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EXECUTIVE SUMMARY  

Currently Malaba town is undergoing a downward transition growth. The town was initially a 

transit point where trucks from the Port of Mombasa sought clearance before taking off to 

Uganda and has been reduced to just a one stop border post. The current state of Malaba has led 

to the need for an integrated urban development plan. The main purpose of the integrated urban 

development plan is to analyse the demographic, socio-economic, spatial and the environmental 

situation of Malaba town and to formulate possible strategic recommendations to address the 
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identified gaps. The plan covers the jurisdiction of Malaba town in Malaba Central Ward, Teso 

North Sub County, Busia County on the border of Kenya and Uganda. The plan establishes 

different thematic areas of study of Malaba town. The first is the planning context which 

identifies the location of Malaba which is located within Busia County, Teso North sub-county 

with an area of approximately 62.10km2. The next thematic area is the legal institutions and 

framework which govern Malaba town. The legal context includes of the Constitution of Kenya, 

The Physical and Land Use planning Act, Physical Planning Act, Urban Areas and Cities Act, 

Water Act, Land Act, National Land Use Policy, Environmental Management and Co-Ordination 

Act, County Government Act, Kenya Vision 2030 and Big Four Agenda. The methodology 

entails initiation, scoping, data collection and analysis, visioning, formation of land use proposals 

and policies and finally the plan approval. The next thematic area is the situational analysis 

which looked at different issues from demography and population, economy, social 

infrastructure and services, energy, recreational areas and public purpose use, housing, transport 

and communication and zoning, land use and land use requirements. The next area of study is the 

analysis of the gaps relating to each sector. Following the identification of the gaps is the 

formulation of proposals counter the gaps which were recorded. On the basis of the findings 

major conclusions are drawn which inform the recommendations suggested. 

 

Mr, Peter Khasamule Odima,  

County Executi ve Committee M em ber,  

Lands, Hou sing and Urb an Development  
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1.0 Background of the S tudy  

This is an integrated urban development plan for Ma laba Town in Busia County , 

Teso North Sub County . The aim of this plan is to provide an implementation 

scheme of the town to steer the socio -economic development of the town. The plan 

identifies the major challenges hindering the growth of the town, its major economic 

drivers, the opportunities and resources available an d provides proposals to help 

curb the challenges and harness the availa ble resources and opportunities. The 

physical and land use planning act , urban areas and cities act, the Physical 

Planning handbook and  other legal, policy and institutional frameworks will guide 

`the preparation of the plan.  

Malaba town is lo cated within Busia C ounty, Teso North sub-county along latitude 

0.633 north  of the equator and longitude 34.269 east of the prime meridian . Its area 

is approximately 166 km 2. The Townõs major economic driver is trading activities 

carried out at the border.  

1.1 Vision Statement  

Transform Malaba town into a sustainable economic border town by the year 2029  

1.2 Statement of the Problem  

Malaba town is on a downward transition growth. Initially the town was a transit 

point where trucks from the P ort of Mombasa sought clearance before taking off to 

Uganda. Currently, with all the clearance being done in The Port of Mombasa, the 

border town has been reduced to just a one stop border post. Therefore, truck 

drivers who used to spend time and resources in Malaba as they await truck  the 

CHAPTER ONE: INTRODUCTION 
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clearance now do so in Uganda and as a result th e economy of the border town has 

been jeopardized.  

 

 1.3 Objective Statement  

The main objective of the  plan is to analyse the demographic, socio -economic, 

spatial  and the environmental situation and formulate possible strategic 

recommendations to address the identified  gaps and utilize opportunities in Malaba 

town  to transform it into an economic hub.  

1.4 Specific  Objectives  

i.  To identify the sectoral challenges that affect development in the area;  

ii.  To identify the opportunities and resources that can steer the development of 

the area into an economic hub;  

iii.  To provide a framework that tackles the challenges and harnesses the 

opportunities and resources in the area to offset development;  

1.5 Scope of the Plan.  

The plan covers the jurisdiction of Malaba town in Malaba central ward, Teso North 

Sub County , Busia  County on the border of Kenya and Uganda. The plan  is 

organized  in Chapters. The chapters include  an introductory chapter, the planning 

context, situational analysis, synthesis,  plan proposals, implementation  matrix , 

finance and budgeting  of the formulated proposals.  
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2.0 Location Context Map  
 

CHAPTER 2: PLANNING CONTEXT 
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2.1 Legal and Policy Context  

2.1.1 The Constitution of Kenya  

It provides the requisite institutional framework on how to carry out spatial 

planning. The National Government are charged with the duty of formulating 

general principles of Land planning and coordination by the counties.  

The constitution assigns the county  governments the mandate of county planning 

and development, which entails the following; statistics; land survey and mapping; 

boundaries and fencing; housing; and electricity and gas reticulation and energy 

regulation.  

It also mandates the National Land Commission to monitor and have oversight 

responsibilities over land use planning throughou t the county.  

2.1.2 The Physical and Land Use planning A ct 2019  

An act of Parliament to make provision for the planning, use, regulation and 

development of land and for connected purposes. The act provides for the principles, 

procedures and standards for the preparation and implementation of physical and 

land use devel opment plans at the national, county, urban, rural and cities level. 

Similarly the act provides for the administration and management of physical and 

land use planning in Kenya as well as the procedures and standards for 

development control and the regulat ion of physical planning and land use  

2.1.3 Physical Planning Act (Cap 286)  

It is a repealed (in 2019)  Act of Parliament to provide for the preparation and 

implementation of physical development plans and for connected purposes. The 

Parliament of Kenya ena cts it. The Act provides for the responsibilities to be 

undertaken by whom in planning. The Director of Physical planning is mandated to 
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be responsible for the preparation of all regional and local physical development 

plans among other duties.  

It provides  guidelines on the processes to be undertaken during any development 

and the roles the relevant authorities should take up during the process. This is an 

important tool in this planning process since it will lay out the framework under 

which the planning w ill be done.  

2.1.4 Urban Areas  and Cities Act, No. 13 of 2019  

It is an Act of Parliament to give effect to Article 184 of the Constitution; to provide 

for the, classification, governance and management of urban areas and cities; to 

provide for the criteria of establishing urban areas, to provide for the principle of 

governance and participation of residents and for connected purposes. It provides 

provisions on the governance and management of urban areas and cities.  

The Act entails Integrated Develo pment Planning, which comprises of its objectives, 

provisions that the plan should align to the county government plans, adoption of 

the integrated development plan, how they should be prepared, its contents, 

submission to the county governor and annual re view of the development plan. It 

provides that the integrated development plan should be prepared in accordance 

with the Third Schedule to this Act.  

2.1.5 Water Act, No. 8 of 2002  

It is an Act of Parliament to provide for the management, conservation, use and 

control of ,water resources and for the acquisition and regulation of rights to use 

water; to provide for the regulation and management of water supply and sewerage 

services; to repeal the Water Act (Cap, 372) and certain provisions of the Local 

Government Act; and for related purposes.  
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2.1.6 Land Act, No. 6 of 2012  

It is an Act of Parliament to give effect to Article 68 of the Constitution, to revise, 

consolidate and rationalize land laws; to provide for the sustainable administration 

and management of  land and land -based resources, and for connected purposes. 

2.1.7 National Land Use Policy, No. 1 of  2017 

This policy provides legal, administrative, institutional and technological 

framework for optimal utilization and productivity of land related resourc es in a 

sustainable and desirable manner at national, county and community levels. Its key 

principles informing it are efficiency, access to land use information, elimination of 

discrimination, equity and public benefit sharing.  

2.1.8 Environmental  Managem ent and Co -Ordination Act, 1999  

It provides regulations and enforcement for the overall protection and conservation 

of the environment in Kenya, including air quality, water pollution and regulation 

of toxins. It mandates the relevant authority to ensure s ustainable use of hillsides, 

mountains and forest areas and shall control harvesting of forests and any natural 

resources in the region. EMCA was the basis, to which the National Environmental 

Management Authority was formed. The Authority is mandated to e xamine land 

use patterns to determine their impact on the quality of natural resources, as well 

as establish and review land use guidelines.  

2.1.9 The  County Government Act No. 17 of 2012  

It is an Act of Parliament to give effect to Chapter 11 of the Const itution; to provide 

for county governments' powers, functions and responsibilities to deliver services 

and for connected purposes. The Act provides for the role of the executive committee 

in urban areas or cities planning, county planning; the objectives, principles, types 

of plans prepared and the roles of the relevant authorities. The county assembly is 
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mandated the role to approve plans, and the involvement of the county citizens in 

the planning process is also stated.  

2.1.10 Kenya Vision 2030  

Itõs a national long -term development blueprint to create a globally competitive and 

prosperous nation with a high quality of life by 2030 that aims to transform Kenya 

into a newly industrializing, middle -income country providing a high quality of life 

to all its ci tizens by 2030 in a clean and secure environment. The vision is anchored 

on three pillars; social, economic and political pillars which are aimed at guiding 

planning activities in the country.  

2.1.11 The B eTA Mid -Term Pla n( III ) 

It is a policy document, which will guide the development agenda of the country in 

the period 20 22-2027. It focuses  on key basic needs that are critical in uplifting the 

standards of living of Kenyans on the path to becoming an upper middle -income 

country by 2030. Prioritized is afforda ble and decent housing, affordable healthcare, 

food and nutritional security, and employment creation through  manufacturing. 

These four sectors a re expected to steer strong inclusive economic growth in the 

country.  
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2.2.  Methodology 
The methodology involved in the plan preparation entails;  

i.  Initiation ð This involves assessment of the planning needs of the area, 

delineation of the planning area, preparation of the Terms of Reference and 

concept paper, cost estimation of th e plan preparation, procurement of the 

consultancy services and issuance of the notification of the plan.  

ii.  Scoping ð This will involve identification or scanning for the major social, 

economic and environmental issues in the area that need to be addressed b y 

the plan. It will also entail formation of technical groups and identification of 

the relevant stakeholders in this process. The expected results from this step 

are analysis of the planning issues, opportunities and resources for social and 

economic development.  
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iii.  Data collection and analysis ð This entails collection of the relevant s patial 

and socio-economic data i n the planning area. The data can be identified and 

mapped for ease of analysis of the issues. The data will be analyzed and 

presented in form of graphs, maps, charts and reports.  

iv.  Visioning ð The local community will be involved to decide what kind of 

future they want. This entails answering three key questions on their present 

situation, what are their goals and where they want to be in future. The 

purpose of this step is to set objectives and goals of the plan that reflect the 

communityõs needs and their desired future.  

v. Formulation of land use proposals, which include all the relevant land uses to 

offset development in the area.  

vi.  Formulation of d evelopment policies and measures ð It involves development 

of policies that guide the proposed land uses in each zone.  

vii.  Development of strategies and should be implementable in the key planning 

areas of the center.  

viii.  Plan approval  

 

 

 

3.1. Environment and climate  

Malaba town has a tropical climate. There is significant rainfall in most of the year. 

The short dry spell has no effect on the overall climate.The average temperature in 

Malaba 22.5° C with the warmest month of the year being February with an average 

temperature of 23.6° C. July has the lowest average temperature of the year at 

21.5°c. The driest month i s January with 48mm. The most precipitation falls in 

CHAPTER THREE: SITUATIONAL ANALYSIS 
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May. The difference in precipitation between the driest month and the wettest 

month is 174 mm. During th e year, the average temperatures vary by 2.1 °C  
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3.1 Population and demographic analysis  

 Population  in Kenya  has been growing since the Colonial time, after Independence 

and has continued to grow a great deal until today.  
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3.2. Population growth  

The population growth rate for Malaba town  is estimated at 2.8%. This has put 

great pressure on socio -economic facil ities; especially on health, education and land.  
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These increasing Malaba population trends, call for concerted efforts towards the 

provision of  basic facilities such as housing, water and sanitation, physical and 

social infrastructural facilities and m ost importantly proper urban planning.  

3.1.2. Population distribution  

According to the 2009 Population and Housing Census, the town population was 

16,480 consisting of 8,065 males and 8,415 females giving the population 

distribution of 48.9% male and 51.1 % female. The projected 2019 population was 

21,096 constituting of 10,357 males and 10,739 females. The projected 2030 

population is 27,680 c onstituting of 13,615 males and 14,065 females.  

 

 

 

The respondents in 

the field 49.9% were 

female and 50.1% 

were males. This 

show that the female 

were more likely to 

be left or found in 

the household when 

the research was 

being conducted hence making the majority.  

 

3.1.3. Population density  
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Malaba town covers an area of approximately 166 Km2. Administratively th e town 

has 9 locations spread out in 4,220 households with a population density of 127 per 

square kilometer . 

3.1.4. Migration  

Malaba town like any other urban node experiences  both long term and short term 

migration . There are emigrants who leave Malaba (Kenya) for Uganda and 

immigrants who come from various East African countries and other parts of the 

world.  Internal migration is the most common type of migration in Malaba town 

where Kenyan citizens from various counties travel to Malaba. The pul l factors to 

the  town include access to better service provision, employment potential, research 

and business opportunities.  

3.1.5. Household sizes  

The household sizes in Malaba ranges between 5 -6 people. 
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3.2. Economy analysis  

Malaba grew  as a result of economic activities that sprouted from the presence of 

the railway terminal, a cereal store and the Great North Road . These attracted 

entrepreneurs, investors and even cooperatives.  

According to the National Spatial Plan 2015 -2045, the major driv ers of economy in 

Kenya are: Agriculture; Forestry and Fishing, Construction; Wholesale; and retail 

trade, Transport and Storage, Hospitality (Hotel and catering), Manufacturing and 

Finance and Insurance.  

The main economic activities carried out  in the tow n include trade, banking, 

hospitality and transportation. Over the past years, the overal l economic situation 

of Malaba  has been on decline due to the passive state of the railway and 

establishment of a one -stop border. Despite these, Malaba town has poten tial to 

grow into an economic hub serving both the Ugandan and Kenyan side. Key assets, 

resources and potentials that help to boost the economy of the town include: 

transportation, trade, Hospitality Industry, presen ce of the border, agriculture, 

finance a nd i nsurance organizations.  

3.2.1. Employment  

According to Busia County Integrated Plan 2018 - 2022, rate of unemployment in 

the county stands at 66.7 %.This implies that the majority of the labour force is not 

gainfully employed.  The data from our househol d questionnaire indicates that only 

35.9 percent of the people we interviewed get their income from  formal employment. 

This may imply that the remaining 64.1 percent are unemployed. However, others 
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are self -employed. Th e chart below shows the  sources of in come for Malaba town 

households. 

 

 

 

 

 

 

 

 

 

 

Trade is the second source of income for Malaba residents after form al employment.  

Casual labour and agriculture ensue down the hierarchy . Most of the residents in 

Malaba are employed by privately owned enterprises and a few by government 

institutions. The presence of truck drivers and formal employees enhances casual 

labour in form of laundry, babysitting and general house work.  

3.2.2 Trade  

Malaba being a transit and  a one stop border point (OSBP) forms a good base for 

trading  both internally and even across border. The trade sector included among 

others: wholesale, general retail, cereal dealers, butcheries, tire dealers, hardware 
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shops, electronics shops, auto spare parts, video libraries, mobile phone and phone 

accessories shops and one slaughter house.  

There are informal business structures alongside the road where people engaged in 

selling mostly clothes, electrical equipment and vegetables. The town has two 

supermarkets. General small retail shops f orm the majority of  commercial buildings 

in Malaba town.  

 

 

 

 

 

 

 

 

 

 

 

 

From our questionnaire  analysis , most of the goods sold in Malaba are sourc ed from 

Uganda due to lack of factories and improved commercial agriculture in the town 
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and its outskirts. As a  result goods from Kenya are scarce and more expensive since 

they are not produced nearby.  

Most of the interviewees get agricultural products from Uganda. This makes up 

59.69% of the goods purchased from Uganda. This indicates low agricultural 

activities i n Malaba town and its outskirts. It is also enhanced by higher prices of 

agricultural products in Kenya compared to Uganda. Clothing and related goods 

make up 34% of the purchased items. A smaller percentage goes to electronic goods 

and others. This is an indicator that the traders in Malaba prefer to import items 

such as electronics from other parts of  Kenya or other countries due  preferences, 

quality and cost. The chart below shows majo r goods that are purchased from  

Uganda.  
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3.2.3. Transportation Industry  

The Nairobi - Malaba railway and The Great North Road were among the major 

contributors of growth of Malaba as a town. Malaba is a transit town, a gateway to 

East and Central Africa. This being the case , many economic activities in the town 

revolves around the transportation sector. Transportation activities such as 

bodaboda, truck driving,  bus and matatu operations dominate the economic sector. 

These activities have thrust into limelight other supporting economic activities  in 

the h ospitality industry  such as hotel s, bars and lodging.  



 

` 

 

 

30 

 

 

 

3.2.4. Hospitality Industry  

The service sector in the town included among others: bars and restaurants, guest 

houses, hotels, cyber cafes, laundry, salons/barber shops, shoe repairing, bicycle 

repairing , garages, clearing and forwarding, telephone bureaus and electrical shops.  

3.2.5. Finance and Insurance.  

Various financial institutions including micro finances operate in the town and the 

business community utilizes them for both business financing and s avings. The 

town boasts of having Co -operative, Kenya Commercial Bank (KCB), Equity, and 

Family Bank.  

The micro finance institution in the town is the Kenya Women Finance Trust 

(KWFT). All these contribute  to the growth of the town.  

3.2.6. Cooperatives  

Malaba town has seven registered cooperatives. They are: Teso north youth 

cooperative, Malaba riders, Malaba bodaboda association, Malaba women 

association, Winners Sacco, Jayrose marketing cooperative dealing with cotton and 

Ojok housing cooperative.  

The tr ade office in charge of Teso North is located at the county headquarters in 

Busia town. The main challenges facing trade and cooperatives as stated by the 

trade officer are as follows:  

¶ Insufficient fund allocation for cooperatives in the budget. The whole  county 

was allocated six million for the financial year 2018/2019. Teso North Sub 

County was given only Ksh 200,000 for the loan applicants.  

¶ Understaffing whereby the three trade officers in county handle six wards.  
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¶ Lack of facilitation of out of office w ork for the staff in terms of allowance and 

transportation means.  

Despite the presence of banks and cooperatives in Malaba town, 76.50% of traders 

finance their businesses through personal savings. Banks contribute only 12.82% 

followed by SACOs at 5.56%. The stringent conditions of banks limit peopleõ access 

to them thus they rely on personal savings to start and improve their businesses. 

On the other hand, there is little awareness about creating, managing and 

importance of cooperatives.  
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3.2.7. Manufacturing  

Malaba town does not have major industries. The common form of manufacturing in 

Malaba is the Jua  kali sector. The manufacturing sector included among others, 

posho mills, carpentry, tins/black smith, welding, saw mill and tailoring.  

Commercial  Areas in Malaba  
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3.2.8. Mining  

Industrial Areas in Malaba  




























































































