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FOREWORD  

Urbanization is a global phenomenon that has largely 

influenced human settlement and governance. To align the 

country with this phenomenon, the Kenyan people have 

provided structures and systems which are intended to 

harness the opportunities of urbanization and sustainably 

mange the challenges associated with unplanned 

urbanization. The Kenyan structure of urbanization is guided 

by the Constitution of Kenya, 2010, the County Governments Act, 2012, the Urban Areas and 

Cities Act, 2011 and the Physical and Land Use Planning Act, 2019 as the key legislations.  

The County Government of Kirinyaga has established the Department of Lands, Physical 

Planning and Urban Development which is responsible for all matters related to urban 

development. In addition, we have operationalized the Kerugoya/Kutus Municipality to ensure 

effective delivery of services to the residents of the Municipality.  

The Kerugoya/Kutus Municipality Local Physical and Land Use Development Plan provides 

the municipality with the appropriate framework for guiding development by setting out the 

Vision, guidelines and regulations and broad pattern of land uses within the municipality. In 

addition, the Plan has specific land use and development guidelines and projects which sets the 

municipality on a transformative agenda. The Plan has provided strategies for addressing the 

challenges of uncontrolled urbanization, poor access roads, informal activities, lack of adequate 

space for businesses and industrial activities, shrinking agricultural land, and limited access to 

infrastructural services have all been. 

The LPLUDP is intended to become the main reference document for all Departments in 

guiding growth and development of Kerugoya/Kutus Municipality for the next ten years and 

its philosophy is going to guide us in how we manage the upcoming new municipalities and 

towns.  

I look forward to adequate and overwhelming support in the implementation of this Plan. 

----------------------------------------- 

H.E Anne Waiguru E.G.H,  

Governor, Kirinyaga County  
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EXECUTIVE SUMMARY  

he main purpose of the Kerugoya/Kutus Municipality Local Physical and Land Use 

Development Plan (LPLUDP), 2020-2030, is to guide the development of the urban 

area and its environs for 10 years. The plan has been prepared in the context of policy 

and legal requirements in the country to support the drive towards the realization of global, 

regional, and local goals as well as the aspirations of the people. It draws its mandate from the 

Constitution of Kenya (2010) and the attendant legislation that guides land use development 

and service provision which include the Physical and Land Use Planning Act, 2019, County 

Governments Act, 2012, Urban Areas and Cities Act, 2011 (Amended in 2019) among other 

related laws and policies. Section 45 of the Physical and Land Use Planning Act, 2019 provides 

for the purpose, preparation, content, approvals, and publication of Local Physical and Land 

Use Development Plans. The County Government through its programs is responsible for 

coordinating the sustainable development agenda of the entire county.  

The plan aims to achieve a habitable and sustainable urban area and integrate various aspects 

of urbanization, including but not limited to physical infrastructure development and economic, 

social, cultural, environmental, and institutional aspects. The Plan focuses on the underlying 

challenges and opportunities within the planning area to offer solutions that are within the 

Kenyan legal framework and based on best and attainable practices. The municipality majorly 

plays the role of commercial, transportation, residential, and administrative functions at the 

local and regional levels.  

The preparation of the Plan embraced a participatory planning approach. Specifically, the 

exercise engaged the local community to contribute to the planning process by giving their 

views and expectations of the plan. The participatory approach aimed at creating a base for 

acceptance, ownership, and resource mobilization for plan implementation.  

The plan has been prepared using a procedural process to understand the scope and activities 

that are supposed to be undertaken. They include: 

i. Mapping of the stakeholders 

ii.  Identification of issues through analysis of the planning area and visioning exercises 

through workshops and interviews with stakeholders 

iii.  Digital mapping of the area and 
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iv. Synthesis of the identified development opportunities and constraints to develop a 

possible development concept that addresses the vision of the stakeholders.  

Development concepts were then presented to the stakeholders for validation. The concepts 

were refined, and land use proposals, development strategies, and implementation mechanisms 

were formulated. 

This plan encapsulates the vision of the people of Kerugoya/Kutus Municipality. It envisions 

a model municipality that is properly managed and capable of offering quality living standards 

to its population. To realize this vision, the development strategies and projects proposed in the 

plan must be implemented effectively and within the set timelines. This plan has far-reaching 

benefits that are not only limited to the municipality but the county as a whole in terms of social 

and economic transformation. Effective plan implementation will be vital to improving the 

quality of life for the people of Kerugoya/Kutus Municipality. 
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1  INTRODUCTION  

Overview  

he growth of urban areas in Kenya comes from increasing immigration of people 

from the rural to urban areas in search of employment, investment opportunities, and 

education among other pull factors. The advent of the devolved system of governance 

in Kenya is credited to the decentralization of services from the predominantly larger cities in 

Kenya and the shifting focus on the more ñlocalò urban areas that were previously overlooked. 

This is due to the varied opportunities these urban areas present in terms of potential for growth 

assisted by a localized administrative footprint. The growth of Kerugoya/Kutus Municipality 

has been particularly profound since the beginning of devolution. The population of the 

municipality has more than doubled from the last census and development is on the rise to meet 

the needs/demand of this increasing population. However, this unique growth of the 

municipality has proven to be challenging due to the lack of a framework to guide development 

and land use. This Local Physical and Land Use Development Plan (LPLUDP) shall bridge the 

gap in terms of land use regulation and infrastructure provision to make the municipality livable 

and spur economic development.  

The physical and population growth of the municipality has resulted in several challenges 

including improper waste management at municipal and neighborhood levels, an unreliable 

road network in the rural areas, insufficient infrastructure (water and sewerage), environmental 

pollution, and inadequacy of social amenities. The development of the plan results from 

profiling these challenges and prescribing possible solutions for infrastructural provision, 

proper land use management, and urban governance.  

1.1 Organization of Report  

The report is organized in three parts. These include:  

¶ Introduction  and Contextï This section gives the background to the project in terms 

of the purpose, objectives, and scope of the plan as well as the expected 

outputs/deliverables of the assignment. The approach and methodology used in 

undertaking the plan are also detailed. The planning context provides the constitutional, 

legal and policy background through which the plan is anchored and guided. The 

T 
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location, physiographic characteristics, and functions of the municipality are discussed. 

This section has also profiled previous planning efforts for Kerugoya and Kutus Towns. 

¶ Site Analysis ï This section gives the profile of the municipality in terms of the existing 

infrastructural conditions as well as the spatial findings and analysis of the planning 

area. An evaluation of the different emerging urban centres in terms of the existing as 

well as possible future functions each centre can play in the development of the 

municipality is given. The possible development pattern and form of the municipality 

are also discussed in this section.   

¶ The Plan ï This section gives the plan of the municipality by providing the proposed 

structure plan for the municipality, detailed area land use plans for Keugoya and Kutus 

Towns as well as Kiamiciri, Karia (along Kutus- Karatina road and Thiba area), 

Kiamwenja and Ithare-ini centres. The area zoning plans for the aforementioned centres 

have also been provided. The areas highlighted for improvement (action areas) have 

been prescribed together with the municipality's sector development strategies for 

improvement. Lastly, a plan implementation framework has been detailed, giving the 

expected timeframe for each proposed project to be completed as well as the possible 

implementers. A capital investment plan is also provided within this section.   

1.2 Purpose of the Plan 

This plan will serve the following purposes: 

i. Zoning, urban renewal, or redevelopment; 

ii.  Guiding and coordinating the development of infrastructure; 

iii.  Regulating the land use and land development; 

iv. Providing a framework for coordinating various sectoral agencies; and 

v. Providing a framework and guidelines on building and works 

vi. Development in the municipality. 

1.3 Objectives of the Plan 

The following are the objectives the plan intends to achieve within the span of the planning 

period of ten (10) years; 

i. Optimize the use of land and land-based resources. 

ii.  Spur local economic development 

iii.  Integrate land uses and activity areas 
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iv. Create a basis for the provision of appropriate infrastructure. 

v. Protect and conserve the natural environment while improving the built environment 

vi. Promote good governance and leadership 

vii.  Create a basis for land use management and development control. 

1.4 Scope  

Temporal Scope  

The plan will guide land use and infrastructure development for ten (10) years subject to review 

after five (5) years.  

Spatial Scope 

The plan prepared covers a total area of 71.55 km2. This is inclusive of: 

¶ Kerugoya Town and its surroundings including Waigiri/Githioro, Mukinduri and 

Kibingo Colonial Villages, Ndimi area, Kamondo, and Kaitheri.  

¶ Kutus Town and its surroundings including Ahiti Ndomba, Kabatiro, and Kirinyaga 

University, Gatuto. 

¶ Kiamwenja,  

¶ Ithare-ini,  

¶ Thiba Dam Area 

¶ Kiamiciri 

1.5 Approach and Methodology  

1.5.1 Approach  

As explained below, the planning approach used was participatory, integrated, and flexible.  

1. Participatory:  The planning process was consultative as provided for in the 

Constitution. A series of consultative meetings were undertaken with key agencies such 

as local leaders and established local institutions among others. Intensive stakeholder 

workshops and public outreach were undertaken to build consensus and resolve key 

issues and concerns within the municipality. Stakeholder participation gives the local 

people a sense of ownership and belonging, and the freedom to express their views in 

an amicable environment.  
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Plate 1-1: Stakeholder Engagement in the Municipality during plan preparation 

 

2. Integrated: The plan adopted an interdisciplinary approach with a focus on marrying 

land use management with sector-based strategies for infrastructure provision. The plan 

also provides and implementation mechanism as well as a capital investment plan.  

3. Poly-nucleic Urban Development: This approach entails establishing cooperation 

between neighbouring towns and coordinating functions. By adopting this approach, 

the objective of decentralized and equitable development can be achieved by reducing 

the burden on the prime towns and combating linear development along major 

corridors.  

1.5.2 Methodology  

A phased process was undertaken in preparation for the Kerugoya/Kutus Municipal Local 

Physical and Land Use Development Plan (LPLUDP). The following steps and activities were 

undertaken to achieve the plan. 

Table 1-1: Methodology for Undertaking the Plan 

No.   Step Key Activities Output /outcome 

1.  Project Inception ¶ Publish a Notice of Intention to plan 

¶ Conduct Start-up meetings  

Inception Report 
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No.   Step Key Activities Output /outcome 

¶ Identification of stakeholders 

¶ Develop a mode of Operation/Action Plan 

¶ Conduct an appraisal of the project 

area/reconnaissance 

2.  Scoping of context ¶ Conduct Urban Study that comprises: 

i. Literature review 

ii. Key Informant interviews  

iii.  Stakeholder consultations/FGDs 

iv. Observation (including photography) 

v. Administration of questionnaires and 

instruments. 

¶ Stakeholder consultations; 

Data for analysing the 

development situation 

in the municipality 

3.  Mapping ¶ Acquire high-resolution satellite image for the 

planning area; 

¶ Acquire digital topographical maps; 

¶ Digitize and compile digital information. 

¶ Prepare thematic maps; 

¶ Prepare a digital cadastral layer using RIMs  

¶ Create a GIS data base. 

¶ Urban Base Map 

¶ Cadastral Layer 

4.  Identification of 

planning issues 

¶ Analyze baseline information; 

¶ Sector consultations; 

¶ Conduct a Launch and preliminary Visioning. 

¶ Validate situational analysis findings and the 

planning issues identified; 

¶ Realign the preliminary vision established at 

the launch of the project. 

¶ Incorporate stakeholdersô concerns and 

comments. 

Urban socio-economic 

database 

5.  Land optimization for 

Urban Development 

¶ Project land requirements based on population 

needs; 

¶ Undertake Land suitability analysis entailing; 

i. Slope analysis; 

ii. Threshold analysis; 

Draft Land Use Plan  
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No.   Step Key Activities Output /outcome 

¶ Scenario building by developing various 

possible development options; 

¶ Select the preferred spatial structure to develop 

a structure plan. 

6.  Preparation of Land use 

/Zoning plan 

¶ Prepare a zoning/Land use Plan Draft Zoning Plan  

7.  Formulation of Land 

Use and Land 

Management Policies. 

¶ Formulate Land use and Land Management 

Policies /Guidelines based on the zoning/ land 

use plan. 

Draft Zoning 

Regulations 

8.  Formulation of sector 

development strategies 

¶ Formulate sector development strategies; 

¶ Identify strategic actions and measures to be 

taken to implement the plan; 

¶ Identify programs and projects to be 

implemented to realize the strategies. 

Draft LPLUDP 

 

 

 

 

 9.  Implementation  

Framework 

¶ Establish timeframes and identify actors for the 

implementation of identified policies, 

programs, and projects. 

10.  
Stakeholder engagement 

(Draft Plan Validation 

Workshop) 

¶ Present the Draft LPLUDP to the client and 

stakeholders. 

¶ Collect comments from the stakeholders. 

 

11.  Preparation of the Final 

Draft Plan 

¶ Incorporate the comments raised by the 

stakeholders into the draft plan 

¶ Submit the Final Plan to the client 

Final Draft LPLUDP 

12.  Submission of the Plan 

for approval and 

adoption. 

¶ Editing of the final draft  

¶ Packaging the reports for submission  

¶ Submission of the plan to the County 

Assembly for approval respectively.  

¶ Publishing  

¶ Gazettement of the approved plan 

Approved Municipal 

Urban Plan 

 

1.6 Expected Outputs  

The outputs of the planning process resulted in the following elements: 

i. Kerugoya/Kutus Municipal growth boundary 
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ii.  Urban Base Map including Digital Cadastral Layer 

iii.  Urban socio-economic database that includes household survey, land use survey, traffic 

and transport survey, and other surveys 

iv. Approved Municipal Urban Plan 

v. Participatory training needs, training manuals, and reference tools 

1.7 The Vision for Kerugoya/Kutus Municipality  

Following a stakeholder visioning exercise held in both Kerugoya and Kutus Towns, a variety 

of vision statements based on different themes of discussion are outlined below: 

i. Governance  

¶ Kutus - To offer effective, sustainable, and efficient urban management services 

through citizen participation 

¶ Kerugoya - To provide an all-inclusive and transparent working environment for better 

management of the municipality 

The combined vision statement for the municipality ï a municipality that is effective, 

inclusive, and transparent offering sustainable urban services for all.  

ii.  Land and Environment  

¶ Kutus - A clean municipality with proper use of land and security of tenure 

¶ Kerugoya - To have a clean environment with sustainable land management.   

Combined Vision Statement for the municipality ï To have a clean sustainable environment 

in the municipality brought about by proper land management  

iii.  Housing  

¶ Kutus - To establish a healthy, sustainable, and habitable municipality. 

¶ Kerugoya - To achieve modern affordable quality housing for all by the year 2030. 

Combined Vision Statement for the municipality ï A municipality offering affordable quality 

housing by the year 2030. 

iv. Physical Infrastructure  

¶ Kutus - A wealthy municipality with leading supporting infrastructure to push its 

development 
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¶ Kerugoya- Town with clean water, electricity, good drainage, and proper management  

Combined Vision Statement for the municipality - A wealthy municipality with facilitative 

infrastructure to support its development. 

v. Local Economic Development  

¶ Kutus - Sustainable vibrant municipality for a better tomorrow 

¶ Kerugoya - To be a premier county/municipality in terms of economic development 

and sustainability.  

Combined Vision Statement for the municipality - To be a premier county/municipality in 

terms of economic development and sustainability. 

vi. Social Infrastructure  

¶ Kutus - To have reliable social services within the municipality 

¶ Kerugoya - To have the leading healthcare services in the region, To have an educated 

population 

Combined Vision Statement for the municipality ï A municipality having reliable social 

services to better the lives of its population.  

vii.  Transport  

¶ Kutus - To have accessible and safe roads within the municipality 

¶ Kerugoya - Transforming the transport sector for economic development  

Combined Vision Statement for the municipality ï A municipality with safe, accessible roads 

that can help drive economic development.  

Plate 1-2: Visioning Exercise in Kutus 
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Plate 1-3: Visioning Exercise in Kerugoya 

 

The Vision for the Municipality  

The above vision statements derived from the stakeholder visioning forums are hereby 

combined and the vision for the municipality is given as:  

A model municipality that is properly managed 

and capable of offering quality living standards 

to its population.  
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2  CONTEXT  

Overview  

he planning of Kerugoya-Kutus Municipality is anchored around the constitution of 

Kenya among other laws including the Physical Planning and Land Use Development 

Act, 2019, The County Government Act, 2012, Urban Areas and Cities Act, 2011, 

and its amendment of 2019 among others. Policies that have guided the preparation of this plan 

include Kenya Vision 2030, The National Land Policy, 2009, Urban Development Policy, and 

the National Spatial Plan, 2015-2045. The location of the municipality, its physiography, 

functions, and previous planning interventions are also contextualized to give further insight 

into the planning area.  

2.1 Constitutional, Legal, and Policy Context  

2.1.1 The Constitution of Kenya, 2010 

The Constitution of Kenya under the fourth schedule assigns different functions to county 

governments including county planning. It also outlines the principles of land management as 

well as regulation of land use and property, environmental protection, and governance. The 

development of the Kerugoya/Kutus Local Physical and Land Use Development Plan shall 

abide by the principles thus set out in the constitution. The table below highlights sections 

within the constitution that form key considerations during plan preparation.  

The Constitution of Kenya, 

2010 

¶ Section 60 (1) stipulates the principles of land management 

¶ Section 61 (2) stipulates the classification of land in Kenya. 

¶ Section 66 (1&2) insists on the regulations of land use and 

property  

¶ Section 69 (1) indicates the statesô obligation concerning the 

environment. 

¶ Section 70 (1&2) stipulates the enforcement of 

environmental rights 

¶ Section 42 states the right of every person to have a clean 

and healthy environment 

T 
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2.1.2 Legal and Policy Context 

The section below highlights the laws and policies that have been used in the preparation of 

the plan. Various sections within the stated laws have been highlighted to show their function 

in the delivery of the plan.  

Law Function to the Plan 

Urban Areas and Cities Act, 

2011, and Urban Areas and 

Cities (Amendment) Act, 2019 

¶ Article 5 instructs on the criteria used for the 

classification of urban areas and cities. 

¶ Article 11 gives the principles of governance and 

management of urban areas and cities. 

¶ Article 32 highlights the service delivery by a municipal 

board  

¶ Article 36 stipulates the objectives of an integrated urban 

area and city development plan. 

Physical and Land Use 

Planning Act, 2019 

¶ Article 5 stipulates the principles and norms of physical 

and land use planning.  

¶ Section 10 indicates the responsibilities of the Cabinet 

Secretary to physical land use planning. 

¶ Section 45 describes a local physical and land use 

development plan: its purpose, preparation, content, 

notices of objection and approvals as well as the 

publication of the LPLUDP. 

¶ Second schedule part A instructs matters that may be 

dealt with in an LPLUDP. 

The County Government Act, 

2012 

¶ Article 5 states the responsibilities of the county 

government including county planning as provided in the 

fourth schedule of the constitution. 

¶ Article 49 introduces the urban areas and cities as tools 

for the management of urban areas and cities. 

¶ Article 102 stipulates the principles of planning and 

development facilitation in a county 

¶ Article 104, indicates the obligations to plan by the 

county 
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Law Function to the Plan 

¶ Article 111, indicates the types of plans for both a 

municipality and a city. 

¶ Article 115, stipulates the process taken to carry out 

public participation. 

Policy Context 

Policy Document  Policy Direction 

Kenya Vision 2030 ¶ Chapter 2, indicates the foundation for 

socioeconomic transformation 

¶ Chapter 3, outlines the economic pillars such as 

tourism, agriculture, wholesale and retail trade, 

manufacturing, business process 

outsourcing/offshoring, and financial services. 

¶ Chapter 4, outlines the social pillars including 

education and training, health care delivery, water 

and sanitation, environmental management, gender 

youth and vulnerable groups, housing and 

urbanization, and social equity and poverty reduction. 

¶ Chapter 5, focuses on the political pillar by explaining 

the guiding principles. 

The Sessional Paper No. 3 of 2009 

on National Land Policy 

As contained in Sessional Paper No. 3 of 2009 recognizes 

that ñdevelopment of land in urban and peri-urban areas 

has been inhibited by poor planning, the rapid growth of 

human settlements and activities, unmitigated urban 

sprawl and inadequate provision of infrastructure.ò The 

policy, further, notes that proper planning will facilitate 

coordinated development of urban and peri-urban areas 

in terms of housing, commercial, industrial, and 

infrastructure development to accommodate changes in 

lifestyle and economic activities. 
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Policy Document  Policy Direction 

The National Urban Development 

Policy, 2016 

The policy objectives include ensuring the legal 

personality of cities and urban areas; and ensuring 

planned, inclusive, and sustainable urban development 

that implies the recognition of urban centres as entities 

that strive to harmonize physical planning with economic 

development planning and are sensitive to stakeholdersô 

participation and environment among others.  

National Spatial Plan, 2015-2045 The policy seeks to achieve promises Kenyans furnished 

themselves under the new Constitution such as the right 

to a better economy; the need for balanced development 

across the country, the right to a clean and healthy 

environment, and the right to property among others. It 

also lays a foundation for Article 66 of the Constitution 

on the regulation of land uses.  

2.2 Locational Context 

Kerugoya-Kutus Municipality is located 10 kilometers East and southeast of Karatina 

Town and 40 kilometers west of Embu Town. Kutus Town is located along the Sagana-Embu 

(B25) road while Kerugoya Town is located along the Kutus-Karatina (B27) road. These two 

towns form the two major urban nodes of the municipality. The planning area covers 71.55 

square kilometers. It is situated at the center of Kirinyaga County touching three constituencies; 

Kirinyaga Central, Mwea East, and Gichugu. It lies within seven wards; Kabare, Kerugoya, 

Inoi, Kangai, Kanyakiini, Nyangati, and Baragwi.  

Locational Challenges  

¶ The presence of two major centres within the municipality, 10km apart, presents a lot 

of pressure on agricultural land due to the potential of urban sprawl between the two 

centres. This can create a challenge in the provision of services such as sewerage and 

overstretching of available resources.  

¶ The location of Kerugoya and Kutus along major transport corridors presents pressure 

on lands adjacent to the roads. 

 

https://en.wikipedia.org/wiki/Karatina
https://en.wikipedia.org/wiki/Embu,_Kenya
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Locational Opportunities  

¶ The presence of two major urban centres within the municipality presents a possibility 

of decentralization of functions and services as opposed to one local centre.  

¶ The central location of the municipality within the county offers improved access to 

services to the surrounding agricultural lands and other major urban areas.  

¶ The municipality is linked to other regions by road.  
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Map 2-1: National Context 
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Map 2-2: County Context 
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2.3 Physiography 

Topography 

The municipality lies at an altitude of 1,686 meters above sea level (asl) in Waigiri/Githioro 

area with the lowest point being 1,240 meters above sea level (asl) at Ahiti Ndomba in Kutus 

Town. Mt. Kenya, which lies north of Kerugoya, greatly influences the landscape of the 

Municipality. The municipality is characteristic of two landforms: a ridge and a plain. The 

ridge begins from Waigiri and goes down to Kutus Town, where the plain landform is 

characteristic and influential to rice production in the town. The undulating landscape of the 

municipality is advantageous to infrastructural provision through gravity for such services as 

water and sewerage.  

Climate 

The municipality is on the windward side of Mt Kenya. The average annual temperature is 

18.7°C. The average annual rainfall received is 1,412 mm. The municipality has two rainy 

seasons. The long rains occur between March and May averaging 2,146mm while the short 

rains occur between October and November averaging 1,212 mm. The climate experienced in 

the municipality is influential in the agricultural production of tea and coffee.    

Drainage 

The municipality has one major river: River Thiba. River Thiba has a major tributary namely 

River Rutui. Mukindu, Gakuo, and Kagogo also drain into River Thiba. River Rutui has two 

tributaries namely River Ngaci and Kabuga. Kutus Town, the lowest point in the municipality, 

experiences frequent flooding during the rainy season when these rivers bust banks. River 

Thiba drains into River Tana downstream. These rivers are the principal sources of water in 

the municipality. The water from these rivers has also been channeled through canals to support 

rice irrigation, especially in Kutus Town. 

Geology 

Rocks 

The municipality has two main types of volcanic rocks: basic igneous and sedimentary. Basalt 

rocks cover a total of 84.85% of the municipality, 11.18% is covered by basic igneous rocks 

and 3.97% is covered by pyroclastic sedimentary rocks.  
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Table 2-1: Municipal Rock Structure 

Type of Rock Properties Location Area 

covered 

(Ha) 

% of the 

total 

area 

Pyroclastic 

rocks 

¶ Formed from clastic sedimentary 

rocks composed of volcanic 

materials. 

¶ Range from large agglomerates to 

very fine ashes and tuffs 

Githioro and 

Waigiri areas. 

279.934 3.97% 

Basalt rocks ¶ They can be either glassy or coarse 

in appearance. 

¶ Usually do not react with acids. 

¶ The mineral deposits are available 

in the form of patches of different 

sizes. 

¶ Suitable for construction and 

building blocks 

Kerugoya to 

Kutus Town 

5982.483 84.85% 

Basic 

Ingenious 

rocks   

Gatuto to Ahiti 

Ndomba (cover 

the lower part of 

the Kutus) 

788.55 11.18% 

Soils 

The municipality is covered with two types of volcanic soils as shown in Table 2-2: The soils 

are deep, well-drained red tropical soils. They are 30% clay and hence have the ability to retain 

water and are essential for the irrigation of paddy rice. They have a moderate to strong angular 

blocky structure. The soils are moderate to highly fertile due to the presence of decay matter 

from agricultural activities in the area over time. These soils have a low permeability tendency. 

Table 2-2: Type of Soils in the Municipality 

Type of Soil Location Area Covered 

Humic Nitisols Githioro to Gatuto   6223.08 Ha 

Rhodic Nitisols Gatuto to Ahiti Ndomba 794.01 Ha 

Ground Water Potential 

The whole municipality lies in an area of high groundwater potential. This is evident in the 

numerous springs found within the region that show the high potential for existing 

groundwater. 
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Implications of Locational and Physiographic context  

1. The plain landscape as well as the soils within Kutus Town offers favorable conditions 

for rice farming. 

2. The undulating landscape of the municipality is advantageous to infrastructural 

provision through gravity for such services as water and sewerage. 

3. High rainfall and low temperatures experienced throughout the year offer favorable 

conditions for agriculture. 

4. The basalt rock type covering the majority of the municipality is ideal for mining 

activities and supporting urban development.  

5. The fertile volcanic rocks provide good soils for agriculture which forms the economic 

backbone of residents in the municipality. 

2.4 Functions of Kerugoya/Kutus Municipality 

The municipality plays a triplicate of functions as highlighted in the table below.  

Category  Function  

Residential  The working population in the core urban areas resides in different 

areas within the municipality including Kerugoya Town, Kutus 

Town, Mukinduri, Kibingo as well as in the surrounding rural 

areas. The core urban areas are the main dormitory areas for a 

majority of the population in the municipality.   

Economic  The municipality is a source of employment and production in the 

industrial, commercial, hospitality, and service sectors. It is within 

the municipality that production and movement of manufactured 

goods from the agricultural hinterland to other centres is made 

possible.  

Service  The following services are offered within the municipality:  

Education services, health services, public utilities, commercial 

banks, co-operatives, administration, judicial services, recreational 

as well as transportation services.   
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2.5 Previous Planning Interventions 

2.5.1 Kutus Development Plan (1994) 

The Kutus Development Plan was developed in 1994 but was not approved. The plan covered 

an area of 185.91Ha. The table below shows a comparison of the existing land use to the 

development plan. This comparison gives the level of implementation of the plan to date.  

Table 2-3: Comparison of Existing Land Use to the Kutus Development Plan (1994) 

Land Use DP 1994 (Ha) Existing (Ha) 

Residential 44.193 42.134 

Industrial  18.658 2.001 

Educational 16.624 14.115 

Recreational 2.158 14.008 

Public Purpose 8.959 8.210 

Commercial 38.877 27.201 

Public utility  1.732 0.332 

Transport  45.767 30.202 

Deferred 6.686 - 

Conservation - 18.442 

Agricultural  2.252 29.265 

Total 185.9 Ha 185.9 Ha 

The DP set aside 44.193Ha for residential use. Currently, 42.134Ha is being used for residential 

purposes. A total of 30.202Ha is currently being utilized for transport against an intended 

45.767Ha. Moreover, agriculture currently covers 29.0265Ha against a possible 2.252Ha that 

was planned for the aforementioned purpose. Industrial use currently occupies 1.5 Ha while 

18.658 Ha was set aside for industrial purposes in the DP.  
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Map 2-3: Kutus Development Plan (1994) 

 

Source: Department of Lands (Physical Planning) 
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2.5.2 Kerugoya Development Plan 2008 

The Kerugoya Development Plan was prepared in 2008 but was not approved. The plan 

covered an area of 2,217.172Ha/ 2.217km2. 

Table 2-4: Comparison of Existing Land Use to the Kerugoya Development Plan (2008) 

Land Use DP 2008 (Ha) Existing (Ha) 

Residential 876.37 527.294 

Industrial  11.28 19.859 

Educational 63.18 77.359 

Recreational 69.05 5.162 

Public Purpose 35.212 48.181 

Commercial 71.25 23.058 

Public utility  2.26 5.68 

Transport  5.59 152.56 

Conservation - 68.366 

Agricultural  1029.98 1093.48 

Total 2,217.172 Ha 2022.601 Ha 

The development plan covered Kerugoya Town as well as parts of Ndimi and Kiburi. Due to 

the year of the development of the plan, some land uses including Kaitheri Polytechnic, the 

current level 5 hospital exist in the same locations assigned. The plan did not set aside land for 

conservation purposes.  

Challenges in the Implementation of Both Plans 

¶ Both Plans for Kerugoya and Kutus were not approved and therefore lacked legal 

support/legitimacy for full implementation. 

¶ The limited capacity of the former municipal council in terms of staff, equipment, and 

finance to carry out their mandate in administration/management. 

¶ Most land is under private land ownership, therefore, limiting investment in public 

facilities and utilities that were proposed.  

¶ The plans were prepared in different years: 14 years apart. This, therefore, did not 

capture the municipality as a multi-nodal (multiple urban centres) urban area having 

two principal towns of Kerugoya and Kutus. 
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Map 2-4: Keruogoya Part Development Plan (2008) 

 

Source: Department of Lands (Physical Planning)  



 

25 

KERUGOYA/KUTUS MUNIC IPALITY LPLUDP (2020 -2030)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PART TWO: THE EXISTING 

DEVELOPMENT SITUATION  



PART TWO: SITE ANALYSIS  

26 

KERUGOYA/KUTUS MUNIC IPALITY LPLUDP (2020 -2030)  

3  SITUATION ANALYSIS  

Overview 

he understanding of the population dynamics of the municipality, the existing land 

utilization, the provision of services such as housing, water, energy, sanitation, 

education, and health, and the environmental issues facing the municipality form the 

basis for planning interventions. This section presents an analysis of the population and the 

existing development situation.  

3.1 Population  

Population Size, Growth Rate, and Projection 

Based on the 2009 population census, Kerugoya/Kutus Municipality had a total population of 

16 369 persons, comprising 7,586 (46.3%) males and 8,783 (53.7%) females. According to the 

2019 Population and Housing Census, Kerugoya Town had a population of 30,045 and Kutus 

Town had a population of 9,143, amounting to 39,188 forming the municipality. The 

population growth rate in the municipality is 9.1 % based on 2009 and 2019 population sizes.  

The population is projected to be 42,762 persons in 2020 comprising 20,641 males and 22,121 

females. The population is projected to rise to 102,147 persons by 2030, with 47,292 males and 

54,853 females.  

Table 3-1: Municipal Population Projection and Growth Rate 

Year  Population  

2009 (Census Year) 16,369 

2019 (Census Year) 39,188 

Intercensal Growth Rate 

{p0=P1(1+r/100)n} 

9.1% 

2020 42,762 

2025 66,158 

2030 102,147 

Population Density and Distribution 

The municipality covers a total area of 71.55 km2 with a population of 42,762 persons in 2020. 

This gives a population density of 606 persons per square kilometer. By the year 2030, the 

T 
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population density is expected to rise to 1,448 persons per square kilometer. This necessitates 

a corresponding increase in social services/facilities and physical infrastructure over time to 

cater to the growing population. Table 3-2 shows the population densities of the municipality 

from 2009 up to 2030.   

Table 3-2: Population Density (Year 2009-2030) 

Year 2009 2020 2025 2030 

Population Size 16,369 42,762  66,158 102,147 

Area Km2 71.55 71.55 71.55 71.55 

Density (Persons/ 

Km2) 

229 598 925 1428 

The population density in the municipality shall concurrently increase over time with an 

increasing population. This, therefore, requires optimal utilization of land within the 

municipality especially in the densely populated areas of Kerugoya and Kutus Towns.  

Population Characteristics 

Population Structure 

The population structure for the municipality has a fairly youthful population as depicted in the 

chart below. The population of the municipality significantly decreases towards the age of 64 

years and picks at the ages of 65 years and above. This can be assumed to be migration to the 

rural areas by a retiring working population.  The female population is significantly higher than 

the male population across the age cohorts from 20 to 39 years. The assumption for this can be 

attributed to a migratory male population seeking employment opportunities in other major 

urban areas such as Nairobi as compared to the female population.  
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Chart 3-1: Kerugoya/Kutus Municipality Population Pyramid (2020) 

 

Age Cohorts and Implications 

Demographic  % of 

Population 

Implication  

Under 1 3.8 Provide quality and efficient pre and post-natal health care 

to cater to this cohort and prevent infant mortality 

Under 5 5.58 Provide adequate Early Childhood Development (ECD) 

centres and sufficiently equip the health centres to ensure 

good health for infants. 

Primary School 

Going Age (6-13) 

15.55 ¶ Provide primary schools with the relevant learning 

materials as well as adequate teachers in all public 

primary schools to meet the recommended teacher-pupil 

ratio of 1:40 against the current ratio of 1:56.  

¶ Investment in health care services to cater to this age 

cohort. 

Secondary School 

Going Age (14-17 

yrs.)  

8.13 ¶ Provide and adequately equip secondary schools with 

necessary infrastructure including labs, libraries, 

dormitories, etc.  
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Demographic  % of 

Population 

Implication  

¶ Employ adequate teachers in all public secondary 

schools to meet the recommended teacher-pupil ratio of 

1:40. 

Youth Population 

(15-34)  

32.21 ¶ Investment in vocational and technical training facilities 

to equip the youth with relevant technical and innovative 

skills.  

¶ Service light industrial areas should also be provided 

within the core urban areas (Kerugoya and Kutus) to 

encourage the youth to start workshops, and fabrication 

stations among other self-employment startups. 

¶ Sensitization on the use of appropriate family planning 

methods.  

¶ Investment in youth development programmes that 

nurture art and sports talents through the provision of 

relevant facilities including stadiums and community 

development centres. 

Female 

Reproductive Age 

(15-49) 

26.67 ¶ Investment in maternal health facilities and child care 

infrastructure to ensure safe child birth and effective.   

¶ Sensitization on the use of appropriate family planning 

methods. 

Labour Force (15-

64) 

64.69 ¶ Provide a conducive environment for investment within 

the municipality to increase employment opportunities, 

skill development, and enhancement through continuous 

professional development programs.  

¶ Designate specific areas for juakali, workshops, better-

existing markets, serviced industrial parks, etc. 

¶ Investment in vocational and technical training facilities 

to equip the youth with relevant technical and innovative 

skills. 
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Demographic  % of 

Population 

Implication  

Aged Population 

(65+) 

6.5 ¶ Subsidize healthcare for the elderly through the 

formulation of favorable policies. 

¶ Investment in homes for the elderly  

Table 3-3: Population Implications 

Population Implications  

Population Needs Assessment 

Population needs assessment helps identify gaps in providing facilities and services to residents 

in any urban setting. With reference from the physical planning handbook and the First 

Schedule of the Urban Areas and Cities (Amendment) Act of 2019, an analysis showing the 

facilities/services required in Kerugoya/Kutus Municipality and the land requirement/budget 

for the establishment of each up to 2030 has been provided in this section. 

The growth rate used in determining the municipality's population needs is as per the 

intercensal growth rate of 9.1%. This translates to a population of 102,147 persons in the 

municipality by 2030 and an estimated population of 42,762 in 2020.  

 



PART TWO: SITE ANALYSIS  

31 

KERUGOYA/KUTUS MUNIC IPALITY LPLUDP (2020 -2030)  

Table 3-4: Population Needs Assessment 

Facilities Standard Norms Year 2020 Year 2030 Total land 

(Ha) 
Population Size in 

(ha) 

Population  Existing No. 

of facilities 

Required no 

of facilities  

Gap Population Required 

No. of 

Facilities 

Gap  

ECDE 3,500 0.2 42,762 25 12 0 102,147 29 4 2.8 

Primary Schools 4,000 3.9 42,762 19 12 0 102,147 26 7 101.4 

Secondary schools 8,000 4.5 42,762 15 5 0 102,147 13 0 58.5 

Polytechnic 60,000 3.5 42,762 1 1 0 102,147 2 1 7 

Special Schools 100,000 3.9 42,762 2 0 0 102,147 1 0 3.9 

University  1,000,000 50 42,762 1 0 0 102,147 1 0 50 

Level 5 hospital 1,000,000 8 42,762 1 1 0 102,147 1 0 8 

Level 4 Hospital 100,000 4 42,762 0 1 1 102,147 1 1 4 

Level 3 Hospital 30,000 3 42,762 3 1 0 102,147 3 0 9 

Level 2 Hospital 10,000 2 42,762 3 4 1 102,147 10 7 20 

Stadium 500,000 5 42,762 1 1 0 102,147 1 0 5 

Recreational parks 150,000 1 42,762 1 1 0 102,147 1 0 1 

Cemeteries 150,000 - 42,762 2(One to be 

decommissio

ned) 

1 0 102,147 1 1 5 

Abattoirs/Slaughte

rhouses 

100,000 2 42,762 1 0 0 102,147 1 0 2 

Markets   150,000 20 42,762 5 1 0 102,147 1 0 20 
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Facilities Standard Norms Year 2020 Year 2030 Total land 

(Ha) 
Population Size in 

(ha) 

Population  Existing No. 

of facilities 

Required no 

of facilities  

Gap Population Required 

No. of 

Facilities 

Gap  

Libraries  100,000 0.4 42,762 0 1 1 102,147 1 1 0.4 

Community 

Centers 

100,000 0.25 42,762 1 1 1 102,147 1 0 0.5 

Fire Station 100,000 3.4 42,762 0 1 1 102,147 1 1 3.4 

Postal Office 40,000 0.04 42,762 2 1 0 102,147 2 0 0.08 

Police Station 50,000 2 42,762 1 1 0 102,147 2 1 4 

Dumpsite 50,000 - 42,762 2(One to be 

decommissio

ned) 

1 0 102,147 2 1  
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Other Developmental Needs  

The increase in population over time will result in a corresponding demand for services 

including: 

¶ Housing to host the growing population.  

¶ Utility infrastructure provision including power supply to amply service the growth of 

secondary and tertiary activities and sanitation infrastructure 

¶ Transport infrastructure. 

¶ Coordination of service provision through urban governance. 

3.2 Base Map 

Overview  

At a glance, the base layers of Kerugoya/Kutus Municipality, summarized in a map, indicate 

the man-made and natural features that exist in the planning area. The base indicates how 

development is structured as influenced by the defining elements that contribute to various 

forms and development patterns within the area. This section presents the analysis of the 

existing base and how it may influence the distribution of activities in the area.  

3.2.1 Analysis of the Base Map  

Existing Landscapes  

From the base map (Map 3-1) three landscapes exist in the planning area. These include the 

urban (built-up) landscape, agricultural landscape, and the natural landscape.  

¶ The built -up landscape is characterized by dense development in Kerugoya and Kutus 

and less dense nodes that appear within the agricultural landscapes. This brings a poly-

nucleic pattern of development within the municipality.  

¶ The agricultural landscape is characterized by scattered homesteads and farmlands 

constituting the larger area of the municipality.  

¶ Rivers and riverine vegetation, swamps, flood plains, and forests characterize the 

natural landscape. 

The emerging landscapes establish the need to strike a balance between economic, social, and 

environmental conservation.  
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Map 3-1: Kerugoya/Kutus Municipality Base Map 

 
















































































































































































































































































































































