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FOREWORD 
The Fourth Schedule of the Constitution of Kenya (2010) 

designates key functions to county governments, including the 

role of county planning and development. The County 

Governments Act (2012) further tasks county governments 

with the preparation of municipal zoning plans to facilitate 

and regulate developments within the confines of a 

municipality. The Nanyuki Municipality Zoning Plan (2026 ð 

2036) is prepared in line with these delegations to ensure that 

the Municipalityõs growth not only aligns with legal and policy 

frameworks, but also grows systematically to reflect the overall goal of the Laikipia County 

Spatial Plan (CSP). 

Nanyuki Municipality is one of the most dynamic and rapidly expanding urban areas within 

Laikipia County. Officially granted its Municipal Charter on 22nd March, 2023, the Municipality 

continues to demonstrate potential to grow beyond to achieve a higher economic and 

administrative status in the near future. This upward growth trajectory is heavily influenced by 

its diverse economic pillars including trade and commerce, livestock and agribusiness value 

chains, and tourism and hospitality that is anchored to Mt. Kenya and surrounding conservancies, 

which have attracted multiple investors, significantly boosting the local economy. 

The preparation of Nanyuki Municipality Zoning Plan is significant in ensuring that its continuous 

growth manifests local sustainability. Consequently, lack of a development framework threatens 

the potential of future investment in terms of unplanned urban sprawl, infrastructure deficits, and 

environmental degradation.  It is, therefore, important that a guide in the form of a zoning plan 

is formulated to provide a blueprint that strikes balance between spatial growth, economic 

productivity and community livability, ensuring that both commercial and industrial growth does 

not encroach upon residential areas and fragile ecosystems within the Municipality. This will 

ultimately steer the Municipality towards a safe, resilient, inclusive, and sustainable future.  

Securing the prompt approval of this zoning plan will enable the Municipality reconfigure land-

use patterns and effectively eliminate potential obstacles to its long-term development goals. It 

is, therefore, my appeal to all stakeholders for full cooperation to ensure its successful adoption 

and implementation. 

Signature: ééééééééééééé 
His Excellency Hon. Joshua Wakahora Irungu (E.G.H.) 
Governor, County Government of Laikipia
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PREFACE 
Nanyuki Municipality continues to demonstrate 

potential in different sectors that significantly 

contribute to the overall Laikipia County economy. 

Characterized by high-density urban core that is 

defined by multifunctional land uses alongside its 

recognition as a strategic military zone, hosting both 

the Kenya Defense Forces (KDF) and the British Army 

Training Unit Kenya (BATUK), future development and 

expansion of the Municipality is inevitable. As the 

department in charge of matters urban development, we are obliged to formulate a strategic 

framework that will be significant in guiding the systematic and organic expansion of the 

Municipality, without jeopardizing the key elements that make it a potential zone for investment. 

The preparation of the Nanyuki Municipality Zoning Plan (2026-2036) is timely, considering the 

developments that are already being witnessed within and around the Municipality. Other than 

infrastructure challenges, residents are susceptible to other urban-related challenges, including 

encroachment, environmental degradation, and climate hazards such as flooding and seasonal 

droughts. While the larger county administration has a County Spatial Plan that guides its 

overall development, smaller administration units such as Nanyuki Municipality require a 

development framework tailored to its unique and specific development needs. 

The Nanyuki Municipality Zoning Plan aims at regulating future developments while providing 

solutions to current urban challenges, to ensure that land within the Municipality is optimally 

utilized in line with the provided regulatory framework. Its preparation has been done through 

consultative engagements between the consultant, the county and municipal technical team, and 

major stakeholders within the Municipality, including residents, business persons, investors, and 

both public and private institutions, to ensure that the plan reflects their aspirations.  

This zoning plan is carefully curated with development standards, guidelines, and regulations 

alongside climate change adaptation strategies that will ensure that Nanyuki Municipalityõs 

future expansion does not compromise its development character, but rather steer it towards its 

full potential. 

Signature: ééééééééééééé 
Mr. Ekwam Nabos 
County Executive Committee Member (CECM), 
Infrastructure, Lands & Physical Planning, Housing, Energy & Urban Development 
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EXECUTIVE SUMMARY 
The Nanyuki Municipality Zoning Plan (2026ð2036) has been prepared as a statutory, 

spatial and operational framework for guiding land use management, development control, 

infrastructure coordination and sustainable urban growth within Nanyuki Municipality. The Plan 

translates the strategic directions of the Laikipia County Spatial Plan into detailed, area-specific 

zoning regulations, development standards and permitting procedures that can be applied in 

the administration of development applications and the management of future urban growth. 

Nanyuki Municipality covers approximately 17 square kilometres and occupies a strategic 

position within Laikipia County and the wider Mount Kenya region. The Municipality functions as 

an important administrative, commercial, residential, agricultural-service, tourism, transport, 

logistics and investment centre. Its economy is supported by trade and commerce, agriculture 

and livestock value chains, tourism and hospitality associated with Mount Kenya and the 

surrounding conservancies, real estate development, transport services, public administration 

and the strategic presence of the Kenya Defence Forces and the British Army Training Unit 

Kenya. These functions have enhanced the Municipalityõs economic significance but have also 

increased pressure on land, housing, infrastructure, public utilities, environmentally sensitive 

areas and established residential neighbourhoods. 

Preparation of the Plan is justified by the need to transition Nanyuki from predominantly 

reactive development control to proactive, evidence-based and spatially coordinated urban 

management. The Municipality is experiencing rapid changes in land use, subdivision patterns, 

building density, housing typologies, commercial activity and development intensity. These 

changes are particularly evident within and around the Central Business District, major transport 

corridors, established residential neighbourhoods and the peri-urban fringe. Without an 

enforceable zoning framework, continued growth may result in incompatible land uses, 

fragmented subdivisions, uncontrolled densification, infrastructure overload, urban sprawl, 

encroachment on public land, deterioration of neighbourhood character and degradation of 

environmental assets. 

The Plan is anchored in the Constitution of Kenya, 2010; the County Governments Act, 2012; 

the Urban Areas and Cities Act, 2011, as amended; the Physical and Land Use Planning Act, 

2019; the Environmental Management and Co-ordination Act, 1999; and other applicable land, 

building, environmental and municipal governance legislation. It is further aligned with Kenya 

Vision 2030, the National Spatial Plan, the National Land Use Policy, the National Urban 

Development Policy, the Laikipia County Spatial Plan, the Laikipia County Integrated 

Development Plan and the Laikipia County Climate Change Action Plan. The Plan also advances 
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Sustainable Development Goal 11 on inclusive, safe, resilient and sustainable cities and human 

settlements. 

An integrated and participatory methodology was adopted in preparing the Plan. The process 

combined review of legal and policy frameworks, analysis of existing planning information, 

neighbourhood assessment, GIS-supported spatial analysis, field verification, infrastructure and 

environmental mapping, stakeholder engagement and digital survey methods. The digital survey 

generated 269 responses from residents and stakeholders across the Municipality and was used 

alongside field observations and technical analysis to identify development trends, 

neighbourhood concerns, infrastructure deficiencies and preferred zoning interventions. The 

neighbourhood-based planning approach enabled the Municipality to be analysed through six 

functional clusters: Baraka/Ruai/Kilimo/Sewage; Shika Adabu/Milimani/Camp 

George/Muthaiga/Sportee Estate/Sportsmans Arms/Sports Club; Mugambi/Kabiru/Nanyuki 

High/KDF/KWS/Kaugu; MilimaniðNturukuma/Likii A and B/Teachers; 

Thingithu/Stadium/Majengo/Blue Gum; and CBD/Mountain View/Equator/Grogon/Asian 

Quarters. This structure allowed zoning proposals to respond to differences in land use 

character, development pressure, infrastructure capacity, accessibility, environmental conditions 

and community preferences. 

The baseline assessment establishes that Nanyuki has a varied urban structure comprising a 

dense and multifunctional CBD, high-density residential and informal settlement areas, medium- 

and low-density residential neighbourhoods, institutional and military installations, tourism and 

hospitality facilities, commercial and service-industrial activities, public-purpose land, 

recreational facilities, conservation-sensitive corridors and peri-urban agricultural interfaces. 

Densification pressure is particularly evident in the CBD, Likii, Majengo, Thingithu, Teachers and 

Stadium areas. By contrast, Muthaiga, Milimani, Sportee Estate, Mountain View, Shika Adabu, 

Mugambi and parts of Ruai require development controls that preserve established residential 

character while allowing carefully managed and compatible low-impact activities. 

The land-tenure assessment indicates that approximately 83 per cent of the mapped municipal 

area is privately held, while about 17 per cent comprises public or institutional land. Public land 

is concentrated in major security, utility, administrative and institutional holdings, alongside 

smaller public facilities distributed across the Municipality. This pattern limits the availability of 

land for future public facilities and infrastructure and increases redevelopment pressure on 

privately held land. The Plan therefore emphasises the protection of public land, road reserves, 

utility wayleaves, riparian areas, institutional land and sites required for future community 

facilities. 
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The Municipality benefits from strong regional road connectivity, particularly through the 

NairobiðNanyukiðIsiolo corridor and the roads connecting Nanyuki with Doldol, Rumuruti and 

Meru. However, internal infrastructure conditions are uneven. Several neighbourhoods, including 

Ruai, Thingithu, Kilimo, Kaugu and Milimani, experience poor road conditions, inadequate 

stormwater drainage and seasonal accessibility constraints. The CBD also experiences traffic 

congestion, pressure on pedestrian spaces and informal occupation of road reserves. Water 

and sewerage services require progressive expansion, while reported overflows at the existing 

sewerage treatment facility present environmental and public-health risks. Solid-waste collection 

is established but remains inconsistent in some areas, resulting in periodic accumulation of 

uncollected waste. These conditions reinforce the need to link development intensity to 

demonstrated infrastructure capacity. 

The proposed zoning framework adopts a hybrid land-use management model that combines 

clearly defined primary-use zones with controlled mixed-use development. The principal zones 

comprise high-, medium- and low-density residential areas; commercial areas; business-cum-

residential and mixed-use corridors; light and heavy industrial areas; educational zones; public-

purpose areas; recreational areas; public utilities; transportation corridors; conservation areas; 

agricultural areas; and Special Planning Areas. Uses within these zones are classified as 

permitted, compatible, conditional, prohibited or legally established non-conforming uses. This 

approach provides reasonable flexibility while maintaining predictability, neighbourhood 

protection and enforceability in development control. Commercial and mixed-use intensification 

is directed primarily to the CBD, designated corridors, commercial nodes and selected road 

frontages. Higher-density residential development is directed to locations with adequate road 

access, water supply, sewerage, drainage, solid-waste management, fire access and 

emergency-service capacity. Medium- and low-density residential areas are protected from 

incompatible industrial, entertainment, warehousing and high-intensity commercial uses. 

Professional offices, home enterprises, clinics, daycare facilities and other low-impact services 

may be considered in residential areas where the residential building form, parking 

arrangement, signage, operating hours and neighbourhood character are maintained. 

Industrial activities are directed to designated locations where appropriate access, 

environmental controls, infrastructure and buffers can be provided. Heavy and potentially 

hazardous industrial activities will require rigorous environmental assessment, fire and disaster 

preparedness, effluent management, traffic assessment and separation from residential, 

educational, health and conservation areas. Special Planning Areas are proposed for locations 

requiring more detailed planning, institutional consultation, infrastructure coordination or 

resolution of complex land-use, tenure, environmental or security considerations. 
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The development-control framework translates the zoning proposals into measurable standards 

governing minimum plot sizes, subdivision, amalgamation, plot coverage, building height, 

setbacks, building lines, road access, parking, loading, landscaping, environmental buffers and 

infrastructure provision. It also establishes requirements for change of use, extension of use, lease 

renewal, building-plan approval, mixed-use development, industrial development, public 

facilities, utility installations and development within environmentally sensitive areas. 

Development intensity is to be determined not merely by plot size, but also by road width, water 

and sewerage availability, stormwater capacity, parking, emergency access, fire safety, 

aviation and security restrictions, and the capacity of the surrounding neighbourhood. The 

permitting framework provides for application screening, verification against the zoning map 

and schedules, technical circulation, public notification and stakeholder engagement where 

required, site inspection, technical evaluation, approval or refusal, imposition of measurable 

conditions, construction-stage inspection, enforcement and occupation or compliance certification. 

It also provides an appeals and dispute-resolution mechanism consistent with the Physical and 

Land Use Planning Act. Progressive transition from manual applications to a GIS-linked electronic 

development application and records-management system is proposed to improve 

transparency, application tracking, institutional coordination, revenue administration and 

enforcement. 

Climate adaptation and resilience are mainstreamed across the zoning, development-control 

and infrastructure proposals and are supported by a dedicated climate-resilience chapter. 

Flooding is identified as the most significant climate-related hazard, followed by drought and 

water stress and extreme-temperature events. Localised erosion and slope-related risks are 

considered less prevalent but require site-specific controls where applicable. Climate risks are 

intensified by increasing impervious surfaces, inadequate drainage, riparian encroachment, 

declining vegetation cover, water-supply pressure and infrastructure vulnerability. The Plan 

proposes protection of riparian reserves, wetlands, natural drainage corridors and flood-

retention areas; preparation and implementation of a municipal stormwater drainage plan; 

upgrading and maintenance of drains, culverts and road crossings; rainwater harvesting; water 

reuse; use of pervious surfaces; urban greening; climate-responsive building design; and 

strengthened early-warning and emergency-response systems. The municipal greening strategy 

incorporates the 3ð30ð300 principle to promote visible tree cover, increased neighbourhood 

canopy and improved access to public green spaces. Major developments should progressively 

incorporate landscape plans, passive ventilation, energy efficiency, on-site stormwater 

management, tree planting and water-conservation measures. 
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Implementation of the Plan will require coordinated action by the County Government of 

Laikipia, the Nanyuki Municipal Board, the Municipal Manager, county and municipal technical 

departments, national agencies, utility providers, infrastructure authorities, landowners, 

developers and community organisations. Particular attention is required to clarify delegated 

municipal functions, strengthen professional staffing, establish effective technical-circulation 

procedures, improve own-source revenue systems, avoid duplication between county and 

municipal institutions and institutionalise transparent and technically defensible development-

control decisions. 

The monitoring and evaluation framework converts the Plan into an implementation-management 

system. The Municipality will be required to track development applications, approvals, refusals, 

subdivisions, changes of use, inspections, enforcement notices, infrastructure conditions, 

environmental safeguards, public-land status, climate-resilience measures and stakeholder 

complaints. Monthly technical updates, quarterly implementation reports and annual zoning 

implementation reports are proposed. A mid-term review should be undertaken around 

2030/2031, followed by an end-term review around 2035/2036 to assess performance, 

update zoning boundaries and standards where justified, and guide preparation of the 

succeeding planning framework. 

Priority implementation actions include formal adoption and publication of the zoning plan and 

regulations; establishment of a GIS-linked development-control register; updating of cadastral 

and land-information records; preparation of standard application checklists; audit and 

protection of public land and utility wayleaves; mapping and enforcement of riparian and 

flood-risk buffers; identification and detailed planning of appropriate Special Planning Areas; 

upgrading of roads, drainage, water and sewerage systems; protection of established 

residential neighbourhoods; and strengthening of inspection, enforcement, public sensitisation 

and institutional reporting. Once formally adopted, operationalised and consistently enforced, 

the Nanyuki Municipality Zoning Plan will provide a coherent and practical basis for managing 

urban growth, coordinating infrastructure investment, protecting public and environmental assets, 

improving development-control efficiency and enhancing investment certainty. Its implementation 

will position Nanyuki as a more compact, inclusive, liveable, climate-resilient and economically 

competitive municipality within Laikipia County and the wider Mount Kenya region. 

Signature: ééééééééééééé 
Mr. John M. Gichuki 

Chief Officer ð Lands, Housing, Energy & Urban Development, 

County Government of Laikipia
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1 CHAPTER ONE: INTRODUCTION 

1.1 Background Information 

Rapid urbanization with inadequate infrastructure is one of the major challenges facing urban 

areas in Africa. In Kenya, major urban areas have experienced rapid urban expansion, with 

population increase being a significant influence. Consequently, relevant agencies have put 

effort into ensuring systematic urban development to avoid major challenges that affect rapidly 

growing urban areas, such as inadequate housing, poor infrastructure, inequity in utility and 

service access, and environmental degradation, among other challenges.  

Studies have indicated that 75% of the worldõs natural resources are utilized in urban areas 

with subsequent waste generation. Over the years, local governments have initiated physical 

and land use planning initiatives to promote orderly spatial organization in major urban nodes. 

These plans have been accompanied by relevant development guidelines and regulations to 

ensure the aspired urban character is not violated by proposed developments.  

According to the Kenya Vision 2030, half of the countryõs population is anticipated to live in 

urban areas by the year 2030. As a result, there is a dire need to plan for this growth, with the 

objective aimed towards sustainable urban development that guarantees thriving urban areas 

in the next 20 to 30 years. This ambition is anchored on key regulatory frameworks including 

the Constitution of Kenya 2010, Urban Areas and Cities Act 2011 (amended in 2019), County 

Governments Acts 2012, the Lands Act 2012, the Land Registration Act 2012, the Land Laws 

Amendment Act 2016, the Physical and Land Use Planning Act 2019, the Survey Act Cap 299 

(revised 2012), the National Land Commission Act 2012, the Environmental Management and 

Co-ordination Act 1999, and the Environment and Land Court Act 2011. 

Laikipia County is one of the fastest-growing counties in the country, with sectors such as 

agriculture, trade, and tourism contributing to this growth. Major urban nodes such as Nanyuki 

Municipality are already experiencing inevitable expansion with population influx driven by 

existing and emerging economic opportunities. This necessitates the formalization of 

development control policies i.e. strategic frameworks designed to transition from reactive 

growth to proactive urban management.  

As more opportunities emerge in Nanyuki Municipality, its growth in terms of population increase 

and infrastructure development is imminent. By refining urban governance and land use planning 

structures, the development control policies will serve as a blueprint for institutionalizing 

accountability and enhancing the technical capacity of the County Government and the Board 

of the Municipality in managing the increasing population. 



2 | P a g e 

 

The overarching objective of these zoning regulations is to orchestrate the harmonious and 

strategic expansion of Nanyuki Municipality, ensuring that physical developments transition from 

arbitrary growth to a coordinated and compatible urban fabric. These guidelines will integrate 

social equity, economic viability, and environmental stewardship into a single regulatory 

framework, creating a predictable environment that is highly attractive to private and 

institutional investors.  

This structured approach does more than just organize land use; it builds a foundation for 

enhanced municipal revenue generation through formalized property markets and optimized 

infrastructure. Ultimately, by fostering well-planned living and working hubs, these regulations 

serve as a primary engine for poverty reduction and sustainable development, directly 

accelerating the realization of Kenyaõs Vision 2030 and the Sustainable Development Goals 

(SDGs); specifically, SDG 11 on Sustainable Cities and Communities. 

1.2 Terms of Reference 

The terms of reference for this consultancy have been thoroughly internalized and are 

articulated through a comprehensive framework encompassing the project objectives, scope of 

work, problem statement, and strategic justification, alongside a structured reporting schedule 

and other critical parameters detailed herein. 

1.3 Objectives of the Assignment 

The main objective of this consultancy was to develop zoning plans with supporting zoning 

standards, regulations, and guidelines for Nanyuki Municipality to guide development control 

and land use management, and to support the implementation of the larger Laikipia County 

Spatial Plan. 

This general objective is supported by specific objectives which include: - 

i. To conduct a comprehensive analysis of existing land uses, environment, and 

development patterns; 

ii. To conduct participatory forums to define and validate local development priorities for 

zoning; 

iii. To develop a GIS-linked zoning plan categorizing land use in alignment with the Laikipia 

County Spatial Plan; 

iv. To formulate specific, measurable development standards for each designated land use 

zone; 

v. To link zoning guidelines with plans for efficient and cost-effective infrastructure service 

provision; 

vi. To ensure integration with higher level plans i.e. the Laikipia County Spatial Plan (2023-

2033), the Laikipia County Integrated Development Plan (2023-2027), and the 

National Spatial Plan (2015-2045); and 
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vii. To prepare all necessary technical and legal documentation for the formal adoption, 

approval, and gazettement of the zoning regulations and standards by the County 

Executive and the County Assembly. 

1.4 Scope of Assignment 

The formulation of these zoning standards, regulations and guidelines is limited to the legal 

boundaries of Nanyuki Municipality established in the Laikipia County boundaries. Additionally, 

for planning purposes, abutting areas have also been considered. Nanyuki Municipality is 

primarily driven by agriculture, trade, commerce, and tourism-related activities, alongside 

military functions. It covers an approximate area of 17 km2 as currently delimited. This zoning 

plan will remain in effect for a planning horizon of ten (10) years, from 2026 to 2036. 

1.5 Justification 

Laikipia County is rapidly growing, with its population anticipated to grow to 709,701 persons 

by the year 2031 (Laikipia County Government, 2023). According to the County Spatial Plan 

report, Nanyuki Townshipõs population is anticipated to grow to 99,652 persons by the year 

2031. This rapid trajectory of urban population growth is projected to place unprecedented 

strain on existing municipal systems, manifesting as a complex web of environmental, spatial, 

and socio-economic challenges.  

This demographic shift intensifies the competition for finite natural resources, particularly land 

and potable water, often leading to scarcity and inequitable distribution. Without rigorous 

physical and land use planning efforts, this pressure will result in haphazard urban sprawl, where 

low-density residential expansion encroaches upon high-value agricultural zones in the peri-

urban fringes. This will ultimately undermine local and regional food security. 

Furthermore, the mismatch between population influx and infrastructure deficiencies often forces 

the expansion of urban informality. This is characterized by the proliferation of unplanned 

settlements and unregulated trading activities, which operate outside formal legal and economic 

frameworks. Such density, coupled with inadequate investments in sanitation, accelerates 

environmental degradation as liquid waste and solid waste management systems become 

overwhelmed.  

In light of these emerging challenges, there is a critical imperative to establish comprehensive 

zoning regulations that address evolving land-use dynamics and secure the Municipalityõs long-

term sustainability.  

The regulations have adopted an integrated framework that harmonizes physical, economic, 

social, cultural, environmental, and institutional dimensions to unlock Nanyuki Municipalityõs 

strategic potential. Designed to control the Municipalityõs growth over a ten-year timeframe, 
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they provide for a built-in mechanism for periodic reviews every three to five years to ensure 

continued relevance. Ultimately, these guidelines provide a stable foundation for public and 

private investments, serving as a crucial policy instrument for streamlining urban development. 

1.6 Methodology & Approach 

This methodological approach outlines the framework applied in the preparation of the zoning 

regulations, development control standards, and permitting guidelines for Nanyuki Municipality. 

The approach was designed to ensure that the resulting zoning framework responds to the 

unique spatial, social, economic, and environmental characteristics of the Municipality while 

supporting sustainable urban growth, efficient land use management, and inclusive community 

participation. 

The methodology integrated neighborhood analysis techniques, Geographic Information 

Systems (GIS)-based spatial analysis, stakeholder engagement, and digital survey methods to 

establish evidence-based land use zones and development standards. The process further 

aligned with applicable national planning legislation, urban development policies, and 

municipal planning objectives. 

1.6.1 Methodological Framework 
The preparation of the zoning regulations and development standards adopted a multi-layered 

and participatory methodology comprising the following key components: 

i. Inception and review of planning policy frameworks; 

ii. Spatial and neighborhood analysis; 

iii. GIS-based land use and suitability analysis; 

iv. Community and stakeholder engagements; 

v. Digital survey and data collection methods; 

vi. Preparation of zoning regulations and development standards; and 

vii. Validation and refinement of the proposed zoning controls. 

The methodology ensured that zoning proposals were informed by both quantitative spatial 

analysis and qualitative community perspectives. 

1.6.2 Review of Planning Framework and Baseline Information 
The assignment commenced with a comprehensive review of existing planning frameworks, 

statutory instruments, development policies, and spatial planning documents relevant to Nanyuki 

Municipality. These included: 

i. Existing County/Municipal/Town Local Physical & Land Use Development Plans; 

ii. Nanyuki Municipality Integrated Development Plan (IDeP); 

iii. County spatial planning frameworks; 
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iv. Existing land use plans and cadastral information; 

v. Environmental and infrastructure reports; 

vi. Population and socio-economic data; and 

vii. Relevant national planning and land management legislation. 

The review provided the regulatory and policy foundation necessary for the formulation of 

zoning regulations and development control standards consistent with national and county 

planning objectives. Baseline spatial data, including parcel maps, transportation networks, 

public utilities, environmental features, topography, and existing land uses, were compiled and 

organized within a GIS environment to support subsequent analysis. 

1.6.3 Neighborhood Analysis Approach 
A neighborhood analysis methodology was applied as the primary planning framework for 

understanding the urban structure, functionality, and development dynamics and challenges 

within the Municipality. The approach recognized neighborhoods as the fundamental planning 

units through which land use patterns, infrastructure provision, socio-economic activities, and 

development pressures could be effectively analyzed. 

1.6.3.1 Neighborhood Delineation 
The Municipality was subdivided into identifiable neighborhoods based on: 

i. Existing and known neighborhoods and settlement patterns; 

ii. Road and infrastructure networks; 

iii. Physical and environmental features; 

iv. Land use characteristics; 

v. Socio-economic interactions; and 

vi. Administrative and community boundaries. 

This neighborhood-based structure enabled localized assessment of development trends, land 

use compatibility, infrastructure capacity, and service accessibility. 

1.6.3.2 Neighborhood Character Assessment 
Each neighborhood was assessed to establish its existing and emerging urban character. The 

assessment considered: 

i. Dominant land uses; 

ii. Residential density patterns; 

iii. Commercial and industrial activities; 

iv. Building typologies and urban form; 

v. Availability of public amenities and social infrastructure; 

vi. Mobility and accessibility patterns; 

vii. Environmental constraints and sensitive areas; and 

viii. Existing development pressures and growth trends. 
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The neighborhood analysis enabled the identification of homogeneous development areas and 

zones requiring transition controls, redevelopment strategies, conservation measures, or special 

planning interventions, which allowed grouping them into clusters as outlined below.  

Table 1: Clustered neighborhoods influenced by geographical location and homogenous land use transitions 

Nanyuki Municipality Neighborhood/ 

Estate Stakeholder Engagement 

Baraka/Ruai/Kilimo/Sewage   

Shika Adabu/Milimani/Camp George/Muthaiga/Sportee 

Estate/Sportsmans Arms/ Sports Club  

Mugambi/Kabiru/Nanyuki High/KDF/KWS/ Kaugu 

Milimani (Nturukuma)/Likii A & B/Teachers 

Thingithu/Stadium/Majengo/Blue gum 

CBD/Mountain-view/Equator/ Grogon/ Asian Quarters 

Source: KREIS, 2026 

Map 1: Spatial representation of the clustered neighborhoods 

 

Source: KREIS, 2026 

1.6.4 Development Potential and Constraints Analysis 
The methodology further evaluated municipal-level development opportunities and constraints 

through assessment of: 

i. Infrastructure availability and capacity; 

ii. Access to transportation corridors; 

iii. Environmental sensitivity; 

iv. Topographical limitations; 
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v. Public service provision; 

vi. Informal development patterns; and 

vii. Land market dynamics. 

The outputs informed the determination of suitable land use intensities, permissible activities, and 

development control measures within each zone. 

1.6.5 GIS-Based Spatial Analysis 
Geographic Information Systems (GIS) formed a central component of the methodology and 

provided the analytical platform for spatial data integration, mapping, and zoning formulation. 

1.6.5.1 Spatial Data Integration 
Spatial datasets obtained from various institutions and field surveys were integrated within a 

GIS database. The datasets included: 

i. Existing land use maps; 

ii. Parcel and cadastral information; 

iii. Road and transport networks; 

iv. Environmental and ecological features; 

v. Infrastructure and utility networks; 

vi. Topographical and terrain data; 

vii. Population distribution patterns; and 

viii. Public facilities and service centers. 

The GIS platform facilitated spatial referencing, visualization, and harmonization of data from 

multiple sources. 

1.6.5.2 Development of Land Use Zones 
The neighborhood analysis findings were integrated with GIS spatial analysis outputs to 

formulate the proposed land use zones. The zoning framework was designed to: 

i. Promote orderly urban growth; 

ii. Enhance land use compatibility; 

iii. Support infrastructure efficiency; 

iv. Protect environmentally sensitive areas; 

v. Encourage mixed-use and transit-supportive development where appropriate; 

vi. Strengthen neighborhood identity and functionality; and 

vii. Provide a clear basis for development control and permitting. 

GIS mapping further enabled accurate delineation of zoning boundaries and the preparation 

of zoning maps for regulatory application. 

1.6.6 Community and Stakeholder Engagement 
Stakeholder participation formed an integral part of the methodology to ensure inclusivity, local 

ownership, and responsiveness of the zoning regulations. The engagement process targeted: 
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i. Residents and neighborhood associations; 

ii. Business communities; 

iii. Professional and technical stakeholders; 

iv. Community-based organizations; 

v. Institutional landowners; 

vi. Infrastructure agencies; and 

vii. County and municipal departments. 

Consultative sessions were undertaken to gather local perspectives on development challenges, 

land use conflicts, infrastructure needs, environmental concerns, and future growth aspirations. 

The stakeholder engagement process also facilitated validation of neighborhood characteristics 

and proposed zoning directions. 

1.6.7 Digital Survey and Data Collection Methods 
To enhance inclusivity and broaden community reach, the assignment adopted digital survey 

methods alongside conventional consultation techniques. 

1.6.7.1 Application of Digital Survey Tools 
Digital data collection platforms were utilized to support efficient and wide-scale stakeholder 

engagement. The tools enabled: 

i. Online community questionnaires; 

ii. Mobile-based surveys; 

iii. Geo-referenced field data collection; 

iv. Real-time response monitoring; and 

v. Digital mapping of community concerns and development issues. 

The digital approach significantly improved accessibility for residents and stakeholders who 

were not able to participate in the physical meetings. The use of digital survey methods provided 

several methodological advantages, including: 

i. Wider geographical coverage across neighborhoods; 

ii. Increased participation levels; 

iii. Faster data collection and processing; 

iv. Improved data accuracy and consistency; 

v. Enhanced spatial referencing of responses; and 

vi. Efficient integration of community feedback into GIS analysis. 

The approach also enabled the timely consolidation of stakeholder perspectives for 

incorporation into the zoning and development control proposals. The survey was responded by 

the following categories of people: 

Chart 1: Age distribution by count of the respondents in Nanyuki Municipality 
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Source: KREIS digital survey, 2026 
 
Chart 2: Distribution of respondents by neighborhood 

Source: KREIS digital survey, 2026 

1.6.8 Preparation of Zoning Regulations and Development Standards 
Based on the neighborhood analysis, GIS outputs, stakeholder engagement findings, and 

planning policy review, zoning regulations and development standards were formulated.  

The standards addressed: 

i. Permitted and conditional land uses; 

ii. Plot coverage and floor area controls; 

iii. Building height and density regulations; 

iv. Setbacks and building lines; 
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v. Parking and access requirements; 

vi. Environmental and landscape controls; 

vii. Mixed-use development provisions; 

viii. Special planning areas and transition zones; and 

ix. Development permitting procedures. 

The standards were structured to provide clarity, consistency, predictability, and flexibility in 

development control administration. 

1.6.9 Validation and Refinement 
The draft zoning proposals and development standards were subjected to technical review and 

stakeholder validation processes to ensure practicality, regulatory compliance, and 

responsiveness to local development dynamics. Feedback obtained during validation sessions 

informed refinement of zoning boundaries, development standards, and permitting provisions. 

The final outputs, therefore, reflect a balanced integration of technical analysis, planning policy 

requirements, spatial data evidence, and community inputs. 

1.6.10 Conclusion 
The methodological approach adopted for the preparation of the zoning regulations, 

development and permitting standards for Nanyuki Municipality combined neighborhood-

based planning analysis, GIS-supported spatial assessment, and participatory stakeholder 

engagement. 

The integration of neighborhood analysis and GIS methodologies enabled the preparation of 

evidence-based land use zones responsive to existing urban structure, growth trends, 

infrastructure capacity, and environmental considerations. Additionally, the application of 

digital survey methods enhanced inclusivity, expanded community reach, and strengthened 

stakeholder participation throughout the planning process. 

Nanyuki Municipality is undergoing a decisive urban transition driven by commerce, tourism, 

military and logistics functions, residential demand, rural-urban migration and increasing 

pressure on land around the CBD, established neighbourhoods and major transport corridors. 

These forces create substantial opportunities for investment and service delivery, but they also 

heighten the risk of incompatible land uses, fragmented subdivisions, infrastructure overload, 

environmental degradation, loss of public land and conflict between investors and residents if 

not managed through a clear regulatory framework. 

The proposed zoning regulations provide the practical bridge between the situational analysis 

and day-to-day development control. They recognize that Nanyuki cannot be managed through 

rigid single-use zoning alone. The Municipality requires controlled flexibility: residential 
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neighbourhoods may accommodate carefully managed professional and community services 

where character is preserved; commercial and mixed-use corridors may intensify where 

infrastructure supports them; industrial growth may be directed to suitable locations with 

adequate buffers and environmental controls; and public-purpose, strategic installation and 

environmentally sensitive areas must be protected. 

The zoning plan should therefore be implemented as a living management instrument supported 

by GIS data, clear permit procedures, transparent public participation, enforceable approval 

conditions, routine inspections, structured reporting and regular review. If adopted and 

consistently applied, the Plan will help Nanyuki guide growth toward compactness, resilience, 

economic productivity, neighbourhood liveability and protection of the public and environmental 

assets that underpin its long-term competitiveness. 

1.7 Reporting Framework and Expected Output 

The preparation of the zoning standards, guidelines and regulations was carried out in phases 

within the stipulated timeline. It had different forms of outputs, including reports and GIS spatial 

outputs. These outputs, in particular, include the following: 

i. Desired planning policies and regulations;  

ii. Standards of access roads;  

iii. Plot coverages;  

iv. Building heights and plot ratios;  

v. Building densities; 

vi. Building setbacks;  

vii. Digital topographic maps; and  

viii. Cadastral information and an inventory of all physical and social infrastructure within 

Nanyuki Municipality. 
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2 CHAPTER TWO: LEGAL, POLICY AND INSTITUTIONAL 
FRAMEWORK 

2.1 Legal and Policy Framework  

The zoning standards, regulations and guidelines for Nanyuki Municipality are anchored within 

the following legal, policy, and institutional frameworks: 

Table 2: Legal and Policy Framework 

S/No. Legal/Policy 
Document 

Description  Relevant Provision Relevance to the 
Assignment 

Legal Framework 

1.  Constitution of 
Kenya, 2010 

The supreme law in 
Kenya, which 
provides for a 
devolved system of 
governance. 

Article 60(1) mandates 
the use and management 
of land in an equitable, 
efficient, productive, and 
sustainable manner. 

Article 66(1) provides for 
the regulation of land use 
and property in the 
interest of defense, public 
safety, public order, 
public morality, public 
health, or land use 
planning. 

Part 2(8) of the Fourth 
Schedule outlines the 
county planning and 
development function 
assigned to county 
governments. 

The preparation of 
these zoning 
standards, regulations, 
and guidelines for 
Nanyuki Municipality is 
an exercise of the 
countyõs planning 
function. 

These regulations and 
building standards will 
act as tools for 
development 
regulation through 
sustainable land use 
planning.  

2.  County 
Governments 
Act, 2012 

It operationalizes 
county governments 
by outlining their 
delegated powers 
and functions. 

Each county government is 
tasked with guiding, 
facilitating, and 
harmonizing development 
within its area of 
jurisdiction. 

In doing so, Section 
111(1) mandates county 
governments to prepare 
city or municipal land use 
plans, city or municipal 
building and zoning plans, 
and city or urban areas 
building and zoning plans.  

Section 111(2) directs that 
these plans shall be the 
instruments for 
development facilitation 
and development control 

This assignment falls 
under the preparation 
of urban areasõ 
building and zoning 
plans; which will act as 
regulatory instruments 
for guiding and 
facilitating 
development within 
Nanyuki Municipality.  
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S/No. Legal/Policy 
Document 

Description  Relevant Provision Relevance to the 
Assignment 

within the respective city 
or municipality. 

3.  Physical and 
Land Use 
Planning Act, 
2019 

The Act provides for 
the planning, use, 
regulation, and 
development of 
land. 

Part IV, Section 55(g) 
outlines the objectives of 
development control in 
ensuring orderly and 
planned building 
development, planning, 
design, construction, 
operation, and 
maintenance. 

In Section 56(a), county 
governments shall have 
the power, within their 
areas of jurisdiction, to 
prohibit or control the use 
and development of land 
and buildings in the 
interests of proper and 
orderly development. 

Section 56(b) gives county 
governments the power to 
consider and approve all 
development applications 
and grant all 
development permissions. 

Further, Section 56(e) 
mandates county 
governments to formulate 
by-laws to regulate 
zoning with respect to use 
and density of 
development. 

The zoning standards, 
regulations and 
guidelines for Nanyuki 
Municipality are 
development control 
tools to be used by the 
County Government of 
Laikipia and Nanyuki 
Municipality to 
regularize current and 
guide future urban 
developments within 
the Municipality. 

4.  Urban Areas 
and Cities Act, 
2011  
(Amendment, 
2019) 

The Act provides for 
the classification, 
governance, and 
management of 
urban areas and 
cities. 

Part V, Section 38 
provides for the 
preparation of integrated 
development plans for 
cities or urban areas as 
instruments for 
development control. 

Under the First Schedule 
of the Amendment Act, 
planning and 
development control is 
listed as an essential 
provision for classification 
of a municipality. 

These zoning 
standards, regulations, 
and guidelines for 
Nanyuki Municipality 
will act as 
development control 
instruments in line with 
the provisions of this 
Act.  
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S/No. Legal/Policy 
Document 

Description  Relevant Provision Relevance to the 
Assignment 

5.  Environmental 
Management 
and 
Coordination 
Act, 1999 

This Act provides for 
the establishment of 
an appropriate 
legal and 
institutional 
framework for the 
management of the 
environment. 

In its environmental 
quality standards, the Act 
prohibits the discharge of 
poison, toxic, noxious or 
obstructing matter, 
radioactive wastes or 
other pollutants into the 
aquatic environment. 

These zoning 
regulations are key in 
reiterating this 
provision since open 
wastewater discharge 
into environmentally 
fragile ecosystems such 
as streams and rivers, 
and poor solid waste 
management are 
notable urban 
challenges in Nanyuki. 

Policy Framework 

6.  Kenya Vision 
2030 

Kenyaõs 
development 
blueprint, which aims 
to transform the 
country into a newly 
industrializing, 
middle-income 
country by 2030. 

Its Economic Pillar aims at 
moving the countryõs 
economy up the value 
chain by increasing global 
competitiveness in 
economic sectors such as 
tourism.  

Nanyuki Municipality is 
a renowned tourist 
destination, with high 
revenue generation 
from tourism-related 
activities. 

7.  National Land 
Use Policy, 
2017 

It aims to ensure that 
land and land-
based resources in 
Kenya are used in 
an environmentally 
and socially 
responsible manner. 

It provides for proper 
management of land 
resources, land use 
planning to enhance 
sustainable development, 
promote environmental 
conservation and 
preservation. 

The implementation of 
these zoning 
standards, regulations, 
and guidelines for 
Nanyuki Municipality 
will promote 
sustainable land use 
management. 

8.  National 
Urban 
Development 
Policy, 2016 

It provides a 
framework within 
which urban areas 
and cities contribute 
to realizing the 
broad goals of 
Kenyaõs Vision 
2030. 

It highlights strengthened 
urban governance and 
management, 
development planning, 
urban investments, and the 
delivery of social and 
physical infrastructure for 
urban areas and cities. 

Therefore, these 
zoning regulations and 
building standards are 
an approach to 
promote sustainable 
urban development 
within Nanyuki 
Municipality. 

9.  2030 Agenda 
for 
Sustainable 
Development  

It provides global 
transformative goals 
and targets to guide 
sustainable 
development. 

Sustainable urbanization 
and participatory human 
settlement planning are 
key targets for the 11th 
goal of making cities and 
human settlements 
inclusive, safe, resilient, 
and sustainable.  

These zoning 
standards and 
regulations for 
Nanyuki Municipality 
will ensure the creation 
of inclusive, safe, 
sustainable, and 
resilient urban spaces. 
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S/No. Legal/Policy 
Document 

Description  Relevant Provision Relevance to the 
Assignment 

10.  New Urban 
Agenda 

It provides a 
guideline for the 
achievement of the 
SDGs through 
establishing 
partnerships to find 
solutions to urban 
challenges. 

It aims at readdressing the 
way cities and human 
settlements are planned, 
designed, financed, 
developed, governed, 
and managed to promote 
sustained and inclusive 
economic growth, while 
protecting the 
environment and 
mitigating against climate 
change. 

These zoning 
regulations and 
guidelines for Nanyuki 
Municipality will help 
achieve well-planned, 
developed, and 
governed urban 
settlements in line with 
the New Urban 
Agenda (NUA). 

County Policy & Legislative Context 

11.  Laikipia 
County 
Spatial Plan 
(CSP) 

This is the overall 
spatial framework 
intended to guide 
land use 
management and 
infrastructure 
development in the 
county for a period 
of 10 years (2023-
2033).  

Preparation of lower-
level physical and land 
use development plans, as 
well as urban area-
specific zoning regulations 
should be anchored on the 
provisions of the CSP. 

These include the CSPõs 
provisions on urban 
development strategies, 
land use management, the 
general zoning 
framework and 
development standards 
within urban areas. 

The zoning plan 
provisions for Nanyuki 
Municipality must be 
provided in full 
compliance with the 
provisions of the CSP.  

They unpack the 
general county zoning 
framework to fit the 
specific development 
goals and needs of the 
Municipality, ensuring 
effective development 
control at the 
neighborhood level.  

12.  Laikipia 
County 
Integrated 
Development 
Plan (CIDP) 

This plan captures 
the countyõs 
development 
priorities, strategies, 
sector programmes, 
and flagship 
projects for the 
period 2023-2027.  

It aims at ensuring that 
resource allocation and 
appropriation of funds at 
the county level are 
guided by well-laid-out 
sector-specific strategies 
and programmes. 

These zoning 
regulations and 
guidelines for Nanyuki 
Municipality will help 
realize the urban 
development sector 
priorities and 
programmes.   

13.  Laikipia 
County 
Climate 
Change Action 
Plan (CCAP) 

The plan provides 
climate change 
adaptation and 
mitigation strategies 
for the whole county 
for the period 
2023-2027. 

It identifies urban areas 
as key hotspots of climate-
related risks such as 
flooding and the urban 
heat island effect.  

It recommends increasing 
the adaptive capacity of 
urban systems to respond 
to climate hazards 
through nature-based 
solutions and climate-
resilient infrastructure 
development. 
 

These zoning 
standards, regulations, 
and guidelines for 
Nanyuki Municipality 
provide an analysis of 
the exposure and 
sensitivity of urban 
systems to climate 
hazards, ensuring that 
development 
standards adhere to 
green building 
technologies, nature-
based solutions, and 
climate-proof 
infrastructure. 
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2.2 Institutional Framework & Mandates  

Table 3: Institutional Framework 

Institution Role/Function 

National Government Institutions 

State Department for 

Housing and Urban 

Development  

 

Á Oversees matters relating to urban housing, urban planning, and 

urban development.  

Á Development and enforcement of planning and zoning regulations is 

a function of its Urban and Metropolitan Department.  

Á In collaboration with the World Bank, the Kenya Urban Support 

Program (KUSP) was launched to help in establishing and 

strengthening urban institutions, improving service delivery, and 

implementing infrastructure developments in the municipalities.  

Á The KUSP II funding and capacity development have enabled 

Nanyuki Municipality to improve its urban governance and prepare 

an investment framework for infrastructure development. 

NLC County Coordinator Á Mandated to monitor and exercise oversight responsibilities 

regarding land use planning across the country. 

Á Provide oversight on the zoning plan preparation process, reviewing 

project outputs, and giving feedback.  

Á Providing information regarding the availability of public land 

within Nanyuki Municipality for the establishment of public utilities 

and social amenities. 

Á Providing necessary information with respect to tenure security 

options. 

KURA Á Providing necessary information regarding urban road classes and 

reserves to guide land subdivision regulations on road access 

requirements (permitted widths). 

Á Participate in validating the zoning regulations, reviewing project 

outputs, and giving feedback. 

NEMA Á Providing information regarding environmental and natural resource 

challenges and opportunities within Nanyuki Municipality. 

Á Assist in the zoning of environmentally sensitive areas and in the 

formulation of appropriate regulations for conservation of the 

natural environment.  

Á Reviewing project outputs and giving feedback in relation to 

carrying out environmental impact assessments before construction 

and the development regulations along and around buffer zones. 

Á Participate in validating the project outputs. 

KPLC Á Providing information regarding power connectivity networks and 

infrastructure capacity gaps for the various land use zones within 

Nanyuki Municipality. 

Á Participate in validating the zoning regulations, reviewing project 

outputs, and giving feedback. 

Water Resources Authority 

(WRA) 

Á Providing information on water resource management regulations 

that guide the abstraction of groundwater to meet the rising water 

demand as the Municipalityõs population continues to increase. 

Á Participate in validating the zoning regulations, reviewing project 

outputs, and giving feedback. 

Area Chiefs Á Assist in the dissemination of information to residents and 

stakeholders regarding public participation and stakeholder 
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Institution Role/Function 

engagement forums to ensure that the zoning regulations capture 

the development goals and aspirations of the people of Nanyuki.  

Á Participate in providing any relevant information to the consultant 

aimed at achieving the project objective. 

Á Assist in providing security to the consultant when required. 

Á Participate in validating the project outputs. 

County Government Institutions 

County Government of 

Laikipia 

Á As stipulated in the Constitution of Kenya (2010) and the County 

Governments Act (2012), the preparation of these zoning standards, 

regulations and guidelines for Nanyuki Municipality is a planning 

function of the County Government of Laikipia.  

Á Domiciled under the Department for Lands, Physical Planning, Urban 

Development, Energy, Water and Natural Resources, Infrastructure, 

and Public Works, the regulations will be a tool for effective 

development control within the Municipality of Nanyuki.   

County Executive Committee 

Member for Infrastructure, 

Lands & Physical Planning, 

Housing, Energy & Urban 

Development.  

 

Á Providing information regarding achieving the project objective and 

ensuring the successful execution of the assignment. 

Á Participate in validating the zoning regulations, reviewing project 

outputs, and giving feedback to the consultant.  

Á Coordinate the adoption of the final zoning plan and regulations by 

the County Executive for purposes of approval. 

Chief Officer for Lands, 

Housing and Urban 

Development.  

 

Á Participate in sensitizing the residents and stakeholders on the 

importance of the zoning regulations. 

Á Reviewing and giving feedback with respect to the project outputs. 

Á Participate in validating the zoning regulations. 

County Assembly Á Participate in validating and approving the zoning regulations for 

implementation and necessary enforcement. 

Nanyuki Municipality Á Under its Municipal Charter, Nanyuki Municipality is mandated with, 

among other functions, the development and enforcement of 

municipal plans and development control.  

Á The Municipalityõs Board is tasked with controlling land use, land 

subdivision, developments, and zoning within the Municipality.  

Á The Plan provides a spatial development framework that outlines 

the basic guidelines for land use management within the 

Municipality.  

Á It also provides for the regulation of the building character, form, 

and function of the various permitted uses within the Municipality. 

Directors of various County 

Departments 

 

County & Municipal Technical 

Teams 

Á Provide technical oversight and assistance to the consultant. 

Á Provide any relevant information that is beneficial to the 

undertaking of this zoning plan preparation process. 

Á Participate in sensitizing the residents and stakeholders on the 

importance of the zoning regulations. 

Á Reviewing and giving feedback with respect to the project outputs. 

Á Participate in validating the zoning regulations.  
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3 CHAPTER THREE: BASELINE INFORMATION OF PLANNING 
AREAS 

3.1 Location and Context 

Laikipia County lies between latitudes 0018õõS & 0051õõN and between longitude 37011õõE & 

37024õõE and stretches across an area of about 9,462 km2. Nanyuki Municipality is one of the 

three municipalities established in Laikipia County, alongside Rumuruti and Nyahururu. 

Map 2: Location of Laikipia County in the national context 

 
Source: KREIS, 2026 (modified from IEBC boundaries data, 2013) 
 

Laikipia County borders Samburu County to the North, Isiolo County to the northeast, Meru 

County to the southeast, Nyeri County to the South, Nyandarua County and Nakuru County to 

the southwest, and Baringo County to the west, as shown in Map 3 below. It lies along the 
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Equator and is bounded to the East by the lower slopes of Mt. Kenya, to the South West by the 

Aberdare Ranges, and to the West by the Rift Valley Escarpment.  

Nanyuki Municipality is situated in the south-eastern part of Laikipia County and serves as a 

major gateway to northern Kenya. The municipality occupies a strategic position along the 

NairobiðIsiolo transport corridor, which forms part of the larger Lamu PortðSouth Sudanð

Ethiopia Transport (LAPSSET) corridor. Its location enhances regional connectivity and strengthens 

its role as a commercial, tourism, administrative, and transportation hub within the county and 

the wider region. 

The municipality also benefits from its proximity to Mount Kenya, major wildlife conservancies, 

agricultural zones, and military installations, all of which contribute significantly to its economic 

growth and urban development. The strategic regional location of Nanyuki Municipality has led 

to increased population growth, investment opportunities, and demand for urban services and 

infrastructure, thereby underscoring the importance of effective zoning and spatial planning to 

guide sustainable urban expansion and orderly land use development 

Map 3: Location of Nanyuki Municipality within the county context 

 
Source: KREIS, 2026 (modified from IEBC boundaries data, 2013) 



20 | P a g e 

 

In its current boundary alignment, Nanyuki Municipality measures approximately 17 km2, but 

for purposes of the zoning plan intervention, the adopted planning area extends beyond the 

core Municipality boundary to about 23 km2, covering Baraka, Ruai, Teachers and Milimani 

local neighborhoods. This is shown in the map below. 

Map 4: Nanyuki Municipality in its local boundary context 

 
Source: KREIS, 2026 (modified from SRTM & USGS; CGL, 2025) 

3.2 Administrative Context 

Laikipia County comprises five sub-counties; Laikipia East, Laikipia North, Laikipia West, Laikipia 

Central, and Nyahururu. Nanyuki is the headquarters of Laikipia East Sub-County and is located 

within the boundaries of Nanyuki Township and Thingithu wards. Nanyuki Municipality was 

granted its Municipal Charter on 22nd March, 2023, which provided for the establishment of the 

Board of the Municipality (comprising 9 members) as the administrative authority. The Municipal 

Manager acts on behalf of the Board as the administrative head of the Municipality of Nanyuki.  

The Charter outlines the functions of the Board of the Municipality, among them being to control 

land, land sub-division, land development and zoning by public and private sectors for any 

purpose; including industry, commerce, markets, shopping and other employment centers, 

residential areas, recreational areas, parks, entertainment, passenger transport, agriculture, 
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and freight and transit stations within the framework of spatial development plans and master 

plans for the Municipality.  

3.3 Physical Environment 

The natural landscape structure of Nanyuki Municipality is shaped by its topography, relief, 

geology, and soils. These give rise to a diversity of ecosystems and species which form the 

foundation of the peopleõs socio-economic, environmental, and cultural well-being. The sections 

below discuss the characteristics of the physical environment in detail. 

3.3.1 Topography & Altitude 
Nanyuki Municipality is positioned in a high-altitude area, within a contour range of 1,778m ð 

2,141m above sea level. The Mt. Kenya landmass has a significant climatic influence over the 

Municipality owing to its strategic location on the leeward side of the Mt. Kenya ecosystem.  This 

gives rise to several altitude-related agro-ecological zones that range from sub-humid to semi-

arid and arid habitat zones as the proximal zones abutting the municipal boundaries.  

Map 5: Topographical terrain map for Nanyuki Municipality 

 
Source: KREIS, 2026 

These zones allow for crop farming, livestock keeping, and wildlife conservation as the main 

economic activities with a direct influence on the urban activities undertaken within the core 

urban centre of Nanyuki Municipality. The terrain is generally flat with slightly undulating 
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landscapes which allow for the establishment of both smallholder and commercial farms, still 

evident within the Municipalityõs peri-urban areas. The flat nature of the municipality makes it 

susceptible to flooding risk. However, if well engineered, the slope index as seen in map 6 

would naturally allow drainage of stormwater along streams, channels, and constructed drains, 

reducing urban flooding risks. It would be necessary for the Municipality to provide budgetary 

appropriations for the construction and improvement of drainage systems to avert manage the 

flooding risk. 

Map 6: Nanyuki Municipality slope analysis 

 
Source: KREIS, 2026 
 

3.3.2 Climate 
Laikipia County experiences a relief-type of rainfall due to its altitude and location. The 

seasonal distribution of rainfall is influenced by the Inter-Tropical Convergence Zone near the 

Equator, where the northeast and southeast trade winds meet. 

Nanyuki area receives an average annual rainfall of between 800-1000mm, with the lower 

average attributed to its location on the leeward side of Mt. Kenya (Laikipia County 

Government, 2023). The rainfall patterns favor crop farming and livestock keeping as the main 

economic activities for residents within the Municipalityõs peri-urban areas. 

Average annual temperatures are warmest in the central region of the county with mean 

temperatures of 18-200C. Temperatures within Nanyuki Municipality range from 16-180C, 
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(Laikipia County Government, 2023). The warm weather favors outdoor activities such as bike 

riding, nature walks, and game drives, which in turn contribute to increased revenue generation 

from tourism-related activities. 

3.3.3 Geology and Soils 
The rock formation for Nanyuki Municipality has been defined as volcanic lavas and deposits, 

which are characterized by volcanic sediments of the Nanyuki formations and basalt lavas.  

The soil characteristics within Nanyuki Municipality are loamy, loamy-sandy, sandy, and clayey, 

as shown in Map-7 below. The highland zones of Milimani, Nanyuki High, Kabiru, and Shika 

Adabu areas have loamy soils whose porosity and available water capacity support crop 

farming. The agricultural-potential areas stretch to Muthaiga, Sportee, and Mugambi estates, 

with loamy-sandy soils. The Ruai 1 &2 neighborhoods have sandy soils with poor water retention 

and low nutrient content.  

The CBD, Thingithu phases 1, 2 &3, Likii A & B, Grogon, Majengo, and Blue Gum areas have 

clayey soils that are sticky when wet and extremely hard when dry. Urban flooding risks within 

the core commercial zones are therefore imminent, worsened by the blockage of natural drains 

and the lack of adequate/ high-capacity stormwater drainage infrastructure. 

Map 7: Soil distribution within Nanyuki Municipality 

 
Source: KREIS, 2026 
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3.4 Natural Resource Base 

The Municipality has a rich natural base for terrestrial resources, including: 

3.4.1 Rangelands  
The ASAL regions within proximity to Nanyuki Municipality are dominated by rangeland 

ecosystems, specifically within the Umande and Tigithi wards. Characterized by high mean 

temperatures and low annual rainfall, these shrublands and grasslands provide a critical habitat 

for diverse wildlife species.  

Due to its strategic location and seamless accessibility, a significant number of tourists seeking 

wildlife recreation and rangeland experience stay in hotel facilities within Nanyuki Municipality. 

In turn, they help boost the local economy and generate revenue. 

3.4.2 Vegetation Cover 
This comprises riparian vegetation along Likii and Nanyuki rivers and tree canopies within 

institutions, homesteads, green open spaces, speculative lands, and along road corridors. The 

riparian vegetation is essential for riverbank stabilization, soil erosion control, and minimizing 

flood-related hazards. The tree canopy cover helps regulate surface temperature rise caused 

by the Urban Heat Island phenomenon, promoting a healthier urban environment and enhancing 

the urban aesthetics.    

Map 8: Green cover and vegetation index within Nanyuki Municipality 

 
Source: KREIS, 2026 
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Riparian vegetation conservation efforts, afforestation, and urban greening initiatives are 

essential in ensuring a sustainable balance between green and grey spaces within the 

Municipality. This calls for additional green parks and open spaces, street trees, urban gardens, 

green roofs within buildings, urban forests, and landscaped public spaces within Nanyuki 

Municipality. 

3.4.3 Water Towers and Catchment Areas 
Laikipia County sources water from two major water towers, Mt Kenya and Aberdare Ranges. 

These mountain ranges serve as primary catchment areas for numerous perennial rivers that 

traverse the Laikipia plateau, eventually draining into the upper Ewaso Ngõiro North basin and 

towards the Lorian Swamp. 

As shown in Map-9 below, a significant portion of Nanyuki Municipalityõs outer boundaries are 

defined by Likii and Nanyuki rivers, which act as the main sources of water for irrigation farming, 

livestock watering, and domestic use in neighboring settlement areas such as Likii A & B, Thingithu 

Phase 1, and Grogon. River Likii is the main intake point for NAWASCOõs water treatment plant, 

which serves Nanyuki Municipality and its environs. However, unregulated abstraction by 

upstream users results in water resource conflicts.  

Map 9: Riverine and wetland ecosystems within Nanyuki Municipality 

 
Source: KREIS, 2026 

There are pockets of wetlands that play a crucial role in flood control and act as water sources 

for domestic use and livestock watering. 
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3.4.4 Minerals 
Nanyukiõs mineral profile is defined by the Mount Kenya suite, which provides high-grade 

phonolites, basalts, and trachytes used extensively for ballast and building stones.  

The area also contains specialized deposits of kaolin (white clay), bentonite clay, and volcanic 

tuffs, while the surrounding riverbeds are vital sources of industrial sand and gravel. The 

availability of mineral resources presents economic opportunities related to quarrying and 

mining activities.  

3.5 Population and Demography 

The 2019 National Population and Housing Census reported Laikipia Countyõs population to be 

518,560 persons; with 259,440 males, 259,102 females and 18 intersex persons. The average 

household size stood at 3 persons. 

3.5.1 Population Size 
As established, Nanyuki Municipality is within Nanyuki Township and part of Thingithu Wards. 

The table below demonstrates populations for these wards per the 2019 National Population 

and Housing Census report. 

Table 4: Population distribution across the wards where Nanyuki Municipality is located 

Ward Total Population (2019) Land Area (Sq. Km) 

Nanyuki 37,913 36.0 

Thingithu 37,307 103.5 
Source: KNBS, 2019 

The urban population for Nanyuki, as per the 2019 National Population and Housing Census 

report, was 72,813 persons. For purposes of articulating population statistics in the areas 

covered by Nanyuki Municipality, the urban centre population statistics have been adopted and 

used to project the future scenarios. 

3.5.2 Population Projection 
The annual average population growth rate of Laikipia County is estimated at 2.64%. Using 

the population projection formula Nt = Pert  

Where Nt is the expected population at a future date (time); P is the base year population; e 

is the natural logarithm base of 2.71828; r is the rate of increase (2.9) divided by 100, and t 

represents the time period (normally at a 5-year interval).  The population projections for 

Nanyuki Municipality are estimated as follows: 

Table 5: Population projections based on urban centre population statistics 

Municipality Total Urban Centre Population (2019) Population Projections 

2025 2030 2035 

Nanyuki 72,813 85,220 156,234 227,256 
Source: KREIS, 2026 
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As seen from Table 5 above, the increasing urban population within the Municipality indicates 

an increased demand for housing, socio-economic opportunities, social amenities, and 

infrastructure utilities.  

Congestion, competition for scarce resources such as fresh water, informality sprawl, unplanned 

settlements, and poor waste management are some of the anticipated urban challenges. This 

justifies the need for sound zoning regulations to enable effective development control. 

3.5.3 Population Density 
The population density for Laikipia County, as per the 2019 National Population and Housing 

Census report, stood at 55 persons per square kilometer. From the population figures contained 

in Table 2, the density across the Municipality can be quantified as follows: 

Table 6: Population densities based on urban centre population statistics 

Municipality Total Population 
(2019) 

Land Area (Sq. Km) Density (Persons/Sq. 
Km) 

Nanyuki 72,813 17 4,283 
Source: KREIS, 2026 

Urban areas in Kenya have a high population density, with the nationwide average estimated 

at approximately 1,971 persons per square kilometer, according to 2019 population census 

data. This density is heavily concentrated in major urban hubs, with Nairobi City County 

exceeding 6,200 people per kmį and Mombasa County over 5,400 per kmį.  

If these national averages are anything to go by, then the computed density for Nanyuki 

Municipality tells a story of a highly urbanizing human settlement area that not only needs 

adequate zoning and development regulations, but also requires a high degree of compliance 

and enforcement in development control. 

3.5.4 Urbanization Dynamics 
Urban population growth has been accelerated by the Municipalityõs role as a regional 

commercial node and tourism hub, together with its administrative functions. The key drivers of 

this growth are natural population increase and rural-urban migration. Nanyukiõs attraction as 

an activity centre is attributed to its strategic location along the NairobiðNanyukiðIsiolo (A2) 

Road, proximity to Mt. Kenya, and numerous economic opportunities in sectors such as 

agriculture, trade, commerce, tourism, hospitality, agro-processing, manufacturing, real estate, 

transport, financial services, health, and education. 

Its positioning as a gateway to the northern Kenya region has further enhanced its regional 

significance, increased investment opportunities, and induced socio-economic growth. The 

presence of military-related activities linked to the Kenya Defense Forces and the British Army 

Training Unit Kenya British presence have also strengthened Nanyukiõs role as a growth center. 
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As a result, the Municipality experiences increasing demand for adequate and affordable 

urban housing, infrastructure, and social amenities. 

Population projections indicate a continuous increase in the urban population. Without proper 

zoning guidelines to inform development control, the Municipality is at risk of unprecedented 

urban sprawl into surrounding periphery areas, proliferation of informal settlements, land use 

conflicts, increased urban informality, poor waste management, increased vulnerability to 

climate-related hazards, over-exploitation of natural resources, and strain on infrastructure 

utilities and social amenities. 

3.6 Land Use and Human Settlement in Nanyuki Municipality 

With an approximate area of 9,462.2 km2, Laikipia County is ranked as the 15th largest county 

in Kenya. The major land cover defining Laikipiaõs physiographic characteristics includes forests, 

savannahs/rangelands, riparian reserves, and wetlands. The dominant land uses in the county 

include agriculture, ranching, pastoralism, wildlife conservation, urban and rural settlements, 

industry, and mining, among others.  

The Laikipia County Spatial Plan identified Nanyuki, alongside Nyahururu and Rumuruti, as a 

major primary node that determines the growth propensity of the county as a whole. The sections 

below characterize and bring out the existing and predominant land use activities within the 

Municipality as proposed in the County Spatial Plan. 

3.6.1 Existing Land Use Distribution 

Nanyuki Municipality serves as a critical economic hub for the overall Laikipia plateau, 

supporting trade, commerce, agro-processing, financial services, and a thriving hospitality sector 

driven by the numerous tourism-related opportunities. The land use structure is characterized by 

a high-density urban core that transitions into expansive, multifunctional uses. The central 

business district and its immediate suburbs, such as Thingithu phases 1, 2 & 3, Likii A & B, 

Majengo, Grogon, and Mountain View, are dominated by commercial, residential, and mixed-

use developments. Neighborhoods with high-density residential developments include Likii A & 

B, Thingithu Phase 2, and Majengo. These areas are mainly viewed as informal settlements. 

The general Ruai 1 & 2, Kilimo, Kwa Mbuzi, Sportee Estate, and Milimani areas are medium-

density residential neighborhoods, while Muthaiga 1 & 2, Shika Adabu, Baptist, and Mugambi 

estates are characterized as low-density residential areas. There are pockets of agricultural 

farmlands within the residential areas, key to ensuring urban food security. Other significant 

land uses include educational, public purpose, public utilities, industrial (agro-processing and 

manufacturing), transportation, and recreational uses (green spaces and sports club).    
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Additionally, Nanyuki is a strategic military zone, with significant land allocated to KDF and 

BATUK. These installations not only occupy large physical footprints but also dictate the 

Municipalityõs demand for urban housing, infrastructure, and services.  

Map 10: Generalized land use distribution map for Nanyuki Municipality  

 
Source: KREIS, 2026 

Nanyuki has been experiencing extensive urban sprawl characterized by residential 

densification and the conversion of former agricultural land into speculative real estate (Laikipia 

County Government, 2023). According to the Laikipia CSP, the area defining Nanyuki 

Municipality was generally classified as a primarily commercial zone, with only a small area 

within the peripheral area bordering Thingithu being classified as a medium-density residential 

area. The preparation of these specific zoning regulations, permitting and development 

standards is not only timely but also necessary since they offer an opportunity to define the land 

uses in a granular and more specific manner. 

3.6.2 Informal Settlements 
Nanyuki Municipality, like many rapidly urbanizing towns in Kenya, is characterized by the 

presence of informal settlements that have emerged as a result of urbanization, population 

growth, and a constrained formal housing market. These settlements are typically situated on 

undeveloped or marginal land, lacking adequate access to basic services such as clean water, 

sanitation, electricity, and solid waste management infrastructure. The proliferation of informal 
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settlements within Nanyuki is driven by a combination of factors, including the high cost of formal 

housing, tenure insecurity, limited serviced land, proximity to employment centres, and the influx 

of rural-urban migrants seeking economic opportunities in the Municipality. 

According to Laikipia County Spatial Plan (2023-2033), the Laikipia East Constituency, of which 

Nanyuki Ward is the administrative and commercial hub, hosts several identifiable informal 

settlements. These settlements are characterized by high-density, unplanned structures 

constructed mainly from temporary materials such as iron sheets, timber, and mud. The spatial 

distribution of these settlements is influenced by land tenure arrangements, proximity to major 

roads, and access to water sources. Insecurity of tenure remains a significant challenge in these 

areas, as many households occupy land without formal legal recognition, which in turn constrains 

investment in housing improvements and basic infrastructure. 

3.7 Housing & Urban Form 

Nanyuki Municipality presents a unique mix of both rural and urban housing characteristics as it 

continues to grow from an administrative town into a key regional growth centre. The 

Municipalityõs housing patterns reflect its rapid urban growth, the presence of different income 

groups, and the influence of major institutions, particularly the Kenya Defence Forces and the 

British Army Training Unit Kenya. This section explores the different housing typologies, 

settlement density patterns, and the ongoing balance between urban sprawl and more compact 

forms of development across neighborhoods within the zoning boundary. 

3.7.1 Housing Typologies 
The Laikipia County Spatial Plan identifies five broad housing typologies within Nanyuki 

Municipality: bungalows, maisonettes, flats/apartments, row housing, and informal housing. 

However, these typologies are not uniformly distributed; their spatial concentration is shaped 

by land values, infrastructure access, neighborhood character, and historical development 

patterns. The map & table below illustrate the spatial distribution of dominant housing 

typologies and settlement characteristics across the Municipality. 

Table 7: Distribution of housing typologies Across Nanyuki Municipalityõs neighborhoods 

Housing 

Typology 

Neighborhood 

Concentration 

Dominant Tenure Income 

Segment 

Observed Trend 

Bungalows Muthaiga, Milimani, 

Ruai, Mountain 

View, Sportee, 

Equator 

Owner-occupied Middle-income Plateauing; infill 

subdivisions; 

more residential 

units coming up 

Maisonettes Muthaiga, 

Thingithu, Camp 

George environs 

Rental 

(expat/military) 

Upper-middle Growing; driven 

by BATUK/KDF 
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Housing 

Typology 

Neighborhood 

Concentration 

Dominant Tenure Income 

Segment 

Observed Trend 

Flats / 

Apartments 

CBD, Thingithu, 

Teachers/Thingithu, 

Kilimo, Likii A/B 

Rental Mixed-income Rapidly growing; 

densification 

Row Housing Sportee Estate, 

select planned 

nodes 

Mixed Middle-income Emerging; 

institutional 

developers 

Informal Housing Likii A, Likii B, 

Majengo 

Rental (informal) Low-income Expanding; in-

situ densification 

Source: KREIS, 2026 
 
Map 11: Housing and residential characteristics 

 
Source: KREIS, 2026 

The questionnaire survey administered to 269 Nanyuki Municipality residents provides empirical 

grounding for these observed patterns. When asked about the types of construction occurring 

in their estates, 51.7% of respondents reported multi-family housing or townhouse 

developments, 39.4% reported apartment or flat construction, and 23.8% reported new 

religious institutions.  

The prevalence of multi-family and apartment construction was concentrated in Thingithu, Kilimo, 

and the CBD. This signals a structural shift towards higher-density living arrangements, driven 

by land scarcity, rising values, and the rental demands of a growing population of military 

personnel, civil servants, and migrant workers. In the informal settlements of Likii A, Likii B, and 
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Majengo, housing is characterized by temporary structures, limited-service connections, and high 

occupancy ratios. These areas are the product of rapid urbanization outpacing the supply of 

formal, affordable housing. 

3.7.2 Density Patterns 
Density patterns across Nanyuki Municipality are best understood as a gradient from the high-

density urban core to the low-density peri-urban fringe, shaped by land use history, 

infrastructure availability, and the spatial distribution of employment.  

The overall gross density of 4,283 persons per kmį (based on 72,813 people within 17 kmį) 

places Nanyuki Municipality well above the national urban average of approximately 1,971 

persons per kmį, reflecting the concentration of population within a tightly bounded municipal 

area. However, this aggregate figure masks significant variation at the neighborhood level. The 

Municipality exhibits a density gradient which is highest in the informal settlements and 

commercial core, declining through the formal residential suburbs, and lowest in the peri-urban 

fringe and institutional zones. 

Map 12: Estimated settlement density map of Nanyuki Municipality (buildings per hectare) 

Source: KREIS, 2026  

Table 8: Neighborhoodsõ density tiers and densification pressure  

Density Tier Units/Ha Neighborhoods Densification Pressure 

Very High 80ð150+ Likii A/B, Majengo, CBD core Extreme; in-situ infill & vertical 
expansion 
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Density Tier Units/Ha Neighborhoods Densification Pressure 

High 60ð80 Thingithu, Teachers/Thingithu, 
Stadium 

High; apartment construction 
accelerating 

Medium 30ð60 Mugambi, Baraka, Kilimo, 
Sportee 

Moderate; gradual infill and 
subdivision 

Low-Medium 10ð30 Muthaiga, Equator, Milimani Low; larger plots, slower turnover 

Low (<10) Under 10 Ruai, Mountain View, Shika 
Adabu 

Emerging; agricultural conversion 
active 

Institutional N/A Laikipia Airbase, BATUK, Camp 
George 

Restricted; height-capped 

Source: KREIS, 2026  

 

The relationship between density and infrastructure is critical. The population projections indicate 

that Nanyukiõs urban population will grow from 72,813 persons in 2019 to 85,220 persons in 

2025, 156,234 persons in 2030, and 227,256 persons by 2035. This trajectory will drive higher 

demand for housing, water, sewerage, and roads. The neighborhoods currently experiencing 

the high densification pressure (Thingithu and Kilimo) also report the highest incidence of 

infrastructure deficits, with impassable roads and inefficient sewer systems cited as the top 

development priorities by 39.4% and 21.6% of survey respondents, respectively. 

3.7.3 Urban Sprawl versus Compact Development 
Nanyuki's spatial growth over the past two decades has been characterized by extensive urban 

sprawl. The Municipality has experienced residential densification and conversion of former 

agricultural land into speculative real estate. This pattern has been documented in the County 

Spatial Plan and confirmed by the resident surveys. 

The questionnaire survey provides a neighborhood-level picture of this sprawl dynamic. 

Respondents were asked what land use changes they have observed in their localities: 

Table 9: Outlines observed changes in land use within the neighborhoods of Nanyuki Municipality 

Observed Change Responses 

(n=269) 

Share of 

Respondents 

Most Affected Neighbourhoods 

Change in 

development density 

165 61.3% Kilimo (31), Thingithu (27), Mugambi 

(19), Baraka (17) 

Change of original 

land use 

64 23.8% Thingithu (10), Baraka (9), CBD (5), 

Muthaiga (6) 

Construction of high-

rise apartments 

63 23.4% Teachers/Thingithu (8), Kilimo (6), 

Mugambi (6), Thingithu (6) 

Rampant subdivisions 51 19.0% Kaugu/Milimani (8), Baraka (9), 

Mugambi (10), Likii (4) 

Conversion of 

agricultural land 

39 14.5% Kaugu/Milimani (7), CBD (4), Ruai (3) 

Increase in informal 

settlements 

26 9.7% Likii A/B (3), Majengo (2), Thingithu 

(2) 

Source: KREIS, 2026 
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Chart 3: Generally, observed land use change in Nanyuki Municipality 

 
Source: KREIS digital survey, 2026 

 
The most significant finding is that 61.3% of respondents across virtually every neighborhood 

have observed an increase in development density. This is not confined to the urban core; even 

peri-urban areas like Kaugu/Milimani and Baraka report density increases driven by 

subdivisions and infill construction. The Kaungu/Milimani cluster is particularly notable: 8 of 14 

respondents (57.1%) reported rampant subdivisions, and 7 reported conversions of agricultural 

land. This is the highest proportion of any area, confirming that the urban fringe is experiencing 

the most acute pressure from speculative land conversion. 

The patterns observed in Thingithu and Teachers are distinct: high-rise apartment construction 

alongside land use change. This reflects a planned densification corridor adjacent to the CBD, 

where market forces are driving vertical development.  

In contrast, the informal settlements of Likii A/B show in-situ densification and expansion of 

informal housing. This is a different form of sprawl linked to affordability deficits rather than 

speculative investment. The Municipality lacks updated, structured planning regulations that 

delineate areas zoned for different intensities of development. 

3.8 Land Tenure & Ownership Patterns 

Land tenure in Nanyuki Municipality reflects the historical evolution of land ownership and 

administration in Laikipia County. Within and around the municipal boundary, private leasehold 

and freehold interests coexist with public land occupied by national and county institutions and, 

in the wider peri-urban context, community land interests and historical customary claims. This 
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mixed tenure structure influences land availability, development intensity, land values, 

subdivision patterns, infrastructure provision and the practical implementation of zoning controls. 

An understanding of tenure and ownership patterns is therefore essential to the formulation of 

realistic development standards and implementation mechanisms.  

3.8.1 Land Tenure Systems 
Article 61(2) of the Constitution of Kenya classifies land as public, community or private. Private 

land may be held under freehold or leasehold tenure (Article 64), while section 5 of the Land 

Act recognizes freehold, leasehold, partial interests - including easements - and customary land 

rights. Within Nanyuki Municipality, private leasehold and freehold interests predominate, while 

substantial areas are held or used by public institutions for security, wildlife conservation, health, 

education, administration and utility services. Public institutional land is not a separate form of 

tenure; it is a functional category of public land whose development and disposal are governed 

by constitutional, statutory and institutional requirements. Within Nanyuki's zoning boundary, all 

four forms of tenure are represented and are summarized below. 

Table 10: Summary of land tenure types, legal basis, spatial extent, and development implications in Nanyuki Municipality 

Tenure Type Legal Basis Where Found in Nanyuki Development Implications 

Leasehold 
 (Predominant) 

Land Act 
2012, s.5(b) 
 Registration 
of Titles Act 
 (Cap 281) 

Thingithu, Muthaiga, 
Mugambi, Likii A & B, 
Teachers/Thingithu, 
Equator, Sportee Estate, 
Mountain View, Majengo, 
CBD, Stadium, Camp 
George, Shika Adabu, 
Kaugu (portions), 

Development is subject to the 
registered user, lease term, 
special conditions, land rent 
and other encumbrances. 
Subdivision and change or 
extension of user requires 
county development 
permission and the 
applicable land 
administration and 
registration processes. 
Approaching lease expiry or 
uncertainty over renewal may 
affect investment and 
redevelopment decisions. 

Freehold 
 (Limited areas) 

Land Act 
2012, s.5(a) 
 Registered 
Land Act (Cap 
300) 

Baraka, Ruai, Kilimo, 
Milimani, Turukuma 

Freehold confers an indefinite 
proprietary interest but does 
not exempt land from zoning, 
subdivision, environmental, 
building and infrastructure 
requirements. These areas 
are particularly susceptible to 
market-led subdivision and 
conversion, which may 
increase density and service 
demand where not guided by 
approved plans. 
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Tenure Type Legal Basis Where Found in Nanyuki Development Implications 

Customary 
Rights 

Land Act 
2012, s.5(d) 
 Constitution 
Art. 63 

Intermittent historical 
Maasai pastoral claims on 
the municipal periphery 

Unregistered; vulnerable to 
encroachment; formalization 
required for legal 
recognition; Community Land 
Act (2016) provides a 
transition pathway. 

Military / 
Public 
 Institutional 

Government 
Lands Act 
 (Cap 280) 

Laikipia Airbase, BATUK, 
Nanyuki Teaching & 
Referral Hospital, public 
schools, KWS, County 
government offices, 
NAWASCO facilities 

The land is generally 
committed to public or 
strategic functions and is not 
ordinarily available to the 
open land market. The zoning 
plan should safeguard 
existing and future public 
uses, access, wayleaves and 
security or aviation buffers. 
Ordinarily, development 
around such land has 
restricted access; height caps; 
not subject to normal market 
dynamics; disposal requires 
government approval. 

Partial 
interests, 
restrictions and 
encumbrances 
 
 

Land Act, 
section 
5(1)(c); Land 
Registration 
Act, 2012 

Road reserves, utility 
wayleaves, easements, 
riparian reserves, 
restrictive covenants and 
other interests occurring 
across the municipality. 

These interests reduce or 
condition the developable 
portion of a parcel and must 
be mapped and respected 
during subdivision, 
development permission and 
infrastructure planning. Title 
searches and cadastral 
verification are required 
before assigning or 
exercising development 
rights. 

Source: KREIS, 2026 

The spatial analysis indicates that approximately 83 per cent of land within the mapped 

municipal area is privately held, while about 17 per cent comprises public or institutional land. 

Public land is concentrated in a limited number of large holdings, including security, utility and 

other institutional sites, alongside smaller public facilities distributed across neighbourhoods. 

Because much of this land is already committed to specific public functions, the municipality has 

limited flexibility to use it for other purposes without the requisite legal and institutional 

processes. This pattern concentrates urban growth and redevelopment pressure on the remaining 

private land and underscores the need for efficient land use, protection of public reserves and 

strategic acquisition or reservation of sites for future infrastructure and community facilities. 
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Map 13: Classification of land within Nanyuki municipality 

 

Source: KREIS, 2026 

3.8.2 Land Fragmentation Index 
Land fragmentation refers to the progressive subdivision of a parent parcel into smaller 

holdings. In an urban setting, subdivision can support access to land and compact development 

where it is coordinated with infrastructure and development standards. However, uncontrolled 

or poorly designed subdivision can generate undersized or irregular plots, inadequate road 

access and utility reserves, increased pressure on water and sanitation systems, and costly 

retrofitting of infrastructure. Within Nanyuki Municipality, the intensity of fragmentation varies 

according to neighbourhood history, tenure, proximity to the central business district and 

transport corridors, and prevailing land-market pressure. 

The parcel pattern shown in Map 14 indicates a broad transition from larger plots in low-density 

residential, public-purpose and peripheral areas to smaller plots in medium- and high-density 

residential and commercial neighbourhoods. Indicative average plot sizes range from 

approximately 0.1 acre in high-density residential and commercial areas, to about 0.2 acre in 

medium-density residential areas, and one acre or more in low-density residential and public-

purpose areas. These averages should be interpreted as spatial indicators rather than uniform 

standards, because actual parcel sizes and service conditions vary within each neighborhood. 
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Map 14: Land fragmentation index in Nanyuki Municipality 

Source: KREIS, 2026 

As part of the household and stakeholder questionnaire, respondents were asked to indicate 

their preferred minimum plot size. The responses provide an indication of market expectations 

and attitudes towards subdivision; they should not, on their own, be treated as the basis for 

determining statutory minimum plot sizes. The results are summarized in Table 11. 

Table 11: Minimum Plot Sizes in Nanyuki Municipality 

Minimum Plot Size Preferred Responses (n=269) Share of Respondents 

0.045 Ha (1/8 acre) 110 40.9% 

0.1 Ha (1/4 acre) 92 34.2% 

0.2 Ha (1/2 acre) 44 16.4% 

0.4 Ha (1 acre) 23 8.6% 

Source: KREIS, 2026 

Of the 269 respondents, 75.1 per cent preferred plots measuring 0.1 ha (approximately one-

quarter acre) or less, including 40.9 per cent who selected approximately 0.045 ha. The findings 

demonstrate strong demand for small, relatively affordable plots and are consistent with the 

prevalence of small-plot marketing and subdivision in the municipality. This demand can support 

compact urban growth in appropriately serviced high-density and mixed-use areas; however, 

it may also intensify fragmentation and infrastructure deficits where subdivision precedes roads, 

drainage, water supply, sewerage or adequate space for on-site sanitation. 
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Consequently, the zoning plan should not adopt a single minimum plot size for the entire 

municipality. Minimum plot sizes and subdivision standards should be differentiated by zone 

and informed by the intended land use, permitted density and building typology, road access, 

water and sewerage availability, stormwater management, parking, open-space requirements 

and the capacity of the receiving infrastructure. Smaller plots may be appropriate in fully 

serviced high-density and mixed-use zones, while larger plots will be necessary in low-density, 

peri-urban and on-site sanitation areas. 

Large freehold ranches outside the municipal boundary continue to influence land values and 

outward growth, while military and institutional holdings within the municipality remove 

substantial areas from the ordinary development market. These conditions increase pressure on 

accessible private land and reinforce the need to promote orderly densification, protect 

strategic public land and infrastructure corridors, and coordinate subdivision with infrastructure 

investment. 

The Land Control Act (Cap 302) in full compliance with PLUPA provides the legal framework for 

controlling agricultural subdivision through Land Control Boards, but in practice, these controls 

have been inconsistently enforced. The zoning plan will establish clear minimum plot sizes by 

zone, mandate planning approval for all subdivisions, and link development permissions to 

service availability; measures that are essential to containing further fragmentation-driven 

sprawl. 

3.9 Economy and Livelihood Systems in Nanyuki Municipality 

Laikipia Countyõs economy is driven by different sectors, including a vibrant natural resource 

base encompassing wildlife species, rangelands, forests, water resources, extensive lands, and 

wetlands. The countyõs natural resource base has influenced key economic activities such as trade 

and commerce, tourism, hospitality, manufacturing, agro-processing and value addition, mining 

and quarrying.  

3.9.1 Key Economic Drivers 
The key economic drivers in Nanyuki Municipality include agriculture, trade and commerce, and 

tourism. Primarily, Nanyukiõs economy is driven by the service sector, specifically tourism, 

hospitality, and trade, complemented by a significant military and logistics presence. Nanyuki 

is famously recognized for its equator crossing, a landmark that draws a steady stream of local 

and international tourists. Visitors often gather to witness iconic demonstrations intended to 

illustrate the Coriolis Effect, where locals use water to show the subtle shifts in Earth's rotation 

between the Northern and Southern Hemispheres. Also, the presence of military bases in Nanyuki 
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provides a unique and stable fiscal stimulus by creating a steady demand for local supplies, 

real estate, and retail services.  

Categorized under Upper Midland (UM5 ð UM6) and Low Highlands (LH 1 - 5) agro-ecological 

zones, Nanyukiõs economy is supported by agricultural activities. The dominant agricultural 

activities in Nanyuki include Beef farming, crop farming (sorghum, hay and millet), fish farming, 

and dairy farming. According to the Laikipia County Spatial Plan, Nanyuki has milling plants 

for supporting the value addition of maize and wheat products. 

3.9.2 Employment Patterns 
Employment patterns in Nanyuki Municipality reflect the diversity of the local economy, with the 

service sector emerging as the largest employer. Formal employment is concentrated in public 

administration (county and national government offices), military and security services, tourism 

and hospitality (hotels, lodges, and tour operators), financial services, education, and healthcare. 

The Nanyuki military bases are among the largest single employers in the Municipality, 

providing direct employment to thousands of personnel and indirect livelihoods through supply 

chains and service contracts. 

The agricultural sector provides significant employment, particularly for the peri-urban and rural 

population engaged in crop farming, livestock keeping, and agro-processing. However, 

agricultural employment is largely informal and seasonal, subject to the vagaries of rainfall 

patterns and market prices. The trade and commerce sector absorbs a substantial portion of the 

labor force through wholesale and retail activities, with Nanyuki serving as a regional 

commercial hub for the wider Laikipia region and adjacent counties. The manufacturing sector, 

though smaller in employment share, provides formal jobs in agro-processing, milling, and value 

addition industries. 

According to the Laikipia County Spatial Plan, the labour force participation rate in Laikipia 

East sub-county, where Nanyuki is located, is estimated at 65-70%, with youth (15-34 years) 

accounting for a significant proportion of both employed and unemployed persons. 

Unemployment and underemployment remain persistent challenges, particularly among the 

youth, driving engagement in the informal sector as a livelihood coping strategy. 

3.9.3 Informal Sector Dynamics 
The informal sector forms a significant component of the economy within Nanyuki Municipality 

and functions as both a source of employment and a mechanism for service delivery. Rather 

than operating at the margins of the urban economy, informal activities are deeply embedded 

within the Municipalityõs socio-economic structure, supporting livelihoods for a large proportion 

of residents. Key informal sector activities include Jua Kali enterprises, street trading, boda 

boda transport services, tourism-related enterprises, and casual construction labor. 
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Retail and market trading constitute the most visible forms of informal activity within the 

Municipality. Street vendors and hawkers are concentrated along major avenues within the 

Central Business District (CBD), while roadside kiosks cluster around the Likii A and Likii B entry 

points. Open-air trading in second-hand clothing, fresh produce, and foodstuffs is prominent in 

Majengo, whereas smaller neighborhood retail nodes serve areas such as Thingithu and 

Mugambi. Informal trade activities are closely linked to high pedestrian movement corridors, 

transport termini, and residential neighborhoods with limited access to formal commercial 

infrastructure. 

The boda boda subsector also plays a critical role in urban mobility and employment creation. 

Boda boda stages are concentrated along junctions of the A2 corridor, around the CBD bus 

park fringe, and at neighborhood entry points in Likii, Majengo, Thingithu, and Baraka. Beyond 

transport provision, the sector supports a broader informal economy through motorcycle repair 

services, fuel retailing, and auxiliary trade activities. 

Tourism-linked informal activities are concentrated around the Equator marker and other visitor 

attraction points within the Municipality. Local operators provide guiding services, photography, 

souvenir sales, and demonstrations related to the Equator phenomenon. In addition, the presence 

of the Kenya Defence Forces and the British Army Training Unit Kenya bases indirectly stimulates 

informal economic activity through demand for rental housing, domestic labor, repair services, 

food supply and small-scale retail enterprises. 

Plate 1: The equator crossing section within Nanyuki Municipality 

 
Source: KREIS, 2026 
 

Casual labor associated with the construction sector is also substantial, reflecting ongoing urban 

expansion and real estate development within the Municipality. Daily wage labor supports 
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residential, commercial, and infrastructure projects, particularly within rapidly developing peri-

urban neighborhoods. 

3.10 Infrastructure Utilities and Services 

The level of urban development is largely determined by the quality of physical infrastructure, 

which includes water reticulation networks, drainage systems, mechanisms of waste management, 

energy sources, and telecommunications networks. This is complemented by the level of access 

to social infrastructure such as education facilities, health centers, recreation facilities, social halls, 

community centers, rescue centers, disaster and fire emergency response facilities. 

3.10.1 Transport Infrastructure 

Transport infrastructure facilitates connectivity between core urban nodes and within the locality. 

It includes road, railway, and air transport networks ð roads/streets/walkways, railway lines, 

and airways. These are supported by key amenities including bus parks/ matatu termini 

facilities, bus stops, parking spaces, helipads, and non-motorized transit.  

3.10.1.1 Road Infrastructure 

The Nanyuki Municipalityõs road network is anchored on key transport corridors linking major 

towns, including: 

i. Nairobi ð Nanyuki ð Isiolo (A2) Road  
ii. Nanyuki ð Doldol (B10) Road 
iii. Nanyuki ð Rumuruti Road 
iv. Nanyuki ð Meru Road 

The A2 Road serves as a vital commercial backbone, facilitating trade and commerce between 

Laikipia and the neighboring counties of Nyeri, Meru, and Isiolo. This transport corridor acts as 

a primary artery for regional connectivity and inter-county commerce, strategically positioning 

Nanyuki Municipality as a key activity node within the region. 

The Laikipia CSP identified the Nanyuki-Rumuruti Road as a key transport, infrastructure, and 

economic corridor for future upgrading to facilitate seamless linkage between Nanyuki and 

Rumuruti municipalities, and support linear developments in Mutara and Ngõare Ngõiro. The 

Nanyuki ð Naibor Road serves as a major link between Nanyuki Municipality and the inner 

ranches and northern conservancies which are a major tourism and conservation zone. 

Within the Municipality, accessibility and circulation are enhanced by major arterial roads 

branching off the A2 Road to serve major commercial and residential zones, among other key 

areas. The western side of the Municipality is served by Likii Road, which serves residents and 

the Laikipia Airbase. The Nanyuki Teaching and Referral Hospital, alongside several 

administrative offices and the cottage residential area are served by Hospital Road. The 
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industrial zone of the Municipality is served by the Old Market and Slaughterhouse Road, which 

facilitates the movement of raw materials and finished goods.  

Road transport infrastructure within the urban core comprises an integrated network of streets 

and lanes, complemented by amenities such as stormwater drainage systems, street lighting, 

and standardized traffic signage, NMT facilities like paved walkways, road corridor greening, 

and dedicated on-street parking. These urban roads facilitate trade and commerce activities, 

which dominate the urban core. They are, however, strained by traffic snarl-ups during peak 

hours, urban flooding risks, and increased informal trading activities along road reserves. 

The existing transport corridors are essential facilitators of urban-rural linkages and have 

induced the growth of linear secondary towns. They are also key in guiding the land use structure 

of Nanyuki Municipality, as they offer opportunities for seamless connectivity between the urban 

core and its periphery areas, allowing people to live within the less dense peri-urban areas and 

commute to workplaces, markets, and access social amenities within the Municipality. 

Map 15: Transportation networks and distribution within Nanyuki Municipality 

 
Source: KREIS, 2026 

Circulation roads within Ruai area are undeveloped and are prone to flooding, making 

accessibility in the area a major challenge especially during the rainy seasons. Other areas, 

such as Thingithu, Kilimo, Kaugu, and Milimani, have also reported poor roads that become 

impassable during rainy seasons. Most of the roads lack stormwater infrastructure, making the 
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areas susceptible to flooding. Additionally, some roads lack amenities such as streetlights, 

walkways, and signage. 

Map 16: Flood susceptibility map in Nanyuki Municipality 

 
Source: KREIS, 2026 

Plate 2: Neighborhood access roads within Nanyuki Municipality 

 
Source: KREIS, 2026 
 

In the same breadth, a lot of traffic congestion is experienced in various hotspots within the CBD 

of Nanyuki and this will require strategic interventions from the County and Municipality in 

evacuating traffic from and to the CBD. This could be in form of enhancing directional flow of 

traffic or opening new corridors where regional traffic can be offered an opportunity to bypass 

the CBD. 
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Map 17: Major traffic hotspots within Nanyuki Municipality 

 
Source: KREIS, 2026 

3.10.1.2 Rail Infrastructure 

Nanyuki Municipality is strategically linked to the City of Nairobi via the NairobiðNanyuki 

meter-gauge railway line, which provides a cost-effective and secure logistics solution for the 

industrial, agricultural, and mining sectors. Notably, the revival of livestock-specific wagons from 

Nanyuki to the Kenya Meat Commission (KMC) in Athi River offers a significant incentive for 

pastoralists, ensuring direct access to markets while drastically reducing transit costs and animal 

shrinkage. 

Plate 3: Nairobi - Nanyuki meter gauge Railway Line 

  
Source: Laikipia County Spatial Plan, 2023  


































































































































































