solid waste management, storm water drainage, water and 

sanitation systems, electrification, public parks, and green spaces, whose selection and 

prioritization is based on a set of agreed criteria 

 

ü Planning for Urban Growth ï Assists Counties to plan for future urban growth, 

through activities such as carrying out a systematic study of the main impediments to 

delivery of housing and serviced land that is affordable to persons in the lower two 

income quantiles of the urban population,  conducting analysis of the available 

financing for low-income housing, and developing the appropriate strategies to 

improve access to financing, and developing systems, standards, or policies that 

facilitate delivery of serviced land and housing for low-income households. 

Component 2 in terms of enhancement of tenure security in urban informal settlements is of 

relevance here. 

1.3 KISIP  INTERVENTIONS  IN  NYERI  
KISIP planning and survey activities in Nyeri in December 2012. This targeted seven Nyeri 

settlements including Kihuyo, Kihatha, Riamukurwe, Ithenguri, Gatitu, Githiru and Muruguru 

ï all spread out within Nyeri Municipality.  

The activities in Kihatha informal settlement, a settlement approximately 1.4 Kilometres East 

of Nyeri town, in Kihatha Sub location, Kamakwa/Mukaro ward, Nyeri Town 

Constituency/Sub County and measuring 21.3 Ha, specifically sought to achieve the following 

objectives ï all aimed at providing a framework for the regularization and provision of secure 

land tenure and perhaps later infrastructure development in the former colonial village: 

¶ Socio-economic and physical mapping of the settlement and respective communities 

¶ Preparation of Local Physical Development Plans ï where applicable; and submission 

for approval. 

¶ Surveying of plots and preparation of survey plans and submitting to the director of 

Surveys for approval. 
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Figure 1-2 Kihatha Location Plan 

 

The in situ planning approach and process undertaken in the settlement took cognizance of the 

existing conditions, and KISIPôs interventions were limited by the special conditions of the 

informal settlement i.e.  Kihatha had an approved Local Physical Development Plan 

(LPDP)prepared in 2002 (approved in 2006) but not implemented. Further, to minimize 

displacement and resettlement impacts, the nature of the KISIP intervention took an 

improvement8 angle as opposed to total renewal and redevelopment of the settlement.  

In addition, the placement of beacons between 15th April and 10th May 2014, and the issuance 

of 55 title documents to the settlement members by the Ministry of Lands and Physical Planning 

in 2016 led to impact for majority affected persons, in advance of the preparation, clearance 

and disclosure of an ARAP.9 During interviews conducted in January 2018, the community 

indicated that they perceived the beacons and titles as an indication that everyone should settle 

within their own parcel, thus triggering movement. 

1.4 OBJECTIVE  OF ARAP  
Standard Safeguards practice requires preparation of Resettlement Action Plans (RAP) before 

commencement of impact. This way a RAP serves as a tool for the identification of project 

impacts and affected populations, defines a compensation framework for assistance and 

restoration of livelihood activities. In addition, it sets out an implementation schedule, assigns 

organizational responsibilities, and provisions for redress of grievances. However, as indicated 

previously, land title deeds were issued in 2016. In this case, Project Affected Persons (PAPs) 

interpreted this as a requirement to rebuild structures within their parcels. The purpose of 

preparing this Abbreviated Resettlement Action Plan (ARAP) in retrospect was therefore 

twofold: 

¶ To identify PAPs who had pulled down their assets/structures and constructed them 

within the boundaries of the allocated parcels, and in collaboration with the PAP and 

Settlement Executive Committee (SEC), reconstruct the impacts. 

                                                 
8 As defined in the definition of terms section.  
9 8 titles are pending.   
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¶ Identify PAPs who were yet to pull down the assets/properties, and assess the impacts 

of the project,   

In both instances, this was to enable valuation of the assets and provide a strategy for 

compensation to ensure that the PAPsô livelihoods are restored or improved.  

Specifically, the objective was to: 

(a) To identify PAPs and their properties and determine the extent of involuntary 

displacement, and put in place measures to minimise and/or mitigate such impacts; 

(b) To value PAPsô property and assets, and provide a clear pathway to restoration of 

livelihood activities post displacement and relocation. 

(c) To carry out consultations with the PAPs, SEC, and other stakeholders, including 

the County Government and local administration, and to update them on the 

project, and further obtain their concerns regarding the socio-economic impacts 

of the project and mitigation measures. 

(d) To set out provision for redress of complaints and grievances made aware to, and 

accessible to all the PAPs. 

(e) To establish a framework for monitoring, evaluation, and reporting of project 

impacts. 

1.5 ARAP APPROACH AND METHODOLOGY  
The development of this ARAP took on a participatory approach in which the Nyeri County 

Government took a central role, and one that employed both qualitative and quantitative data 

collections methods: 

1.5.1 Document Review: 

The planning and survey activities were undertaken by a Consultant ï Centre for Urban and 

Regional Planning (CURP) between December 2012 and October 2014. This process has been 

reconstructed on the basis of review of documentation including the final completion report, 

Socio economic and Physical mapping report, progress reports etc.  

1.5.2 Stakeholder Meetings and Consultations 

County Government of Nyeri 

The re-entry into the settlement was preceded by a meeting with the County government of 

Nyeriôs Ministry of Lands, Housing, Physical Planning and Urbanization, where the county 

pledged support for the exercise and allocated staffing for easier access to the settlement. The 

meeting also served as an advisory on emerging issues in the settlement. In addition, an exit 

meeting with the county reiterated the need to accelerate the ARAP process so as to finalize the 

issuance of titles.  

National Land Commission   

A meeting with National Land Commission (NLC) sought to shed light on developments in the 

settlement including emerging grievances as a result of the titling process.  

1.5.3 Identification of PAPs 

Due to the time lapse since the surveying of the settlement, the identification of PAPs was a 

sequential and systematic process to ensure all affected parties were identified:  
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1. Overlay of Survey plan and Structure maps  

Before carrying out field visits, a desk analysis that sought to identify the number of Project 

Affected Persons (PAPs) impacted by the demarcation of settlement boundaries was 

undertaken.  In this case, individuals with structures that fell outside the parcel boundaries were 

considered affected as they would have, in most cases been required to pull down their 

structures and construct them within the boundaries of the allocated parcels.     

2. Settlement Executive Committee Meeting 

KISIP had formed a Settlement Executive Committee (SEC) during the planning and survey 

activity. This was found to be active. A meeting with the SEC sought to update on the findings 

of the Bankôs social audit, as well as seeking a status update on the position of beacons, and 

movement of the community since the surveying process, and ï with a focus more those 

affected by interboundary alignment, localized displacement (in the sense of resettlement from 

one parcel to a different one within the settlement) and road wayleave alignment.  

The meeting was crucial in shedding light on emerging concerns related to the titling process 

(e.g. where names on titles were misspelt or did not match the National Identity Cards), and 

other grievances. 

3. Transect Walks  

In collaboration with the SEC, (and with other community members joining), a systematic 

parcel by parcel transect walk was used to identify persons and structures affected by 

interboundary alignment, wayleave alignment; and localised displacement. In each case, the 

nature of impact was noted and a list of structure owners developed for purposes of the 

socioeconomic and valuation (assessment) carried out the following day.  This proved useful 

for various reasons: 

¶ The SEC in all settlements were effective in identifying over 90% of the affected 

structures, whether intact or cases where these had been demolished and reconstructed. 

Their knowledge of the settlement proved to be very key to the exercise. 

¶ In areas where the structure had already been rebuilt, the SEC and the neighbours could 

not only identify but also verify indeed if such a structure existed previously, and its 

make.  

¶ Through verification, outsiders would not be included as PAPs.  

As part of this exercise, photographs of the structures were taken.10 In all cases, a PAP was 

required to indicate the location of the beacons, where KISIP officers and the SEC indeed 

verified if the structures were indeed affected. Where beacons were missing (in a few cases), 

the previous location was indicated, and triangulation undertaken by surveyors to verify. Where 

the structure had already been demolished, the PAP was required to physically indicate the site 

that previously hosted the structures, and the SEC would verify. At the end of the exercise, the 

SEC and KISIP team mobilised the PAPs for a PAP meeting held the following day.  

In addition, a comprehensive list of the PAPs, structure affected (and its nature), and cause of 

impact was developed. This list served as the basis of the socioeconomic and valuation exercise, 

thus eliminating possibility of duplication. 

                                                 
10 Reconstructed and those yet to be reconstructed 
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1.5.4 Socioeconomic survey 

Using the PAP list developed, each structure owner PAP was visited and a social economic 

questionnaire administered on 1st February 2018. The interview solicited quantitative 

information on demographic structure, livelihood, employment and income, housing details, 

household wellbeing and welfare, access to health and education facilities, waste disposal, 

community-based support networks, fears/concerns over the proposed development, and 

suggestions for resolution (including preference for compensation), among other ARAP issues. 

1.5.5 Verification of PAPs, and Collecting their Concerns 

A meeting with all PAPs was held on 1st February 2018, same day as the socio-economic 

survey. Due to the nature of the participants including the elderly, the meeting was held in a 

mix of the local languages i.e. Kikuyu and Swahili. The messages revolved around structures 

and persons eligible for facilitation, use of facilitation for the intended purpose, procedures for 

movement including notice period, cut-off date etc. as Annex A (iii) shows. The list of PAPs 

and affected structure was read out for verification purposes. 

In addition, it was noted that the SEC had been collecting concerns related to titles already 

issued. Rather than establishing a separate grievance redress mechanism, the community 

proposed and agreed that the SEC (with the SEC secretary acting as the records keeper) in the 

meantime should continue collecting all the concerns. Their work would form the basis of a 

verification exercise that was to be carried out by both KISIP Nairobi and Nyeri, together with 

the National Land commission to ensure titles with problems/issues would be 

corrected/reissued.  

1.5.6 Assessment (valuation)  

A parallel valuation exercise/assessment was undertaken by a registered valuer. This included 

a verification of the impact by assessing the location in respective to the beacons. The affected 

structure was also measured using a tape measure and its make including materials taken.   

Where the structure had already been demolished, the owner was asked to show its former 

location and to describe its make and size. The size was re-established using the newly 

reconstructed structure as a comparison. The SEC was asked to verify the details given.  

Asset Valuation methodology 

Valuation can simply be defined as the art or science of establishing the value (worth) of a 

particular interest in property for a specific purpose and at a particular moment in time; taking 

into considerations all the features of the property and also considering all the underlying 

factors of the market. Asset valuation is a way of objectively determining the worth of an asset 

by a qualified professional. In Kenya, the Valuers Act cap 532 prescribes who a qualified valuer 

is. In summary, the law provides for a qualified valuer being a registered valuer under the 

Valuers registration board and in practice the valuer should be licenced to practice as at the 

time of valuation of the property assets.  This is the professional who was involved in survey 

and valuation in Kihatha informal settlement. 

This exercise involved: - 

¶ Determination of the affected asset i.e. assessment of the impact by assessing the 

location of asset in respect to the beacons.  
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¶ Carrying out a physical inspection of the properties under instruction by measuring and 

taking details of ownership, construction, accommodation and locational attributes. 

¶ Inspection of óownershipô documents of land, or legal documentation of structure owner 
in presence of SEC to verify the person was indeed a PAP and known to the settlement.   

¶ Writing a report on the subject properties detailing the determined values for 

compensation purposes and presenting the report and valuation as per professional 

requirements and more specific the general remarks concerning the subject properties. 
 

The International Valuation Standards Council (IVSC), as well as most major valuation 

standard setters in the world, refers to three approaches to valuation, namely, the Comparison 

approach, the Investment approach (Discounted Cash Flow approach) and Depreciated 

Replacement Cost approach. 

 
Kenyan laws do not prescribe the valuation techniques that must be used in resettlement and 

compensation cases but in practice valuers use market value. The valuation technique used to 

measure market value should, however, be appropriate for the circumstances, and should be 

supported by availability of sufficient data. This is summarized in the table below; 

Table 1-1 International Valuation Standards (IVS) Guidance Provided by the IVSC 

Value Approach Application guidance provided by IVSC 

Market approach 

Valuation technique uses 

prices and other relevant 

information generated by 

market transactions 

involving identical or 

comparable assets 

¶ Under the market approach, the value is determined based on comparable 

transactions. Although property interests are not homogeneous, the IVSC 

considers the market approach most commonly applied. 

¶ ñIn order to compare the subject of the valuation with the price of other real 
property interests that have been recently exchanged or that may be 

currently available in the market, it is usual to adopt a suitable unit of 

comparison. 

¶ A unit of comparison is only useful when it is consistently selected and 

applied to the subject property and the comparable property interests in 

each analysis.ò 

Income approach 

Valuation techniques 
converts expected  future net 

cash flows to a single current 

(discounted) amount 

Various valuation methods can be captured under this valuation technique. 

They all have in common that the valuation is based on estimated future income 

and profits or cash flows. 

 

Most commonly recognized are the: 

Income capitalization method, also known as the yield method under which a 

constant income stream is capitalized; and, 

The discounted cash flow method. 
ñThe yield methodò is quick and simple but cannot be reliably used where the 

income is expected to change in future periods to an extent greater than that 

generally expected in the market or where a more sophisticated analysis of risk 

is required. In such cases, various forms of discounted cash flow models can be 

used.ò 

Cost approach Valuation 

technique that reflects the 

amount that would be 

required currently to replace 

the service capacity of an 

IVSC considers that this method should be applied by exception only: 

ñIt is normally used when there is either no evidence of transaction prices for 

similar property or no identifiable actual or notional income stream that would 

accrue to the owner of the relevant interest. It is principally used for the 
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asset (often referred to as 

current replacement cost) 

valuation of specialized property, which is property that is rarely if ever sold in 

the market, except by way of sale of the business or entity of which it is part.ò 

 
The World Bank and Choice of the Value Approach  

The Replacement cost (RC) approach is the basis of value preferred by the World Bankôs OP 

4.12 Policy guidelines on involuntary resettlement. Replacement cost is the estimated cost to 

construct, at current prices, a building with utility equivalent to the building being valued. The 

concept of replacement assumes the use of modern materials and current standards, design, 

layout, and quality of workmanship. 

 

The concept of replacement embodies all the subject propertyôs attractions and deficiencies that 

in valuation of assets are accounted for by the process of depreciation.  The World Bankôs OP 

4.12 Policy guidelines on involuntary resettlement, however, disallows depreciation of assets 

for compensation purposes. This simply translates to assessing ñreplacement costò as if the 

structure being valued is new and has been constructed using modern materials and current 

standards, design, layout, and quality of workmanship. 

 

Similar floor area of premises can easily be understood to offer similar utility but what are 

modern materials, design and layout can be contentious. This report has assumed that 

ñreplacement costò refers to the cost of buying or creating an alternative new asset that provides 

the same utility as provided by the subject property. 

Establishing Replacement Cost 

Building costs can be estimated in several ways, including: 

 

1. The square-foot method (aka comparison method) takes the cost per square foot of a 

recently developed comparable property and multiplies it by the square footage, using 

the external dimensions of the structures of the subject property. 

2. The unit -in-place method estimates the cost of the subject property by summing the 

costs of the individual components of the structures, such as materials, labour, overhead, 

and profit. 

3. The quantity -survey method estimates the separate costs of construction materials 

(wood, plaster, etc.), labour, and other factors and adds them together. This method is 

the most accurate and the most expensive method. 

4. There is also an index method that uses the actual construction cost of the subject 

property, then multiplies it by how much the cost of materials and labour have increased 

since the structure was built. This method is deemed the least accurate and is generally 

used as a check on the 3 main methods of reproduction or replacement cost. 

 
Project Approach  

For this RAP, the Valuation adopted what it would cost to build a new structure (costs of 

preparing the site, purchase and delivery of materials, and labour without allowing for 

depreciation) as the replacement cost. Dividing the total cost by the plinth area of the structure 

in square feet gives the rate per square foot used in the report. Contract average prices all-in 
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rates of construction in the major towns are available in the Quantity Surveyors Journal 

published in Kenya. 

 

The calculation of replacement cost at current market values was made using information 

collected from both secondary and primary sources (direct interviews with project affected and 

interested people) and from the provincial administration. Replacement cost at current market 

value of business structures will be based on current fair market prices for new building 

materials and labour, without any deductions made for depreciations or for salvaged building 

materials.  

 
Valuation of Loss o f Structures  

Replacement cost was adopted for structure loss. This is the cost of constructing similar 

structures using local labourers and materials. The labour cost is adopted from costs provided 

from experienced workers within the settlement. They were then adjusted to suit the various 

common structures within the settlement. The cost was however discounted to reflect the 

reimbursables since the structures had already been rebuilt and hence market value in this case 

will be the value of reimbursable to effect similar constructions. 

 
Other entitlements related to Assets/Vulnerability  

These are as defined in the entitlement matrix (Table 7.1). 
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2. PLANNING, SURVEY AND TITLING OF KIHATHA INFORMAL 

SETTLEMENT 11 

2.1 INTRODUCTION  
The colonial town of Nyeri was the centre of the Happy Valley settlers, a group of British 

aristocrats and adventurers who became famous for their infamous decadent lifestyles and 

exploits in the first half of the 20th century. The Informal settlements involved in the KISIP 

project are some of the colonial relics that remained behind and were the areas where Africans 

were sequestered and prohibited from general interaction with the white population. These 

settlements, including Kihatha have come to be known in wider terms as colonial villages, 

where the land is owned communally and individual land rights were discouraged and non-

existent.  

The settlements were created by hiving off a small section of the big white farmlands to settle 

the natives who worked on the farms. After independence, the people in the colonial villages 

were settled back in the farms. However, because of land grabbing, not all people could be 

resettled, and a number remained in the colonial villages. The settlements remained as British 

crown land until 2003 when the government ended that tenure system. The Kenyan government 

issued titles to the villages and surrendered them to Nyeri County Council as a trustee on behalf 

of the people living in the colonial villages. 

2.2 CONTEXT FOR PLANNING AND SURVEY ACTIVITIES BY KISI P 
The population in the settlements kept increasing with time and by the turn of the century; many 

of the villages could not accommodate more people. The government through the department 

of Physical Planning, Nyeri County Council and the local community began the preparation of 

plans for the settlements. Fresh picking was done in the villages, lists of owners generated and 

LPDPs were prepared. The outputs were validated except the list of owners. Some LPDPs were 

found to need amendments. The final LPDPs were prepared and approved but some villages 

have had back and forth process with the then Nyeri county council as it was claimed more 

plots were created and given to ghost owners who the villagers could not agree with. 

 

In 2012, the Kenya Informal Settlement Improvement Project (KISIP) picked a number of the 

colonial villages including Kihatha for planning and survey, with an intention to issue 

ownership documents to residents. The residents were found to have the unique characteristic 

of semi-formal land ownership system, as they had some form of document outlining their 

rights to the land they occupied. This is regardless of the fact that the settlement was located on 

land owned by the Government of Kenya. 

 

Geographically, Kihatha has an almost flat terrain of 1% around its central parts to about 8.3% 

slope around its eastern parts all of which drains south east towards a tributary of the Chania 

River. 

The settlement is sparsely distributed houses especially within the 

residential areas. The settlement has a number of public services such as a primary school, a 

                                                 
11 This chapter is based on the Planning and socio-economic surveys undertaken by the then Planning 

and surveying Consultant ï Centre for Urban and Regional Planning. 
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secondary school, an open air market, a cemetery, a number of churches (PCEA church and 

Catholic Church). 

 

 

 

Figure 2-1 Kihatha map 

2.3 PLANNING AND SURVEY DESIGN AND APPROACH 

The highly consultative and participatory planning and surveying process was undertaken on 

behalf of KISIP by Centre for Urban and Regional Planning (CURP).  

The collation of the data and information was done in three stages: 

¶ The initial stage was the Intensive Reconnaissance survey conducted to determine the 

suitability for planning and to determine the best methods of operation once the actual 

project work starts.  

¶ Stage 2 but complementary to the process above was aerial photographs, topographical 

planning maps, and photo mosaics of the study area. This also involved collection and 

analysis of all identifiable secondary data relating to slums and informal settlements in 

the study area. This included report compiled by various government departments and 

non-governmental organizations and other data such as census reports. Inventory of 

reference material on relevant planning policies and legal documents was a continuous 

process in which the consultants collected and perused through relevant documents. 

These acted as a guide to the planning process and a check to ensure that the final 

outputs would follow legal stipulations.  
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¶ The third stage was the collection and analysis of primary data on the housing, 

household, environmental sanitation and socio-economic characteristics of slums and 

informal settlements. This included a field survey of the settlement which involved 

visiting the site, interviewing respondents, collecting physical and socio-economic data, 

updating maps among several other activities. 

Present during these visits was the consultants' team comprising of the surveyors and the 

planners, the client made of the KISIP secretariat, County Government officials and the local 

SEC as representatives of the people. 

2.4 DEVELOPMENT OF LAND INFORMATION SYSTEM (LIS)  
The Land Information System (LIS), for Informal Settlements survey is a tool developed to 

build a robust information system on infrastructural facilities available in slums and also about 

the socio-economic profile of the households and their livelihoods. This LIS is a databank 

which enables analysis, monitoring and planning with multi-faceted benefits such as: 

a. Informed decision making for Planners & Policy makers 

b. Identification of the livelihood needs like primary education, training, employment etc. 

in each informal settlement area. Decision can be taken on the needs or area of focus 

for development of individuals as well as the settlements. 

c. Identification of the prevailing conditions of illiteracy, child labour, unemployment etc. 

in the areas 

d. Prioritization of the needs based on the analysis leading to realistic planning and 

effective implementation. 

e. Impact assessment of projects implemented in the areas 

f. Impact assessment of livelihoods initiatives/schemes taken up by Government 

g. Development of participatory tools 

 

The system is a Land /Parcel Management Database capable of addressing Specialized 

Software query applications to develop reports and maps utilizing data from software 

applications; such as Sequel. The system has GIS capability as an inbuilt feature (single suite 

capability) and support queries from both spatial and attribute data (planning, socio economic, 

finance, customer) addressing questions such as where, who, how far/near from multiple 

stakeholder view.  

The system supports reporting (user built) from maps to table data and vice-versa. All data is 

exportable as XML to support offline integration with other cooperate systems in use.  

The system is based on four modules: Data, User interface, GIS and business. Each module 

features industry based security services to support, confidentiality, integrity and availability. 

2.5 SOCIO-ECONOMIC AND PHYSICAL MAPPING, ENUMERATION AND STRUCTURE NUMBERING  
The settlement mapping exercise took place hand in hand with the enumeration process as such 

all the households in all the settlement were interviewed. This gave a 100% return rate thus 

eliminating the need for obtaining a representative sample.  

In Kihatha, 18 people were involved in conducting the survey comprising 6 

Planning Officers, 6 Research Assistants, 3 GIS specialists and 3 SEC members. Additional 

supervisors supervised the questionnaire data collection.  
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The consultant held a one-day training session for the research assistants and village elders 

(SEC members) at the office of the SEC. This was followed up by a practical lessons and 

questionnaire testing which enabled the consultants gauge the level of preparedness of the 

enumerators and effectiveness of the research instruments. 

A questionnaire was administered to each household. This one-on one interaction provided the 

opportunity to deepen the level of community awareness. Interviewers asked individual 

community members to speak in depth the history of the place and socio-economic activities. 

The questionnaire was specifically tailored to collect both bio-data and household information 

from the residents. The bio-data would later to be used to compile a list of beneficiaries for 

purposes of issuance of titles. The household data on the other hand would provide information 

towards the preparation of the socioeconomic reports and later inform the plan formulation 

process. 

The interviews revealed more details about how and why problems exist in the community 

based on their experiences of different people in the community. 

The interview usually lasted between 45 and 60 minutes. The structured questionnaire covered 

key areas including Socio-demographic characteristics, Disability, chronic illness and health 

status of all household members, Public facilities frequented and sufficiency of infrastructure, 

Education Levels, Household income and expenditure etc. 

However, this socio-economic data is considered outdated and was not used for the purposes 

of preparing this ARAP.  

2.6 SETTLEMENT MAPPING: 
The preparation for site mapping included survey work where identification and picking of the 

settlement boundary was done by surveyors. The surveyors were guided by existing cadastre 

map and LPDP. Prior to the field work, the consultants prepared a base map from aerial maps 

provided by the client, KISIP. This was done by merging the boundary map and the aerial map 

of the informal and then digitizing all the physical features including structures and 

infrastructure like roads and water points among other highlights like schools, churches, 

mosques etc. This map was used as the basis and guide during the study especially in the 

planning phase where some of the sites needed to be zoned to accommodate the various teams 

involved.  

During the mapping exercise, these maps were further updated to accommodate newer 

structures and features that were non-existent at the time the aerial pictures were taken or were 

left out during the digitizing process. 

2.6.1 Structure Numbering 

The settlement was divided into zones for ease of enumeration. The definition used to identify 

a structure was that of a building standing independently of the other buildings and used mainly 

for living and sleeping purposes. For this reason, free standing toilets and kitchens were 

not counted as structures. 

2.6.2 Plan Approval 

The prepared plan was endorsed by the community and County Government, and approved by 

the Department of Physical Planning.   
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2.7 SURVEY WORK  
The initial stages of the survey work involved identification, establishment and verification of 

the perimeter boundaries for the informal settlement. This was followed by generation of 

Digital Base Maps covering the said areas for planning and subdivision. 

The team managed to integrate all data from diverse sources after all products had undergone 

and passed quality control standards. The data integrations occurred through superimposition 

of layers, points, lines, areas, polygons. These were accurate and there were practically no shifts 

or errors in the final product. 

The consultants were able to generate all subdivisions and boundaries accurately after 

establishing a multi-faceted and user-friendly GIS. 

The eventual work involved picking the individual plot boundaries as well the settlements' 

boundaries as illustrated in the LPDPs and placing of beacons to that effect. These picked 

boundaries were then plotted on survey plans which were presented to the Director of Surveys 

for approval.  

Although, the settlement includes a commercial area, and several public utilities including a 

secondary school, a primary school, a cemetery, an open air market etc., KISIP focused on the 

residential area. The utilities tilting process was to be undertaken and handled outside of the 

programme by Nyeri County Government.  

 

Figure 2-2 Tenure Led Settlement Improvement Process 

2.8 PROCESS OUTCOMES 
This result of the planning and survey (which mainly targeted the residential areas) was a 

revised plan (Figure 2.3). This produced 62 plots and 62 beneficiaries (i.e. 29 male, 31 female, 

1 church, and 1 self-help group (with 29 people). The LPDP defined 15m, 12m, 10m and 9m 

roads within the settlement. 

2.9 ALTERNATIVE MEASURES CONSIDERED TOWARDS MINIMIZING TH E POTENTIAL 

IMPACTS 
The following measures were used to ensure that resettlement impacts were minimized for 

PAPs: 


























































































































































