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Abstract

Driven by rapid urbanisation and housing shortages, informal settlements pose
major challenges to urban development in Tanzania. This article examines the
limited effectiveness of regularisation efforts to address them. It outlines the extent to
which the implementation of the regularisation scheme in Tanzania has impacted the
conditions of informal settlements. A qualitative desktop study, including literature
review with thematic analysis, was done. The analysis identified regularisation
approaches in different country contexts, and in Tanzania. The article discusses
the successes and challenges of informal settlement regularisation, with a focus
on stakeholder involvement, land rights and tenure security, implementation costs,
institutional capacity, and community awareness. Central to this discussion is that
‘regularisation without settlement transformation’ (squatter incorporation) prevails
in Tanzania and undermines the success of regularisation initiatives. The failure
of these initiatives preceded the poor conditions of informal settlements, and only
through the adoption of large-scale land readjustment projects can these challenges
be addressed. Land readjustment is a collaborative process in which landowners
temporarily release their land for re-planning and infrastructure development, in
return for a smaller but serviced plot or completed housing unit, ensuring more
equitable and inclusive benefits for all residents of informal settlements. The article
concludes that Tanzania should pair land readjustment with a strong commitment
to high-density, affordable housing development supported by public institutions, as
the absence of a clear housing strategy has previously led landowners to delay
construction and capitalise on rising land values, undermining the programme’s
objectives.

Keywords: informal settlements, regularisation, urban development, governance,
land readjustment

REGULARISERING OF PLAKKERINLYWING?
GRONDAANPASSINGSPROJEKTE AS 'N ALTERNATIEWE BENADERING
VIR TANZANIE

Hierdie artikel ondersoek die beperkte doeltreffendheid van regulariseringspogings
om die uitdagings van informele nedersettings in Tanzanié wat hoofsaaklik deur
vinnige verstedeliking en behuisingstekorte ontstaan, aan te spreek. Dit evalueer

hoe die implementering van regulariser-
ingskemas die lewensomstandighede
in hierdie nedersettings beinvioed
het. Deur middel van ’'n kwalitatiewe
lessenaarstudie en tematiese literatu-
uranalise word verskeie benaderings tot
regularisering, insluitend internasionale
voorbeelde, ondersoek. Die studie
beklemtoon kernaspekte soos belang-
hebberbetrokkenheid, grond- en be-
sitregsekerheid, implementeringskoste,
institusionele kapasiteit en gemeenska-
psbewustheid. 'n Sleutelvinding is dat
regularisering sonder nedersettings-
transformasie — wat neerkom op die ee-
nvoudige inlywing van plakkersgebiede
— algemeen in Tanzanié voorkom en die
doelwitte van regularisering ondermyn.
Hierdie benadering het daartoe gelei dat
swak lewensomstandighede voortduur.
Die artikel bepleit grondaanpassing as 'n
alternatiewe strategie, wat 'n samewerk-
ende proses behels waar grondeienaars
tydelik hul grond beskikbaar stel vir
herbeplanning en infrastruktuurontwik-
keling, in ruil vir 'n kleiner maar ver-
beterde en gedienste erf of voltooide
wooneenheid. Hierdie  benadering
kan billiker en inklusiewer voordele vir
inwoners verseker. Die gevolgtrekking
is dat Tanzanié grondaanpassing moet
integreer met 'n hoé digtheid, beko-
stigbare behuisingstrategie wat deur
openbare instellings ondersteun word.
Die afwesigheid van so ’'n strategie
het voorheen konstruksievertraging en
spekulasie op grondwaardes veroor-
saak, wat die sukses van regulariser-
ingsinisiatiewe ondermyn het.

REGULARIZATION KAPA
SQUATTER INCORPORATION?
MERERO EA TOKISO EA
MOBU E LE MOKHOA O MONG
OA TANZANIA

Ho ata ha litoropo ka potlako le khaello
ea matlo ho matlafalitse kholo ea metse
ea mekhukhu Tanzania, ho hlahisa
mathata a mangata ntlafatsong ea litoro-
po. Sengoloa sena se sekaseka hore na
ke hobaneng ha boiteko ba kamehla ba
ho rarolla bothata bona bo sa atleheng.
Ho sebelisitsoe boithuto ba boleng ka
tlhahlobo ea lingoliloeng le sehlooho ho
utloisisa kamoo ts’ebetsong ea maano a
mmuso e amang maemo a mekhukhu.
Tlhahlobo e bontSitse mekhoa e fap-
aneng ea linaha mabapi le tokiso ea
mekhukhu, ho kenyeletsa Tanzania.
Sengoloa se totobatsa katleho le
liphephetso ho sebetsaneng le meaho e
sa reroang ka ho shebana le ba ame-
hang, litokelo tsa mobu le ts’ireletseho
ea bolulo, litSenyehelo, bokhoni ba me-
khatlo le tlhokomeliso ea sechaba. Ho
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totobala hore ‘taolo ntle le phetoho ea
bolulo’ e ntse e tsoela pele Tanzania, e
imetsa katleho ea maano a semmuso.
Ho hloleha hona ho baka keketseho ea
maemo a sa pheleng hantle. Sengoloa
se sisinya hore tharollo ke ho amohela
mokhoa oa tokiso ea mobu, moo beng
ba mobu ba sebelisanang ho lokolla
mobu bakeng sa ntlafatso ea meralo,
ka puseletso e lekanang joalo ka matlo
a phethiloeng kapa litSebeletso tse
ntlafalitsoeng. Qetellong, ho kopanya
tokiso ea mobu le maano a matlo a
theko e tlaase le tSehetso ea sechaba
ho bohlokoa ho rarolla bothata bona bo
tebileng Tanzania.

1. INTRODUCTION

The global population continues

to grow at an unprecedented rate,
reaching 8 billion in 2022, and is
projected to rise to nearly 10 billion
by 2050 (UN, 2023). Nearly half

of this growth is expected to come
from only nine countries, including
Tanzania (UN, 2023). Key drivers of
this expansion include urbanisation,
industrialisation, and rapid income
growth (Anser et al., 2020; Shang
et al., 2018; Suhartini & Jones,
2019; Sulemana et al., 2019).
Developing nations face significant
challenges in accommodating this
growth, as governments struggle

to provide adequate services (Oni-
Jimoh et al., 2018; Tiffen, 2018).
One notable consequence of rapid
urban population growth is the
proliferation of informal settlements.

Informal settlements have become
a global concern, with studies
confirming their prevalence and the
challenges of addressing them. For
instance, in Latin America, nearly
one-fourth of the urban population
lives in informal conditions. A study
of 124 jurisdictions revealed that
informality increased in 80% of cities
between 2010 and 2020, while only
20% experienced no change or a
slight decrease (Goytia, 2021).

In Tanzania, informal settlements
accommodate over 60% of the urban
population, reflecting both a local

and global urban challenge (URT,
2016). In response, the Ministry

of Land, Housing and Human
Settlements Development (MLHHSD)
set an ambitious target to reduce
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the proportion of land occupied by
informal settlements from 66% in
2015/2016 to 50% by 2021 (URT,
2023). Tanzania has enacted a

range of policies and legislative
frameworks, including the National
Human Settlements Policy (2000),
the Land Act No. 4 (1999), and the
Urban Planning Act No. 8 (2007a),
that acknowledge the presence of
informal settlements and emphasise
the importance of improving them,
particularly through regularisation.
Nevertheless, financing regularisation
initiatives remain a significant barrier,
as does ensuring the availability of
surveyed and serviced land to meet
the growing demand for adequate
shelter, particularly for disadvantaged
groups (Kyessi, 2008).

Informal settlements are not unique
to Tanzania. They are a persistent
and evolving concern globally, known
by a variety of terms that reflect their
cultural and geographic contexts:
‘tent cities’ in the United States of
America (Loftus-Farren, 2011);
‘baraccopoli’ in Italy (Romano et

al., 2021); ‘kampongs’ in Indonesia
(Reerink, 2015); ‘shanty towns’ in
South Africa (West-Pavlo, 2018);
‘favelas’ in Brazil (Fernandes,

2000), and ‘slums’ in Kenya and
Nigeria (Mukeku, 2018; Fayehun

et al., 2022). In Tanzania, they

are commonly referred to as
‘squatter’, ‘unplanned’, or ‘informal
settlements’ (URT, 2000). This global
terminology diversity emphasises
the widespread nature of informal
urban development, transcending
the boundaries of both developed
and developing nations.

Although informal settlements are a
worldwide phenomenon (Aboulnaga,
Badran & Barakat, 2021), their
impacts are particularly acute in
countries of the Global South (Lopez,
Bartolomei & Lamba-Nieves, 2019).
It is estimated that over one billion
people currently reside in such
settlements (UN DESA, 2023). In
several major cities, including Nairobi
(60%), Cairo (65%), and Dar es
Salaam (70%), a vast majority of the
population lives in informal conditions
(Satterthwaite et al., 2020). Some
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studies report that, in some regions,
informal settlements now house as
much as 80% of the urban population
(Magina, Kyessi & Kombe, 2020: 3).

In Tanzania, the proliferation of
informal settlements is part of

this broader global trend. These
settlements often emerge in
ecologically and economically
vulnerable locations such as
floodplains, river valleys, central
urban areas, and city fringes
(Sakijege & Dakyaga, 2023;
Bhanjee & Zhang, 2018). Their
expansion is frequently driven

by rapid urbanisation (Mwaihuti,
2018), population growth, and the
persistent shortage of affordable
housing (Andreasen, Agergaard

& Mgller-Jensen, 2017). Urban
migration and the pursuit of economic
opportunities further exacerbate
land pressure, driving the continued
growth of informal settlements.

Since gaining independence in
1961, Tanzania has pursued various
long-term strategies to improve
informal settlements. These efforts,
along with their outcomes and
ongoing challenges, are examined in
Section 2. Currently, regularisation
is the principal strategy employed

to address informal settlement
issues. However, there are ongoing
concerns about how effective it is in
delivering lasting and sustainable
improvements in these areas.

This study, therefore, seeks

to examine the practice and
limitations of informal settlement
regularisation in Tanzania. It aims
to identify alternative strategies
for sustainable improvement, by
drawing on global experiences.
Specifically, the study reviews
selected international approaches
to improving informal settlements,
highlighting their successes

and limitations; it evaluates the
implementation and effectiveness
of regularisation efforts in Tanzania,
and proposes land readjustment
as a contextually appropriate and
sustainable strategy for informal
settlement improvement, informed
by international best practices.



2. LITERATURE REVIEW

2.1 Informal settlement
upgrading initiatives

Tanzania has undertaken

various initiatives to improve the
conditions of informal settlements
through the implementation of
diverse, responsive mitigation
strategies. These include slum
clearance (1960s-1970s), squatter
upgrading (1970s-1980s), site and
services projects (1980s-1990s),
community infrastructure
programme (1993-2000),
community infrastructure upgrading
programme (CIUP) (2005-2012),
and regularisation (2000s-2024).

The slum clearance policy aimed

to eliminate the undesirable
presence of squatter housing

in urban areas (Simba, 2019),
replacing informal structures with
high-quality developments to
improve living conditions for low-
income residents (Ndezi, 2009).
However, the approach led to a
range of unintended consequences
that ultimately undermined its
objectives. These included the
mass displacement of residents,
often without adequate resettlement
options (Magembe-Mushi & Lupala,
2015); high economic and social
costs, with limited additions to

the formal housing stock, leading

to the eventual abandonment of

the initiative (Kyessi, 1997), and
increased marginalisation of the poor,
as higher income groups dominated
access to redeveloped areas and
financial barriers excluded many
intended beneficiaries (Magina

et al., 2020; Todd et al., 2019).

Squatter upgrading took place in the
late 1970s and early 1980s (Sheuya
& Burra, 2016). Funded by the
central government and international
donors, the initiative was marked by
a top-down approach (Kyessi, 1997;
Magina et al., 2020). The programme
sought to rectify the deficiencies of
the earlier slum clearance project,
targeting informal areas such as
Hanna Nasiff, Buguruni, Magomeni,
Manzese, Tandika, and Vingunguti.
While community participation

was considered important, the
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implementation relied heavily on
contractors rather than community
labour to ensure higher quality work.
Despite visible improvements, high
infrastructure standards increased
costs, leading to the decision to
upgrade only two communities
instead of the initially planned

seven (Magina et al., 2020: 5).

The site and services approach
sought to address the acute

housing shortage in urban areas, by
providing serviced plots for individual
households, integrating a town-
planning approach, and involving the
community. It also aimed to relocate
households from hazardous, flood-
prone areas, focusing on areas such
as Sinza, Kijitonyama, Mikocheni,
and Mbagala (Magina et al., 2020:
5). Despite major contributions from
entities such as the World Bank,

the central government, and the city
council, a post-project evaluation

by the World Bank revealed that
only 48.3% of the developed plots
were inhabited five years later,

with 22% remaining uninhabitable,
and 26.6% undeveloped (Kironde,
1991). These shortcomings led

to the launch of the Community
Infrastructure Programme (CIP).

The CIP, supported by the World
Bank, aimed to address housing
and related issues for poor urban
communities. The approach included
a multi-sectoral and participatory
strategy, focusing on drainage and
community engagement through
community-based organisations
(CBOs), with support from the
International Labour Organisation
(ILO) and the Ford Foundation
(Magina et al., 2020). The
programme relied on community
labour and a micro-credit scheme.
In collaboration with the World Bank,
the Sustainable Dar es Salaam
Project (SDP) developed the CIP
under the Urban Sector Rehabilitation
Programme (USRP). Later, the SDP
partnered with the World Bank for
an additional upgrading programme
in seven communities, supported

by the USRP, with technical
assistance from lIrish entities and
funding from the Infrastructure
Development Association (IDA).
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Initially planned as a five-year
programme costing approximately
US$ 5.6 million, delays resulted

in a revised two-year programme
covering two communities (Tabata
and Kijitonyama), both poorly
serviced but planned settlements
with mainly owner-occupiers
(Magina et al., 2020: 7).

The Community Infrastructure
Upgrading Programme (CIUP) was
part of the broader Local Government
Support Program (LGSP), aimed at
improving infrastructure and urban
services in unplanned areas across
the country (Worrall et al., 2017). The
programme focused on enhancing
spatial, social, environmental,

and economic conditions, while
strengthening local government
capabilities in Tanzania. CIUP
specifically targeted 31 areas in Dar
es Salaam, ensuring functionality,
affordability, and alignment with
community needs. Key contributors
included the World Bank for

financial support, the Ministry

of Lands, Housing, and Human
Settlements Development overseeing
implementation, and the Human
Settlements Development providing
expertise. Grassroots institutions
such as Ward and Mtaa Leaders and
the community actively participated
by contributing manpower and land.

Despite various commendable
initiatives, many settlements in
Tanzania continue to exhibit informal
characteristics — a condition this
study terms ‘squatter incorporation’.
This refers to the process whereby
informal settlements (squatter) are
partially recognised or legitimised,
often through the issuance of
certificates of occupancy and the
limited extension of basic services.
However, the overall structure and
form of these settlements largely
remain informal. While communities
may benefit from some legal
recognition and minimal service
provision, they frequently lack

the comprehensive planning and
infrastructure typically associated with
sustainable urban development. Key
components such as well-defined
road networks, adequate public
services aligned with population



needs, and significant improvements
in housing quality are often missing.
Consequently, these partially
upgraded settlements continue to
face many of the challenges linked
to unplanned urban growth.

2.2 Land regularisation
for informal settlement
upgrading

Land regularisation has emerged

as a widely adopted and effective
strategy for addressing informal
settlements globally. It is defined

as the process of restructuring
land-tenure systems and delivering
basic infrastructure services to
informally developed areas (URT,
2007a). In the Tanzanian context,
the 2007 Guidelines for Preparing
General and Detailed Planning
Schemes emphasise that the primary
objectives of regularisation are to
secure tenure and enhance the
provision of essential services in
informal settlements (Land Portal,
2021: online). This approach is
particularly beneficial for low-income
populations, who are often excluded
from access to land through legally
recognised channels (Boshe, 2007).

The legal foundation for regularisation
in Tanzania is established in the Land
Act No. 4 of 1999, which recognises
the multidimensional nature of the
process. It extends beyond land titling
to include the provision of social
infrastructure and the strengthening
of tenure security (World Bank, 2002;
Mukhija, 2002). According to Kironde
(2019), effective regularisation
requires the development of

trust between authorities and
communities, favouring participatory,
bottom-up approaches over
technocratic or top-down solutions.

Since the early 2000s, regularisation
has gained increasing prominence

in Tanzania, largely due to its
integration of tenure improvement
with broader settlement upgrading
efforts. The process is outlined in
Table 1 and illustrates a step-by-step
approach that begins with settlement
identification and culminates in

the issuance of Certificates of

Right of Occupancy (CROs).
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The implementation of regularisation
as an upgrading mechanism has
been significantly shaped by the
enactment of Land Acts No. 4

and No. 5 of 1999 and the Urban
Planning Act No. 8 of 2007 (Clause
23). These legal instruments
specifically mandate the formalisation
of informal settlements, with a strong
focus on issuing land titles and

plot certificates. The overarching

goal is to promote sustainable

urban development, by addressing
economic, social, and environmental
dimensions. This includes securing
land tenure, improving access to
essential infrastructure such as
roads, electricity, and stormwater
drainage, and ensuring the availability

UN-Habitat (2020) highlights that
recent implementation efforts

have featured community-led

field mapping and registration
campaigns, complemented by public
awareness initiatives to encourage
residents to apply for residential
licenses. These participatory
strategies aim to support community
engagement and strengthen the
legitimacy of the process.

Despite these advancements,
considerable implementation
challenges persist. Issues such
as limited institutional capacity,
fragmented coordination, and
financial constraints have
impeded the full realisation of

of clean water and critical social
services in education and healthcare.

Table 1:

the regularisation objectives. A
critical understanding of these

challenges is essential for designing

The process of informal settlement regularisation

in Tanzania and supporting legal provisions

Step Process description

1 Identification of
city-wide settlements for
regularisation

2 Publication of area in
Government Gazette

3 Reconnaissance study of
target areas

4 Public meetings at sub-
ward level (introduction to
the settlements)

5 Land parcel identification
and base map preparation

6 Socio-economic surveys
(household interviews)

7 Public display of parcel
identification maps

8 Public consultative
meetings to develop
conceptual regularisation
plan

9 Preparation of draft
regularisation scheme
(Town Planning Drawing)

10 Cadastral surveying

1 Payment and issuance
of CRO

Source:  Authors
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Responsible authority

Ministry of Lands, Housing and
Human Settlements Development
(MLHHSD); Local Government
Authorities (LGAs)

MLHHSD (via the Director
of Urban Planning); Attorney
General’'s Office (for gazetting)

Planning authorities; urban
planning consultants; LGAs

Ward and Mtaa leaders; NGOs/
consultants; LGAs; community
development officers

Urban Planning and Land Survey
Departments; GIS Units at LGA
and Ministry level

LGA Planning Units; community
development officers; NGOs/
consultants

LGAs; Mtaa Committees; Ministry
Survey Departments

Town planning officers; community
planners; Ward/Mtaa Leaders

Registered Town Planners (LGA
or contracted); Approved by
MLHHSD

Survey and Mapping Division
(Ministry); licensed private
surveyors; LGAs

Ministry of Lands (Commissioner
for Lands); LGAs (Land Offices);
zonal land registries

Legal/Policy basis

Land Act No. 4 of 1999; Urban
Planning Act No. 8 of 2007b
(Clause 23); Land Act No. 4 of
1999; National Land Policy, 1995

Urban Planning Act (Section 23);
Government Procedures Act

URT Planning Guidelines, 2007b;
National Land Policy, 1995

Local Government (District
Authorities) Act No. 8 of 1982;
URT Planning Guidelines, 2007b

Land Survey Ordinance

Cap 324; Urban Planning
Regulations; Land Survey Act
No. 8 of 1997; Urban Planning
Act No. 8 of 2007b; National
Land Policy, 1995

Regularisation Guidelines (URT,
2007a)

Land Act No. 4 of 1999; Land
Registration Procedures

Urban Planning Act No. 8 of
2007b; Participatory Planning
Framework

Urban Planning Act No. 8 of
2007b; Town and Country
Planning Ordinance; Guidelines
for the Preparation of Planning
Schemes

Land Survey Ordinance Cap
324; Land Registration Act Cap
334; Land Survey Act No. 8 of
1997; Land Act No. 4 of 1999

Land Act No. 4 of 1999;
Registration of Titles Act; Land
Registration Regulations



sustainable, inclusive interventions
that can meaningfully improve

the living conditions and socio-
economic well-being of residents in
Tanzania’s informal settlements.

3. METHODS AND
REVIEW APPROACH

This study adopted qualitative
research methods, with a focus on
desktop-based literature review.
Qualitative research is appropriate
for exploring context-specific
phenomena such as informal
settlement upgrading, as it facilitates
an understanding of complex
sociopolitical and institutional
processes (Creswell & Poth, 2018;
Silverman, 2021). The study relied
on secondary data sources, reviewed
and analysed using thematic
analysis, a widely recognised
technique for identifying, organising,
and interpreting patterns within
qualitative data (Braun & Clarke,
2006; Nowell et al., 2017). The data
collection involved a comprehensive
online literature search conducted in
2024 using Google Scholar as the
primary database. The main search
term was ‘approaches to informal
settlements in Tanzania’, with articles
restricted to those published from
1991 onwards. This cut-off point was
selected because, although informal
settlement interventions began
shortly after independence in 1961,
the bulk of scholarly engagement

on the topic began in the 1990s. To
broaden the scope, additional search
terms included ‘slums’, ‘squatters’,
and ‘informal settlements’, all of
which are commonly used descriptors
for such settlements globally. The
phrase ‘regularisation in Tanzania’
was employed to target literature
from 2000 onwards, a period when
regularisation became a central
feature of informal settlement
upgrading in the country. Another
search phrase such as ‘regularisation
of informal settlements’ and the

term ‘formalisation’ were included

to explore comparative approaches
from other countries, again focusing
on literature published post-2000 to
ensure relevance to current practices.
The initial screening involved
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reviewing the titles and abstracts of
322 documents, including scholarly
articles, official reports, and grey
literature. The objective was to
identify studies focusing specifically
on the regularisation of informal
settlements and land-readjustment
processes, both within Tanzania and
in comparable international contexts.
Documents were excluded if they
primarily addressed the ‘causes’

or ‘growth’ of informal settlements,
as this study focuses on practical
strategies for upgrading these areas.
After full-text screening and applying
the inclusion criteria, 80 articles
were retained for detailed analysis.

First, the review examines
regularisation approaches in different
country contexts, focusing on

their successes and challenges. It
specifically focuses on stakeholder
involvement, land rights and

tenure security, implementation
costs, institutional capacity, and
community awareness. The review
also assessed land readjustment
as an alternative strategy, analysing
its application in countries such

as South Korea, Japan, and India.
These international experiences
were reviewed with the aim of
identifying adaptable models that
could inform sustainable upgrading
of informal settlements in Tanzania.

Secondly, the review evaluates

the implementation and
effectiveness of regularisation
efforts in Tanzania, focusing

on conflicting interests among
stakeholders, delays and reluctance
in formalising land tenure, high
financial costs of implementation,
governance inefficiencies, and
community awareness.

Thirdly, the discussion section
examines regularisation without
settlement transformation, and
specific attention was paid to the
issuance of CROs. The section
explores how these certificates offer
formal recognition of land tenure.
However, the analysis revealed that
they often fall short in addressing
critical issues such as inadequate
infrastructure, service provision,
and settlement planning. This
results in what is termed ‘squatter
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incorporation’, where residents
gain legal recognition but continue
to live in structurally substandard
and underserved environments.

Finally, the discussion proposes
land readjustment as a contextually
appropriate and sustainable
strategy for informal settlement
improvement, informed by
international best practices.

4. KEY ISSUES

4.1 Informal settlement
regularisation globally:
Successes and challenges

Efforts to regularise informal
settlements have been implemented
across various countries, offering
important insights into successes and
persistent challenges. This section
critically examines these initiatives
through five key thematic lenses,
namely stakeholder involvement,
land rights and tenure security,
implementation costs, institutional
capacity, and community awareness.

Morocco’s ‘Cities Without Slums’
Programme, launched in 2004, aimed
to eliminate slums, by relocating
residents to new apartments on the
outskirts of cities. By 2021, 59 out of
85 planned cities were declared slum-
free. However, while the programme
was framed as a community-centred
intervention, its underlying goals
leaned heavily toward enhancing
Morocco’s global image, attracting
investors, and addressing political
concerns, particularly following the
2003 Casablanca attacks. Although
many households benefited from
improved housing, the programme
has been criticised for prioritising
aesthetic and economic objectives
over addressing the root causes

of informality. Without effectively
engaging private sector actors or
local communities, reliance on state-
led efforts mirrors broader challenges
observed in other regularisation
programmes. These challenges
highlight the disconnect between
supportive policy frameworks

and their actual implementation,
ultimately undermining the long-
term success of such initiatives
(Beier & Elmouelhi, 2023).



Rwanda stands out as a success
story in the regularisation of

informal settlements, credited to its
implementation of a well-functioning
land information system (UN-Habitat,
2016). A nationwide systematic land-
registration programme was launched
in 2010, with the goal of providing
legally valid land documents to all
rightful landholders. This ambitious
programme, completed in 2013, used
a visible boundaries approach and
incorporated highly participatory data-
collection methods. High-resolution
orthophotos and satellite imagery
were employed for geospatial data,
enabling accuracy and efficiency

in mapping land parcels. Locally
recruited and specially trained

teams outlined parcel boundaries

on imagery printouts, which were
later scanned, geo-referenced, and
digitised. Ali, Deininger & Goldstein
(2014) pointed out that the success
of Rwanda’s land registration cannot
be separated from its broader
socio-economic and political context.
Following the 1994 genocide, there
was a strong national emphasis on
rebuilding institutions and supporting
unity, which translated into high
levels of community cooperation.
The programme also benefited

from significant political will,
coordinated donor support, and a
manageable scale, due to Rwanda’s
relatively small size and population.
Significantly, the programme’s
participatory approach, especially the
involvement of local land committees
and community-based para-
surveyors, ensured transparency,
local ownership, and the resolution
of disputes at the grassroots level.
By May 2013, approximately 10.4
million parcels had been registered,
and 8.8 million printed land-lease
certificates had been issued to
landholders (UN-Habitat, 2016).

The programme achieved several
notable outcomes, including
enhanced social harmony through
a reduction in land conflicts,
strengthened tenure security,
increased investment in land,
improved land productivity, and

a greater contribution of land as
an economic resource to national
development (UN-Habitat, 2016).
These successes have been widely
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recognised as transformative for
the country’s land governance and
economic landscape. However,
despite these achievements, the
programme also faced significant
challenges that merit scrutiny,
particularly in the context of informal
settlement regularisation. Critics
argue that the programme’s focus
on systematic registration and
formalisation did not adequately
address the root causes of informality
such as rapid urbanisation,
population growth, and inadequate
housing supply. While land-tenure
security improved for many, some
marginalised communities (especially
those without prior claims or
documentation) were excluded from
the process, risking displacement or
marginalisation. In addition, the cost
of land registration and compliance
with formal systems posed a

barrier for low-income households,
potentially exacerbating inequalities
rather than resolving them.

In the Philippines, as reported by
Lee (1995), the introduction of the
Community Mortgage Programme
(CMP) aimed to provide secure land
ownership to poor communities.
While the programme has
demonstrated both notable strengths
and significant shortcomings, it
remains a key example of state-led
efforts to address informal settlement
regularisation. Implemented by the
National Home Mortgage Finance
Corporation (NHMFC), the CMP
operates in three stages, namely
providing loans to communities for
land acquisition; offering additional
loans for infrastructure improvements
such as water and sanitation, and
enabling individuals to secure

loans for home improvement. To
participate, communities must form
associations, obtain government
approval, and work with a partner
organisation (originator) for
guidance. Although thousands of
families have successfully acquired
land and improved their living
conditions, many communities

have not advanced beyond the
initial stage. Financial constraints
and reliance on political promises
for free infrastructure upgrades

are key factors limiting progress.
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Despite its innovative design,

the CMP has faced significant
challenges in meeting the
demand for secure land tenure
among marginalised groups.
While low-interest loans make
the programme more accessible,
barriers persist, particularly for
communities outside metropolitan
Manila. Defaults on payments
are a recurring issue, especially
among participants with irregular
incomes. Efforts by the NHMFC
to recover overdue payments
through reminders and penalties
have met with limited success, as
financial mismanagement at the
community level continues to erode
the programme’s effectiveness.

In practice, the CMP has struggled to
fully achieve its pro-poor objectives.
Similar to other initiatives in the
region, the programme has failed

to engage private sector actors
effectively, despite supportive
policies designed to encourage

their involvement. This highlights

a broader trend where legal
frameworks promoting partnerships
with private planners or originators
are underutilised, resulting in missed
opportunities to strengthen the
programme. Consequently, while the
CMP has delivered benefits to some
communities, it has not addressed
the growing demand for affordable
and inclusive solutions, leaving many
vulnerable households underserved.

De Soto’s concept of ‘formalisation
of property rights’ presents the

idea that, in developing countries,
assets such as land, buildings, and
businesses are often not legally
recognised, thus rendering them
‘dead capital’. According to De Soto
(2001), without formal property
rights, these assets cannot be
leveraged for credit or exchanged in
the market place, which limits their
economic potential and perpetuates
poverty within the informal sector.
He argues that formalising property
transforms these assets from ‘dead’
to ‘live capital’, unlocking their full
economic potential and supporting
growth. However, critics, including
Sjaastad and Cousins (2009),
highlight the limitations of this
approach. They point to evidence
from countries such as Botswana,



Zambia, and Trinidad, where

vibrant land and housing markets
existed ‘in spite of, and perhaps
because of, the lack of legally
recognised title’. In these instances,
formalisation has not led to significant
economic benefits or increased
credit availability, challenging the
assumption that property rights
formalisation is a sufficient condition
for development. Sjaastad and
Cousins (2009) emphasise that
factors such as education, market
access, and government intervention
play critical roles in economic
growth, suggesting that the path

to development is more complex
than simply providing title deeds.

4.1.1 Land readjustment

Another approach used to improve
informal settlements is land
readjustment. Nepal serves as an
example of a developing country
that has effectively used the land
readjustment approach to improve
informal settlements. This strategy
aims to address the challenges
posed by rapid population growth,
such as accelerated urbanisation,
proliferation of unplanned
settlements, and inefficient land
use (Manandhar, 2019; Neupane,
2020). The process involves

the consolidation of fragmented
land parcels and their systematic
reorganisation to enable the
provision of essential infrastructure
and services, including roads, open
spaces, and other urban amenities.
As part of the process, land owners
temporarily surrender their land to the
government or a designated planning
authority. After reorganisation and
development, land is redistributed
to the original landowners, typically
in slightly reduced sizes but with
enhanced value, due to improved
infrastructure. Compensation is
provided for landowners whose
land is fully acquired and cannot
be returned. The implementation

of these projects has been legally
supported and financially supported
by both the government and private
developers (Manandhar, 2019).
Although land readjustment has
largely been applied at a smallest,
neighbourhood level and failed

to meet housing demand, it has
proven to be a successful tool for
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urban development and upgrading
informal settlements in Nepal,
although its impact has been limited.

Before Nepal, land readjustment
had already been successfully
implemented in South Korea. Land
readjustment went beyond simply
reorganising land parcels; it played
a crucial role in financing and
facilitating the construction of low-
income housing. The process of land
readjustment in informal settlements
in Korea involved four key stages,
namely district designation,
preparation and project planning,
substitute land plan, and construction
and substitute land allocation
(UN-Habitat, 2019). Each stage
included detailed steps to ensure
the successful implementation of the
project. For example, Step 4 of Stage
3 involved the removal of existing
construction and the development
of public infrastructure. Moreover,
once landowners were allocated
their upgraded and serviced plots,
housing construction would proceed.
In many instances, landowners built
their homes on these improved
plots. Alternatively, the government
or private sector could step in to
develop housing, particularly for
low-income groups. According to
Mathews et al. (2018), 30% of the
funding for low-income housing in
South Korea was sourced directly
from land-readjustment projects.
While land regularisation addresses
the legal and administrative aspects
of informal land occupation (Kironde,
2019), land readjustment addresses
the spatial and infrastructural
challenges, by reshaping urban
layouts (Archer, 2009). For
sustainable urban development,
especially in rapidly growing cities
such as those in Tanzania, combining
both tools is often necessary.

4.2 Regularisation
implementation challenges
in Tanzania

Various scholars have extensively
reported on regularisation in
Tanzania (Adams, Sambu & Smiley,
2019; Kusiluka & Chiwambo,

2018; Mbilinyi, Kaswamila &
Assenga, 2022; Kironde, 2019).
Regularisation is carried out

by stakeholders such as the
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government and private companies,
or through collaborations between
these two parties, which face five
pertinent challenges in Tanzania.

4.2.1 Conflicting interests
among stakeholder

Competing vested interests, which
contribute to poor project outcomes
and delays, have been identified

as key factors constraining the
implementation of land regularisation
in Tanzania. A study by Kasala and
Burra (2016) confirmed that projects
involving multiple landowners

were often marked by conflicting
interests, preferences, and choices,
leading to bureaucratic delays

and eventual project setbacks.
Similarly, Magina et al. (2020)
observed that an overemphasis

on protecting private rights during
project execution caused delays,
especially when community
participation was neglected at
certain stages. A study by Adams

et al. (2019) revealed that private
firms often lobby with politicians

to secure tenders for services in
the water sector, and this political
interference thrives in environments
characterised by limited awareness
of people’s rights and a lack of
transparency. Political interference
has also been observed to negatively
impact land regularisation in Dar

es Salaam, leading to a loss of
international support for land
projects (Magigi & Majani, 2006).

Arecent study by Rajabu (2024)
examined the influence of
stakeholders in regularisation
projects, focusing on case studies
in Dar es Salaam’s Kibondemaiji
‘B’ and Mtongani sub-wards. The
study identified conflicting and
uncoordinated interests among
political actors, local authorities,
community leaders, and private
developers, which led to project
delays. The findings showed that
62.21% of the projects in Mtongani
and Kibondemaiji ‘B’ had not paid
for land-regularisation costs as

of May 2021, which contributed
to further delays. The researcher
noted that private companies that
pioneered regularisation in these
areas were responsible for some
of these delays, primarily due to



limited personnel capacity and
government interference. Rajabu
(2024) reported that the Mtongani
project took 3.5 years to produce the
first approved survey plans, while
the Kibondemaiji ‘B’ project took

one year to complete its first survey
plans after starting in February 2020.
By 2023, only 1,318 land parcels
had been identified, 441 plots had
been demarcated, and 268 plots
had been approved in Kibondemaiji
‘B’, which represented only 20%

of the identified plots. The study
concluded that the varying interests
of stakeholders influenced the
performance of land-regularisation
projects, resulting in delayed
completion and ineffective outcomes.
Rajabu recommended harmonising
stakeholders’ interests, in order to
improve project performance.

Conversely, some literature highlights
that their quality may still be poor,
even when regularisation projects
are implemented on time. Mbilinyi,
Kaswamila & Assenga (2023), for
example, examined the effects

of land regularisation on housing
standards, asset ownership, and
livelihoods in Buhongwa and
Kimara wards. They concluded that
regularisation did not significantly
improve housing conditions or asset
ownership for the vast majority of
the households in the study areas,
with over 90% of landowners already
enjoying improved conditions before
and after the process. Figure 1
illustrates Kimara Ward, one of the
areas subjected to regularisation

in 2016. Despite formalisation
efforts, the plan’s implementation
largely failed. As shown in the
image in Figure 1, there are no
noticeable improvements in the
area’s physical development.

4.2.2 Delays and reluctance in
securing land tenure

A lack of land-tenure security is
another key factor affecting the
successful implementation of land
regularisation in Dar es Salaam.
Several studies support this
argument. Kusiluka and Chiwambo
(2018) found discrepancies between
the number of surveyed plots and the
corresponding number of fully paid
land titles in selected settlements.
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For example, in Kimara, only 3%

of the surveyed plots had fully paid
land titles, while in Makongo Juu,
the figure was roughly 4% (Kusiluka
& Chiwambo, 2018: 284). On the
other hand, Tandale and Tuelewane
had approximately 42% of the
surveyed plots with fully paid titles,
and Idundilanga reached roughly
60% (Kusiluka & Chiwambo, 2018:
284). These figures highlight the
challenges in land-title application
and uptake. Although property
owners recognise the importance

of land titles for tenure security,
accessing credit remains a challenge,
due to stringent lending conditions,
high interest rates, foreclosure fears,
inadequate income, and negative
perceptions about borrowing.

In addition, Mbilinyi et al. (2022)
conducted a study on the impact of
land regularisation on credit access in
informal settlements. Despite efforts

Figure 1:
Source:
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to increase plot ownership and issue
CROs, the anticipated improvement
in credit access did not materialise.
The main obstacles included the
perception that CROs were weak
collateral, financial institutions’ risk
aversion, and a lack of coordination
during the regularisation process.
The study emphasised the need

for a more integrated approach

that involves financial institutions,
policies, and regulations to effectively
link land regularisation with improved
credit access for land investment.

Furthermore, a study by Andreasen
et al. (2020), focusing on three
settlements in Mwanza and Dar es
Salaam, revealed that, although
the regularisation processes

aimed to establish property rights
through fees paid by landowners,
not all landowners had completed
payments. Despite efforts to clarify
property rights and enhance land

Informal settlements in Kimara Ward — April 2025 and April 2016
Google Earth Satellite Image; Omar, 2017: 7



values, concerns persisted about
using property as collateral and
establishing active formal land
markets. Informal land trade,
assisted by brokers and local
leaders, is already prevalent, and
the reluctance to sell land or houses
affects housing transactions.

Similarly, Mbilinyi et al. (2022)
conducted a study to examine the
implications of land regularisation
on accessing credit from formal
financial institutions in Kimara

and Buhongwa Wards in the cities
of Dar es Salaam and Mwanza,
respectively. Data was collected
through household questionnaires
and key informant interviews,
involving a total of 450 respondents.
The findings indicated that the vast
majority of landowners with CROs
lacked an enabling environment to
link their legally documented plots
with formal financial institutions

to support household investment

in land. The researchers also
identified several constraints related
to regularisation, including the
perception among landowners that
the lack of collateral was a major
barrier to formal credit access. The
study concluded that there is a need
to reorganise financial plans, in
order to integrate them with land-
regularisation strategies. This would
help mitigate risks for households,
firms, and financial institutions,
ultimately enhancing access

to formal credit and stimulating
investment in regularised areas.

Sheuya and Burra (2016) and
Kusiluka and Chiwambo (2019)
found that landowners in Dar es
Salaam, who used their residential
licenses to access credit from
formal financial institutions, were
required to have additional physical
assets as collateral, meaning that
a residential license alone was
insufficient to secure credit.

The challenge of land titles being
rejected as collateral for loan

access has also been reported in
other regions of Tanzania. Sanga
(2009) conducted a study in

Mbozi district, which revealed that
farmers who applied for loans using
Customary Certificates of Right of
Occupancy (CCROs) were faced with
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bank-imposed conditions that made

it difficult for the vast majority of poor
farmers to secure loans. The primary
reason for rejection was the low value
of their land, which contradicted the
common belief that land registration
improves access to credit. Loans
were only provided in areas with high
land value. Banks advised those

with smaller farms to form groups

to provide joint liability collateral

or required to present secondary
collateral such as warehouse receipts
indicating the value of crops stored
awaiting favourable market prices.
These findings highlight the need for
streamlined processes and increased
awareness to promote tenure
security and economic development.

4.2.3 High costs associated with
land regularisation

The study also revealed that land
regularisation is associated with
unmanageable cost escalations.
This argument is supported by

a study conducted by Kusiluka
and Chiwambo (2018) in Kimara,
Makongo Juu, Tuelewane,
Idundilanga, and Tandale, which
explored challenges faced in
regularised informal settlements.
The study identified high costs

as a primary obstacle hindering
community participation. It also
revealed consistently low application
and payment rates for land titles,
influenced by project duration,
awareness efforts, and financial
institution involvement. Despite
localised cost-relief efforts, land-title
uptake remained limited. Financial
constraints, high expenses, and
procedural complexities were
among the reasons why land

titles were not obtained.

The review indicated that, despite
efforts to manage the growth of
informal settlements, there has been
a steady and concerning increase in
such settlements. This observation
is supported by Kombe (2005),

who reported that the number of
informal settlements surged from

40 in 1985 to 150 in 2000. By 2020,
the population residing in informal
settlements had grown to over 70%
(Anande & Luhunga, 2019; Magina
et al., 2020; Sakijege & Dakyaga,
2023). This trend indicates that
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resolving the challenges facing
informal settlements remains a
complex endeavour. In line with
this, Rajabu (2024) noted that most
of the residents of the Mtongani
and Kibondemaiji ‘B’ sub-wards
that were part of regularisation
projects were engaged in informal
economic activities. Approximately
62% of the households in Mtongani
and 74% in Kibondemaji ‘B’
participated in the informal sector.

Similarly, Kironde (2019) conducted
a study on a community-led
regularisation project in Makongo
Juu, which involved 3,200 land
parcels, resulting in 2,810 surveyed
plots. Of those, only 1,143 (39%)
fully paid the required financial
contribution for planning and
surveying, and 159 (6%) paid fees
for the preparation of title deeds.
This situation indicated that more
than 50% of participants abandoned
the project before completion.
Reasons for dropout included
community disagreements over

the 1% premium for titling, which
amounted to TZS 35,000 per
square meter. Another example

is the failure of the community to
contribute the required 5% upfront
payment to meet the preconditions
for a World Bank and International
Development Association (IDA)
grant for the implementation of the
CIUP program in Dar es Salaam
(Magina et al., 2020; Kironde, 2019).

Considering the pace of implementing
regularisation projects in planned
areas, a study by URT (2023) found
that, by the end of the 2021/2022
financial year, 52% of the land
parcels earmarked for regularisation
had not yet been surveyed, and 61%
of those already surveyed had not
been issued land titles. Regarding
the delays in project completion,
consultants identified two primary
causes, namely insufficient funding
and the reluctance of land occupiers
to make timely and consistent
payments. In addition, residents
were criticised for failing to pay the
agreed amounts in full and on time,
further contributing to implementation
setbacks (Magina, 2020). A study

by Magigi (2013) found that only
roughly 40% of citizens were able to
make the initial financial contributions



required for regularisation projects
in their settlements. Moreover,
only 37% of community members
participated in the project through
to the final process of receiving
title deeds. However, community
members were also reluctant to
contribute land for public purposes
such as creating open spaces,
roads, and playgrounds.

4.2.4 Governance inefficiencies

Poor governance has been linked to
the slow pace of land regularisation
in Dar es Salaam. Nuhu, Munuo

& Mngumi (2023) studied the
multifaceted challenges in the land
regularisation process in informal
peri-urban settlements in Tanzania.
The study identified several hurdles,
including poor transparency,
accountability, leadership, private
sector involvement, and political
influences. Deficiencies in
transparency and accountability
have led to delays, conflicts, and
corruption within regularisation
efforts, often causing undue scrutiny
and blame to fall on community
leaders. Furthermore, weaknesses
in local government leadership
hinder effective governance and
decision-making processes, while
the ambitions of private firms,
coupled with a lack of coordination,
have worsened inefficiencies and
delays in service provision. The
discord surrounding the allocation
of public and community spaces
further complicates regularisation,
with politicisation adding complexity,
as political agendas intersect

with governance mechanisms.
Despite these challenges, the

study acknowledges some positive
outcomes from political engagement,
highlighting the complex relationship
between politics, governance,

and land regularisation in

Tanzania and similar contexts.

Similarly, a study by Zakayo,
Mhache & Magigi (2019) on land
regularisation identified several
weaknesses in the process. These
stem from inadequate enforcement
of laws and policies such as the
Right of Occupancy system and
compensation regulations, resulting
in uncontrolled development and
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illegal constructions in settlements.
Despite efforts to improve
infrastructure through community
engagement, insufficient policy
enforcement by local authorities
has led to gaps in providing
essential services such as solid
waste disposal and road networks.
Moreover, challenges associated
with labour-based approaches
included issues of transparency
among contractors and disparities
in skill levels among community
workers, which called for improved
supervision and training. These
findings highlight the complexities
and deficiencies inherent in land
regularisation processes and
underscore the need for stronger
policy enforcement and effective
community involvement strategies.

4.2.5 Limited community
awareness

Karni and Vierg (2017) noted that
the level of awareness reflects
citizens’ capacity to adopt and
engage in projects, whether initiated
by themselves or others. A study
by Rajabu (2024) in Mtongani

and Kibondemaiji ‘B’ reported that
local community members lacked
familiarity with regularisation
projects. As a result, they did not
pay on time, which caused problems
for private firms in implementing
projects, due to late and insufficient
contributions. Private firms also
reported that both community
members and local leaders were
generally unaware of the issues
and tasks related to regularisation
projects in their areas. This lack of
awareness led some community
members to reject cooperation,
even though they occupied land in
areas undergoing regularisation.

5. DISCUSSION

5.1 Regularisation without
settlement transformation
— The need for a new land
regularisation framework in
Tanzania

A critical lens through which to
understand the limitations of
informal settlement regularisation
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in Tanzania is the concept of
squatter incorporation. In this
context, squatter incorporation

refers to the formal acknowledgment
of informal settlements and the
issuance of CROs without significant
improvements to infrastructure,
service delivery, or broader living
conditions. This practice has become
a dominant trend in Tanzania’s
regularisation efforts, reflecting a
narrow interpretation of land reform
that prioritises tenure security over
comprehensive urban transformation.

Regularisation schemes in Tanzania
are typically designed to guide

the upgrading and integration of
informal settlements into formal
urban systems, often envisioning
infrastructure development, service
provision, and improved living
conditions. However, a recurring
pattern is the limited implementation
of these plans, with actual
interventions frequently restricted

to the issuance of CROs (Kironde,
2019; Kusiluka & Chiwambo, 2018).
While this legal recognition provides
a measure of tenure security, it fails
to address the broader structural
deficits such as poor access to
roads, water, sanitation, and social
amenities that define informality
(Wamukaya & Mbathi, 2019: 88).

The outcome is a form of
incorporation that legitimises the
existence of informal settlements
without transforming them, thus
effectively institutionalising the

very conditions regularisation

was intended to overcome. This
form of partial formalisation can
perpetuate urban inequality, as the
settlements remain underserved and
structurally inadequate, despite their
newfound legal status. In this light,
the issuance of CROs in isolation
resembles squatter incorporation
more than genuine regularisation.

Further complicating the situation is
the observation that not all residents
within these settlements apply for, or
obtain CROs, even when encouraged
or coerced by authorities (Kusiluka

& Chiwambo, 2018; Zakayo et al.,
2019). This indicates that tenure
formalisation alone is insufficient to
motivate participation or address



the full scope of challenges.

The narrow focus on land titling
undermines the transformative
potential of regularisation and fails
to create sustainable outcomes.

The persistence of this limited
approach reflects broader institutional
shortcomings. Disjointed stakeholder
priorities, weak enforcement
mechanisms, and ambiguous

roles among implementing actors
consistently hinder the effective
execution of regularisation schemes
(Nuhu et al., 2023; Zakayo et al.,
2019; Kusiluka & Chiwambo 2018).
While communities are intended

to be primary beneficiaries, limited
awareness, mistrust, and exclusion
from decision-making processes
often suppress their engagement.
Yet, evidence suggests that
communities are more likely to
cooperate and contribute land for
public services when they understand
the transformative potential of
regularisation as a pathway to
improved infrastructure, tenure
security, and living standards.

Equally important is the role of private
sector actors, particularly firms
contracted to facilitate regularisation.
Without adequate oversight,
commercial motivations may eclipse
professional standards, leading to
substandard planning or prolonged
delays. Strengthening regulatory
frameworks, including professional
boards and regular audits, is

crucial to ensuring accountability
and safeguarding public interest
(Kusiluka & Chiwambo, 2018).

The government’s central role
remains indispensable. However,
rather than operating in isolation,
there is a pressing need for a
structured Public-Private Partnership
(PPP) framework that clearly defines
the responsibilities and expectations
of all actors (Rajabu, 2024). The
absence of such a framework often
results in fragmented implementation
and unmediated conflicts of

interest. A collaborative model,
underpinned by enhanced legal
interpretation, public education,

and professional capacity-building,
could bridge institutional gaps

Sakijege 2025 Town and Regional Planning (86):77-91

and reduce political interference
in the regularisation process.

Ultimately, the current model of
regularisation that is focused narrowly
on title issuance falls short of
addressing the systemic challenges
of informality (Nuhu et al., 2023).
While it may meet short-term policy
objectives, it fails to catalyse the

kind of spatial, social, and economic
transformation needed for equitable
urban development. To move beyond
squatter incorporation, a new land-
regulation framework is essential

— one that embraces a holistic
approach to regularisation. This
would entail integrating land-tenure
security with systematic infrastructure
development, public service delivery,
and participatory planning.

Innovative mechanisms such

as land readjustment could be
instrumental in this regard. By
allowing for the temporary surrender
and reorganisation of land parcels,
planners can implement more
efficient layouts that support

the installation of infrastructure

and services. Fair and timely
compensation — particularly for land
allocated to public use — should

be embedded in this process, and
revenue generated through land
readjustment such as through

land rent or the sale of public plots
should be reinvested into the same
communities. Furthermore, robust
financing mechanisms, including
public and private sector investment
in low-income housing, are vital

to ensuring that regularisation
contributes meaningfully to inclusive
and sustainable urban growth.

Without such a comprehensive
framework, regularisation efforts

will continue to fall into the trap of
squatter incorporation — granting legal
titles without enabling real change.
To fulfil its potential, regularisation

in Tanzania must evolve from a
practice of symbolic recognition to
one of substantive transformation.

6. CONCLUSION

Moving forward, addressing the
evolving dynamics of urbanisation
and the pressing needs of informal
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settlement residents in Tanzania
requires new and innovative
approaches. The persistent
challenges of urban poverty and
informality underline the urgency of
adopting more inclusive, participatory,
and responsive urban development
strategies. While regularisation

has increasingly been promoted

as a key mechanism to address
these issues, its long-term success
depends on going beyond the mere
issuance of land titles, in order

to encompass comprehensive
improvements in infrastructure,
housing, and service delivery.

To achieve transformative and
lasting outcomes, regularisation
must be reframed as a holistic
urban development strategy rather
than a narrow legal intervention
focused on tenure security. Central
to this shift is the promotion of
voluntary participation by landowners
through mechanisms such as

land readjustment, which allows
for the temporary surrender and
reorganisation of land parcels. This
process can facilitate more efficient
and equitable urban layouts, free
from the constraints of fragmented
and irregular ownership patterns
that often hinder effective planning.

Community-driven initiatives and
active participation of the private
sector are also essential to the
development of infrastructure and
affordable housing. Strong PPPs
can leverage diverse resources

and capacities, ensuring that
regularisation efforts contribute
meaningfully to inclusive urban
growth. The government must play
a pivotal role as both facilitator and
regulator, ensuring compliance with
building codes, safety standards, and
principles of equitable development,
while also institutionalising
oversight mechanisms to

maintain accountability.

The findings of this study highlight the
need for a paradigm shift within the
planning profession and urban policy
circles. Sustainable regularisation
should incorporate clear, actionable
components, namely temporary land
surrender to enable rational planning;
coordinated infrastructure and public



service delivery guided by approved
plans, and fair compensation for
individuals whose land is designated
for public use. Furthermore, revenues
such as proceeds from the sale

or development of reserved land
generated through land readjustment
should be reinvested within the same
settlements, in order to improve local
services and living conditions. To
ensure affordability, both government
and private sector actors must take

a leading role in financing housing
for low-income urban populations.

Policy frameworks must support
integrated solutions that address
both tenure security and the
physical transformation of informal
settlements. This includes the
institutionalisation of PPPs to
overcome financial constraints

and the strategic alignment of
regularisation with broader urban
planning and development objectives.
By embedding infrastructure
development and quality housing
provision into regularisation
processes, Tanzania can transition
toward more inclusive, resilient, and
sustainable urban communities.

Lessons from international contexts
further reinforce this need for careful
and strategic implementation. For
example, South Korea’s land-
readjustment efforts revealed that,
without a clear housing construction
strategy, landowners delayed
development and speculated on
land value increases, undermining
the programme’s objectives. To
avoid similar outcomes, Tanzania
should pair land readjustment with a
strong commitment to high-density,
affordable housing development,
supported by public institutions

to guarantee delivery. In doing

so, the country can address land
scarcity and housing shortages
more effectively, ensuring that
informal settlement upgrading
contributes to the broader goals of
equitable urban transformation.

LIMITATIONS

This study is based on a desktop
research approach and does not
involve the collection of primary
data. As such, methods such as
semi-structured interviews or other
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forms of data triangulation were not
applied, which may limit the depth
of contextual insights. While the
role of partnerships — particularly
state-led collaborations —in
informal settlement regularisation is
acknowledged as critical, it was not
extensively explored and remains a
valuable area for future research.
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