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Abstract

Purpose: The study determined the factors that influenced Urban Land-Use zones compliance to integrated land use plan of
Meru municipality in Meru County, Kenya. Methodology: The study collected data from. A sample of 389 residents from a
population of 88,871 using Krejcie and Morgan formulae. Questionnaires, interviews, and observations were used to collect
data from developers and key informants the data was sorted, processed, and analyzed using Microsoft Excel SPSS software to
produce tables and graphs showing the various factors influencing land use zones compliance to integrated land use plan.
Findings: The study identified ten factors that influenced land use zones compliance to LUP which included: corruption, desire
to maximise profit on plots, high fees charged by the development professionals, ignorance, political interference, lack of
adequate public awareness, high poverty levels, poor land use plan enforcement, historical factors and complexity of the land
use plan regulations Unique contributor to policy and practice: This research is therefore beneficial to policy makers since it
examines the effectiveness of land use plan in guiding spatial distribution of developments. It is vital in making future
decisions by county governments who play pivotal role in spatial planning. The study is also beneficial to urban planners since
it has given out spatial planning recommendations that are appropriate in modern society.
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1. Introduction

Urban land use planning is critical in promoting sustainable
development, particularly in rapidly urbanizing regions. In
Meru Municipality, Kenya, the implementation of integrated
land use plans is essential to ensure orderly development,
efficient use of resources, and the provision of essential ser-
vices. An integrated land use plan aims to harmonize various
land uses such as residential, commercial, industrial, and
recreational, considering the socio-economic and environ-

mental dynamics of the area.

Evaluating the compliance of urban land use zones to the
integrated land use plan in Meru Municipality is crucial for
several reasons. It helps to identify whether the designated land
uses are adhered to, ensures that development activities are in
line with the overall vision for the municipality, and highlights
areas where deviations might lead to issues such as congestion,
environmental degradation, or socio-economic disparities.
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According to Bagan [7], urban Land Use Plans (LUPS) play a
crucial role in environmental control of urban landscapes by
guiding the physical developments that take place on and in
them. He noted that despite the crucial role played by the urban
land use plan; there is a limited knowledge on the extent to
which their mapped objectives are achieved in real situation.
According to Razier [22], plans are evaluated using three dif-
ferent criteria, namely; performance-based, conformance-based,
and synthesis-based. This research dwelled on the conformance-
based approach. Examining the degree of relationship between
the results on the ground and the planned proposals on the land
use plan is referred to as conformance-based evaluation. Until
we evaluate the influence of plans after adoption on urban land
use, planning will remain uncertain science. Despite the fact that
land use plans are very important, conformance between pro-
posed land use plan zones and the actual urban land use of need
to be evaluated [10].

According to Mario [13], the first land use plan can be
traced in Los Angeles in 1906, and the first zoning code was
enacted in New York City with the building zones resolution
in 1916. Land use planning, according to Baker [6], is a pub-
lic policy intervention that involves the efficient, sustainable,
and ethical ordering and management of land use. Razier,
defines [22] it as the process by which developers, landown-
ers, municipalities, and other stakeholders collaborate to ap-
prove a land-based project while adhering to policies that
promote a positive environmental and social impact while
allocating resources.

Land use plan can be defined in a myriad of ways, with
the traditional definition emphasising planning as a system-
atic process aimed at managing future land use and devel-
opment [11]. He notes that, land use planning makes sure that
resources are used appropriately to meet people's needs while
also ensuring sustainability of resources. When planning of
land usage is done well, the local community benefits in
terms of the ecological, social, physical, and economic situa-
tions. The goals of spatial planning include the following:
Identify potential alternatives for land use, evaluating the
untapped potential of land and water on the site, assessing
local, social and economic conditions and sustainability, ef-
ficiency and equity of resource distribution.

Planning of land usage, gives a framework for the project
development before it officially starts. The plan helps in an-
ticipating the future of a certain location, enabling develop-
ers to construct infrastructure that mitigates future risk. The
urban economy benefits from the land-use plan in coming up
with measures to curb the effects of climate change. It pro-
motes conservation of natural resources and enhances envi-
ronmental protection. The plan prevents development in
places prone to natural disasters; it prevents the environment
from the negative consequences of transportation while re-
ducing emissions and costs. It safeguards the public from
health and safety associated risks and finally, it helps to
avoid conflicts between land uses [23].

According to Owino [20], planning of land use can take

place at many different scales, county, national and at a global
scale. The spatial plans in China consist of national plans, ur-
ban plans and rural plans. There are three types of planning
systems: plans on social economic development, region spatial
plans and urban-rural plans. Each of the four administrative
levels (national, provincial, prefecture, county and township)
develops a social economic development plan according to the
ministry of Land, Infrastructure, Transport and Tourism.
However, the three spatial designs are fragmented, lacking
consistency and disagreeing with one another, resulting in
inefficiency and resource waste

Planning on space is crucial for achieving social-economic
and environmental advantages, according to Pogacnik [21].
This is accomplished through fostering more concrete and
certain investment and development changes with guaranteed
community benefits and encouraging smart land and natural
resource usage for development. As a result, spatial planning
is an important instrument for ensuring long-term growth and
improving quality of life.

Poland's spatial planning is governed by the Ustawa Act of
239 March 2003 on spatial planning and development. The
act lays down the groundwork for territorial self-government
units and administrative authorities to develop spatial poli-
cies. It defines the scope of activities as well as development
activities for these areas (Ustawa, [27] Territorial govern-
ments units are equivalent to County governments in Kenya
which are involved in spatial planning.

Spatial planning in the United States is largely governed at
the local level, including counties, municipalities, and neigh-
bourhoods. Down to the local level, planning and zoning are
quite different. Local municipalities in the United States are
responsible for spatial planning [11]. The spatial planning done
by the local government in U.S.A can be linked to the planning
done by the county government in Kenya. This study shall link
the spatial planning in US with what happens in Kenya, and
particularly, at the county level. It shall seek to find out whether
local communities are involved in spatial planning.

According to the National Development and Planning Com-
mission of South Africa NDPC) [25], spatial planning is im-
portant because it gives direction and assessment of what is de-
sired and all the possible spatial outcomes. It ensures that limited
resources are used for maximum social and economic benefits. It
ensures further all spheres of government offer high quality ser-
vices and also upholds the right of the people through access to
land and also ensures the natural systems are protected.

The 2019 Urban Planning in Kenya report noted that,
planning processes have mostly failed, with so many hap-
hazard developments, poor housing and infrastructure, envi-
ronmental pollution and unimplemented laws and policies,
besides other difficulties. Devolution allows planning to play
a bigger role in growth. Planning is prescribed as an im-
portant function in development planning by the Urban Are-
as and Cities Act, Kenya 2010 Constitution and the County
Governments Act. The planned development role was not
evaluated during the first cycle of devolution (UN, Habitat,
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[1]) hence the need to carry out the evaluation of the plans.
There are three basic approaches to urban development plan-
ning used by counties according to urban planning in Kenya
[23]. The approaches include the following: Urban Devel-
opment Plans (UDP), Zoning Integrated Plans (ZIP) and Lo-
cal Physical Development Plans (LPDP).

Despite the enormous resources devoted to developing
Urban Development Plans in the counties, most of them have
remained unimplemented for long, according to the report.
Officers in charge of planning and political leaders have little
concern for it [23]. This could be attributed to the fact that
earlier planning practices had little impact on influencing a
desired goal, because work activities that are considered
concrete, such as infrastructure construction, are given prec-
edence. It was also mentioned by Baker [6] that county plan-
ning offices at the county level lack adequate resources both
monetary and technical, for effective implementation of the
local plan.

The population of Meru municipality has been growing
steadily. In the year 2009, the population was 67,888 and
was projected to grow to 81,852 by the year 2018. The pro-
jection for 2020 was 85,289 and 2022 projections stood at
88,871, according to the report of Kenya national bureau of
statistics of 2009. This shows a general increase in popula-
tion of around 30.9% from the year 2009 to the year 2022.
According to 2019 Kenya population and housing census,
the population of Meru municipality stood at 80,191. This
tremendous increase in population requires careful planning
hence the need to evaluate whether the available land use
plans conform to the land use activities on the ground [24].

2. Literature Review

According to Dambeebo [8], in his study in Wa Munici-
pality in Ghana, land use planning is one of the ways of at-
taining sustainable development especially in urban areas.
He noted that government agencies are entrusted with the
responsibility of enforcing the land use plans within their
jurisdictions. The study identified weak enforcement, lack of
institutional capacity and lack of public awareness coupled
with landlord’s ignorance as the major factors behind non-
compliance to urban regulations.

Yachori [28] in his study in Ghana observed that most de-
veloping countries in the world have failed to implement
their plans due to over-ambitious plans. According to a study
by Osumanu [19] in Wa Municipality in Ghana, increased
quest for houses had made landlords to disregard planning
regulations. He noted that development plans were not effec-
tively supervised therefore development was not in line with
the land use plan.

Akola [2] in his study in Kampala in Uganda found out
that most of the problems experienced in Uganda towns were
due to lack of enforcement of existing land use plans. Further
Aluko [3] observed that in Lagos, Nigeria there is a problem
of creating balanced land use zones that reduce the conflict

among the various land use zones. Similar sentiments were
made by Fusieni [9] who noted that in Ghana, open spaces
and conservation zones were being invaded by human activi-
ties which pose a major ecological challenge.

In addition, lack of competence to audit and monitor devel-
opment plans, as well as a lack of essential supported struc-
tures and resources by local governments, were major limita-
tions impeding the spatial plan's efficacy (Musungu, [15]).
Additionally, lack authorized physical development plans
causes a problem of a lack of a uniform development control
instrument. Professionals such as architect, engineers, planners
and land surveyors charge very high fees which many town
developers cannot afford (AAK [4], Opiyo, [18]). This dis-
courages the developers in engaging those professionals.
Ngetich [17] points out that with growing poverty levels in
developing countries reaching as high as 50% of Kenya's ur-
ban population, compliance may not be a priority. Lack of
awareness of the existence of land use control regulations’
considerable majority of the urban population is unaware of
development laws; according to Kihato [12] as a result the set
development control regulations are not being followed.

Architectural association of Kenya (AAK) [4] noted that
around 82 % of all the counties in Kenya do not have ade-
quate development control staff. Those in charge are not able
to supervise all the developments within their areas of juris-
diction. Political interference and lack of political good will
have influenced plans implementation negatively. Ngetich
[17] points out that in the past, prominent government offi-
cials were known to enforce approvals that did not match the
required standards. This has had a negative impact on plan-
ning. According to Ngetich [17], several planning policies
and standards, such as the development control code and the
construction and zoning regulations, are overly static and
rigid. This renders them impractical, particularly in congested
metropolitan environments. However, Barasa [5] noted that
development permission from relevant authorities plays a key
role in compliance or noncompliance. According to his study
findings in Umoja phase one, only 22% of the sampled residents
were granted permission to develop while 78% were denied
permission. The urge to maximise the returns by the developers
had made them to violate some building regulations.

3. Materials and Methods

3.1. Study Area

The study was conducted in Meru Municipality, Meru
County, Kenya. The town is located in between longitudes
37.00°to 37.08° and latitude 0.050°to 0.070° on the Northern
slopes of Mount Kenya. The Kathita River passes adjacent to
the town. Meru town is situated about 8 km north of the
equator, at an altitude of about 1500 m above sea level. It is
located within North Imenti subcounty with the major ethnic
group being the Ameru. The distance between Nairobi and
Meru via Embu is about 224 km which is approximately 4
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hours 30 minutes’ drive. It is the seventh largest urban centre
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in Kenya.
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Figure 1. Spatial Location of Meru Municipality.

3.2. Data Collection and Analysis

Primary data was collected by structured questionnaires
from respondents. Oral interviews were used to extract data
from other respondents who needed assistance. Key in-
formants’ interviews were used to collect data from physi-
cal planning offices of Meru County, County Director of
Nema, town administrator and public works offices. Ob-
servation was a key instrument to ascertain the data col-
lected through questionnaires and interviews. Data was also
be collected through examining relevant documents and
materials which might be difficult to obtain from the field
such as land use planning regulations of Meru municipality
and possible intervention measures for effective control
strategies. Different checklists were used in different land
use zones as stipulated in Meru County land use develop-
ment regulations.

Data analysis started with data cleaning which involved
identifying incomplete or inaccurate responses and correct-
ing them to improve the quality of the responses. This was
done after the questionnaires were collected from the re-
spondents. Incomplete questionnaires were returned back to
the respondents for completion. After editing the data, it was
keyed in for analysis by the SPSS and Excel.

4. Presentation and Discussion of Results

4.1. Presentation of Results

The study was interested in finding out the factors that in-
fluenced land use compliance to land use regulations. The
findings are presented on Table 1.
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Table 1. Factors Influencing Land Use Compliance to LUP Regulations.

Factors Influencing Compliance

Corruption 23.2
Desire to maximize profit on plots/land 20.2
High Fees Charged by development professionals 17.3
Ignorance 13.0
Political Interference 8.7
Lack of Enough public awareness 7.2
High poverty levels 4.3
Poor land use plan enforcement 2.9
Historical factors 1.6
Complexity of the land use plan Regulations 1.6
Total 100.

4.2. Discussion of Results

The study identified ten main factors behind land use
non-compliance. The factors include; corruption, desire to
maximize returns on the plots, high fees charged by the de-
velopment professionals, ignorance, political interference,
lack of public awareness, high poverty levels, poor land use
plan enforcement, historical factors, and complexity of the
land use plan regulations.

According to developers, corruption contributed 23.2% to
non-compliance. The findings of this study mirrors with
Wathome’s [26] findings in Kitengela town where he found
that corruption contributed 22.5% to non-compliance of land
use regulations. The study found out that corruption made the
planning officials to allow developments which did not follow
the planning regulations within the municipality. The devel-
opers were granted development proposals approvals without
following the specifications of the land use plan. In return, the
developers gave out different amount of money as bribes to
planning officials. Corruption cases were identified with the
political class who failed to adhere to the laid down land use
plans since they believed they were shielded by the planning
officials.

Developers (20.2%) cited desire to maximize profit on their
plot as the second major factor behind non- compliance to
land use plan. The study found out that the developers de-
veloped their plots maximally in order to get more returns
from their plots. As a result of this, they violated the planning
regulations such as the plot ratio thereby causing congestion
within the plots. The residential areas lacked parking places
within the plots making the tenants to park along the roads
causing traffic jams within the towns. AAK [4] also noted that
increased demand for residential units has made developers to

% Contribution to Non-Compliance (According to Developers)

violate the land use planning regulations in quest to increase
their returns on their plots.

High fees charged by development professionals contrib-
uted to non-compliance according to 17.3 % of the developers.
The study ranked it as the third factor besides corruption and
desire to maximize returns on the plot. The study findings
differ with Wathome’s [26] findings in in his study in Kiten-
gela, Kajiando county who noted it as the leading factor be-
hind to non -compliance. To prepare development proposals,
one requires services from the architects, structural engineers,
physical planners, and environmental experts such as NEMA
officials among other planning officials. All these profes-
sionals need to be paid for their services. The fees charged
may be high making the developers overlook the land use
regulations, in their development endeavours. This results in
the violation of land use plan regulations.

The study found out that ignorance contributed to
non-compliance to land use development control regulations
as indicated by 13% of the respondents. Even though some
developers had enough knowledge about the existence of land
use plan regulations they choose not to follow them. The
study found out that the leaders majorly contributed to this
factor. The leaders believed that they were shielded hence
there was no action that would be taken against them making
them to violate the land use plan regulations. Ngetich [17],
noted that impunity may arise when the developers are not
aware of the effects of non-compliance.

The study found out that political interference contributed
8.7% to non-compliance. It was found out that some of the
developments done in conservation zones; for instance, the
designated wetlands belonged to prominent politicians within
the county. These politicians were shielded by the leaders
hence the planning officials may not be able to take legal
action against them. This leads to perpetual non-compliance
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to land use plan regulations. The study also found that the
county government of the day may not take legal action
against some illegal developments within the municipality
since they belong to some of their friends. It was noted that
those officials who were strict in monitoring the plans were
transferred to other departments to prevent them from moni-
toring the plans.

The study noted that lack of public awareness contributed
to non-compliance as indicated by 7.2% of the respondents.
For a developer to comply he/she must be aware of the land
use plan and its content. Mugambi [14], notes that people
cannot comply with regulations if they do not know what is
required of them. Wathome [26] observed that 7.5% of the
developers cited lack of public awareness as factor behind
non-compliance to land use plan. This study found out that
lack of enough public sensitization is a factor that has con-
tributed to lack of public awareness. Lack of enough public
awareness has been caused by lack of financial and enough
human resources to facilitate public barazas and seminars and
other avenues of disseminating the information (according to
planning officials). Consequently, developers have violated
land use plan because of lack of information about them.

Developers (4.3%) cited high poverty level as factor that
has contributed to non- compliance. Poverty has made the
developers not to afford to develop permitted structures by the
land use plan. This has made them to opt for simple semi-
permanent structures across all the land use zones. Majority of
the semi- permanent structures like the garages and timber
yards had no approved development proposals. Most of the
developments were mainly guided by the developers’
sketches which did not follow the laid down planning regula-
tions. Poverty determines the compliance level especially in
residential areas for low-income earners according (UN Hab-
itat International, [1]).

Developers (2.9%) and the planning officials (100%) in-
terviewed cited poor land use enforcement as a contributor to
non-compliance to land use plan. Kimani and Musungu [16]
identified poor supervision and inadequacy of financial and
human resources as some of reasons for poor land use plan
enforcement. This study also noted that there are few county
officials to monitor the implementation of land use plan. The
study also noted that some of the officials had no modern
skills like GIS and remote sensing skills to monitor the land
use plan. Most of the enforcement officials were employed
when the municipal council plans were shaping developments
within the municipality. The land use zones away from the
central business district (CBD) were inadequately monitored
since the few monitoring officials concentrated on the CBD.
This resulted to non- compliance especially in the agricultural
zone without being noticed due to inadequate regular inspec-
tions and supervisions of developments.

The study noted that historical factors contributed to 1.6%
to non-compliance. According to observation and responses
from developers, some of the developments were done long
time ago before the introduction of the land use plan. They

were guided by the municipal council plans which were prone
to alternation any time the new municipal council came in.
This is because the municipal councils were developing the
towns with little emphasis on the plan. Mugo [16] in his study
on assessment of compliance of physical plans using remote
sensing in Olkalau town pointed out that municipal council
physical plans were prune to alteration. Some of the residents
in industrial area said that they were relocated to industrial
zone after the former leaders grabbed their plots within the
town. They said that they sought for any other available land
within the municipality for settlement. This made them to
occupy zones that are not in line with the land use plan.

Developers (1.6%) cited the complexity of the land use
planning regulations as a factor behind non-compliance. The
developers argued that development proposals are done by
different departments such as public works, Nema, county
physical and urban planning, National construction authority
and public health departments. These departments are not
linked hence delay in approving the development proposals.
The delay discourages the developers making them to start the
developments without the approvals hence violating the land
use plans. According to architectural association of Kenya
(AAK) [4], delays in the evaluation of land use plans result to
developers developing without the approvals.

5. Conclusion

The study identified ten factors contributing to
non-compliance to land use plan. These factors included:
complexity of the land use plan, historical factors, poor land
use plan enforcement, high levels of poverty, lack of public
awareness, political interference, ignorance, high professional
charges, desire to maximize profit and corruption.

6. Recommendations

Meru Municipality to evaluate and revise its integrated land
use plan on a regular basis to take into account shifting pop-
ulation demographics, urban development trends, and eco-
nomic factors. By doing this, the strategy is kept current and
practical.

In order to educate locals, property owners, and developers
about the integrated land use plan, zoning laws, and the sig-
nificance of compliance, the municipality to fund public
awareness campaigns and educational initiatives. Stakehold-
ers are more likely to willingly cooperate if they are informed.

To ensure public comprehension and accessibility of zon-
ing laws, proposing a simplification and streamlining process
is advisable. The implementation of straightforward and un-
complicated regulations can reduce confusion and minimize
instances of non-compliance.

Improvement of enforcement procedures to guarantee that
zoning ordinance infractions are quickly found and resolved.
This can entail expanding the capabilities of the authorities in
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charge of enforcing the law, enacting penalties for noncom-
pliance, and enhancing monitoring systems.

Abbreviations

LUP
O.ECD

Land Use Plan
Organization for Economic Cooperation &
Development
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