


KOTULO TOWN INTEGRATED STRATEGIC URBAN DEVELOPMENT PLAN 

This report presents the Integrated Strategic Urban Development Plan (2015 -2035) for Kotulo 

Town. It is a project commissioned by the County Government of Mandera and executed by 

Real Plan Consultants Limited in consultation with stakeholders.  

The main purpose of the ISUDP is to provide a framework to guide the town’s development in 

line with the Constitution, Vision 2030, the National Spatial Plan and the Sustainable 

Development Goals. It envisions a well-planned and serviced investment hub. 

Kotulo town is arguably a large town and Its strategic location along the Wajir – Mandera road 

(B9), availability of land, livestock market and available pasture areas have attracted 

development. Its growth has however been hampered by lack of a comprehensive urban 

development plan, inaccessibility, low literacy rates, high rates of unemployment and food 

insecurity as a result of occasional droughts. Mineral deposits, culture and green energy are 

among the key potentials identified in Kotulo.  Towards development, the ISUDP seeks to 

strategically exploit the potentials and address development challenges pinpointed in an 

integrated manner.  

The preparation of the plan embraced the spirit of public participation as enshrined in the 

Constitution of Kenya. The planning process took into considerations the desires and 

aspirations of the stakeholders. It was an inclusive process that saw active participation during 

the awareness, sensitization and visioning workshop and the draft plan proposal workshop 

held. Public notices for intention to plan were also published in national Swahili and English 

papers inviting all stakeholders’ contributions during the planning process. Other key 

consultation forums included County Lands and Physical Planning Executive Officers 

Technical Meetings and Governor Consultation Meetings.  

The outputs of the strategic urban planning process are multifaceted and include Digital Maps, 

Structure Plan, Detailed Area Plans, sector plans and Capital Investment Plan. The sector 

plans comprised of Transportation Strategy, Environment Management Plan, Culture and 

Heritage Conservation Plan and Disaster Management Plan.  

The Structure Plan offers a long term framework for spatial development in Kotulo and defines 

the extent of growth of the town. It has demarcated the town into 3 main zones namely Old 

Town, New Town and deferred land. It has further delineated the town in 38 broad land use 

zones to guide the overall direction of growth. This Structure Plan has further been elaborated 

by the Detailed Plan that has demarcated Kotulo into 158 sub-zones. Development Control 

Regulations for the sub-zones comprising of permitted use, plot ratio, ground coverage and 

minimum land sizes are provided to guide day to day developments. It champions the optimal 

use of land and separating potentially conflicting land uses. Strategic sector proposals made 

in regards to transportation, environment and disaster management aim to resolve identified 

challenges while promoting socio-economic growth and sustainable resource management. 

This Final Plan Report consists of 9 chapters namely: Introduction, Legal, Policy and 

Institutional Framework, Existing situation, Structure Plan, Land use Plan, Sector Plans, 

Planning Policies, Development Control, Capital Investment Plan and Conclusion. The report 

is further structured into 3 parts i.e. Background, Proposals and Capital Investment Plan and 

Implementation Framework.    

 

 



THE VISION 

The consultant was charged with the responsibility to harmonize the proposed vision 

statements and formulate one which was inclusive and fulfilling based on the identified 

planning challenges and opportunities for the town. The planning vision arrived at was “To be 

a well-planned and serviced investment hub”.  

Objectives for the preparation of ISUDPs 

i. To create and promote orderly development 

ii. To promote aesthetics within the urban spaces 

iii. To enhance socio-economic development 

iv. To facilitate provision of infrastructure, utilities and services 

v. To eradicate conflict by ensuring land use compatibility 

By fulfilling the above objectives, the ISUDP for Kotulo town will transform the physical, social 

and economic landscape of Mandera town.  

Policy and legal frameworks for the preparation of the ISUDPs 

The preparation of the development plans was guided by the existing Policies, Laws and 

Regulations of Parliament including but not limited to- 

i. Constitution of Kenya, 2010 

ii. County Governments Act, 2012 

iii. Urban Areas and Cities Act,2011 

iv. Physical Planning Act, Cap 286 

v. Kenya Vision 2030 

 THE PLANNING PROCESS 

The preparation of the ISUDP for Kotulo Town followed all the mandatory steps as stipulated 

in the law. The process was participatory and brought together various stakeholders from 

different backgrounds such as Youth Groups, Women Groups, Faith Based Organizations, 

Non-governmental Organizations, National Government, Neighborhood Associations, 

Persons with Disabilities and Business community among others. 

The process was meticulously followed to ensure that the plan meets and does not 

compromise the interest of the entire community within and around the planning boundary. 

The planning process is summarized in the diagram below. 



 

Main Actors/Institutions in the planning process of the three towns 

 Mandera County Government (Ministry of Lands)  Faith Based Organizations 

 Mandera County Assembly  Youth  and Women Groups 

 National Government  Kenya Chamber of Commerce 

 Non-Governmental Organizations  Neighborhood Associations 

 

Scope of the urban plans  

Urban Centre Area (Km2) 

Mandera 93.15 

 



Notice of intention to plan 

 

 

 

 

 



Mandera Detailed Land Use Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



LAND REGULATIONS (DEVELOPMENT CONTROL GUIDELINES) 

 

ZONE 

No 
ZONE NAME 

AREA 

DESCRIPTION 

EXISTING 

LAND USE 

PERMITTE

D LAND 

USE 

MIN PLOT 

SIZE (Ha) 
DENSITY 

PLOT 

RATIO 

GROUND 

COVERAGE 

AREA 

(ha)  

01 Bulla Akabi 

Bounded by 

15m road on the 

Eastern side 

and El ram road 

on the southern 

side 

Mixed Use Residential 0.045 

High 

density 

(Flats) 

300 65% 38.8 

02 
Bulla 

Kasabdege 

Bordered by 

zone 52 to the 

east 

Residential Residential 0.045  

High 

density 

(Flats) 

300 65% 51.0 

03 

Bulla 

Kasabdege 

Abuts zone 02 

on the Southern 

side and grazing 

land on the 

Western side, 

Eastern side, 

new CBD. 

Bounded by 

60m road. 

Residential Residential 0.1 

High 

density 

(Flats) 

240 50% 70.5 

04 

Bulla Livestock Abuts zone 03 

on the Southern 

side, Western 

side, Kotulo 

Girls and 

Agricultural Residential 0.2 
Medium 

density 
200 50% 125.0 



Eastern side, 

proposed 

offices for the 

Ministry. 

05 

Bulla Addu Abuts zone 04 

on the Southern 

side, on the 

western side, it 

is next to zone 

94 and along 

60m road. 

Agricultural Residential 0.46 

Low 

density 

(Bungalow

s) 

35 35% 137.0 

06 

Bulla Addu Next to 

proposed 

polytechnic. 

Bounded by 

40m road on the 

Southern side 

and 60m road 

on the Northern 

side. 

Agricultural Residential 0.46 

Low 

density 

(Bungalow

s & 

maisonette

s) 

50 35% 69.0 

07 Bulla Mitita 

Abuts zone 97 to 

the North and 

deferred land to 

the East.  On 

the southern 

side is the 

highway. 

Agricultural Residential 0.2  
Medium 

density 
240 50% 222.0 



08 

Bulla Mitita Adjacent to the 

new CBD, along 

the highway. 

Agricultural Residential 0.1 
High 

density 
350 60% 107.0 

09 

Bulla Mitita Situated on the 

Southern side of 

the CBD. Along 

the Southern 

Bypass  

Agricultural Residential 0.1 
High 

density 
350 60% 125.0 

010 Bulla Borehole 

Situated along 

Elram road  

next to zone 017 

Residential Residential 0.2 
Medium 

density 
240 50% 141.0 

011 Bulla Borehole 

Situated along 

Elram road next 

to the military 

camp  

Agricultural Residential 0.46 
Low 

density 
35 35% 216.0 

012 Bulla Mitita 

Situated along 

60m road by-

pass and next 

to deffered land. 

Agricultural Residential 0.1 
Medium 

density 
75 35% 168.0 

013 Bulla Borehole 

Situated along 

El ram road and 

adjacent to 

Chief 

Mohammed Jari 

Secondary 

School  

Residential Residential 0.1 
Low 

density 
35 35% 53.0 



014 Bulla Kiwanja 

Along the 60m 

Southern 

Bypass near 

zone 42 

Residential Residential 0.15 
High 

residential 
240 50% 18.0 

015 Bulla Agarsu 

Situated along 

60m El Ram 

road in the old 

town near 

Kiwanja  

Residential  Residential 0.2 
Medium 

density 
75  35% 26.0 

016 Bulla Mitita 

Bounded by 

60m roads on 

the Northern 

and Eastern 

sides. On the 

southern side, 

the zone is 

bound by a 30m 

road. 

Agricultural Residential 0.2 
Medium 

density 
240 50% 129.0 

017 Bulla Borehole 

Along the 

Southern 

Bypass and El 

Ram road 

Agricultural Residential 0.46  
Low 

density 
35 35% 170.0 

018 Bulla Mitita 

Situated on the 

Northern side of 

Mandera-Kotulo 

highway, and to 

the Southern 

side of 016. to 

Agricultural Residential 0.1 
High 

density 
350 60% 127.0 



the Eastern side 

is 60m road. 

INDUSTRIAL 

11 Bulla Mitita 

Situated along 

the highway 

(Mandera-Elwak 

road) 

Agricultural Industrial 0.46 
Medium 

density 
 50% 143.6 

12 
Jua Kali 

shades 

Situated within 

new CBD on the 

Southern side 

Agricultural 
Light 

industrial 
N/A 

Light 

density 
N/A N/A 2.8 

13 Petrol Station 

Situated along 

the highway 

within the old 

town 

Residential Industrial N/A 
Medium 

density 
N/A 15% 3 

14 Petrol Station 
Situated within 

the new town 
Agricultural Industrial N/A 

Medium 

density 
N/A 15% 3.8/ 

15 Petrol Station 

Situated 

adjacent to a 

fire station and 

along 60m road 

Agricultural Industrial N/A 
Medium 

density 
N/A 15% 2.4 

16 
Solar Power 

Station  

South of the 

proposed landfill  
Agricultural  Industrial  N/A 

Medium 

density 
N/A 15% 21.5 

17 
Slaughter 

house 

Within zone 92 

in Bulla 

livestock 

Slaughter 

house 

Slaughter 

house 
N/A N/A N/A 10% 0.3 



EDUCATIONAL 

21 

Chief 

Mohammed 

jari Primary 

School 

Situated in Bulla 

Kiwanja next to 

the former 

airstrip 

Educational  
Primary 

School 
N/A N/A N/A 10% 32.2 

22 

Chief 

Mohammed 

Jari Secondary 

School 

Situated in Bulla 

Kiwanja next to 

the former 

airstrip 

Educational 
Secondary 

School 
N/A N/A N/A 10% 34.3 

23 Primary School 
Primary school 

within O10. 

Agricultural 
Educational

  
N/A N/A N/A 10% 2.6 

24 Primary School Within zone O11. Agricultural  

Primary 

school 

(Educational

) 

N/A N/A N/A 10% 3.3 

25 

Technical 

Training 

Institution 

Next to zone 09 Agricultural  Educational N/A N/A N/A 10% 16.3 

26 Special unit 

Along the 

Southern 

Bypass 

Agricultural Educational N/A N/A N/A 10% 9.6 

27 
Primary 

school/nursery 

Abuts the 

proposed 

Technical 

Training 

Institute  

Agricultural  Educational N/A N/A N/A 10% 11.2 



28 

Islamic 

Educational 

centre 

Next to zone 523 

(proposed open 

air market) 

Agricultural  Educational N/A N/A N/A 15% 5.5 

29 

Mixed 

secondary 

school 

Within zone O12 

next to 

proposed health 

centre and 

along 30m road 

Agricultural Educational N/A N/A N/A 10% 4.4 

210 Primary school 
Within zone O12 

along 30m road 
Agricultural Educational N/A N/A N/A 10% 2 

211 Primary school 

Within the new 

CBD along 40m 

road 

Agricultural Educational N/A N/A N/A 10% 4.3 

212 

Primary and 

Secondary 

school 

Within zone O3 Agricultural Educational N/A N/A N/A 10% 4.8 

213 
Secondary 

school 

Located within 

zone O18 next to 

a market 

Agricultural Educational N/A N/A N/A 10% 3.7 

214 Primary school 

Next to the 

proposed 

Ministry offices 

(434) 

Agricultural Educational N/A N/A N/A 10% 12.3 

215 
Secondary 

school 

Adjacent to the 

proposed 

polytechnic  

Agricultural Educational N/A N/A N/A 10% 9.9 



216 Primary school Abuts zone 018 Agricultural Educational N/A N/A N/A 10% 5.8 

217 Polytechnic 

Borders 

proposed Kotulo 

Stadium 

Agricultural Educational N/A N/A N/A 15% 13.5 

218 Primary school 
Within zone O4 

next to a market 
Agricultural Educational N/A N/A N/A 10% 4.5 

219 Primary school Within zone O7 Agricultural Educational N/A N/A N/A 10% 4.4 

220 

Kotulo Girls 

Model 

Secondary 

School 

Next to 

proposed 

airstrip to the 

Northern side 

and grazing 

land to the 

Southern side 

Educational Educational N/A N/A N/A 10% 34.3 

RECREATIONAL 

31 Park Within zone 07 Agricultural  
Recreation 

park 
N/A N/A N/A N/A 0.8 

32 El ram park 

Along El ram 

Road next to 

zone 010  

Agricultural 
Recreation 

park 
N/A N/A N/A N/A 2.3 

33 
Baraza park in 

Bulla Akabi 

Within Bulla 

Akabi, along 

15m road 

Recreation 
Recreation 

park 
N/A N/A N/A N/A 0.3 

34 Playground Within zone 011 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 3.5 



35 Playground Within zone 017 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 3.7 

36 Open space Within zone 012 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 0.7 

37 Public Baraza 

West of 

rehabilitation 

centre zone 414 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 8.8 

38 Park 

Along 60m road 

next to adult 

centre  

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 8.2 

39 Park 

Along the 

Southern 

Bypass 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 5.8 

310 Buffer zone 

Along Mandera 

Kotulo highway 

in the industrial 

zone. 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 13.4 

311 Park 

Next to the 

cemetery within 

zone 85 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 7.3 

312 Park 

Located at the 

central part of 

the new CBD 

along 120m 

highway 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 10.2 



313 Park Within zone 08  Agriculture 
Recreation 

park 
N/A N/A N/A N/A 0.2 

314 Park within zone 05 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 4 

315 Buffer zone 
Next to zone 12, 

Jua kali shades 
Agriculture 

Recreation 

park 
N/A N/A N/A N/A 0.30 

316 Public park 
Next to zone 511 

in new CBD 
Agriculture 

Recreation 

park 
N/A N/A N/A N/A 3.5 

317 Public park 

Next to a 

mosque and 

madrasa 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 0.20 

318 Park 

In Bulla 

Livestock lies to 

the north of  the 

cemetery  

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 2.67 

319 - Within zone 03 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 1.9 

320 Park 
Within zone 04 

along 25m road 
Agriculture 

Recreation 

park 
N/A N/A N/A N/A 0.7 

321 Park 

In Bulla 

Livestock lies to 

the south of  the 

cemetery  

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 2.8 

322 
Recreation 

park 
Within zone 525 Agriculture 

Recreation 

park 
N/A N/A N/A N/A 1.9 



323 
Recreation 

park 

Adjacent to 

proposed 

market zone 524 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 1.6 

324 Playground 

Within zone 010 

bound by 15m 

road to the east, 

south and west 

sides 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 2.1 

325 Playground Within zone 010  Agriculture 
Recreation 

park 
N/A N/A N/A N/A 3.5 

326 Playground Within zone 017 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 2.6 

327 Recreational 

Within zone 011 

near shopping 

Centre 521 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 2.9 

328 Recreational Within zone 011 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 2.9 

329 Recreational Within zone 011 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 2.8 

330 Playground 

Within zone 017 

opposite police 

station 422 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 2.9 

331 Playground Within zone 017 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 2.1 



332 OS Within zone 017 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 1.5 

333 Playground Within zone 010 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 1.2 

334 O.S Within zone 010 Agriculture 
Recreation 

park 
N/A N/A N/A N/A 1.4 

335 
Recreational 

park 

Located along 

Elram road and 

borders Zone013 

to the west. 

Agriculture 
Recreation 

park 
N/A N/A N/A N/A 9.7 

PUBLIC PURPOSE 

41 
Sub-County 

Heath Centre 

Existing public 

health clinic 

Public 

Purpose  

Public 

Purpose 
N/A N/A N/A 50% 11.5 

42 
Sub County 

Head quarters 

Along 60m 

road. Adjacent 

to new CBD and 

zone 014  

Public 

Purpose  

Public 

Purpose 
N/A N/A N/A 30% 25.6 

43 Police Station 

Within CBD, 

along Mandera-

Kotulo Highway 

Agricultural 
Public 

Purpose 
N/A N/A N/A 15% 9.6 

44 

Social Hall 

Madrasa and 

Mosque 

Within the new 

CBD, next to 

zone 56. 

Agricultural 
Public 

Purpose 
N/A N/A N/A 15% 3.1 

45 
- - - - - - - - - 



46 Mosque 

Within the new 

CBD, next to 

zone 57 

Agricultural 
Public 

Purpose 
N/A N/A N/A 10% 1.5 

47 
Madrasa/Praye

r field 
Within zone 09   Agricultural 

Public 

Purpose 
N/A N/A N/A 10% 3.3 

48 Mosque Within zone 09 Agricultural 
Public 

Purpose 
N/A N/A N/A 50% 0.8 

49 Show ground 

Next to Islamic 

education 

centre  

Agricultural 
Public 

Purpose 
N/A N/A N/A 50% 6.6 

410 Fire Station Along 60m road Agricultural 
Public 

Purpose 
N/A N/A N/A 10% 9.2 

411 Adult Centre 
Adjacent to 

zone 38 
Agricultural 

Public 

Purpose 
N/A N/A N/A 10% 3.9 

412 
Madrasa/Praye

r Field 

Adjacent to 

zone 413 and 411 
Agricultural 

Public 

Purpose 
N/A N/A N/A 10% 3.8 

413 AP Camp 
Adjacent to 

zone 414 
Agricultural 

Public 

Purpose 
N/A N/A N/A 15% 3.4 

414 
Rehabilitation 

Centre 

Along 60m road 

adjacent to 

proposed 

nursery and 

primary schools 

Agricultural 
Public 

Purpose 
N/A N/A N/A 15% 7.8 

415 
Ministry 

Offices 
Along 30m road 

adjacent next to 
Agricultural 

Public 

Purpose 
N/A N/A N/A ------ 7.2 



proposed 

Technical 

Training 

Institution 

416 Military Camp 
Located within 

zone 86 

Agricultural 
Public 

Purpose 
N/A N/A N/A 30% 27.7 

417 Kotulo stadium  

Located in the 

CBD, next to 

zone 512  

Agricultural 
Public 

Purpose 
N/A N/A N/A 10% 9.3 

418 Police post 
Adjacent 515 in 

Bulla Mitita 
Agricultural 

Public 

Purpose 
N/A N/A N/A 10% 0.2 

419 Health centre Within zone 012  Agricultural 
Public 

purpose 
N/A N/A N/A 10% 0.7 

420 
Mosque in 

Bulla Agarsu 

Within zone 015 

Bulla Argasu 

Mosque 

(public 

purpose) 

Public 

purpose 
N/A N/A N/A 50% 0.3 

421 Public square Within zone 017 Agricultural 
Public 

purpose 
N/A N/A N/A N/A 3.7 

422 Police station Within zone 017 Agricultural 
Public 

purpose 
N/A N/A N/A 15% 3.4 

423 Police post Within zone 011 Agricultural 
Public 

purpose 
N/A N/A N/A 15% 1.2 

424 Madrasa Within zone 011 Agricultural 
Public 

purpose 
N/A N/A N/A 10% 1.2 



425 Mosque Within zone 011 Agricultural 
Public 

purpose 
N/A N/A N/A 50% 1.2 

426 
Public purpose 

(Mosque) 

Within zone 

11(Industrial 

zone) 

Agricultural 
Public 

purpose 
N/A N/A N/A 50% 0.4 

427 
Mosque and a 

playground 
Within zone 08 Agricultural 

Public 

purpose 
N/A N/A N/A 50% 1.8 

428 Public square 
Within zone 018 

along 30m road 
Agricultural 

Public 

purpose 
N/A N/A N/A N/A 0.7 

429 
Madrasa and 

prayer field 

Within Bulla 

livestock.  
Residential 

Public 

purpose 
N/A N/A N/A 10% 5.68 

430 Police post 
Within zone 516 

in Bulla Addu 

Public 

purpose 

Public 

purpose 
N/A N/A N/A 10% 0.4 

431 
Community 

centre 

Next to zone 212 

within zone 03 

along 30m road 

Open space 
Public 

purpose 
N/A N/A N/A 10% 3.3 

432 

AP Line & 

Deputy County 

Commissioner  

Within the new 

CBD along 

Mandera-Kotulo 

highway 

Agricultural 
Public 

purpose 
N/A N/A N/A ---- 15.9 

433 Old Airstrip 
Along 60m 

road, former 

airstrip area 

Transportation 
Public 

purpose 
N/A N/A N/A N/A 6.1 



434 Ministry offices  

Bordered by the 

proposed Kotulo 

Stadium 

Agricultural 
Public 

purpose 
N/A N/A N/A 10 43.8 

435 Public square 
Along 60m road 

next to 214. 
Agricultural 

Public 

purpose 
N/A N/A N/A 10% 5.8 

436 Mosque 

Within zone 018, 

near proposed 

park 317. 

Agricultural 
Public 

purpose 
N/A N/A N/A 35% 1 

437 
Madrasa/Praye

r field 

Within zone 07. 

Along 60m 

road. 

Agricultural 
Public 

purpose 
N/A N/A N/A 10% 4.3 

438 Health centre 

Along 18m 

road. Within 

zone 07. 

Agricultural 
Public 

purpose 
N/A N/A N/A 15% 1 

439 Fire station 
Adjacent to 

zone 05. 
Agricultural 

Public 

purpose 
N/A N/A N/A 10% 3.6 

440 Public space  

Within zone 05, 

along Kutayu 

Road 

Agricultural 
Public 

purpose 
N/A N/A N/A 10% 6.1 

441 Mosque Within zone 05.  Agricultural 
Public 

purpose 
N/A N/A N/A 15% 5.8 

442 Madrasa Next to zone 05 Agricultural 
Public 

purpose 
N/A N/A N/A 10% 6 

443 
Madrasa/ 

Prayer field 

Within zone 016. 

Along 60m road 
Agricultural 

Public 

purpose 
N/A N/A N/A 10% 2.6 



444 Mosque 

Within zone 96. 

Along 60m 

road. 

Agricultural 
Public 

purpose 
N/A N/A N/A 15% 6.7 

445 Mosque 

Opposite to 

cemetery zone 

66 

Agricultural 
Public 

purpose 
N/A N/A N/A 15% 6.9 

446 Public space 

Located at the 

south west 

corner of 03 

Agricultural 
Public 

purpose 
N/A N/A N/A 15% 6.7 

447 Mosque & 

Social Hall 

Within zone 511 

opposite AP line 
Agricultural 

Public 

purpose 
N/A N/A N/A 15% 1.1 

448 

Mosque 

Lies within 

proposed 

residential zone 

05 

Agricultural 
Public 

purpose 
N/A N/A N/A 15% 1.6 

449 
Mosque Within zone 06 Agricultural 

Public 

purpose 
N/A N/A N/A 15% 0.9 

450 

Mosque and 

madrassa 

Situated in zone 

010 adjacent to 

primary school 

23 

Agricultural 
Public 

purpose 
N/A N/A N/A 15% 1.6 

451 
Police post & 

prayer ground 

Located to the 

north of 

Shopping 

Centre 514  

Agricultural 
Public 

purpose 
N/A N/A N/A 15% 0.5 



452 LMD 
Situated in zone 

02 in old town 

Public 

purpose 

Public 

purpose 
N/A N/A N/A 15% 0.27 

453 White house 
Situated in zone 

02 in old town 

Public 

purpose 

Public 

purpose 
N/A N/A N/A  0.15 

454 
Main Fire 

station 

Part of old air 

strip 

Public 

purpose 

Public 

purpose 
N/A N/A N/A 10%  

455 
Madrassa/ 

Mosque 

Located 

adjacent to 

zone 04 and 516 

Agricultural 
Public 

purpose 
N/A N/A N/A 15% 1.2 

COMMERCIAL 

51 Market Within old town Commercial Commercial 0.045 N/A N/A 20% 3.8 

52 Commercial 

Along Mandera-

Kotulo Highway 

in old town  

Mixed Use Commercial 0.045 N/A N/A 60% 3.4 

53 Commercial 

Along Mandera-

Kotulo Highway 

in old town 

within 02. 

Mixed Use 

Commercial 

cum 

Residential 

0.045 N/A N/A 60% 2.5 

54 Hotel 

Along Mandera-

Kotulo Highway 

in the new CBD. 

Agricultural Commercial - N/A 300 35% 2,20 



55 Commercial 

Within new 

CBD. Along 

40m road 

Agricultural Commercial 0.045 N/A 300 60% 18.6 

56 Commercial 

Along 60m 

road, next to 

zone 09 

Agricultural Commercial 0.09 N/A 240 50% 31.3 

57 Market  
Next to zone 56 

in the new CBD 
Agricultural Commercial 0.06 N/A 240 50% 5.1 

58 Commercial 

Along 40m 

road, adjacent 

to Lorry park 

Agricultural Commercial 0.06 N/A 240 50% 27.1 

59 Hotel 
Along Highway, 

next to bus park  
Agricultural Commercial - N/A 100 35% 3.3 

510 Shopping Mall 

Along Highway, 

next to the 

proposed petrol 

station 

Agricultural Commercial - N/A 100 35% 3.0 

511 Commercial 

Abuts proposed 

car park in the 

new CBD 

Agricultural Commercial 0.06 N/A 300 50% 17.8 

512 Commercial 

Adjacent to the 

proposed Kotulo 

Stadium in the 

new CBD 

Agricultural Commercial 0.09 N/A 200 50% 74,2 



513 

Shopping 

Centre in zone 

018 

Within zone 018 Agricultural Mixed use 0.045 N/A 150 30% 3.1 

514 
Shopping 

Centre 
Within zone 07 Agricultural Mixed use - N/A 150 30% 2.3 

515 
Shopping 

centre 

Within zone 016 

next to 

Madrassa 

Agricultural Mixed use 0.045 N/A 150 30% 1.2 

516 
Shopping 

centre 
Within zone 04 Agricultural Mixed use 0.045 N/A 150 30% 4.1 

517 
Shopping 

centre 
Within zone 95 Agricultural Mixed use 0.045 N/A 150 30% 7.4 

518 
Shopping 

centre 
Within zone 08 Agricultural Mixed use 0.045 N/A 150 30% 2.5 

519 
Shopping 

centre 
Within zone 111 Agricultural Mixed use 0.045 N/A 150 30% 4.2 

520 
Shopping 

centre 
Within zone 012 Agricultural Mixed use 0.045 N/A 150 30% 2.7 

521 
Shopping 

centre 
Within zone 011 Agricultural Mixed use 0.045 N/A 150 30% 1.2 

522 Satellite CBD 
Along Mandera-

Kotulo Highway 
Agricultural Mixed use - N/A For Future planning 82 

523 
Open air 

market  

Bordered by the 

proposed 

Technical 

Agricultural Commercial 0.06 N/A 240 8.9 



Training 

Institute to the 

south  

524 
Open air 

market 

Within 

residential zone 

010 

Agricultural Commercial 0.06 N/A 240 30% 2.4 

525 
Market/Shoppi

ng centre 

Centrally 

located within 

zone 96 

Agricultural Mixed use 0.045 N/A 150 30% 10.4 

526 Livestock 

market 

Along 60m 

Lehele road in 

Bulla livestock  

Agricultural Commercial N/A N/A N/A 10% 6.6 

RECREATIONAL 

61 Water pan Within zone 01 Water pan Public utility - N/A N/A N/A 1.1 

62 Water Pan Within zone 91 Water pan Public utility - N/A N/A N/A 0.9 

63 Water pan  
Near Largha 

sure in Bulla 

Livestock 

Water pan Public Utility - N/A N/A N/A 3.50 

64 

Waste 

collection 

depot 

Located at the 

north-east 

corner of 

Residential 

zone 03 

Agricultural Public Utility - N/A N/A N/A 0.4 

65 Cemetery 

Along the 

highway, next to 

zone 311. Within 

zone 85. 

Agricultural Public Utility - N/A N/A N/A 22.8 



66 Cemetery 

Within zone 84. 

Along the 

Northern 

Bypass 

Agricultural Public Utility - N/A N/A N/A 23.5 

67 Cemetery 

Within zone 82. 

Along the 

Northern 

Bypass 

Agricultural Public Utility - N/A N/A N/A 23.5 

68 Cemetery Within zone 02.  Cemetery Public Utility - N/A N/A N/A 2.10 

69 

Sewer 

Treatment 

Plant 

Located off 60m 

road on the 

Southern part of 

the planning 

area 

Agricultural Public Utility - N/A N/A N/A 65.5 

610 Power Station 
Lies in Bulla 

Mitita, north of 

New CBD 

Agricultural Public Utility - N/A N/A N/A 6.4 

611 

Waste 

collection 

Depot 

Located within 

zone 511 and its 

bound by 30m 

and 25m road to 

the East and 

North side 

respectively 

Agricultural Public Utility - N/A N/A N/A 0.4 

612 

Waste 

collection 

Depot 

Situated within 

Zone 58 along 

60m road 

Agricultural Public Utility - N/A N/A N/A 0.4 



613 

Waste 

collection 

Depot 

Lies at the 

South-west 

corner of the 

proposed 

industrial zone 

11 

Agricultural Public Utility - N/A N/A N/A 0.7 

614  Land fill  Within zone 83 Agricultural Public utility N/A N/A N/A 10% 21.1 

TRANSPORTATION  

71 
Proposed 

Airstrip 

Along 

Larghasure, at 

the northeastern 

border  

Transportation 
Transportati

on 
- N/A 

KCA 

regulations 

to be 

adhered 

to. 

15% 700 

72 
Lorry park and 

Bus park 

Along Mandera-

Kotulo Highway 

in the new CBD 

Agricultural 
Transportati

on 
- N/A N/A N/A 20.7 

73 Car park  
Within zone 56 

in the new CBD 
Agricultural 

Transportati

on 
- N/A N/A N/A 2 

DEFERRED 

81 Deferred land 

Adjacent to 

proposed 

Airstrip 

Deferred Deferred - N/A N/A N/A 330.0 

82 Deferred land 
East of the 

proposed 

airstrip, along 

Deferred Deferred - N/A N/A N/A 269.7 



the Northern 

Bypass  

83 Deferred land 

At the northern 

edge of the 

planning, along 

the Northern 

Bypass 

Deferred Deferred - N/A N/A N/A 
1945.

0 

84 Deferred land 

Along highway 

bounded by 

80m Northern 

Bypass 

Deferred Deferred - N/A N/A N/A 598.8 

85 Deferred land 

Bound by 

Southern 

bypass whose 

width is 80m 

Deferred Deferred - N/A N/A N/A 628.0 

86 Deferred land 

Bound by 80m 

Southern 

bypass to the 

North, 60m road 

to the West, 

Southern part at 

the edge of the 

planning area, 

12m road 

Deferred Deferred - N/A N/A N/A 
1054.

3 

AGRICULTURAL 

91 Agricultural 

Bound by El-

ram road on the 

northern side. 

Western side 

Grazing land 
Community 

grazing land 

Not to be 

Sub-divided. 

(To be left 

as it is for 

N/A N/A N/A 182.8 



highway, 

Southern side 

conservation 

area zone 102 

grazing 

purpose). 

92 Grazing land 

Bound by 

Kotulo Girls to 

the North, 60m 

road to the 

East, Mandera-

Kotulo road to 

the South. 

Adjacent to 

Larghasure 

Grazing land 

Community 

grazing land 

Not to be 

Sub-divided. 

(To be left 

as it is for 

grazing 

purpose). 

N/A N/A N/A 69.6 

93 Grazing land 

Bound by the 

proposed airport 

to the 

northwest. 

Grazing land 

Community 

grazing land 

Not to be 

Sub-divided. 

(To be left 

as it is for 

grazing 

purpose) 

N/A N/A N/A 68.80 

94 Grazing land 
Bound by the 

proposed airport 

to the west  

Grazing land 

Community 

grazing land 

Not to be 

Sub-divided. 

(To be left 

as it is for 

grazing 

purpose). 

N/A N/A N/A 78.70 

95 Agricultural  

Adjacent to 

zone 82 on the 

Northern side. 

Bounded by 

80m road to the 

Grazing land 

Agricultural 

Farms 
2 N/A N/A N/A 129.0 



North and 60m 

road to the 

South. 

96 

Agricultural  Abuts zones 06 

& 016 and along 

the Northern 

Bypass  

Grazing land Agricultural 

Farms 2 N/A N/A N/A 256.0 

97 

Agricultural  Adjacent to a 

cemetery 66. 

Bounded by a 

60m road to the 

South 80m road 

to the North. 

Grazing land Agricultural 

Farms 

4 N/A N/A N/A 126.0 

CONSERVATION 

101 Lagsure 
Along the 

Northern part of 

the highway 

Stream 
Conservatio

n 
N/A N/A N/A N/A 395.0 

102 Swampy area 

Along El-ram 

road. (Flood 

zone) 

Swamp 
Conservatio

n 
N/A N/A N/A N/A 6.0 

103 Forested area 

Adjacent  to 

Chief 

Mohammed Jari 

Secondary 

school 

Forest 
Conservatio

n 
N/A N/A N/A N/A 27.3 

 

 

 



CONCLUSION  

The above proposed land use plan is aimed at achieving the Vision. The guidelines are 

intended to ensure sustainable urban land use. More emphasis has been put on protection of 

the vast conservation and agricultural lands as they are key contributors to the environmental 

sustainability and therefore the economy. The planning area is delineated into several broad 

planning zones which are further delineated into many planning units. The zones presented 

have unique development regulations that will guide the plan’s implementation. Some of the 

regulations provided for easier implementation of the plan include minimum plot size, densities 

and permitted use. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


