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Land as Resource, Land as Commodity: Toward an Urban Palitical Ecology of
Land Tenurein Dar es Salaam, Tanzania

Sara Nelson
“Land is a big investment in Tanzania. If you hésed, you can do anything”
~Farmer, Dar es Salaam,
Tanzania (Interview, 5/2006)
“A lot of people who live around Dar es Salaamseking off their land because they
look at money as if it's a big thing. In fact, nething compared to what they are
selling.”
~Professor and Farmer, Dar es
Salaam, Tanzaninterview,
4/2006)

In a country such as Tanzania, where the majofitii@population engages in
agriculture as primary source of livelihood and sharore use agriculture to supplement
household income and defray food costs, accessitbi$ crucial. Beyond sustaining an
economic livelihood, people need access to landtteer basic needs, particularly
housing. In Dar es Salaam, Tanzania’s economi@dndnistrative center, which has a
population of over 3 million people, agriculturevisible and widely practiced. People of
all social classes rely on agriculture as an engregurial activity, a means of subsistence
or to defray the cost of food for their familiehidugh exact figures are difficult to come
by, the city’s population is estimated to be grayvat somewhere between 2% and 4%
annually, largely a result of rural to urban migrat All of these new migrants, as well
as those already living in the city, require landHousing, agriculture and other needs.

In Tanzania, the government is the official ownkalbof the land in the country
and allocates individuals usufruct rights, or rggbt occupancy. This system has

persisted from colonialism through the country’siabst period and into its current

transition into market economics. The system ofl ldistribution, however, is largely
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ineffective and inefficient and there is a largekdag of requests for land. The state is
attempting to formalize and streamline its systéaid distribution, but does not have
the resources to conduct this exercise effectigdgause the land is crucial to many for
sustaining livelihoods and because demand for teasdfar outstripped its availability, at
least through formal means, a large and thrivilgrmal market has developed. Land in
itself has become transformed from a resourcearitmhly desired commodity, with
systems of formal and informal tenure existing $igleside, as well as planned and
unplanned areas of the city. Therefore, issue®wkp, availability and access to land
become important to analyze. These issues areparly salient in urban areas where
the gap between rich and poor is the greatest arsd visible, but the two groups often
live side by side. Though land tenure in Tanzaniia Dar es Salaam have been the
topic of numerous academic papers, the issue bas béen framed in as one of
government complacency, a perspective that unddrasmes the inherent complexities
and roles other actors have played.

| became interested in the topic of land tenukland access while completing
fieldwork in Dar es Salaam related to another nesepaper. The farmers | interviewed
engaged me and piqued my interest in the topiatitrompassioned discussions of the
value of land in Tanzanian culture and the way Imiclv the social structure in Dar es
Salaam is being changed through the practice ahiguignd selling land. Recent
economic development initiatives have widened iaditjes to the point which many
people who owned land and once used it for farmmg work the land of others. This

transformation of social structure through humaaraction with the environment
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seemed a classic example of a contribution a paligcology perspective could make to
the study of this issue.

Political ecology provides a unique lens througholhio examine the issue of
land tenure because it offers potential for analgéithe underlying forces behind
inequitable distribution of and access to resoag@/ell as recognition of the importance
of scale and the uniqueness of place. Politicalbgests have long concerned themselves
with connecting local human-environment interacianth larger forces. In the
subfield’s early days, political ecologists centenauch of their research on issues
related to rural, agricultural societies in thedhworld. Therefore, land tenure and land
access are not uncommon themes in political ecaleggarch related to rural areas (ex
Bassett, Schroeder, Turner, 2004). There is atgowing body of literature concerning
political ecology in the first world. Much of thizody of literature focuses on urban
issues in related to environmental justice andrenmental racism, for example Heynan,
Perkins and Roy’s (2006) study on the politicallegy of urban forest cover in
Milwaukee. Largely absent from the literature idifpxal ecology, however, is discussion
and analysis of third world urban issues. Thoughissue of land tenure has been widely
studied inside and outside of political ecologitpal ecologists have given less
attention to the issue of land tenure in the caméxrban areas.

In this paper, | will examine the issue of landuenand land access in Dar es
Salaam from a political ecology perspective, givatigntion to the unique set of
circumstances that together have created the éamad situation in Tanzania. | will
examine both the underlying issues that have reqddiye government of Tanzania

largely ineffective at distributing land and regdulg its sale as well as the inequalities in
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power and access that have resulted from the dawelot of an informal land market. In
the first part of the paper, | will review existifigerature on urban political ecology to
develop a concrete set of ideas and theories timatitute urban political ecology. | will
then examine the issue of land tenure in Dar esa®algiving a comprehensive overview
of the evolution of the policy of land distributi@md looking at the ways others have
studied the issue in the past. In the final seatiotine paper, | will apply the theories of
urban political ecology to the issue of land teramd develop a framework for analyzing
the issue through political ecology. This sectiath @enter on questions of who is
marginalized under the current distribution systard why this exists as well as what

struggles exist over land access and how thesggitsiare resolved.

M ethods

| relied primarily on key texts within the subfiedd political ecology as well as
the emerging literature related to urban politeadlogy to develop an appropriate
framework through which to analyze the topic ofddenure. | also examined past
academic studies of land tenure in Dar es Salaanekhss more-policy oriented
literature related to land tenure in Africa moregelly. | also lived in Dar es Salaam for
four months on a study abroad program and muchyahimking on this issue was
framed by observations and conversations, bothdbamd informal that | had while in

Tanzania.
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An Urban Political Ecology Framework

Loosely defined, political ecology is the studytleé political economy of human-
environment interactions. The subfield is centeredjuestions of power, marginalization
and the connections between human-environmengrtiens at the local level and
larger, national or global forces. To this pointyah of the research of political ecologists
has focused on third world rural areas. When palitecologists do give attention to
urban areas, it is largely in the context of isswdsted to environmental justice in the
first world. Comparatively less research, howef@eyuses on analyzing third world
urban issues from a political ecology perspective.

Political ecology is such a broad field that diffet definitions emphasize
different aspects of the field. However, becauseghper focuses on the ways in which
social relations and the environment are intertajrie following three definitions for
the term are the most useful in the context of plaiser. First, according to Blakie and
Brookfield (1987, p.17) political ecology “combintt®e concerns of ecology and a
broadly defined political economy. Together this@npasses the constantly shifting
dialectic between society and land-based resouacekalso within classes and groups
within society itself.” Second, Watts (2000, p. 2puts for the idea that the goal of
political ecologists is “to understand the complebations between nature and society
through a careful analysis of what one might dadl fiorms of access and control over
resources.” Third, Robbins (2004, p.12) writes thatterm political ecology describes
“empirical, research-based explorations to expiakages in the condition and change
of social/environmental systems, with explicit colesation of relations of power.” These

definitions emphasize the ways in which politiceblegy as a mode of inquiry
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recognizes the complex social, political and ecaodorces that shape human-
environment interactions.

Some scholars attribute a lack of interest in nd@as to dualistic thinking about
the relationship between humans and nature, wregtgenand the city are viewed as two
separate and mutually exclusive entities. Friedif20§1) writes that political ecology
has done little to challenge the notion that wihat terms the “natural environment,”
meaning the environment containing natural res@jriserural. Heynen et al (2006) have
a slightly different take on the issue, writingtteaholars have traditionally viewed
urbanization as a process in which the naturalrenment is traded for the built
environment, which thereby makes thinking of ciassseparate from nature easy. This
notion becomes problematic, however, when one&ihieod in an urban area is based
on a natural resource, as is the case with theuwdtyne practiced in Dar es Salaam and in
many other cities of Sub-Saharan Africa. Therefoomsidering the city as part of the
natural environment and thinking of natural resesras contained within the city
becomes necessary.

Urban political ecology attempts to integrate ploétics of nature with the
politics of social relations. The idea of a distipairban political ecology draws on the
traditions of political ecology but is also heavihfluenced by other critical social
theories such as eco-Marxism, eco-feminism anda@emehism. The theory rests on the
Marxist idea that nature is produced through saeilaltions, of which labor is a central
part. Therefore, because humanity produces theafleature through its social relations,
there is nothing particularly unnatural about sitiSwyngeduow and Heynen (2003,

p.898) write that a Marxist urban political ecolgagrspective “provides an integrated
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and relational approach that helps untangle treeaohnected economic, political, social
and ecological processes that together go to foghmynuneven and deeply unjust urban
landscapes.” Cities themselves are complex netwafrksman social and environmental
interaction. Therefore, “the transformation of matis embedded in a series of [complex]
relations that are tied together in a nested daticun of significant, but intrinsically
unstable, geographical configurations like spatetivorks and...scales” (Heynen et al,
2006, p.7). Key to Heynen et al's (2006) concaptibpolitical ecology is the idea of
metabolism and circulation present within the pastlnature of a city. This metaphor of
metabolism implies a process of flow, change, fansation as well an idea of
interconnectedness and therefore captures the eamptwork of forces and interactions
that work together to produce nature in urban areas

Because urban political ecology is a relativelwmaode of inquiry, its core
theories are not yet well defined. Nonethelesssthall body of literature within the
framework of urban political ecology does share s@mmmon themes. Heynen et al
(2006) put forth a number of ideas as key tenetisizvthe framework of urban political
ecology. Many of these are consistent with thesdeaolitical ecology, but with special
attention to urban environments, while others nsankewhat of a departure from this
framework. Central to Heynen et al's (2006) theisrthe idea that environmental and
social changes co-determine each other. This m paroduces urban environments that
are a direct result of specific socio-environmeptalcesses. These processes thereby
create conditions that either enable or disabl&icegroups of people. Thus, in a similar
vein to mainstream political ecology, Heynan €R28l06) argue that changes to an urban

area are never socially or ecologically neutral tvad people affect each other via the
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environment. Thus, social relations are mediatealiyih the environment and questions
of sustainability become fundamentally politicatbase of differential impacts across
groups.

Much of the literature on urban political ecoldwgs thus far focused on issues
related to environmental justice and environmeraeism in the first world (Heynen,
Perkins and Roy, 2006). It is important to noteyéweer, that environmental justice has
different meanings in different contexts (Mosel2906). In the first world,
environmental justice tends to refer to the dispropnate negative environmental
impacts low-income communities and communitiesadbicface as a result of their
relative lack of political power as compared to thaority. In the third world, however,
environmental justice is often thought of as edpl@access to resources such as land in
order to secure a livelihood. Therefore, becausewture requires access to land, and
agriculture is important in the secure liveliho@iso many in Dar es Salaam, the issue
of land tenure and land access could be framed &sae of environmental justice.

The issue of land tenure and land access in D8akmm present a classic
example of the way in which social relations, agathe backdrop of the natural
environment have worked together to produce anruldradscape that privileges some at
the expense of others. Thus, the current landybks enabled people of different social
classes to impact one another through the mediumeagénvironment. Such themes
represent an important contribution to the emergjtegature in the subfield of urban

political ecology.
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Tanzanian Land | deology

Tanzania has historically been a place where dtyiieuwas widely practiced and
formed the basis of the economy. Thus, a relatipnsétween humans and the natural
environment has always been an important parteofifd of most Tanzanians, even
dating back to before there was such a place agah#n Socialist ideas have also
historically a part of the psyche of many Tanzasjas struggles for the nation’s
independence were couched in ideas of equalitifreal@dnce and constructing a
Tanzanian, rather than tribe-based, identity. TRngjnderstanding of the importance of
land to people in Tanzania becomes important toessdvhen looking at the issue of
land tenure.

Shortly after independence, Tanzania’s first leaddius Nyerere adopted the
socialistujamaa (a Kiswahili word meaning familyhood) policy. Thpelicy emphasized
equality and self-reliance and rural developmengdcordance with what Nyerere saw as
traditional African values (Nyerere, 1968). All utries were nationalized and nearly 9
million people living in rural areas were movecctommunal villages in order to
facilitate the provision of basic infrastructuretivese places. Nyerere worked hard to
develop a strong sense of identity as Tanzaniangtr the establishment of Kiswahili as
a national language and the abolition of the pasitf tribal chief. Because of the
ujamaa policy’s emphasis on equality, access to land Wammmount importance given
that most of the population of Tanzania participateagriculture (Tsikata, 2003).

Villagization, though a rural policy did affecthan areas in two ways. Many
people who were reluctant to move to their assigriléatjes instead flocked to Dar es

Salaam, which caused massive population growthdrcity during the 1970’s. This
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served to increase pressure on and competitioavatable land as many of these new
migrants were engaging in agriculture. Also, the@ples ofujamaa were still very
important to the mindset of people living in urlmeas and this mindset still persists
today, even after Tanzania has undergone the tian§iom socialism to a market

economy.

Land TenurePolicy in Tanzania

Scholars have tended to describe the processatiatribution in Tanzania as
inefficient, outdated and even “chaotic” (Kirond®92, p.3). No doubt, land tenure and
land allocation are complicated issues in Tanzdraegely due to the influence of
colonialism, two tenure systems, formal and infdyroperate simultaneously in Dar es
Salaam. In rural areas of Tanzania, land is helalfh customary tenure. In urban areas,
however, land is held under statutory tenure (dgesf colonialism) and it is expected
that the government will be the primary distribudbtand. In practice, however, this
does not happen and an informal market for langdkr Land tenure in urban areas is a
particularly complicated issue because the shembeuof people in these areas and the
disparate interests of groups desiring accesstbracessitates the intervention of the
state or some other body (Payne, 1997). Nowhefamzania is this phenomenon more
visible, or more contentious, than in Dar es Salaam

Before beginning an in-depth discussion of lamiite, however, it is necessary
to clarify a few key terms. First, statutory tenteéers to a policy of landholding that is
consistent with the mandate of the law. Statutenpte operates in tandem with the

formal land delivery system. Customary tenure i®ad upon via kinship or membership
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in a group. The holder of land in a situation whawstomary tenure exists is generally
not recognized as the owner of the land in questi@strictly legal sense. Rather,
security of tenure arises out of agreement of teenbrers in a group (Payne, 1997). The
United Nations defines customary tenure as “rightsse or dispose of use-rights over
land which rest neither on the exercise of brutedamor on the evidence of rights
guaranteed by government statute but on the fatthlose rights are recognized as
legitimate by the community”(United Nations, quotad®?ayne, 1997). This form of land
tenure has its roots in agricultural societies, lt@mmunities commonly accepted the
idea that land “belongs” to the person who iniyialeared it. The land itself had no
economic value; rather it served as a means towaesévelihood. Land, then, is viewed
as a resource rather than a commodity. Thus, dayenaps can claim different use rights
to the same land.

The extreme form of customary tenure is publieitenwhere the national
government is the owner of all of the land andcaltes rights for occupancy or
development. The idea behind this is that throdgitaing resources based on use need,
greater equality is achieved, however the admatise systems in charge of distributing
land are not always the most efficient at actuadligieving equality. Payne (1997) notes
that customary tenure has been the most succéssotieties where social change and
demand for land are modest.

In contrast to societies where customary tenupedasticed are societies where
private property is the norm. The idea of privategerty is so essential to North
American and Western European values and legamgsthat many countries in these

places are referred to as private property demasdPayne, 1997). Private property
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can either be for an indefinite period of time ¢held tenure) or for a specified period of
time (leasehold tenure). A system based on primadperty is designed to promote the
most efficient and flexible use of land through timeestricted exchange of land and
property in a market based on supply and demanetefdre, land itself is a commodity
with a value assigned to it, rather than a resodroe existence of a market, while it may
promote efficiency, happens at the expense of aégudlystems of private property and
land markets become particularly problematic why texist simultaneously with a
national land ownership policy, as is the caseanzinia. The imposition of the concept
of private property in a situation where it histally has not been the norm has had
profound implications for the way the land tenuystem operates in Tanzania.
Concepts of land tenure are, to a certain exganéxpression of the values a
society holds. Therefore, the distinction made leetwnational, public and private
property becomes important. Tanzania is one ofa@iries in Sub-Saharan Africa that
has some form of a national land ownership polieganing that the state is the sole
owner of all the land in the country. Therefores #tt of individuals buying and selling
land is, strictly speaking, illegal. Mabogunje (tpabin Payne, 1997) posits four reasons
for why the policy of national land ownership is@mmmon in Sub-Saharan Africa.
Many governments believe that national land owriprishconsistent with traditional
African ideas where groups, not individuals holddaln many French colonies, national
ownership is a vestige of French colonial policattrefused to recognize de facto, or
customary, land tenure. In still other places,gbkcy resulted from the government’s
intention to improve the efficiency of land alloicet for public and private use through

state ownership. The final reason Mabogunje cidesational land ownership is socialist
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legacy. Tanzania falls into the latter categoryigl@ally, Julius Nyerere, the first
president of Tanzania after its independence, dddid maintain the system of national
ownership in order to ensure that the African papah would have the same access to
land as the white and Indian minorities in the ¢ou(Kironde, 2000).
Formal Systems of Land Management

Formal systems of land allocation are those thatatp within a government-
mandated framework. This is known as statutoryreiecause it involves tenure under
the jurisdiction of the law. In Tanzania, this does involve an individual purchasing the
land itself, but rather usufruct rights or rightsoocupancy because the state owns all of
the land in the country. The policy of national @sship dates back to the colonial
period. Under the Land Ordinance of 1923, all leedame publicly owned and was
vested in the governor. The colonial state grantgds of occupancy to those who
desired plots. All of the land that indigenous commities occupied was grandfathered
into the new policy. Therefore, Tanzanians in raralas were granted rights to keep the
land on which they already lived. (Kironde, 1995).

Figure 1. Dar es Salaam City Center
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This policy, however, did not apply to urban argethe same way. The British
colonial government sought to keep Africans oulirtian areas or, for those already
occupying Dar es Salaam, segregated from the niftwerat Indian and white
population. The city was divided into three adntiraisve zones, one reserved for whites,
one for the class of Indian merchants and one fac@n’s, the idea being to keep
Africans as far away as possible from economicarsnwithin urban areas (Kironde,
1995, see Figure 1). Whites and the Indian busioes®rs lived and worked in the area
around the harbor, which is today the central lssrdistrict of Dar es Salaam. Africans
were relegated further west to Kariakoo, which jodaone of the most densely settled
areas of the city Also during the colonial periathan administrative boundaries were
kept artificially small in order to deny the Africgopulation living in cities access to

urban services (Kironde, 1995). Such isolatiomis of the contributing factors to the
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growth of the informal system of land delivery iaDes Salaam as the African
population relied on customary tenure.

Until 1974 it was possible to obtain urban lanckdily from the government,
because the government had extra land to dispcosedobpenly invited interested parties
to apply. Now, however, the process has become iegslstreamlined. The allocation
process is a complicated one in which an individlesiring land must first apply to a
district official requesting a desired parcel. Hpplication, when approved, is then sent
to an allocation committee that makes the finaislen on the matter. The process is
complicated and time-consuming and there is a lbaeg&log of land requests that have
not been approved. Kironde (1995) notes that iotfm®, the formal system of land
delivery does not work because the demand for dotsutstrips the supply. Between
1977 and 1986 the Dar es Salaam City Council,etithe in charge of allocating land,
received 212,446 applications, surveyed 27,62Z@ot allocated 20,622, less than 10%
of the total requested (Kironde, 1992). Furthetwieen 1999 and 2001 the government
received 243, 473 applications for land, but alledaonly 8,209, an even smaller
percentage of the total requests (Kombe, 208&ponde (1992) attributes this lack of
efficiency in allocation of plots to chaotic alldiman procedures and records, tardy
bureaucracy and lack of oversight. The inadequaxfiése existing system of allocating
land have, in part, contributed to the growth dbimal land allocation, which will be
discussed in greater detail in a later section.

In the early 1990s, when the country was in tidstrof its economic reforms,
the government began discussions regarding rewsmexisting land laws in Tanzania.

These discussions were in part motivated by tessiesulting from a bias that favored
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production of export crops over small-scale agtigel, increasing demand for land from
the mining and tourist industries, conflicts betwéamers and pastoralists, foreigners
and locals and between government conservationcageand local people living near
parks that had created conditions of land scaritisecure tenure and land degradation
(Tsikata, 2003). During this time, Tanzania alsodd a system of multiparty
democracy and the ruling party, Chama cha Mapun@@@M) largely abandoned
socialism as its ideology.

After years of debate and discussion, 1999 browghtit the passage of the two
most recent pieces of legislation dealing with l&ture in Tanzania. The first, the
Village Land Act, concerned only land in rural &djes. The second piece of legislation,
the Land Act, dealt with land throughout mainlarahZania. This piece of legislation
stated that use and occupation would still be atled through usufruct rights and
customary rights of occupancy, but that each woel@équal in the eyes of the law. It
also retained the power to allocate land and itsewship in the central government
(Tsikata, 2003). Critics of this legislation haargyued that though the government
rhetoric surrounding its passage was that the lag/designed to mitigate local land
conflicts, it has actually made it easier for fgreinvestors and wealthy Tanzanians to
gain access to land (Tsikata, 2003). Critics hdse questioned the motives of the
national government in passing the legislation asyrhave pointed to pressure from
international donors and financial institutionsnagor reasons for its passage (Tsikata,

2003).
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Informal Systems of Land Management

The informal system of land allocation operateisioe the government-mandated
framework. Strictly speaking, the buying and sellof land in Tanzania is illegal, as the
government is the owner and provider of land. Yatticularly in Dar es Salaam, an
informal market for land operates and even thrizasid exchanged on the informal
market is considered privately owned because thplpeccupying it have recognized
authority over the land (Kironde, 1995). Such autii@oes not come from any sort of
government mandate, but rather from community legelal structures. Though it seems
as though a system of land distribution that ansese organically would better promote
equality of access to land, in reality it suffersnh many of the same problems as the
formal system. Customary tenure is problematic beeat does not ensure access to an
inheritance of land for marginalized groups, paitacdly women (Tsikata, 2003). The
Tanzanian government has historically been somewnaiiling to accept that such a
market exists, thus has made few attempts to regitl&ironde (2000) asserts that this
has resulted because the government does not éétatysuch a market is a major
source of urban land or because the governmentradescognize the sale of
undeveloped land and therefore does not acknowldgesuch markets exist. Because
the market relies almost totally on the interacti@etween buyer and seller, the price
guoted for land does not often accurately reflesctalue and can either be much lower or
much higher than if the land were officially apsed.

It is important to note, however, that informahis the same is illegal and that
there are legal ways of obtaining land informallhformal means of obtaining land are

common in urban areas, both for the poor and cbeial classes (Kironde,1995). Unlike
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in many other countries, however, the propertytagif informal landholders are not
insecure. A court case in 1985 declared that titesiof landholders in a particular area
not extinguished when an area is declared a plaaresd(Kironde, 1995). Land can be
obtained informally through a number of means idiclg occupation without
permission, allocation by community leaders andlteniders, inheritance and outright
purchase. Occupation of government land withowtrang is rather uncommon as much
of the government land within Dar es Salaam wagelgrexhausted, meaning it was
already developed, at the time of independenceo(idie, 1995). Inheritance is the most
common means of obtaining land in the inner cigrtipularly in the zones where
Africans were made to live during the colonial pdriln the city’s peri-urban zone,
however, purchase where actual cash is exchandled rmost common means of
obtaining land informally (Kironde, 1995)

Informal means of obtaining land is not limitedutoplanned areas. Frequently,
planned land is allocated informally as well. Tailwcation takes a number of forms
including local officials selling abandoned or Uoahted land. Also plot allottees can sell
undeveloped land. This process is, in most cabegal, but the government allows it for
reasons of “love and affection,” terms which mamgipret quite broadly (Kironde,
1995). This loophole in the law is one of the majontributors to the development of a
land market and the commaodification of land. Talfj legal, way in which people gain
land through informal means is through developarglland then selling the
developments on the land, which gives the purchageright to use the land itself.

A number of communities, particularly in Dar eda&&an’s peri-urban zone, have

developed their own informal, but highly regulategstems of land exchange. There are
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no formal guidelines but the buying and sellindgaofd is regulated through local,
community level structures. These meetings usuadlipyde the buyer, seller, broker and
local leaders (Kombe, 2005). Such local level comitytregulated structures highlight a
number of aspects about the informal land markedt Bf all, the development of such
highly regulated structures makes it very diffidolt the government to deny that such a
market exists. Further, it helps add legitimacyh® transactions because there are so
many outside parties involved.

Still another important point to note about infadrfand distribution is that it is
not strictly poor households that are involvedhae practice. First of all, the government
allocates land at a relatively cheap price. Thigcpavas originally designed in order to
assure more equal access for land. However, irtipeathis policy has marginalized all
but the most powerful members of society. Accordméironde (1995),

“the rationale behind such cheap land policy hasgs been that land is national
property to which anybody, particularly low incommeuseholds, is entitled and that
putting a high cost on land would prevent its asiain by the urban poor. In fact, this
policy, inherited from the colonial era, has ondyved to allow the socially powerful
members of society to get access to planned laeapin.”

Therefore, many middle and even upper income pdoualehemselves living and
sustaining a livelihood in unplanned areas (Durbasiserve and Royston, 2002).
Because these groups can afford to purchase lamtligher price than poor groups, it is
largely the activity of the middle and upper cldss is driving the operation of the land
market. This practice, however, may make the carditf the very poor worse (Kironde,

1995).Kironde (2000) further adds that the land marketself is not homogenous and

that each actor involved in the process
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Among the places in Dar es Salaam where the lariehis most visible and
most salient is in the city’s peri-urban zone beesthis is where the city is expanding
most rapidly. Briggs and Mwamfupe (2001) argue thatstructural adjustment policies
Tanzania enacted in the mid 1980s have lesseneffduds of the economic crisis for
the middle and upper class. They write “there isi@ument, therefore, that structural
adjustment conditions have again militiated agaimsturban poor and have very much
benefited the emerging urban ‘middle class’ ingke-urban zone” (Briggs and
Mwamfupe, 2001, 278). The increase in urban pgveas led a number of poor
landholders to sell their land in order to meetaaend economic obligations, which, in
turn, limits people’s ability to sustain a livelibd (Kombe and Kreibich, 2000). Those
who have benefited from structural adjustment ate # buy land from willing sellers in
the peri-urban zone of the city, which has createdfactors that exclude the poor from
land. Land speculation, where a person buys agbliaind waits until it appreciates in
value and then sells the land, is a common prattitiee peri-urban zone of Dar es
Salaam (Briggs and Mwamfupe, 2001). At the ratevidae of land appreciates,
speculation is also a lucrative practice. Briggd Blwamfupe (2001) found that a plot
(of unspecified size) of the highest quality, miasirable land in the peri-urban zone
was, when adjusted for inflation, selling at 35@,d@&nzanian Shillings (TSh) in the
early 1990’s. By 1998, the same plot was sellingfaillion TSh. Real estate, which
further adds value to land, has also become a canmaans of investing for the middle
and upper class.

When the impacts of uneven development facilitégdtructural adjustment and

manifested in the commodization of land are considlepointing to the government of
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Tanzania for its complacency on the issue of l@madite becomes an all too simple
explanation. Through the development of land nmtatke natural environment has
become the medium through which social relatioespdayed out. Thus, because of its
emphasis on the ways social relations and the alaavironment are intertwined,
political ecology becomes a relevant lens througiclvto analyze the issue of land

tenure in Dar es Salaam

Problems, Critiques and the Missing Per spective: Toward a Political Ecology of
Urban Land Tenure

Analysis of the current mode of land tenure amdl ldistribution reveals that the
system is much more complex than it originally apeColonial and post-colonial
interactions have created a confusing, chaotiesysh which formal and informal,
planned and unplanned, imposed and indigenousrsgsiperate side by side. It is clear
from even cursory analysis that the system doesvadkt the way it was intended to and
that not all actors have equal access to resourbesteasons behind this, however,
extend beyond government complacency and any diggusf land tenure in Dar es
Salaam must take into account the broader foradhtewve impacted the current system.
Analysis of the issue must also take into accduatréal way in which the current
system, through the medium of the natural envirartreenpowers some groups while
simultaneously disabling others.

The first step toward a political ecology of laledure in urban Dar es Salaam
requires a reexamination of what constitutes “reatusoth the academy and policy
making communities have recognized that agriculisieentral to the livelihoods of

people of all social classes in the city of DaGataam (Sawio, 1993). Yet, agriculture is
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seen as belonging only in rural areas and thehasid of what should be contained in a
modern, planned, urban space. It is often vieweal féeeting phenomenon or coping
strategy that will disappear eventually (Sawio, 39%However, the fact that agriculture
has persisted through numerous economic and @dldgianges to the point at which it
has become a near-ubiquitous activity, means liggptactice of urban agriculture is not
temporary, nor is the dependence on land for seguisielihood, even in a city. Thus, to
think about the importance of land tenure withicitg requires that one accept that an
urban area is a place that contains nature andahadsources. Power relations and
access to these resources impact livelihoods éalavay in cities as well.

Analysis of the issue of land tenure in urban Baa also brings to the forefront
the importance of place and scale when lookingaigdsue of land tenure. A particular
set of historic and present policies, from colopalicies that favored export-oriented
agriculture to post colonial villagization to theailiberal reforms and multiparty
democracy that have taken place in the last 1Gsyteare worked together to create the
current juxtaposition of formal and informal thaists in Dar es Salaam. These
circumstances, though similar to those faced iemplarts of Sub-Saharan Africa, are, in
large part, unique to Tanzania. Also, the problémsed related to land tenure in urban
areas are not the same as those in rural areas @alsgstem of solely customary tenure is
much more common. Understanding the specific hgtband social contexts that
produced the system of land tenure and land digtab that exists in Dar es Salaam
becomes important when attempting to analyze tha@af that system as well as when

attempting to make policy to rectify it.
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If one accepts the idea that nature can, and thdees, exist within urban areas
then the issue of land tenure becomes a clear dgayhthe way class relations are
mediated through the environment. Land tenure stuiii rural areas have examined,
through the lens of political ecology, the waydeatiéntial power and access to land are
affecting the landscape as well as the way diffieidgologies affect the way people view
land and how it is used’hough the conflicts over land in urban areas dausaally
involve tension between pastoralists and farmées; to involve a complex set of forces
that have enabled the middle and upper classesv@®dreater access to land than the
poor, which threatens livelihoods of some whiledianeously altering the urban
landscape.

Another important aspect missing from the conwesabout land tenure in Dar
es Salaam are the environmental realities of tii@tson. Little attention is devoted to the
kinds of land marginal populations occupy withie thty and the impacts this has on
livelihoods in general. There has been almost notioe in the literature on this topic
that is specific to Dar es Salaam, thus speculatmi becomes problematic without
having conducted any primary research relatedaassue. The literature does suggest
that poor populations often live on land that heesleast access to the city, because the
land is the cheapest (Kombe, 2005). However, tiseme mention of the suitability of
that land for agriculture, which is crucial to tieelihoods of not just the urban poor, but
people of all social classes. Urban political eggloould therefore provide an important
missing link in the literature related to land temin Dar es Salaam through examining

the impacts a land market has on the livelihoodd@furban poor.
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Political ecology also offers the potential to ewae, in depth, the role of each
actor in the situation and how the actions of gske converged to result in the current
system. It is clear that first world actors, thrbiencouragement of privatization and
implimentation of structural adjustment programesydhelped promote the uneven
development that has facilitated the commoditizatbland and its transformation from
resource to commodity. However, first world actoasnot be held completely
responsible for the situation.

It is also clear that the government is not opegasis efficiently as it could when
dealing with issues of land allocation and has lsew to recognize and regulate the
informal land market that is currently thrivingrar es Salaam. Attempting to formalize
the informal sale of land would create more revefiou¢ghe Tanzanian government,
which it could then use to make the system of kdisttibution more efficient. However,
the government has much larger issues, such as atd$overty eradication, to deal
with. Therefore, blaming the failures of the systeintand tenure on government
complacency undervalues the complexities presdmtudgh middle and upper class
residents of Dar es Salaam have benefited somdwamathe informal land market and
have used this to their advantage, one has todmmiat social reality is far more
complex than simply rich exploiting poor. Jobshe formal sector do not pay well and
even people in the middle and upper class oftee tagtruggle to make ends meet.
Thus, investing in land or real estate is a wagnwfimizing risk and spreading out assets,

or may be a way of making extra income for retiratne
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Conclusion

This paper has presented the case that urbancpbgttology is an appropriate
theoretical base through which to analyze the is§l@nd tenure in Dar es Salaam.
Though this is an issue that has been widely studi¢he past, explanations of the
reasons for the problem have often presented diBadpversion that ignores some
aspects related to the it. Political ecology, beeanf its emphasis on the ways power,
access, local and global forces shape human ini@naeith the environment, becomes
an appropriate medium through which to analyzectimaplexities inherent in the issue of
land tenure and land access in Dar es Salaam. tvizans political ecology however, has
done little challenge the notion that the naturadinment is contained in cities.
Therefore, because of its focus on interactionséen the built environment, the natural
environment and social relations, urban politicallegy provides a unique framework
for analyzing the issue of land tenure in urbamasre

It is obvious that the system of land tenure in BaBalaam is a complex problem
that will prove difficult to fix. This is not simglan issue of government complacency,
nor is it simply a matter of those with power exgig those who lack power.
Understanding the historical background of theassnd the broader systems in which
the system of land tenure in Dar es Salaam becounegatwhen attempting to rectify the
problematic nature of the system. Other methodduafying the issue of land tenure fail
to put enough emphasis on the role of outside foirtshaping the issue, ignores the way
class relations are being mediated through the@mwient, or does not examine the
environmental implications of the current land tensystem. Urban political ecology,

because it thrives on trying to understand the dexitjes involved and emphasizes
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looking at the broader picture can begin to forsoktion that is cognizant of ecological,

social and historical realities.



Nelson, GEOG 488, 27

References

Bassett, T. and D. Crummy (edksgnd in African Agrarian Systems Madison: University
of Wisconsin Press

Blakie, P and H. Brookfield (198T)and Degredation and Society New York: Methuen
and Co.

Briggs, J and Mwamfupe, D. (2001) “The Changinguxaif the Peri-Urban Zone in
Africa: Evidence from Dar es Salaam, Tanzargedsttish Geographical Journal
115(4) 269-282

Durand-Lasserve A and L. Royston (eds) (2a8@ding Their Ground: Secure Land
Tenure for the Urban Poor in Developing Countries London: Earthscan
Publications

Friedberg, S (2001) “Gardening on the Edge: Thaegb@onditions of Unsustainability
on the African Urban Peripherynnals of the Association of American
Geographers91:2, 349-369

Heynen, N and E. Swynegedouw (2003) “Urban Poliaalogy, Justice and the
Politics of Scale’Antipode 35:5, 898-918

Heynen, N, M. Kaika and E. Swynegedouw (eds) (200&)e Nature of Cities. Urban
Palitical Ecology and the Palitics of Metabolism London: Routledge

Heynen, N, H. Perkins and P. Roy (2006) “The RditEcology of Uneven Urban
GreenspaceUrban Affairs Review 42(1) p. 3-25

Kironde, JM (2000) “Understanding Land Markets Aém Urban Areas: the Case of Dar
es Salaam, Tanzaniklabitat International 24, 151-165

--(1995) “Access to Land by the Urban Poor in TamaaSome Findings from
Dar es SalaamEnvironment and Urbanization, 7:1, 77-95

--(1992), “Land Scarcity Amidst Land Abundance: Heradoxes of Tanzania’s
Urban Land Policy’'Open House International 17:1, 3-10

Kombe, WJ (2005) ““Land Use Dynamics in Peri-Urbfneas and their Implications on
the Urban Growth and Form: the Case of Dar es 8aldanzania’Habitat
International 29, 113-135

Kombe, WJ and V. Kreibich (20000formal Land Management in Tanzania SPRING
Research Series, Vol. 29. Dortmund: Spring Rese@ectier

Moseley, W (2006) “Neoliberalism and Marginal Refoor Agrarian Justice? Farm



Nelson, GEOG 488, 28

Workers and Land Redistribution in South Africelestern Cape” Macalester
College: Comparative Environment and Developmentlis Seminar, 19 Oct
2006

Nyerere, JK (1968)jamaa: Essayson Socialism Dar es Salaam: Oxford University
Press

Payne, G (1997yrban Land Tenure and Property Rights in Developing Countries: A
Review London: Intermediate Technology Publications

Robbins. P (2004political Ecology: A Critical Introduction. Malden, MN: Blackwell
Publishing

Schroeder, R. (1997) “Reclaiming Land in the Gam@iandered Property Rights and
Environmental InterventionAnnals of the Association of American Geographers
87(3) 487-508

Sawio, CJ, 1993. “Feeding the Urban Masses? Towardénderstanding of the
Dynamics of Urban Agriculture and Land Use ChamgBar es Salaam,
Tanzania” PhD Thesis, Clark University, Worcheskassachusetts.

Tsikata, D (2003) “Securing Women'’s Interests withand Tenure Reforms: Recent
Debates in Tanzaniaburnal of Agrarian Change 3: 1&2, 149-183

Turner, M (2004) “Political Ecology and the Morainiensions of ‘Resource Conflicts’:
The Case of Farmer-Herder Conflicts in the SaRelitical Geography 23 (7),
863-889

Watts, M (2000) “Political Ecology” i\ Companion to Economic Geography E.
Sheppard and T. Barnes (eds) Malden, MA: Blackwablishers, 257-74



