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The Demand for a Physical
Development Plan ) .

Spatial Delimitation of the Grea-
ter Banjul Area (GBA)

1 The Demand for a Physical
Development Plan

In the past twenty years the
City of Banjul and the Kombo
St. Mary District were charac-
terized by a fast growing
urbanization process. Banjul
itself, being an island without
major land reserves,has reached
its physical 1limits to further
growth, and in the Kombo St.
Mary District the urban sprawl
is spilling over the district

boundaries into the Kombo
North District.

This development took place
without any major guidance

and control by the competent
authorities causing more and
more hapharzard land alloca-
tion, scattered urban sprawl
into valuable agricultural
land, depletion of forests,
strains of the water resources
and a deterioration of those
urban areas now struggling
with problems of overcrowding.

Whereas in rural areas with
low population densities and
gufficient land reserves prob-
lems of 1land allocation and
iand use conflicts can easily

. be solved by informal methods

on the village level, this
is not the case 1in densely
populated urban settlements.
Here, the claims and needs
for- land and the expansion
of compounds tend to be in
conflict with each other and
cannot be solved properly
without a generally accepted
land use regulation and a
controlled utilization of
the resources available. In
order to achieve a rational,
efficient, economical and
equitable use of the resources,
the setting up of a policy
guideline for the future urban
development and the establish-

ment of an administy&tive
machinery to implement suchf
policies become imperative,
egpecially if one considers

that in 10 to 1% years from
now the present population of
the GBA (180,000) will have
doubled.

This Physical Development Plan
aimed at a controlled urban
development of the Greater Banjul
Area (cf. definition of the
GBA in section 1.1 below) bhas
peen conceived as a policy guide-
line, the core of which 1is the
"Lapd Use Plan 2000" (attached
in the annex of this report).
Thig Plan will be complemented
in future by more detailed plans
for those urban settlements
of the GBA facing the most urgent
problems and by lay-outs for
new development areas (cf. sec-
tion 1.5 below).

The core elements of the machine-
Ty to implement the policies
of this Plan are the Physical
Planning Act 1984, the Physical
Pilanning Board and the Develop-
ment Control Unit, established
according to this Act, and the
legal instruments provided for
guidance and control of land
uses (cf. section 1.2 below).

1.1 Spatial Delimitation of
the Greater Banjul Area
(GBA)
3.1.1 Definition of the GBA
The very first decision to be
made when starting a physical
planning exercise is to specify
the area to which the plan refers
in order to define which places
have to be taken into considera-
tion and for which areas planning
regulations will be applicable.
From . the planner's point of
view a meaningful delimitation
of an urban planning region
1ike the GBA must cover all
those areas where urban develop-
ment changes are presently taking
place. In addition 1t should
include most of the complementary
urban and rural functions in
the immediate ninteriand of
the urtan gettlements, thus
providing gufficient reserves
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The Demand for a Physical
Development Plan

Spatial Delimitation of the Grea-
ter Banjul Area (GBA)

for future developments.

Even from the administrative
point of view boundaries should
be designed in conformity
with functional  units. This
will appropriately adjust
existing arbitrary delimita-
tions, 4if they are superseded
by recent urban expansions.
It is also essential that
the GBA be defined in a way
such as to comprise all urban
development areas plus reserve
areas to ensure that laws

Figure 1: Greater Banjul Area

and regulations with respect
to urban management and plan-
ning cover this area in a uniform
and comprehensive manner,

To meet these criteria and comp-
lying with the analysis of some
key. data of the area the Greater
Banjul Area  shall include the
following -areas (c¢f. Land Use
Plan 2000}:

GBA = City of Banjul
+ Kombo St. Mary
+ Kombo North
+ a strip of 3 to 5 km
of Kombo South.
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The Demand for a Physical
Development Plan

Spatial Delimitation of the Grea-
ter Banjul Area (GBA)

Hence the southern boundary
of the GBA can be defined
as follows (from east to west).
In the east the boundary coin-
cides with the existing Kombo
North/Kombo Central  boundary
up to Galowya, then it follows
the existing Kombo South/
Kombo Central boundary until
it meets and follows the boun-
dary of Kabafita and Bamba
forest parks. From there the
new boundary between the GBA
and Kombo South runs along
the forest park's boundary
line, then extends from the
northwestern corner of the
Bamba forest park to the road
junction west of Jambur. After
this it follows the proposed
road reserve up to Kunkunjang
and runs in a straight 1ine
to the west up to the Atlantic
coast.

1.1.2 Justification

Apart from general considera-
tions mentioned above, the
following criteria and indica-
tors were used as guidelines
when defining the areas consti-
tuting the GBA:

- functional relationship of
settldments

- population desities and
growth rates.

.I. PFunctional relationship of

settlements

The GBA comprises approximately
50 villages partly semi-urban-
ized (like Serrekunda etc.),
completely rural. The
decision as to whether villages
should be included in the
GBA or not was based on the
assessment of the degree of
linkages between those rural
places and the urban or semi-
urban settlements. Surveys
have shown that most of sthe
agricultural surplus achieved,
i. e. all produce not consumed

T

locally, in the villages of
Kombo North and in places like
Tanji, Tujereng, Madiana and
Jambur in Kombo South is "e€Xxpor-

ted" to the urban parts of the

GBA. Although functional rela-
tionships between villages fur-
ther south and in the GBA do

also exist to some extent, these
places tend to be more orientated
towards Brikama.

As for Brikama
obvious that
relationships

itself, it 1is
many functional
with the GBA do
exist, such as the daily commu-
ting traffic and the planned
connection to the GBA's electri-
city and water supply networks;
however, overall planning and
political considerations suggest
to look at Brikama as a secondary
city and a growth centre of
its own with its own development
strategy enabling that town
to Dbecome a counter-weight to
the top-heavy urban agglomeration
of the GBA.

II. Population Densities and
Growth Rates

A common feature of areas under-
going _urbanization is that they
show higher densities and growth
rates than the neighbouring
rural areaé. Throughout the
GBA population densities are
significantly higher and demogra-

phic growth is much faster than

in $he rest of the country.
The trends of growth rates in
the "old" constituencies of

the GBA indicate that the degree
and the speed of the urbanization
process 1is shifting from Banjul
{(growth rate low and decreasing)
through Kombo St. Mary (growth
rate very high, but already
decreasing at present) to Kombo
North (growth rate high and
increasing). These data reflect
the typical pattern of rural-
urban migration and the internal
distribution of the Tresulting
population increment over the
past decennies {(cf. also chapter
B 1.1 on history).
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The Demand for a Physical
Development Plan

Legal Base - The Physical Plan-
ning Act 1984 '

Population Growth
Densities Rates
Area ' 1973 1983 1963~ | 1973~ Trend
inh/km? | inh/km? | 1973% | 1983%

Banjul 3,077 3,500 b1 i4 }decrease
Kombo St. Mary 522 1,360 228 161 |decrease
Kombo North 95 190 81 99 |increase
Western Division by 66 61 42 jdecrease
without Kombo North
Rest of The Gambia 38 48 L7 27 |decrease
The Gambia total y7 67 56 41 |decrease

Table 1: Population Densities and Growth Rates in The Gambia

1.2 Legal Base - The Physical
Planning Act 1p8H

The Physical Planning  Act,
effective since September
5, 1984 is the legal base
for this Physical Development
Plan. The Plan will undergo
the approval procedure stipula-
ted by the Act and in addition,
be approved by Cabinet (accor-
ding to section 14, subsection
(3). of the Act), before the
Minister responsible for Physi-
cal Planning will finally
underwrite the plan to become
an "Approved Plan" in the
legal sense. Section i6 of
the Physical Planning Act
stipulates the function of
the Plan to be an instrument

which legally binds Government.

authorities to this FPlan:

"(1) An Approved Plan shall
generally be used as a standard
for guidance by all authorities
and public officers in the
exercise of any powers vested
in them.

(2) Without prejudice to the
generality of subsection (1)
of this section, an Approved
Plan shall be used -

{(a) as the basis for preparing
comprehensive layout plans;
(b) for regulating the develop-

ment of all land subject
to the issue of a Development
Permit under ' section 19
of this Act; _

{c) for enforcing development
controls."”

Section 19 of the Physical Plan-
ning Act is the instrument that
legally ©binds each individual
to the Plan by means of the
Development Permit: :

"Notwithstanding  any law - in
force, no person shall develop
or carry out any work of any
kind on any 1land subject to
the provisions of this Act
unless he has been issued with
a development permit in respect
f such land by the Planning
uthority."

Furthermore, Section. 27 of the
Act provides the means to enforce
a plan in existing areas:

"(1) Where an Approved Plan
enters into force in accordance
with section 14 of this Act,
the Planning Authority shall
require the owner or occupier
of every 1land situated within
the area covered by such Ap-
proved Plan to comply with
the Plan."




The Demand for a Physical
Development Plan

The Physical Development Plan
and the Five-Year-Flans

Hence, the approved "Land
Use Plan 2000" for the GBA
will constitute a 1local law
governing the present and
future land wuse within that
territory specified as "Greater
Banjul Area" according to
chapter 1.1 above.

Development
Five~Year-

1.3 The Physical
Plan and the
Plans

The Physical Development Plan
is based on forecasts and
assumptions derived from the
Five-Year-Plan and complemented
by own surveys and analyses.
The future situation planned
for and the problem solutions
suggested by this Plan are
referring to the period between

1995 and 2000, thus covering
a longer period or else a
. more distant "time horizon™

than the Five-Year-Plans.
The projected results to master

the future situation will
only be achieved, i1f and when
the underlying assumptions

are correct and do not change
when the

over time, 1if and

necessary actions and invest-
ments can  be launched and
successfully implemented.
This Plan is no | exception

to any other long-range plan
and 1s thus facing the same
difficulty; "knowing the fu-
ture" is only possible for
people with second sight,
but not for planners. Hence,
the planning @statements have

"conditional forecasts"
that given certain
development trends
assuming
actions

to be

meaning
conditions,
and TrTesources, and

that the recommended
will be taken, the projected
results are most likely ¢to
be achieved or, if no actions
will be taken, certain problems
are likely to occur.Conseguent-

-1ly, it wili -be necessary to
subject the Plan to constght
maintaining and to find out

whether_existing ongoing develop-

ments are in line with the Plan
or not. In addition, the actions
taken to implement the planning
proposals should be assessed
as To their effectiveness in
five year intervals at the latest
and, 1f necessary, corrective
measures be applied so to achieve

the overall Plan objectives.
Such Five-yearly evaluations
should precede the preparation
of the following Five-Year-
Plan.

The Physical Development Flan
has a three-fold complementary

function to the Five-Year-Plans:

{a) It includes and allows for
those projects of the present
Five-Year-Plan requiring
land and having a spatial
impact on the physical devel-
opment of the GBA.

{b) It identifies

| measures to improve the
development of the GBA,
especially with regard to
land use, environmental
protection and road networks
which may not be part of
the Five-Year-Plan.

{c) It provides a range of propo-

necessary

sals and - projects which
serve as an input fo the
next two or three Five-
Year-Plan-periods. Which

of these investment proposals
should be materialiized and
what priority should be
attached to fthem has to
be decided by politicians
before getting up Five-
Year-Flans, taking the over-
all development needs of
the Nation into account.

Hence, one of the necessary
actions to. implement the
Physical Development Plan
will be the step-by—-step
inclusion of parts of this
Plan into the Five-Year-
Plans {cf. also chapter
C.3 on implementation and

monitoring).

g

‘5;0

SORESSEE U O D e




The Demand for a Physical
Development Plan

The Physical Development Plan
and Sectoral Plans

1.4 The Physical Development
Plan and Sectoral Plans

Sectoral plans providing for
extension of water supply
and electricity networks,
road construction, provision
of school @ buildings, health
facilities etc. were incorpora-
ted dinto the Pilan as they
were brought to the attention
of the planning team and com-
plemented by own proposals.
This means that with regard
to any of such facilities
locations are chosen, the
necessary land is reserved
and accéssibility 1s ensured;
this does not mean, however,
that all (such facilities will
pe built 'or established within
the planned ftime horizon,
as this depends entirely on
the implementation capacities
of sectoral institutions.
Nevertheless, 1t 1s essential
to reserve land for such public
uses so to avoid future prob-
lems, once funds are available
to -execute the projects for

which the land has been re-
served,

Apart from compiling various
existing plans and options

from other Departments and
Ministries in a synoptic manner

and analysing their side-
effects on each other, the
Physical Development Plan

provides a perspective and
a conceptual framework for
the sectoral planners to pro-
vide services accessible to
the future urban population.
After approval, this Plan
document is to serve as

- a basis for the exchange
of information and coordina-
tion between different
sectors concerned with
the various - aspects of
urban development,

- an obligatory guideline
for the 1location of facili-
ties, egpecially Lhose

providing for the
needs of the population.

The Physical Development Plan
should therefore be considered
the starting point for any rele-
vant sectoral study which might
be carried out. '

basic

Hence, the Plan should assume
the function of a "turntable"
by dinforming all parties con-
cerned about constraints and
potentials of 1land uses, physical
developments and locations for
various activities.

1.5 The Physical Development
Plan as - a Framework for
Action Area Plans and
Layout Schemes

The Physical Dévelopment Plan
primarily is a policy paper
defining the various development
strategies for the different
urban settlements within the
Greater Banjul Area. It is mainly
addressed to the decision-makers
on Government level and serves
as a guideline
tent, foreseeable and rational
decisions in terms of land use
and cheoice of location. As such
the Plan gives the overall frame-
work for deciding on urban areas
to grow, the ones to be limited
in growth, the ones to be re-
served for specific future uses,
fthe ones to be preserved, the
ones to be upgraded, etc. and
provides the <c¢riteria guiding
the decision-making on land
allocations, development permits
and public investments for faci-
lities and infrastructure in
the whole of the GRA.

Consequently, the Plan 1is not
meant to deal with the details
of every streetcorner, a pile
of waste or a broken standpipe

round the corner. This 1level
of detail cannot be envisaged
for the whole of the GBA at

the game time and it idis also

£to make consis-—




The Demand for a Physical
Development Plan

The Physical Development Plan as
a Framework for Action Area Plans
and Layout Schemes

not advisable to do so. It
would mean a waste of effort
and time, if such detailed
plans were prepared for the
whole of the GBA in one go
since it is not possible to
carry out such improvements
all at once in the area as
a whole. Therefore it 1s on
the 1local 1level, €. g. the
town quarter or "action area”
where such detailed plans
are to be prepared, area by
area, according to the urgency
of a problem and the capacities
to implement. In setting up
such "Action Area Plans" it
will be essential to motivate
the 1local population, induce
them to contribute tesito
work or at least dinform the
bheneficiaries on what improve-
ments and regulations for
the overall benefit of their
living quarter will be intro-
duced. On ~a technical level
maps have to be drawn up on
a larger scale (between 1:1000

and 1:5000) and showing more
details than the maps of the
present Physical Development

Plan which is between 1:10,000
and 1:30,000. The Plan provides

the framework for selecting
and guiding such action area
plans to be set up in line
with the ©policy statements.
The same applies to lay-out
plans for new development

areas which should be derived
from the Physical Development
Plan rather than being drawn
up in the sometimes arbitrary

manner of the past. The lay-
out plans for new areas must
be embedded in the overall

framework of policies suggested
by the Physical Development
Plan. ‘

5 The Plan's Functions for
Urban and Rural Development

priefly toucghes

chapter )
issues which the

those

This
upon

8

Plan cannot influence.

The Plan restricts 1itself to
policies of 1land administration,
mainly consisting of improving
the internal structure of the
urban area and foreseeing loca-
tions for facilities and economic

activities which may be estab-
iished if the necessary funds
can be raised and the market
conditions allow for new urban
workplaces. Hence, the Plan
can only create the necessary
preconditions for such develop-

ments, €. g. keeping the land
available and defining the infra-
structural requirements. This
alone, however, is not.sufficient
to materialize the developments
suggested in the Plan. Whether
or not industries will develop
and workplaces be created, wheth-
er or not overall economic deve-
lopment will produce sufficient
revenue for investments in infra-
structure and soeocial amenities
will depend on the successful
promotion of economic activities
and on the nature of private
investments. By pursueing the
policies gstated in the Plan
it is much more likely that
such public or private productive
investment can be attracted
and programmed more efficiently

and that overall running costs
and investments 1in consumptive
infrastructure be minimized
more effectively. However, this
is still no guarantee that all
the facilities and industries
for which the Plan is reserving

land only will really come into
existence up to the year 2000.

Sometimes it is argued that
policies for the improvement
of the internal structure of
urban areas, for the provision

of land and for paying the way
for investments contribute unduly
to the attractiveness of the
urban area and thus enhance
rural-urban migration. Extensive
migration research over the
¥ past twenty years, however,
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The Plan's Functions for
Urban and Rural Development

The Physical Development Plan as
a Framework for Action Area Plans
and Layout Schemes

provide sufficient evidence
that this assumption is a
myth. The streams of rural-
urban migration are much more
due to intra-rural inequalities
and problems of the rural
economy than rural-urban dispa-
rities. Hence, the Plan can
hardly influence this phenome-
non, nor can it contribute

much to a redistribution of
industrial investments in
favour of rurali areas, by
for example not providing
land for industrial development
in the GBA. Especially in
the case of The Gambia with
its very limited non-agricultu-
ral industrial sector, it
would be an inappropriate
policy if attempts were made
to divert the scarce capital

resources to unfavourable
locations (in terms of access,
transport, technical infra-

structure) up-country, before
a sufficiently strong urban
economy has not developed
in the GBA. At <this stage
of the national economic deve-
lopment it would be too early
Lo promote non-agricultural
investment capital elsewhere
rather than in the GBA.

As a consequence, the growth
and development of the rural
areas should rely heavily
on the agricultural and agro-
industrial gsector especially
for the procurement of inputs,
incentives and marketing out-
lets in the rural growth cen-
tres. In addition to the ef-
forts to improve and diversify
agricultural production, a
poliicy should be designed
to develop the "urban functions
in rural development". This
could greatly contribute to-
wards wupgrading rural growth
centres to market and service
centres for their rural hinter-
iand, thus providing additional
job opportunities and poten-
tially absorbing SOme art

of the rural-urban drift. €

Physical Development Plans for
the urban development of three
such centres (Brikama, Farafenni
and Basse) will be prepared
until 1986.
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Spcial Structure

History

1 Social Structure

1.1 History

1.1.1 History of the Settle-
ments of the Greater
Banjul Area

There are two historically

very different settlements

in the GBA which have hecome
similar  in appearance only
in the last 20 years: The
colonial settlement of Banjul
and the various villages of
the Kombos.

Banjul was founded as "Bat-
nurst" in 1816 on the island
situated at the southern gide
of the mouth of the River
Gambia. Strategically this
igland was & Very good site
to conirol the entrance to
the river and offered the
only natural port in this

area. However,. the island
was often flooded at spring
tide and during the rains

and was therefore an unfavoura-
ble place for setting up a
human settlement. This was
also the reason why the island
was uninhabited until the
military and trading interests
of the colonial power gained
ground over the disadvantages
of the place. But even then
‘the surrounding swamps and
the generally unhealthy condi-
tions frequently caused epidem-
ic diseases among the early
settlers.

In the early 18th century,
the town was built following
a lay-out DY Captain Grant
who was somehow a town planner
in advance of these times.
His lay-out followed the prin-

ciple of designing streets
and open spaces first and
subdividing the remaining

plot areas accordingly. Land
was partly reclaimed and the
place was drained with gAdal
sluices to prevent flooding.al-

though house construction was
difficult due to & complete
lack of building materials
- stone was fetched from the
mainland and 14ime provided
by burning of oyster shells
-, the settlement grevw fairly
rapidly with a population growth
of 600 in 1818, 4,000 ip 1850,
7,700 in 1911, 27,809 1in 1963,
39,197 in 1973 and hy 572 in
1983.

In 1821, the public buildings
included a government hOuse,
haracks, officers' quarters,
a mess, a2 jail and a hospital.

In these early times, Banjul
consisted of the following
five gmall hamlets grouped
around the large green Space
of MacCarthy Square:

- Portuguese Town, mainly for
Mulattoe traders emigrated
from Goree and St. Louils;

- Jolof Town, mainly for Wolof
gservants and artisans also
having emigrated with the
Mulattoes;

_ Spldier Town for the retired
soldiers of the "Royal African
Corps" and "West India Regi-
mengs”;

- Mokam Town, the poorest part
of the town at the southern
tip of the island, to be
named "Half Die" after the
Colera outbreak in 1869;

- Jola Town where some Jola

families from the Kombos
had moved and later many
"liberated Africans"” were
to settle.

These hamlets were intended to
pe used for cultivation and
pasturage. In 1844 there were




gsocial Structure

History

ctill 40 acres on the island
under cultivation, but the
poor so0il never sufficed to
support the population. As
the population increased,
vacant space was built up
and a single town was formed.
The nutritional base was en-
tirely shifted to the Kombos
(apart from imported goods}).

Nowadays, the subdivision
into the five original quarters
has vanished and has been
85  rpeplaced by the three consti-
€, tuencies of Banjul West, Cen-
S, tral and South.

The Kombo villages in the
jul  19tn  centur were part of
ing the Kombo Kingdom. Its ruler
ped gy1ing Jatta had ceded one
at® part of the Kingdom (today's
' Kombo St. Mary District) to
: the British Governor who trans-
for fepred a large number of liber-
ed ,ted Africans from Banjul
to the mainland. At that time
of the main villages were Sabiji
(today Sukuta), Bakau, Busumba-
he la, Yundum and Brufut.

" As a consequence of the Soninke
red /Marabout wars, the villages
cal of  Kombo  North came  under
1= the authority of British rule
- at the end of the 19th century
t (Protectorate Ordinance, 1894).

ge Until after World War II1 the
e Villages grew only at a rela-
tively slow rate. The area
- between Abuko and Latrikunda/

laPajara to a large extent was

Y tural land, and the villages
réwere seperated and could be

distinguished well. But in
- the 1970's, the "Greater Sere-
- kunda™" agglomeration started
Oirowing together, forming

d? uniform settlement which
oday is far bigger 1in size
ind population than Banjul.

fhe Alkalolu of the former
'illages still are the admtnis- e
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trative and political representa-
tives on the lowest level. Apart
from the Area Council (KUDC)
for the Kombo St. Mary District
there is no uniform town adminis-
tration.

1.1.2 Customary and "Modern"
Land Tenure System

A major  historical constraint
to today's needs of guiding
the fast. urbanization of the
Greater Banjul Area is the fact
that there exist two different
kinds of land tenureship in
the same area which are reflected
by ‘the Lands (Provinces) Act
and  the Lands ,(Banjul and Kombo
St. Mary) ActL‘ The former is
almost entirely confined to
the traditional sysktem whereas
the latter 1is more government
controlled in the sense that
the government can intervene
and control land allocation.
In spite of the stipulations
of the Lands {Banjul and Kombo
St. Mary) Act, the customary

land tenure and allocation system

co—exists. Conflicts and <confu-
sion often arise due to the
application of both systems
within the same area.

The functions and geographical
delimitations of these two
Land Acts have since long been
superseded by the fast growing
urban expansion which has gone
beyond the boundaries of Kombo
St. Mary District.

1.1.3 Guidelines for Physical
Planning

Certain guidelines for the future
planning for Banjul and the
Kombos can be derived from this
historical record, taking the
different results of the histori-
cal development into account.
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a) Banjul City

buildings
(this

and commercial
should become the rule

- The former subdivision rule will have to be specified
into the originally five in the forthcoming Action
"towns" has become largely Area Planning exercise).
obsolete with the exception .
of Half Die which to some b) Kombos
extent still dis a community
of its own. The former - The  Kombos partly consist ne
differentiation of the of urbanized and to a large o
"towns" or quarters by extent of rural areas provi- -
ethnicity or social and/or ding the nutritional base ?rg
economic status has been for the urban areas. To avoid ?av
superseded by a more mixed uncontrolled continuation ]
population and should not of the trend of urban sprawl, 1at
be considered for planning the following guidelines 2;?
purposes. are to be observed: Pil
- Town  quarters should be -~ Clear definition as to L
defined by the existing which areas are to be urba- P
social cohesion and predomi- nized and which are to ur
nant land uses rather than be protected to provide €
by historical subdivisions, and dimprove the nutritional E?V
also taking into account and agricultural base of 310'
the political constituen- the population. i€
cies. : . . ]
- Establishment of Green iGP(
- The remaining physical belts between settlements .
inheritance should be pre- (where this is still possi- “mel
served wherever the quality ble) to avoid further con- ?QSE
of the buildings {(both glomeration of formerly ;:C(
structurally and aestheti- distinct settlements. -Mer
cally) permit. Any indiscri- :
minate alterations or bull- - Maintaining the identity e
dozing of the few remainders of -the former villages f?tl
of the colonial architecture and present town quarters Lag
should be |l thoroughly exa- in the furbanized areas Arte
mined since it is generally by looking af them in terms ?Pe
accepted that the colonial of urban neighbourhoods nher
period is part of the Na- (if the number of inhabi- uhoo
tions's history. tants permits), which means lmgz
facilities appropriate on
- = The historical lay-out that nedighbourhood 1level. . f
of the street network {and This implies a decentralized eve
the geographical limitations multi-core development ap- 111z
of the island) <c¢all for proach. al
restrictions as far as
populations density and
land use intensity are 1.2 Demography
concerned. In order to
avoid overutilization of 1.2.1 Present Situation
the streets and related
infrastructure, upper limits a) Demographic  Structure and
of building heightg have Distribution
to be 'established; three ‘
stories for housing and Approximately 26 % of the
maximum 6 stories for @Tficef total population of The Gambia
13




Social Structure Demography
in % ' in% 1} in % 1)

pistrict ﬁﬁﬁ;ﬁ- of Pigué. or A%FR P?ggé, op” AAGR
total 7 total i total

Banjul 27,809 56.5 39,179 41.1 3.5 4,500 24.6 1.3

Kombo 12,208 24.7 39,404 41.4 12.4 102,900 57.0 10.1

S5t.Mary

Kombo 9,245 18,8 16,710 17.5 6.1 33,300 18.4 7.1

North

Grand,, 49,000 100.0 95,000 100.0 6.8 180,000 100.0 6.6

totalz)

1) Average Annual Growth Rate
Source:
results)

2} Pigures are rounded

Population Census 1963, 1973, and Census 1983 (preliminary

Ta?le 2: Population Development in the ?BA, 1963-1983

2 500 Inhabitants

% BANIWZ
NDING

==

Present Populatiop*Distribution
L 4
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presently

{700,000) is ration of the 1limited space
living in. the GBA. which has already lead to
an  outmigration  from  the
According to the prelimina- city. The population increase
ry results of the 1983 in Kombo North is less specta-
census, the Kombo St. Mary cular than the one in Kombo Kombg
District has the highest St. Mary, but it still shows shows
population with 102,018 an annual average growth powth
inhabitants, followed by rate of about 7.1 % which §hich
Banjul  with 44,572 and is somewhat less than three thpee
Kombo North with 32,115. times the natural growth sgwth
rate.
The population figures
of the 1last three decades If the natural annual growth igyth
clearly demonstrate the rate of 2.6 % 1is applied ji1jeq
outstanding position of to the GBA to estimate 1its its
the Kombg St. Mary District population growth from 1973 1973
in the recent populatiocon to 1983, -a population of | "4
development. Having accomo- some 123,000 people would .gyilg
dated ©roughly one fourth result for 1983. Consequently, it1y
of the population of the approximately 57,000 people bplé
GBA in 1963, it increased (32 %) must have immigrated “gzteg
its share to more than from outside into the planning hing
one half 4in 1983. Moreover, area during the last decade. gde
it shows by far the highest Between 1963 and 1973 the | ¢pe
annual average growth rate net immigration totalled {ieq
of 10.1 % between 1973 even some 63,000 people equi- jyi-
and 1983 which is approxima- valent to 66 % of the Greater 4ter
tely four times higher Banjul population of 1973, "
than the natural annual ' : g,
growth rate being somewhat Although the period observed pyeg
around 2.6 %. Bajul which is quite short, it can be E'be
was the  most populated presumed that immigration &igp
area in The Gambia until to the GBA in, future will 4579
1963, experienced a decrea- rather decrease than increase. jge.
sing growth due to the satu- _ . -
l ) ! ;.:.
Table 3: Population in the Economic Active Age by Sex in 19831) ;
District Age dis- Absolute Sex 2) Male Female :
tribution ratio absolute absolute ;
Banjul 57 % 25,365 110 13,291 12,074 ;
Kombo St. Mary 59 % 60,711 133 34,666 26,045
Kombo North 54 % 17,982 115 9,620 8,362
Grand total 58 % 104,058 118 56,360 47,698

1) percentual distribution and sex ratio  according to census 1973

2) sex ratio: males per 100 females

Census 1973 ”

Source:
f
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The decline of the average
annual growth rate is an
indicator for such a devel-
opment .

b) Population structure

Looking at the structure
of the population, it is
obvious that both the age
structure and the sex ratio
in the GBA are unbalanced.
There 1is a high proportion
of children below the age
of ten and a relatively
low share of people in
the age group of 70 and
above.

The sex ratio dis showing
more male than female inha-
bitants in Banjul, Kombo
St. Mary and Kombo North.
This relatively high sex
ratio din the GBA can be
explained by the incidence
of in-migration of Gambians
from the countryside on
tne one hand, and immigra-
tion of non-Gambians into
the planning area on the

other hand. These groups
consist mainly of single
males.

1.2.2 Future Trends

Population projections demon-
strate the increase or decrease

of the population over a period
of time ahead. However, since
projections are forecasts based
on assumptions, any results
achieved are necessarily an
approximation.

The forecast for the. GBA up
to the year 2000 is based on
three levels of growth, viz
a low level, a moderate level
and a high level.

The high level forecast is based
on the. assumption that the pres-
ent AAGR remains nearly constant.
This means that the average
annual growth rate of 6.6 %
is kept until 1990 and only
after 1990 the growth rate will
vary.

In the medium level forecast,
the annual -average growth rate
declines slightly until 1990
and then a steeper decline is
assumed until: the year 2000.

The low level forecast assumes
a steady decrease in the annual
average growth rate up to the
year 2000.

Al]l the three levels ére based
on the following two basic pre-~
conditions:

i) The natural average .. annual
growth rate will decrease
in the medium and short

Table 4: Population Forecast up to the Year 2000
under Different Growth Conditions

Time )
Horizon 1983  AAGR 1985 AAGR
Levels

1990  AAGR 1995  AAGR 2000

High 180,700 6.6 206,000 6.6 282,000 6.5 386,000 6.4 526,000
Medium 180,000 6.6 205,000 6.2 277,000 5.5 362,000 4.5 451,000
low 180,000 6.2 204,000 5.0 260,000 4.0 316,000 3.0 366,000
4 *
16
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term. Although there will at a decreasing rate, 1. e.
be a higher 1life expectancy there will be a natural increase
and increased Dbirth rate while at the same time the city
due to improved = medical will be 1losing population to
and basic services, changes Kombo St. Mary.
in social . attitude will
alter this trend. The family Kombo. St. Mary will experience
gize 1is likely to decrease the Thighest growth rate. By
as typical of most urbanized 1995 approximately 71 % of the
areas and a relatively population of the GBA will be
high rate of singles will living in Kombo St. Mary.
be seen in the GBA.
' In Kombo North the growth rate
ii)The overall annual average will be rather moderate due
growth rate will also de- to the present 1low state of
crease due to decreasing socio-economic development.
jn-migration to the planning However, after 1995, with more
area. This is on the assump- economic development taking
tion that intensification place and Kombo St. Mary approa-
“of the agricultural sector ching dits saturation, a steady
and greater Jjob opportuni- increase in population is antici-
ties in rural centres would pated for Kombo North.

. absorb potential migrants.

Hence, the present population 1.2.3 Guidelines for _ Physical (j.a47
of 180,000 - of the planning Planning - —
area will have doubled in .

the year 1995. The following in view of the expected popula- ulae
table shows the distribution tion dincrease and the socio- |.j5,_
of .the projected population economic development to take: |,
by districts. place, the following three

ree

Table 5: Population Forecast. and Distribution
by District up to 1395

Year . 1983 in% AAGR 1985 in % AAGR 1990 in % AAGR 1995 in% in %
of of of of éof
District . total total total total a1
Banjul uh,500 24.6 2.3 46,571 22.7 2.0 51,418 18.6 1.5 55,392 15.3 153
Kombo 102,900 57.0 9.3 122,895 60.0 8.3 183,379 66.2 7.0 257,683 712 7h1.2
S5t. Mary o
Kombo 33,300 18.4 3.3 35,534 17.3 3.5 42,203 15.2 3.0 48,925 135 i35
North 23‘
Total 180,700 100 6.6 205,000 100 6.2 288,000 100 5.5 362,000 100 _135
The' .following. conclusions guidelines should be observed:

can be drawn from above: ,

_ 1. The future population should
Due to physical limits p~ to be provided with residential
growth, Banjul will increase A areas and required gsocial

17
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and technical facilities.

2. Modification of the 1land
use according to the possi-
ble social transformation;
present and future socio-
economic developments will
require more space for
urban activities such as
commerce, industry, adminis-
tration and for a new stand-
ard of educational and
recreational facilities.

3. Reactivation of some habitu-
al neighbourhood activities

and  responsibilities in
order to minimize the plan-
ning and upgrading costs

involved. |

1.3 Social Organisation

1.3.1 Problems, Potentials,
and Constraints

The GBA comprises rural, semi-
urban and urban parts (cf.
map LUP 2000 in chapter C.1 ) which
differ, amongst other things,
in the structure of the social
organisation. Whereas in the
rural parts the village society

1) A patrilinear kin group
{several families of same
descent); the kabila of
the founding patrilineage
has a central pesition
of authority and prestige
in a village.

egquivalent
or the group

2) Kunda is an
to a compound,

of inhabitants of a compound.

3) Group of people who eat
and belong together. The
man, his wife or wives
and their children usually
constitute the core of

a sinkiro. Physically sinki-
ro means the fire or cooking
place. ”~
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is structured in the traditiecnal
way, the urban society is in
a more transitional stage on
its way to other forms of social
organisation mainly due to
the transition to an urban
economy .

The
into

traditional organisation
abilasg! includin the
kunda?! and the sinkiro of
the rural society 1is strongly
related to the necessities
of agricultural activities.
Apart from such socio-economic
links, the traditional social
organisation is also determined
by socio-cultural and kinship

links. The latter 1links are
less affected by the transition
to the "urban May of 1life".
Hence, even in the most urban-

ized areas of Banjul the majori-
ty of the population is living
in a kind of "urbanized com-

pound"  ‘where Kabila, kunda
and sinkiro -are no longer of
much relevance with resgpect

to the organisation of produc-
tion as in the rural context.
The coherence of an urban kabila
or kunda depends on the socio-
cultural links such as kinship,
and the mutual support of rela-
tives and kunda members is
a very strong social obligation.

The difficult conditions of
finding employment and housing
in the wurban settlements are
partly. compensated for by the
mutual support of relatives
and compound members. Neverthe-
less, the overcrowded compounds
and the 1lack of ©public and
private open space in the cen-

tres of the GBA (Banjul, Bakau,
Serekunda) quite often put
considerable strain on the

relations of the inhabitants.

In the same way the traditional
forms of village labour organi-
sation 1like the Dabada 1° and
Kafo 2°work (Sate Kafo 3 ) are
of 1less relevance in the urban
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areas., They are more and more
replaced by wage earners,
governmental, private organisa-
tions or enterprises {such
as PWD and Cleansing Services).
Women kafo, however, do still
exist. Their main purpose
is the support of its members
in case of sickness, joint
preparation of feasts like
marriage and naming ceremonies,
mutual work support in gardens
and 1rice fields, and common
dancing festivities.

With
City, the
head) still

the exception of Banjul
Alkalo (village
plays a key role
in 1leading and administering
the local communities. The
functions of traditional alka-

loship are:

- allocation of regidential
and agricultural land;

- collection of "¢ompound
rates";

- settlement of disputes among
the villagers;

- settlement of
concerning 1land
criminal offences.

litigations
tenure or

Kombo
most

Within
District
. . |

1° Joint work force (male
members of a patrilinear
kin group). Semi-autonomous
group within the larger
family structure (compound).

the
the

St. Mary
important

2° Generic term for group,
assembly, asgoeciation.
Each group of people either
sitting, talking, dancing,
or working  together can
be called  "kafo". They
are mostly organized in
age groups. '

3° Sate kafo may comprise
all village inhabitants
for the execution of common
work such as maintenance
and cleaning of streets
and  roads, constru;ﬁion
and Prepair of bridges, ¥

roads, and mosques.

T
K
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traditional function of the
Alkalo, the allocation of land,
was reduced to an assisting
function to the KUDC and the
government. Hence, the Alkalo
is only competent to collect

compound rates, to settle dis-
putes, to assist the government
and to dinform the population
of governmental decisions con-
cerning the settlement.

This reduced authority is often
exceeded by some Alkalolu since
they continue to allocate land,
in many cases against payments
("selling of land"). This is
creating major problenms to
the land and planning adminis-
tration.

1.3.2 Guidelines for Physical
Planning and Local Admin-
istration

a) The smallest
in terms of
in most cases
or a kunda,
ting of more than one sinki-

"planning unit”
population 1is
the compound

ro. Most of the middle and
nigh income strata of the
pjopulation form only one

sinkiro or a "small family"
per co;pound {ef. also chap-
ter B.2.1. on housing).

b) Every attempt should be
made to get the remnants
of the traditiconal work
organisation {sate kafo)
revived and mobilized for
self-help. community work
in construction and mainte-
nance of communal infrastruc-

ture and social amenities.
In view of the demand and
the high <costs Tfor such
facilities it 1s necessary
to complement government
efforts by such’ self-help
contributions. Apart from
cost-savings also the socio-
psychological advantages
of "tesito"-commitments

are evident. Popular partici-
pation should already start

usually consis-'

e

o m

TR e
[ |
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any.

when planning major
change within existing
settliements.

c¢) The role of the Ailkalolu

with respect to land alloca-
tion should be reconsidered.
Since the GBA comprises
more than Banjul and Kombo
St. Mary, this role should
be defined in a wuniform
manner for the whole GBA
(this refers mainly to
the Banjul and Kombo St.
Mary Lands Act).

Rather than further depri-
ving the Alkalolu from
their traditional power
it gseems o be advisable
to Iinvolve them more in
the 1land allocation proce-
dure as dgents of the gov-
ernment. This would require
training them to some extent
and ensuring an active
communication. approach
when it comes to a 1local
Action Area Planning and
lay-out planning for new
areas.

2 Land Use Structure

The land wuse in the
differentiated
areas, viz

Mary and

current
GBA can be
into three main
Banjul, Kombo St,.
Kembo North.

2.1 Banjul

For practical reasons the
constituency of Banjul should
be looked at as consisting
of  two parts which differ
tonsiderably from each other.

2.1.1 Banjul City

Banjul proper is defined as
the «c¢ity of Banjul in its
built-up  limits. Land use

of the c¢ity can be splfg up ¢
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‘nantly

area,

into the following main catego-
ries: '

Residential

The largest share of the built-
up area is taken up by residen-
tial and mixed use. The way
of residential living is charac-
terized by the concept of com-
pounds. These compounds predomi-
consist of a number
of detached one or two storey

buildings. About 60 to 70 %
of the plot area is built-
up. The non-built-up area of

the plot often has trees, mostly
fruit trees. Some small-scale
gardening is occasionally to
be found. A high percentage
of the 'buildings 1is in’ bad
condition. The compounds are
partly equiped with water stand-
pipes and sewerage disposal
facilities. Density is approxi-
mately 500 inhabitants per
hectare which results in an
overcrowding of this type of
urban fabric. .

Business and Commerce

The core of the

is dominated by
activities resulting from Ban-
jul's function as the capital
of the nation and from its
location as a port. These acti-
vities entail wholesale, retail

city centre
commercial

and storage as well as other
facilities such as banks and
other services associated with
commerce and business. They
all form a continuous zone

running .parallel to the harbour
stretching  north-south
and cover about 15 ha. Land
use is predominantly commercial,
but other uses also exist.

Industry

Industry uses Just a minor
share of the land and is essen-
tially limited to a few facto-
ries situated along the port,
mainly processing fishery prod-
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ucts. Other industries only
exist 4n the form of informal
sector activities that tend
to agglomerate in the city
centre and are associated
with commerce and Tbhusiness,
but are not dominant.

Public Administration -and
Services :

Adminigtration and public

services are located essential-
ly on the northwestern fringe

of the commercial zone and
stretch more or 1less parallel
to the northwestern shore,

From there the area continues
towards the end of the built-
up area limited there by sever-
al cemeteries. Other locations
are the southern tip of Banjul
and some smaller areas scat-
tered all over the city.

Social Amenities

The  most
facilities
concentrated in
This implies
partly also

important social
of The Gambia are
Banjul City.
that they are
used by people
from the surrounding areas
and even from up-country.
Educational and health facili-
ties particularly are in high
demand with the jconsequence
of being overcrowded. General-
ly, standards are high since
in crowded situations a higher
‘physical standard and technical
infrastructure are needed.

Access

Access within the city in
general 1is good, the street
‘surface, however, often is
in a rather bad condition.
Road access to the city is
limited to the main highway

linking Banjul with the KXombos
and the rest of the country.
The ferry linking Banjul to
Barra on the north shore theo-
retically works on a regular
schedule but is commonly de-¥

_up areas.

layed. River transport up-
country is restricted to a
monthly service 1in the rainy
season and a weekly service

in the dry season.
Port Area

The port area stretches more
or less from Banjul Point in
the north to the area of the
Public Works Department on
the southern tip of Banjul.

The area comprises several
wharves, storage facilities
and the ferry terminal.

2.1.2 Banjul's Qutlying Areas

Outlying areas are defined
here as areas belonging adminis-
tratively to Banjul, but not
being part of the City's built-
Land wuse of this
area can be subdivided into
two categories: used and unused
areas. The vast areas of man-
grove swamps are not intensively
used. The areas under usSe c¢an
be separated into the following
uses:

Industry

Industrial use of {this area
is so far limited to the area
of Denton Bridge, where the
factories of the GPMB's ground-
nut sector are located. Denton
Bridge 1lies about five kilome-
tres to the west from Banjul
City and is accessible by road
and for barges from the river
via the Chitabong Bolong.

Agriculture and Gardening

All other areas are
agriculture and

Agriculture is carried out
on a secondary basis for a
subsidiary income. The nature
of this agriculture is in most
cases a kind of gardening.

used for
gardening.
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Social Amenities

Three areas, more or less
1cosely bordering each other,

are being used for - public
facilities such as health,
security and utilities. These
areas gseparate the tourism
~area from the city.

Access

A1l parts of the outlying

areas c¢an be reached by the

main road leading from Kombo
St. Mary to Banjul. It branches
off at some point into the

Bund Road and the main road
contilnuing to the «c¢ity. The
Bund Road lies on a dyke which
prevents the polder from tidal
fiooding.

Tourism

Two stretches along the coast
at the north of the main high-

way are used for tourism,
separated = by facilities of
the GUC. One of the tourism

zones consists of .two hotels,
the other one, once allocated
for tourism, consists of an
unfinished hotel complex which
should be put to administrative
uses.

2.2 The Kombo St. Mary District

Kombo  St. Mary is located
between Banjul and Kombo North
and covers an area of about
7%.6 sq km. The significant
uses for this area are resi-
dential, gardening, commercial,
industrial and touristic.
The built-up area 1is densely
and extensively used and is
inhabited by the largest share
.of population of the Greater
Banjul Area. '

Residential

The main

part of the gpiit—
up area is used for resid

ntiale
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purposes that can be subdivided
into three types:

- densely populated compounds
of a similar design and condi-
tion as in Banjul; the majori-
ty of dwellers 1live in this
type of compounds;

- compounds characterized by
a large area used for garden-
ing activities;

- residential plots character-

ized by a modern design and

a high building standard.
The first type is the most
frequent one, the two other
types are to be found in typical
locations. Gardening compounds
tend to be located along the

urban fringe while the modern
plots- tend to agglomerate to-
wards the coast and along Kaira-
ba (old pipeline) Road.

Whereas parts of Serekunda
and Bakau are very - densely
built up, such places like
Sukuta and Latri Sabiji are

characterized by a large amount
of open land and under-developed
or undeveloped plots.

Business and Commerce

Activities of the commercial
sector are concentrated in
a few areas which are partly
limited in space. Major areas
are the Serekunda market fol-
lowed by the local markets
of Bakau, Latri Sabiji etc.
A second centre for commercial
activities, but on a different
scale, is found in the Kanifing
Industrial Area. Other types
of commercial activities that
supply the population with
basic goods, the small retail
shops, are scattered all over
the area.

Industry

Industrial activities belonging
to the formal sector are concen-
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trated in the Kanifing Indus-
trial Area which at the same
time is the largest agglomera-
tion of industrial activities
within The Gambia. All other
such activities belong to
the informal sector. They
are located either in the
main commercial areas or tend
Lo cluster along the main

roads. They are dispersed
throughout the residential
areas.

Agriculture and Gardening

Gardening activities can Dbe
broken down into market garden-
ing and subsistence or supple-
mentary gardening, whereby
the food supply for the family
ig the main reason for such
activities. Gardening areas
that include rice growing
on a small scale are located
predominantly in low lying
areas with alluvial rich soils
and good drainage such as
the Kotu stream valley and
the area between the mangrove
swamps and the built-up areas.
Another area of gardening
and agriculture, especially
for ground-nuts as cash crops,
ig the area north of the Kani-
fing Industrial Estate and
the area west of the Kotu
Stream that is gradually chang-
ing from gardening to residen-
tial use at present.

Access

There are two types of access.
The access to residential
areas is usually unpaved,
of irregular "shape and between
two and six metres wide.
The =~ maintenance of these

roads is unsatisfactory, espe-
cially during the rainy season.

Local and regional access
roads are mainly between 8
and 30 m wide. They are provi-

ded with a 4 to 6 m hard sur-

face and partly have. foot

'

T
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paths, street lighting and
trees. Only in a few cases
the quality of the roads is
fully satisfactory.

Tourism

Tourism facilities, i. e. hotels
mainly, are lined up along
the beaches from Cape Point
to the west and later south-
westwards. Most hotels have
associated facilities, a little
tourist market and the like.
There is a certain seasonal
fluctuation in. the degree of
utilization of these facilities,
and some of the hotels even
close down during the low season
in summer (rainy season).

Social facilities

The existing social facilities
are decentrally located within
the Kombo St. Mary District.
Their number is very limited.
The consequences are that,
on the one hand, too many people
have to use them and, on the
other hand, the radius of the
catchment area is relatively
large. All the facilities,
especially those for education

and health, are overcrowded 5

and not adequately equipped.

5.3 The Kombo North District

Agriculture is the main land
use in Kombo North and there
are also several smaller for-
ests. The typical settlement
in the area is rural and only
along the Banjul -~ Brikama
nhighway the settlements tend
to Dbecome urban in character.

Residential

The typical settlement of Kombo i
North is the village where &
usually . large compounds arej;
to be found, most of them havingjy
gardening areas within the jj

4
h
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The Kombo North District

compound. Along the highway,
however, there is a more dense-
ly built-up area with many
compounds of higher plot ra-
tios; some of these do not
have gardening activities
within the compounds,

Commerce and Industry

Commercial activities in the
form of small-scale retail
shops are to be found in the
village cores. Some of the
villages have smaller markets.
Industrial activities are

limited to a few establishments
scattered along the Banjul
- Brikama highway.

Agriculture/Gardening/Fisheries

Agricultural land use is domina-
ted by the growing of cash
crops, predominantly ground-
nuts, other foodcrops rank
second. The wuse of land for
agriculture depends on the
s0il conditions and the possibi-
lities for irrigation. Gardening

is taking place in compounds
and the surrounding areas.
In the GBA only some areas
are used for fishery, mainly
for fish smoking, 1like in and
around Ghana Town and at "the

Tanji Fish Curing site (already
part of the Kombo South Dis-
trict).

Atlantic
Ocean

Settlement Faorest
Agriculture Swamp
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@ Commercial

QO Industrial

BANJUL

SEFE; KUNDA

T “KUNDA
e
s

.szulegf--
Vs,
%

A Administeration _

==

— Road

Figure 3: Present Land Use
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Social Amenities

Generally the area is very
poorly served with social
facilities. The radius of
the catchment area is. in some
cases unacceptably wide. Health
facilities, such as sub-dispen-
saries and dispensaries are
not adequately equipped and
not attended regularly.

Access

Local and regional roads are
in relatively good condition.
The width of these roads
is between 3 and 8 metres
and only a few of them are
paved.

2.4 Guidelines for Physical
Planning

2.4.1 Banjﬁl

As the spatial potential of
Banjul 4is very 1limited, there
are hardly any possibilities
in allocating space for new
purposes. Therefore, the devel-
opment strategy should c¢oncen-
trate on stabilizing the exis-
ting Jland |use, except for
the port and harbour area
and for industries depending
on a . close neighbourhood to
the port; for those some land
can - be claimed around the
junction of Bund Polder Road
and the main highway.

Fort Area

The port of Banjul will have
an increasing significance
for the national economy.
The dimpact of this will lead
to additional spatial demand.
One among several possibilities
in meeting this spatial demand
will be the reclamation of
offshore land adjacent to
the present harbour, as it
was proposed in the econd
Port Project Masterplan. Ther

25

port expansion might also re-
gquire a relocation of part
of the "Half Die" housing area
to the present Shell Tank Area,
provided the tanks can be moved
to the above mentioned new
industrial area around the
Bund Polder Road.

2.4.2. Kombo St. Mary

Kombo St. Mary will be the
main urban development area
of the Greater Banjul Area.
Therefore, the spatial require-
ments will be extensive and
more and more diversified and
modified by a number of special
land uses.

Residential

The main land use will be ofresi
dential use resulting in a
large demand for -~ space for
this purpose. The open land
and the large number of undevel-
oped and under-developed plots
within the urban and semi-
urban settlements have a special
potential for future residential
regquirements.

" Commerce

Apart! from improving existing
commercial centres it is very
important and necessary to
create new smaller centres
for the already existing and
the planned new settlement
areas to meet the basic demands
of the population.

Social Amenities

As there 1is a lack of social
facilities in the area, it
is necessary to reserve loca-
tions for the present deficit
and the future new demand.

Recreation

Generally, 'the present recrea-
tional activities are taking
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place in the neighbourhood.
Therefore, it is necessary
to reserve sufficient space
for such activities in the
new settlement areas, as most
of these activities are taking
place on the roads and in
the open spaces. In addition,
seaside recreation 1is becoming
increasingly significant,
especially for the  younger
generation. Therefore, it
is dimportant to create suffi-
cient access to the beaches
and to keep the greater part
of the Tourism Development
Area free from private housing

developments which might block

access. to the beaches.
space should also be
reserved ! for recreational
facilities such as sports-—
fields, play grounds and parks

of different sizes.

free
Some

2.4.3 Kombo North-

Kombo North should be subdivi—

ded into two areas: One of
them 1s the area along the
Banjul - Brikama highway and
the other is the rest of the
District. This seems appropria-
te since developments will
affect primarily the first

area. It dis this. area which
is being referred to below.

Residential

There will be an increasing
demand for smaller residential
plots, only partly with garden-
ing possibilities. That means,
the present iand use which
is more semi-urban in character
will change into an urban
one. :

Commerce and Industry

Space should be reserved for
smaller commercial areas sup-
Plying both residential areas
and industry. Areas wit easy
a4Ccess to the main ighway
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should be reserved for industri;
al use.

Social_Amenities

East of the village of Mandinari
is the only area which could
be made accessible from the
Gambia River and therefore
possesses the potential for
becoming a larger free trade
or free industrial zone. It
is the only site in the GBA
with such access possibilities.
Plots should be 7reserved for
gsocial facilities, especially
for health and education.

Special emphasis should be
put on the;, land wuse of the
other agricdltural and forestry
areas, and the strategy for
development should lead to
a smooth development while
protecting agriculture, forestry
and the villages.

3 Sectoral Aspects of

the

Physical Structure

3.1 Housing

3.1.1 Problems,Constraints and
Potentials

Even if the housing situation

in The Gambia does. not yet

look as grim as in other coun-
tries, it is quite obvious
that owing to the urbanization
process housing problems are
likely to become more and more
pressing and may become a poten-
tial source of social and poli-
tical grievances, especially
in the cores of. the older urban
settlements like Banjul, Bakauw
and Serekunda. On the other
hand, more and more spontaneous
settlements are springing up
on the fringe of settlements
without any planning and without
any basic needs facilities
being provided for them.
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The Government should therefore
focus on policies and actions
to tackle the existing and
to prevent the foreseeable
housing problems.

I Felt Problems

According to the social
science surveys carried
out by the planning team,
the felt problems mainly
are:

- c¢rowding in congested
compounds (density problem)

- social frictions due to
lack of privacy

- lack of facilities and/or
their overutilization,
especially with regard
to water supply for drink-
ing, washing and toilets
and to kitchen facilities
(utilities problem).

a) The Density Problem

Although the highest over-
all net densities in parts
of Banjul of around 600
inh/ha are not extremely
high by international
standards, there are many
significant cases of over-

Table 6: ﬁousing Density

¢rowding in terms of per-
sons per room, per toilet
or other facilities.

For a growing share of
the population, the minimum
basic needs of having an
own place to sleep, suffi-
cient room to store and
to lock up private belong-
ings, a safe shelter from
rain and enough space to
meet- with other people,
to cook and to eat outside
the house are not availa-

.ble. In this context, it

is egsential to recall
that social 1ife d4in The
Gambia 1is not c¢entred on
a set of rooms, but on
the open space outside
the house. European 1living
standards and privacy con-
cepts, relevant only for
the upper class members
of the society, are mislead-
ing when considering housing
for the majority of the
Gambians.

The following table gives
some quantitative dinforma-
tion on densities from

compound sample surveys
in  Serekunda, Bakau  and
Banjul.

Mean number % of
households
per compound people per
Rooms Room .
Households Household gsggoom ;Ee
People 2.5 3.5 room
Serekunxdax 7.3 2.4 13.3] 1.8 5.5 | 16 5 | 21
Banjul 8.8 3.1 15.6 1.9 5.0 27 11 27
0ld Bakau - 3.4 2.4 - 7 - - -
Fajara/New Town - 1.4 8.9 - 6.1 - - -
- 2.2 16.2 | - 7.5 - - -

*Source: M. Peil: Cities and Suburbs. London, 1981, Page 125
all other data: own surveys 1983 :

t
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There are, however, some case of The Gambia, it
constraints to solving is more advisable and
the density problems: economical to upgrade
such areas physically
- The natural growth of rather than trying to
families is one of them. push out the low-income
The figures under "people residents for the sake
per household" in the . of ensuring a certain
above table indicate standard of density.
an increase of  about International experience
2 persons per household has shown that such reset-
between 1981 and 1983. tlement policies tend
If family ‘members or to create many new prob-
whole families are not lems because they disrupt
willing or able to move the economic and social
out of a compound, crowd- network on which the
ing cannot ©be avoided, low-income population
since there 1is - at depends. The conseguence
least in the densely very often is that reset-
. built-up areas - no tlers return to the origi-
il gpace for expanding ' nal site, or, if this
the compound itself. is physically impossible,
. aggravate the situation
- It seems that crowding elsewhere.
is 1likely to occur even
if there was enough b) The Utilities Problem
room for . the nuclear
family because family Surveys have shown that
visitors and/or visitors most people can cope with
from the same  place a relatively 1low standard
of origin tend to stay of utility services, but
for periods of months that certain basic essen-
or even years if there tials have to be met to
is enough room for them. avoid social conflicts
There is a strong norma- and health hazards.
tive pressure on urban
residents to accept These are:
new arrivals and help
them to get on their - sufficient toilet or
feet, even though this latrine facilities;
results in a deteriora- - gufficient individual
tion of Thousing condi- bathing places;
tions for themselves. - a cooking place for each
sinkiro/household.
- People's inability to
pay for more generous The provision of water,
living space which 1is be it on the compound itselfl
only to be found in or outside, is more impor-
distant locations on tant than the provision
the fringes of existing " of electricity.
settlements, thus in- -
creasing the transport The lack of wutilities 1is,
problem, limits the of course, worst in the
possibilities of an outlying spontaneous settle-
effective settlement ments; to provide such
policy for c%pgested areas with basic infrastruc-
areas. Hence, in  the ture would be most difficult
28
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and c¢ostly due to their claim customary ownership
scattered and irregular of their plot, 1land can
lay-outs and their (ini- hardly be . taken. Within
tially) low densities. the GBA, there is, however,

a lack of legal tools

IT G

Insufficiency and/or over-
utilization of utiliities
is to be found more fre-
quently on- renters' com-
pounds than on owner-
occupied compounds.

Outside the compounds,
sanitation and waste col-
lection services are gener-
ally poor (with some excep-
tiocns for waste <collec-
tion), particularly in
the dense neighbourhoods
in the north-western part
of Banjul, in Bakau and
in Serekunda. Lack of
surface water drainage
creates considerable health
hazards in the rainy sea-
son {cf. also Chapter
2.3 on infrastructure).

eneral Problems

I
t
1
t
i
h

~ secure,

n addition to the immedia-
ely felt problems of the
ow-income _population,
here are some general
Ssues linked with the
ousing gquestion: |

Security as to land tenure
and land availabillity;
housing finance;

rental accomodation;
ethnicity issues.

Land : Tenure and Land

Availability

Unlike in other countries,
land tenureship in The
Gambia de facto is fairly
even for spontane-
ous settlers. if they
have acquired their plots
from the 1local Alkalolu
or if they can otherwise

+
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b)

" spontaneous

(outside Banjul and Kombo
St. Mary) to prevent unau-
thorized 1land aliocation
by the Alkalelu and 1land
hoarding by influential
people. There is also
a reluctance on the author-
ities' side to fully use
the existing legal instru-
ments in order to prevent
settlements
and other forms of irregu-
larities.

However, for the case
of spontaneous settlements
and land invasions, it
is much wiser to bhe flexib-
le in the application
of regulations, otherwise
the problems will emerge
elsewhere. Cn the other
hand, increasing land
gseizures and urban sprawl
cannot Jjust be tolerated
by a "laissez-faire" atti-
tude, but have to be coun-
teracted by:

- provision of enough
planned and "legal"
plots; , [

- restrictions of plot
sizes;

- providing for empty
plots in existing lay-

outs to be developed.

Houging Finance

a formal hous-
ing finance in The Gambia
is only at the reach of
people having a regular
income. Apart from SSHFC
and the commercial banks

In general,

“"there are no other institu-

house
There
restric-

finance
costs.
severe

tions to
building
are also
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tions on the refinancing
resources of the creditors
or the Government due
to the fact that 1land
in The Gambia (1like in
most African countries)
has little or no monetary
value. In addition, 1land
taxation being insuffi-
cient, only very small
revenues can be generated
which potentially could
be used for reallocation
te  housing finance and
investment funds (this
probliem is presently
being tackled on a pilot
basis by the World Bank
sponsored Urban Management
and Development Froject).
As long as the Government
cannot provide budgets
to promote housing fi-
nance, 1its interventions
must be restricted to
cost-free measures of
establishing order.

In order to improve the
access of low-income
groups to funds for hous-
ing, it might be a worth-
while attempt to develop
traditional forms of
credit and savings c¢lubs
("susu") into some kind
of Saving or Loan Associa-
tions for housing on
a cooperative Dbasis to
complement the financing
tools of the SSHEFC.

Another effect of the
inappropriate housing
finance situation is
the evident problem of
undeveloped plots and
unfinished houses, resul-
ting in a waste of space
and capital ("investment
ruinsg"). It seems as
if both borrowers and
creditors frequently
overegstimate their poten-
tials and underestimate
the costs. The dimepsions
of projects often indicater

c).

on the

that people are thinking
too big rather than apply-
ing a step-by-step develop-
ment approach. Possible
remedies may be a better
scrutiny of borrowers'
solvency and good standing,
but also the establishment

of a Housing Advisory
Service offering assistance
in both financial and

technical issues.

Rental Accomodation

There are no detailed
quantitative data available
proportions of
rental and total |housing
supply so far. The surveys
carried out indicate that
the majority of tenants
are 1living on a compound
together with their land-
lords and that, in general,
tenants seem to be more
satisfied in owner-occupied
compounds than in those
where there are tenants
only. Problems of crowding,
overutilization of facili-
ties and social frictions
drastically increase with
the size of the compounds
and the number of houses,
flats or rooms to let;
some few owners seem to
be quite ruthless in let-
ting every space in their
compounds for the sake
of profit-making which,
of course, congiderably
deteriorates the standard
of Lhe dwellings. The
fluctuation of renters
is 1lower where the owner
lives on the compound
and facilities tend to

be of better standard
and to be Dbetter main-
tained. It is estimated

that about 80 % of property
owners 1in The Gambia are
living on their own com-
pound {with or without
renters).
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The - provision of a suffi-

ciently 1large proportion
of rental housing is
essential to accomodate

seasonal migrants, newcom-.

ers to the town and those
who cannot afforad or
do not want to acquire
own property. In many

cases rental accomodation -

for
espe-
have
slowly

is ‘the only option
low-income  people

¢ially since rents
risen much more

than other prices.

A  rental market
in The Gambia has only
developed over the past
30 years or so. Due to
a more or less small-
scale private land-lor-
dism, rental housing
is still relatively free
of usury and other forms

housing

of tenant  exploitation.
Hence, this part of the
overall housing supply
is considered to have
a potential for further
development, but will
require guidance and
control.

~Ethnicity Issues

Unlike some other African

. countries with multi-
ethnic societies, The
Gambia, in general, is

characterized by a very
tolerant atmosphere among

the different ethnic
groups. Apart from usually
minor prejudices and
teasing jokes, there
are no major ethnic prob-
lems nor segregations.

In Banjul and Serekunda,
for example, 90 % of
the multi-family compounds
have residents of more
than one ethnic group.

the Kombos
urbanizéd

In areas in
which have
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only recently, settlements
can be distinguished by
certain ethnic majorities
and minorities (cf. also
Chapter B 1.1 on history).
This can be explained -
by the tendency of dimmi-
grants settling down close
to their ‘old-established
kin or friends of the
same place of origin,
normally of the same ethni-
city.

However, with the growth
of" the urban area and
due to the tight housing
situation, even this indi-
rect process of ethnic
concentration is decreas-
ing. It will become more
and more difficult for
4 newcomer £o chose himself

the place where he would
like to stay; he will
rather have . to settle
down wherever he finds
a place and can afford
to do so.

3.1.2 Housing Policy Proposals

For practical reasons these
policy statements have been
broken down, according to their
budgeting requirements, into
policies which are more or
less cost-free and those which
reguire substantial budgetary
or other funding. It would,
in general, be very unrealistic
to assume that the Government
will be in a position to solve
the housing problems by conven-
tional and extremely costly
approaches like social or subsi-
dized housing, state or parasta-
tal developers etc. Such approa-
ches showed very limited effects
even in more affluent economies.

The ©policy statements mainly
refer to the wurban poor or
low-income groups, if not stated
otherwise, Policies usually
flave to be different as they
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to low-income groups.

Hence, policy proposals must

o

with
mainly

and
not

be implementable

with

the
forming

low-
the

be relevant for
income  groups

majority of the population;

be capable of implementation
minimal subsidies,
utilizing the coun-
try's own resources,;

be based on a maximum of

understanding of the existing
-gituation under

“its sociail,
cultural, economic and physi-
cal aspects;

be able to be .administered

without the need for a high

degree of sophistication
and continued support from
outside expertise;

be realistic, i. e, must
be implementable within
the existing administrative
executive set-up and
- require fundamental

legal or organisational

reforms;

within
the shortest possible time;
be capable of modification
increasing experience
and change of external fac-

tors;

be
and content,
in the future.

reapplicable, in form
to other sites

. "Cheap" Policies

a) Since the provision
of suitable land is
the basic requirement
for a housing pdlicy,e
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b)

a)

_ting

the Physical Structure Housing
are geared to different target the government should
groups. Therefore it is argued claim large areas for
.that for the middle and higher- government land, subdivide
income groups no promotional it into lay-outs and
government housing policies demarcate it for housing
will be reguired unless these areas giving preference
groups want to invest in rental to low-income groups
housing which is affordable and "legal squatters”.

Later on the areas could
be upgraded by community
and self-help action,
if no other means are
available. Land titles
should be dissued stipula-
the conditions of
tenureship.

allowed
build

People should  be
.and encouraged to
‘their shelter on their
own, even if the initial
house does not immediately
meet the building stand-
ards and no utilities
can be provided. It should
be accepted that low-
income .shelter built
through self-help might
appear like a shanty
town. Only gradual im-
provements over the years
should be imposed by
the land title, and suffi-
cient time and technical
advice should be given
for upgrading ‘"the house
to a minimal - standard
required to safeguard
structural soundness,
a certain fire sgecurity
and to avoid health haz-
ards.

Technical advice on the
.use of local materials,
construction techniques

and cost-effective designs
should .be made available

by the government as
well as on the regulations
to be followed and on

financial matters.

In order to promote social
integration, a certain
heterogeneity in the
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e)

composition of each

neighbourhood as to
ethnic, status and income
groups should be safe-
guarded by applying
appropriate criteria

in the land allocation
procedure. As a conse-

quence, housing develop-
ment areas designed
for specific groups
within a narrow range

of income such as din
Fajara or the Ganoc
Housing Estate should
no longer be encouraged.

In the same manner,
segregated government
quarters like "Mile

7" should neither be
replicated nor extended.
Such housing schemes
should be limited to
the indispensable minimum
in the Greater Banjul
Area because they absorb
too many funds and con-
tribute little to solving
the broader housing
problem.

The rental housing market
should be encouraged
to some extent, especial-

ly if the owner 1lives
with renters on the
same compound. This
could be achieved by
land tax reductions

for such owner occupiers
who wish to invest in
rental housing.

However, this market
should be controlled
in order to reduce usury
and speculation

- by allocating no more
than two housing pilots
to one

whole of the Greater
Banjul Area;
- by providing some

legal protectipm to

T

owner 1in the .

)

the ftenants against
unfair contracts and
eviction without reason-
able perijiods of notice;

- by rent control to
set and monitor stand-
ards of cost covering
rents and acceptable
profit margins.

Undeveloped and underde-

veloped plots should

be re-entered and subject
to compulscory liquidation
if the owner fails to
develop the plot within
a given period of notice.
Stricter criteria should
be introduced and gazetted
as to the exact definition
"development of a plot".
No lease documents should
be given out without
a development clause.

Expensive Policies

a) The above-mentioned stra-

tegy of allowing for
"legal squatters" on
surveyed plots could
‘be complemented by the
Government providing
primary infrastructure

and financial or building

material assistance to
settlers, if funds are
available. At Dbest, the
Government could apply

a strategy
gites and services which.
in the ideal case should
create sufficient revenue
to replicate similar
programmes on other sites.
The crucial point, how-

ever, is to gencrate
enough revenue from land
taxation and utility

fees to be in a position

- To establish a revolving
investment fund;

- Lo exempt certain areas

of providing Lo S
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- and desirable projects.

crom these taxes (e.
g. self-help housing
cooperatives, small
private investments
in rental housing).

Incurring of high expen-—
ses could be avoided
by the upgrading and
maintenance of existing
settiements which is
less costly than develop-
ing new areas. In addi-~
tion, this will enhance
political and psychologi-
cal identification with
the neighbourhood and
l the community in general.

In existing settlements
it 1s also relatively
easy to mobilize self-
help contributions to
communal work since
the traditional "kafo-
work" still subsists
to some degree. If the
beneficiaries are in-
volved in the identifica-
tion and execution of
improvement projects,
they often voluntarily
contribute at least
by providing free labour.

b)

‘In principle, public
funds should only be
allocated if and when
private efforts can
be mobilized or if reve-
nue can be generated

from the allocation.

3.1.3 Guidelines for

Planning
to

Physical

contribute to
stated policies
and objectives, the following
guidelines were derived and
applied to the Physical Devel-
Opment Plan:

In  order
the above

'
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I Provision of Land for Housing

Housing can be made available

- either
new
the

on
areas
existing

new plots in
adjacent to
settlements

by densification of
the existing settlements
e. g. those with a 1low
density only.

- Oor

should
closely

a) New housing
- be located
as possible to existing
concentrations of work-
places and services because
Jincreasing transportation
icosts both for passenger
transport and the supply
of utilities are incurred
due to the growing size
of settlements.

areas
as

b) As

up

areas are built-
a scattered manner
and with low density.,
as many unused plots as
possible should he  put
to use. Especially for
low-income groups depending
on informal Jjobs and for
small scale traders and
craftsmen, it is essential
to find central locations
anyway.

many
in

¢} By limiting urban sprawl
and by densifying the
settlements the Government
should contribute also
to the preservation of
natural résources (cf.
chapter B 2.4 on land-
scape) .

IT Layout Principles

a) Housing
be

plots have to
sufficiently large to

least
(average

- accomodate at
one household
7 - 9 persons)
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- provide at 1least sSpace
for the minimal basic
. needs..

b) When detailing the strate-

c)

gic recommendation of
the Physical Development
Plan by Action Area Plans,
the appropriate number
of plots to accomodate
extended families has
to be identified and
provided for.

Land reserves
facilities have to be
kept free. The number
and the standard of such

for social

~facilities to be provided

should be slightly above
the present situation.
Maintaining the present
standard in the future
will already be a valuable
achievement.

IIT Design Standards

a)

The plot sizes should

range

- from 250 - 500 m® in
Urban Areas

- from 40C- - 800 m? in
Semi-Urban Areas

- up to 2500 m?® in Village
Areas.

The - plot ratio (built-

up area as part of total

plot area) should not

exceed 50 %
no more than two storeys
for house building should
be permitted.

in general;

Further standards for
the Jlay-outs of housing
areas should be estab-
lished when setting up
Action. Area Plans; these
standards should deal
with:

- the maximum n;.rmberf
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of inhabitants
one toilet/latrine

using

- the provision of cooking

places and/or kitchen
houses for each sinkiro/
family

- the provision of a bath-
ing place for each family

- the minimum distance
to be ¥Xept between com-
pound wells and latrines,
eventually stipulations
on the location of wells.

In the Action Area Plans also
exception from the rules may
be granted such as multi-storey
buildings etc.

3.2 Economy

3.2.1 Problems, Constraints and
Potentials

An analysis of the economic

situation in the Greater Banjul
Area (cf. detailed description
and data din First Draft Report
Chapter 5, pp 42-99) shows
some unfavourable perspectives
for the future (formal) employ-
ment situation . in general,
since it is very 1likely that
the forecast population increase
will overshadow the leconomic
growth.

Apart from this overall problem,
the following difficulties
exist from the physical planning
point of view.

I Agriculture and Gardening

The agricultural development
in the GBA has already more
or less reached its l1imits
in terms of spatial expan-
sion. There 1s a tendancy
of increasing land use con-
flicts with forests and
other protected areas on
the one hand, whereas, on
the other hand, agricultural
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land is encroached by urban

sprawl and subject to be
converted into built-up
areas.

This problen has to be
considered with special
care since not only in
The Gambia as a whole,
but also in the GBA agricul-
ture dis a vital primary
and secondary source of

income for the vast majority
of the population.

The necessity of dncreasing
food preoduction grows pro-
portionally to the popula-
tion, especially if, at
the same time, the econom

of the GBA is changing
from subsistence to more
or less urban forms of
economy with a more distinct
division of labour. As
a result, more food has
to be” produced on the same
or even a decreasing area
of land. Otherwise the
degree of self-sufficiency
of the planning area in
food production will be
reduced and must be compen-
sated for by increasing
food production further
up-country.

Fishery Resources

At present, the fish resour-
ces are not yet fully uti-
lized. However, considering
the various fish processing
projects at present applying
for approval, this situation
may quickly change towards
a trend of over-exploita-

tion, especially with crus-
taceans. From the town
planning point of view,

the location of fish proc-
essing and cooling facili-

ties becomes difficult,
if direct access to the
sea 1is regquired. But ,.since

this seems to be a disSpensa+#

IV

ble prerequisite, it is
more reasonable to locate
part of these facilities
in the Kanifing Industrial
Area.

Industry and Cdmmerce

There dis a strong imbalance

in the areal distribution
of non-agricultural work-
places with a concentration
on Banjul City. This is
also the reason for the
high amount of commuter
traffic and the required
capacity increase of the

long infrastructural "umbili-
cal" from the mainland of
the Kombos to the outlying
Banjul - Island. Also the
congestion of Baniul City
in terms of traffic and
lack of land reserves 1is
likely to dincrease due to
the concentration- of urban
functions to this spatially
limited island.

Informal Activities

The provision of 1land for
informal manufacturing,
commerce and trade activities
tends to create locally
limited land use .conflicts.
But since informal activities
play a major part 4in the
overall economy .and deserve
to be promoted rather than
prohibited, such minor 1land
use conflicts should be
tolerated. A major problem
of lack of space exists
in some markets, especially
in Serekunda. Rather than
letting this market grow
further, other decentralized
markets should be promoted
and/or expanded.
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V Tourism

No major physical planning
problem is encountered
in the Jlocation of tourism
facilities due to the gener-
ous Tourism Development
Area (TDA) reserve. This
reserve is to be redefined
and should accomodate other
compatible uses. It should
not, however, be extended
further southwest than
up to the Brufut Heights
(near Ghana town}.

This coastal strip, however,
should be kept free from
all physical developments
other than hotels and compa-

tible uses and related
leisure facilities (includ-
ing nature . reserves 1like
Bijilo forest park). Any
new facilities should,
just - like the existing
ones, be grouped together
with park-like areas in
between; this arrangement

is a touristic asset which
gives The Gambia a compara-
tive advantage over similar
international beach resorts
which are often too .densely
built-up and intruded by
private settlements reducing
accessibility and freé
movement. Industrial activi-
ties like the sand digging
near Bijile forest park
should be banned Wwithin
the TDA (cf. also chapter
2.4 on landscape).

3.2.2 Guidelines
Planning

General Guideline

for Physical

The contribution of .Physical
Planning to . the overall econom-
ic promotional activities
of the Government is limited
to creating and safeguarding
the locational prerequisites
for enhancing productio ande

commerce and ensuring accessibi-

ity

for the workforce to the

workplaces and for the producers

to
mini

the
mize

order to
costs for

markets, in
transport

goods and people.

In order to enhance the poten-

tial
scal
acti
lity
shou
and

for establishing small-
e and informal economic
vities, sufficient flexibi-

in the land wuse zoning
ld be allowed in compounds

in mixed use zones.

Special Guidelines for the .
Greater Banjul Area a
I Areal Distribution of Econo- | Ec

11

mic Functions

The port-related functions
and the associated banking
and commercial functions
of Banjul shall be enhanced.
The administrative produc-

tion and partly the housing
functions, however, should
be redirected to the Kombos,
mainly to Kanifing (indus-
trial area and new adminis-

trative centre}) in . order
to bring the jobs to the
main agglomeration and
to minimize commuter traf-i
fic.

Resource Protection

a) Agriculture, gardening
and forestry areas are
natural resources for
the nutritional base
and have to be protected
by 1limiting the urban
sprawl. Intensifying
agriculture and gardening
becomes a paramount
necessity, since exploit-
ing new - agricultural
areas and transforming
bush and forest land
into farmland have al-
ready reached their
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c)

ecological limits (cf,
chapter B 2.4 on land-
scape) .

Existing and future
water production well
fields are to be kept
free from any new build-
ing constructions and
should be re-afforested,
wherever possible,
with fruit trees to
make economic use of
the water production
ZOnes.,

Mineral, sand and
deposits  are to be
kept freé. from any
new buildings to facili-
tate future exploita-
tion.

clay

III Safeguarding of Locations

a)

b}

c)

Port-related economic
and commercial activi-
ties should be 1located
by taking due account
of the requirement
for access by sea,

for instance:

- in the proper special
port area

- in the Mile 1
2 area (around junc-
tion of Bund Polder

road and main road)

to

- east of Mandinari.

The Commercial Area
should be located close
to the Airport.

and small-
industrial and
commercial activities
should be encouraged
by mixed-used zoning
in favourable 16%atiqps

Informal
scale
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along arterial  roads
and at certain junctions.

d) The Tourism Development
Area should be kept
free from any other
uses except compatible
ones, the low density
of tourism facilities
should be maintained

as a touristic asset.

IV Intensified Use of Existing
" Industrial Area

The
Area

Industrial
has to be  brought
to full use ibefor'e any
new dindustrial’ areas are
developed. New industrial
areas only are to be .devel-
oped if and when

Kanifing

- the existing Kanifing
area 1is fully used and
developed

- the proposed extension
of that area is also
fully used.

3.3 Infrastructure

3.3.1 Water Supply

At present, the water supply
for the Greater Banjul Area
is obtained primarily from
the Koto Basin aquifer, a clean
sand aquifer found at depths
of 10 to 2% metres below the

surface. Water from this aquifer

is pumped from 12 boreholes
located in three different
well fields; Fajara (5 bore-
holes), Sukuta (2 ©boreholes)
and Wellingara (5 boreholes).
A larger aquifer, that of the
Tanji basin, underlies the
southern portion of the GBA.
It 1is presently tapped by one
borehole at Yundum. Studies
carried out for GUC estimated
the total potential yield of
the Kotu and Tanji ~aquifers
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at 13.85 million gallons per

day (m. g. d.).

Water from the 12 boreholes
in the Kotu Basin well fields
is piped to two treatment
plants, Serekunda Works and
Fajara Works. From these plants
it is then digtributed to

Banjul and the more urbanized

portions of Kombo St. Mary.
The Yundum ©borehole has no
treatment facilities, and
it supplies the airport and

limited areas of Kombo North.

In 1983, there were an estima-
ted 106,000 domestic consumers
in the Greater Banjul Area
(59 % of the total population).
Of these consumers it is esti-
mated that 44 percent use
public standpipes, 43 percent
compound yard = taps and i3
percent have full plumbing.
The remaining population obtain
their water from individual
compound or village wells,

Total
1983
capita
basis

water consumption in
was 3.6 m. g. d. Per
consumption (on the
of domestic consumers)
ranged from 10 g. p. d. in
Kombo North to 33.6 g.p.d.
in Banjul and 38.1 g. p. d.
in ombo St Mary. Higher
figures for Banjul and Kombo
St. Mary reflect the sizeable
water demand by hotels, com-
merce and industry, and govern-
ment. Although the theoretical
maximum total yield obtainable
from the 13 boreholes in opera-
tion is 3.84 m. g. d., the
operational 1limit of the pres-
ent system dis 3.55 m, g. d.
Consequently, the present
system is being taxed to its
maximum output.

Future consumption
water depends on- the extent
of the network constructed
and the number of households
connected. A recent study
of the urban water sepply

of piped

f

39

The work would

for Greater Banjul by Lewin,
Fryer and Partners provided
estimates of future water de-
mand. In the year 2000, with

a regional population of 360,000

and all but 10,500 served by
the piped water system, the
total demand 4is estimated at

12.5 m. g. d., or over three
times the existing consumption.

The ‘tightness of the present
demand versus the supply situa-
tion has become evident in
the planning for the World

Bank- sponsored Urban Management

Development Project. The resi-
dential "Site and Service"
project proposed for Kanifing
plus the wup-grading proposals

for Serekunda will create addi-
tional demands for water which

cannot be met without some
eéxpansion of the system. As
a result, certain emergency
works to increase .the water
supply by 0.9 m. g. d. have
been included in the Urban
Development  Project. The water
distribution network will be

expanded in Serekunda and Kani-
fing East, and three additionail
boreholes have been drilled
in the Sukuta North field.

To

meet the expected demand
for the ©piped water forecast
for the year 2000, the report
by Lewin, Fryer and Partners
proposes a programme of major
works to increase the water
supply system. Phase 1 of this
programme would be commissioned
in 1986, and is designed to
provide an additional 2.1 .
g. d. for a total consumption
of 6.6 m. g. d. This increase
in water supply is needed to
provide the additional water

required for operation of the
Banjul Sewerage Scheme as well
as permit the staged extension
of the water distribution system
to urban areas earmarked for
densification and upgrading.

include: 7 new
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Lewin, production boreholes in the These zones have been identi-
bvided Tanji Basin aquifer near Yund- fied on the land wuse map,
de- um, a new treatment works however, their exact bounda-
i at Yundum, a new transmission rieg should be worked out
ring serving Lamin, Kanifing, in consultation with GUC
gserekunda and Sukuta, plus as part of the area action
expanded facilities for storage plans.

and local distribution.

Figure 4: Water Supply and Distribution
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Guidelines

. Water protection zones
should be established to
protect existing and future
well fields from urban
development which could
potentially lead to contam-
ination of the aquifers.

+

4o

2.

The development of the in-
creased water supply system
as proposed in the Emergency
works of the Urban Management
and Development Project,
and the Phase 1 programme
recommended by the Lewin,
Fryer and Partners report
should be implemented on
schedule to avoid serious
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water Supply shortfalls.

3. Extension of water distribu-
tion networks should be
jointly worked out by GUC
and the Physical Planning
Department, and detailed
in the Action Area Plans.
Priority should be given
to areas marked for densirfi-
cation and upgrading of
Services together with
areas around producing
well-fields which suffer
a drop in water table.

3.3.2 Sewage Disposal

Baﬂle i

In Banjul, = septic tanks, cess
pits (pit latrineg) and a
night soil System are presently
used  for  sewdge disposal.
Government quarters and some
private compounds use Septic
tanks. These are emptied on
d regular basis. Densgely popu-
lated areas without septic
tanks use the night-soii Sys-
tem, Sanitary wastes are depo-
sited in Special cartsg which
are emptied daily. Other com-
pounds rely on cess pits.

A study- cohpleted in 1975
by . the United Nations Develop-
ment - Program and-=--the World
Health Organization* récommended
that a standard . water-borne
Sewerage system Be installed
in Banjul. Separate sanitary
and storm drainage Systems
are proposed. The planned
sanitary sewage network con-
" 8ists of one main Sewer running
from the southern to the north-
western corner of Banjul with

lateral tributary sewers Jjoin-
ing it at intervals., A new
pumping station is required
at Albion Place with a Second,
at Box Bar Road, where the
Ssewage is pumped into -a sea
outfall,

“hectare,

The system has been
to accomodate a

of 67,000 and the
cost is 36 million
Work on the project is
to begin in 1985,

designed
population(
estimated’
dalasis
expected

Kombo St. Mary/Kombo North

A combination of septic tanks
and cess pits isg used in Kombo
St. Mary and Kombo North, Bakau,
Fajara and Serekunda have a°
fair percentage of septic tanks.

More rurail areas rely brimarily
on cess pits. ’

Assuming favourable s0oil condi-
tions, cess Pits can be safely
used for population densities
of up to 200 inhabitants/hec-
tare. Most settled portions
of Kombo St. Mary and Kombo
North have pPopulation densities
well below this figure, however,
in the Serekunda area, this
density has peen reached.

Sewage Disposal practices inp
Kombo St. Mary/Kombo North
have not yet constituted a
health hazard, in thne Opinion
of the Médical Officer of Health
He believes that inadequate
surface drain@ge is a' much
more serious problem. However,
GUC water supply engineersg
have €xXpressed some concern
over the potential contamination
of the aquifers Supplying water
to the urban area which could
result from densifying popula
tions, continuing to rely on
ground disposal methods for
sanitary sewage s

The UNDP - wHO report on sewer-
dge and drainage for the Banjul/
Kombo St Mary area recommended

that a water-borne gsystem be’
planned for installation in
those sections of Kombo St.
Mary which. will be developed
to bopulation densitieg in
€xXcess of 200 inhabitantsg per

Or will be usedqd for




Lo el

ed
on
ed

ed

nks

Sectoral Aspects of

the Physical Structure Infrastructure
industrial or administrative - tpe separation of the
purposes. However, because dlsposa; and treatment
of the investment costs re-~ of sanitary wastes from
quired to develop a water surface water drainage;
supply system sufficiently

large to permit full plumbing - the reuse of water and
in most compounds as well wastes emanating from
as finite limits to the amount the treatment process;

of groundwater available in

the GBA, the Department of - the conservation of ground-
Physical Planning advocates water resources and the
that a more cost-effective protection of the water
solution to the sewage problem quality:

be sought.

The sewage treatment plant
at Kotu was built to treat
water-borne séwage from coastal
hotels. However, the plant
is presently working far below
ilt 5 capacity and there is
little prospgct that enough
additional hotels will be
constructed din this 1location
to have the plant working
at full capacity. The potential
exists to equip the Kotu-
east layout -~with a water-
borne sewerage system linked
to the existing plant, provided
that the cost 1s competitive
with other treatment options.

The Physical Development Plan
does not propose specific
solutions to the problem of
sewage disposal-+in the GBA.
Solutions require a more de-
tailed study on a local settle-
ment basis andi;will be included
in the Action Area Plans.

{ Guidelines

Alternate options for sewage
disposal should be reviewed
in  conjunction with land
use proposals and the expec-
ted population densities
6n a local settlement basis.

The review of alternate
options for. sewage disposal
should include the following
Criteria:

J/"'
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the minimization of capital
and energy costs;

the development of sgelf-
help programmes for improv-
. ing sanitation in existing
| settliements.

3.3.3 Surface Water Drainage

Poor surface water
in both Banjul-
Kombo St. Mary 4is a serious
health hazard in +the opinion
of the Medical Officer of Health
The problem is especially seri-
ous in the Campama section
of Banjul and the <centre of
Serekunda where no drains exist
at present.

drainage
and parts of

In 1975, the Kocks report on
Sewerage and Drainage for Banjul
and Kombo St. Mary made a seriesg
of recommendations for surface
drainage works.

For Banjul, the report concluded
that the existing drainage
system would@ be adequate with
a few modifications and proper

maintenance. It recommended
that:
- sections of the Box  Bar and

Ring drains be enlarged,

new pumping equipment be
installed in the Bund Polder
pumping station,

the drainage system be extend—
ed to include Campama.
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Most of these improvements Area Plans.

will be -carried out as part

of the Banjul Sewerage Project, 4. An effective programme for
however, it will not include the cleaning and maintenance
provision of drainage for of surface water drains

Campama. It is important that
this latter improvement be
given high priority.

In Kombo St. Mary and Kombo
North, only Bakau has a few
drains which are often ineffec-
tive due to poor maintenance
and cleaning. The Kocks report
concluded that drains are
not needed for low density
residential areas like Fajara,

however, it recommended a
system of storm drains for
Serekunda where the level

of urban development is denser.

As part of the Udban Management
and Development Project, storm
drainage will be improved
in Bakau and introduced into
the central portion of Serekun-
da and the Kanifing "Site
and Service" project. A staged
programme for extending surface
drainage along major streets
to those areas designated
for urban development and
densification should be worked
out jointly by GUC and the
Physical Planning Department.
Drainage plans for -gyndiviidual
settlements should®be detailed
as part of the . Action Area
Plans. :

Guidelines

1. Priority should be given
to the provision of adequate
surface drainage for Campama
in Banjul,

drains

2. Surface should ©be
provided along major streets
in all areas designated

for urban development.

3. A staged programme of pro-
viding surface drains sheuld
be detailed in the Actionfﬁ
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should be introduced.

3.3.4 Energy Supply

Electric Power

Within the Greater Banjul Area,

electric power is generated
at two diesel engine power
plants; Half-Die in Banjul,
which has a present capacity
of only 1 MW, and Kotu which
has a capacity of 6.9 MW. A

new generator is being installed
at Kotu which will add an addi-
tional 6 MW in 1985, bringing

the total capacity to 13.9
MW .
At present, the generating

capacity is insufficient to
meet the demand, and this situa-
tion will continue in the fore-—
seeable future. The estimate
for the annual maximum demand
at the end of 1986 is 13.9
MW -~ equal to the generating
capacity, which leaves a serious
shortage when the large 6 MW
generator is  shut down for
annual maintenance. |

GUC hopes to have a fourth
generator installed at Kotu
by 1987, but this will depend
on available funding.

distribution
most of the
portions of

The electricity
network covers™
more urbanized
the GBA i. e. Banjul, Bakau,
Fajara, - Kanifing, Latrikunda
and Serekunda. Service beyond
these areas is concentrated
along the main transmission
lines. 0Older portions of the
distribution network are in
poor condition, causing heavy
line losses. As part of the
World Bank Urban Management
an%;‘Development Project,  funds
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will be provided for some
upgrading of distribution
networks in . Serekunda and
pakau, as well as the provision

of street lights.

guc plans for expansion of
the electric power distribution
system include the following
major items:

- extension of the present
11 KV line serving the Ganov
Housing Estate at Bakoteh and
Sukuta with a loop back
through Bundunka Kunda to
join the 11 KV  line to Brika-
ma;

- provision of a third distri-

7

bution line through Banjul;

- modernization of older distri-

bution networks to cut down
on line losses;

- eventual upgrading of the
11 KV 1line to Brikama to
33 KV and the extension of
11 KV 1loop to Sanyang and
back through the coastal

villages to Kotu.

Guidelines

1. In case of the electricity
distribution network, priori-
ty should be given to those
areas proposed for densigica—

@ Major Trans-
former Stations

¥ Power Plants

Mz jor Trans-
mission Lines

3

nent:

BANJUL

V4 Settlement

—— Road

===z

H . . ¥
ind$ Figure 5: Electric Power DistfgbutiQn
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tion and urban development.
Phasing <c¢an be worked out
as part of the Action Areza
plans.

2. Security strips of up to
207 wide should be reserved
along routes for high ten-

sion 1lines (33 Kv). A 10"
width would be adequate
for 11 KV lines.

3. Street lighting should
be provided in those areas
propesed for densification
and urban development.
The. lighting standards
and phasing should be worked
out in the Action Area
Plans.

Firewood =

Firewood accounts for 84 per-
cent of primary energy consump-

tion in The  Gambia. Even in
the urbanized portions of
the Greater Banjul Area, it

remains the predominant energy
source for cooking. As a conse-
guence, the production of
fuel wood an = important
requirement. Although most
of the forestry activity will
be concentrated outside the
GBA, it is impgortant that
forest reserves# within the
GBA be strictly managed and
their exploitatien controlled.
The potential ° also exists
for reafforestation of buffer
zones and greenbelts separating
"the various urban communities.

is

Reafforestation areas will
be defined as part of the
Action Area Plans.

3.3.% So0lid Waste Collection

and Disposal

At present, collection and -
disposal of solid waste 1in
Banjul and Kombo St. Mary
is carried out. by a private
contractor. ‘Some waste prS
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collected from dndividual com-
pounds having registered dust
bins; however, most domestic

wagste is picked up from public
waste depots distributed through-

out residential areas. In addi-
tion, the service collects
waste from hotels, hospitals,
markets and government build-
ings, and c¢leans streets and
drains.

The Kocks report on Sewerage
and Drainage for Banjul and
Kombo  St. Mary also studied
the problem of solid waste
management in 1974, Some of
the more significant problems

identified were:

- dirregular c¢leaning of streets,
stormwater drains and solid
waste depots,

- uncontrolled dumping, and

- pollution of the Bolongs
through the waste tip at

Mile 2 in Banjul.

These problems are still exis-

ting. In addition, the waste
dumping site serving Kombo
5t. Mary on the southern fringe

of Bakau has exceeded its capa-
city and is beginning to cause
environmental problems.

Guidelines

1. The waste collection service
should be efficiently organ-

ized and controlled to ensure :

and
urbanized
GBA.

regular collection
cleansing %n all
portions of the
case of service
priority should be
to areas designated

densification.

given
for

2, Additional neighbourhood
waste depots are reguired
in the urbanized ©portions
of Kombo St. Mary to intro-
duce a waste  collection

system similar to “the one

In:
extensions

w1

ure
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in Banjul. These depots built-up rural areas
should be conveniently with the function of
located SO that walking providing an all-weather
distances are reasonable. network of roads that
‘Fencing around depots in permit fast and conven-
Banjul should be repaired. ient transportation

The Bakaun waste dump should
be closed and replaced
by a sanitary landfill
operation in the Bakoteh
quarry, south of Manjai
Kunda.

To ensure efficient trans-
portation of wastes, addi-
tional dumping sites will
be identified within the
GBA as part of the Action
Area Plans. For the time
being the! Mile 2 waste
dump shall comtinue to
be used; however, as it
is to be feared that the
proportion of chemical
(batteries, plastics etc.)
and medical waste substances
igs increasing and the conse-
quent pollution of the
Bolong becomes intolerable,
the Action Area Plan for
Banjul shall include a
new, safer location for
the waste dump.

Unauthorized dumping of
waste in all other?® areas
should be strictly prohibi-

ted. &

. The current administration
of solid waste disposal
should ‘be renewed with

a view to involve the local
authorities in the areas
as much as possible.

3.3.6 Roads

For purposes of the Physical
Development Plan, two cate-
gories of roadways are
defined: :

i) Highways - referring
to roads through un-

between centres of acti-
vity on both internation-
al and national scale;

ii) Streets - roads through
built-up urban areas
which serve two purposes
to varying degrees:
mobility andg access
to land. Three classes

of streets are recommend-
ed on the basis of how
they perform these func-
tiong: arterial, collec-
tor and local streets.

It is recommended
standards for

that design
particular road-
ways be based on anticipated
traffic flows': more heavily
travelled roadways would require
higher design standards. For
highways, the recommended stand-
ard for road reserves ranges
from 30 m to 50 m. Arterials,
the main urban roadways, have
their primary function to move
larger volumes of ¢raffic over
long distances;  land access
is secondary. Their recommended
road reserve is 20 m to 24 m.
The function of collectors
is to pick wup traffic from
local streets and conduct it
£o arterials. Their recommended
road reserve is 16 m to 20 m.Lo-
cal streets, serving mainly
to provide access to property,
have recommended oad reserves
of 10 to 12 métres.’

The 1land wuse map for the GBA
shows only two classes of roads,
the National Highway and major
roads and streets. This classi-
fication is based on the func-
tion these roads have in connec-
ting settlements and providing

a continuous transportation
network rather than on their
f%xpecged “traffic loads -and
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. technical design standards.

The National Highway 1s the
main south-bank link connecting
Banjul to Basse. Its present
route passes through the prin-
cipal settlements of Kombo
.5t. Mary and Kombo North.
A road reserve to the east
of the urbanized area,7.5 km in
length from 0l1ld Jeshwang to
Abuko, will allow relocation
of the National Highway and
permit through traffic to
bypass the more densely settled
portions of Kombo St. Mary.
Tne network of major roads
and streets din the GBA has
been designed to 1link settle-
ments in both east-west and
north-south directions. It
includes secomdary highways
in rural parts of the GBA
and primarily arterial streets
in the urbanized portions.
The following new roadways
are. proposed:

i) extension of Badala Park-
way: to the east through
Kanifing to 0ld Jeshwang,
and to the west to Serign
Njagga and Sukuta(5.2 kms),

ii) a new road from Sukuta
- to Fajikunda through
the Tallinding buffer

zond (4.6 kms),

iii) continuation of the Kotu
to Bakoteh road south
to Latri-Sabiji (1.6 kms),

iv) a new road connecting

Sukuta with Banjul-N'ding
and Yundum (6.3 kms),

v) extension of the road

" from Management Develop-

ment Institute to 1link

up to -Mile 7 road near

Radio Gambia (1.5 kms).
Guidelines

1. Main roads through Serekunda
will be reconstructed gr
resurfaced by the Wor1d

b7

Bank as part of the Serekunda
upgrading project. Additional
improvements Yo main roads
should give priority to
areas marked for densifica-
tion and urban development.

2. Road reserves for major
new roads should range from
20 metres to 50 metres in
width, depending on the
expected traffic volumes
and speed. Details will
be sgpecified in the Action
Area Flans.

3. In addition to
roads mentioned
number of local
will reguire upgrading,
especially in areas marked
for densification and urban
development. Detailed propos-
ais will be contained in
the Action Area Plans.

the main
above, a
streets

3.3.7 Passenger Transport

Public passenger
services within the Greater
Banjul Area are provided by
the Gambia Public Transport
Corporation (G.P.T.C). The
corperation operates approxima-
tely 75 Dbuses on approx. 10
bus routep connecting Banjul
with the major settlements
of Kombo St. Mary and Kombo
North. As a result, bus services
are concentrated along the
main Banjul - Serekunda - Brika-
ma corridor with the exception
of the one 1linking Serekunda
to Bakau, anid there is very
little transferring from one
route to another. This pattern
of ftransport  service reflects
the present dominant position
of Banjul as the employment
and service centre of the re-
gion. |

transport

With increased urbanization
of Kombo- 8t. Mary and Kombo
North,  the shift of administra-
¢five, institutional and indus-

attern
flects
gition
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3.4.1 Problems,%COnstraints and

Potentials
- Soil
The important =~ soil groups
to be considered in the
planning region are of three
types. The first soil type
igs a highly developed soil
characterized by a high
water carrying capacity,
available nutrients, and
temporal flooding during
the 7rTainy season. This soil
type 1is located along the
seasonally active water

the physical Structure d
trial functions from Banjul courses f{(Kotu Stream, Lamin
to the Kombos and the construc- Stream and the Tanji River):
tion of new major road links, and is suitable for rice
the present public transporta- cultivation and dry Season
tion system will require modi- gardening. The second and
fication. 1n addition to in- third types are upland fertile
creased passenger capacity, and infertile soils. Despite
it will be required to offer some slight dgifferences,
a service that provides more these soils have the following
opportunities for transporta- characteristics in common: '
tion Dbetween the communities
of Kombo St. Mary and Kombo — low chemical fertility
‘North with less emphasis on _ poor structure and hard
travels to Banjul. consistency
In addition to the public - sandy or loamy sandy surface
transport system, taxis, vans horizon
and buses operated by the . .
qon-formal sector, have an - algh porosity ~ and  good
A . . rainage
important role in regional |
paséenger transport. Because - high water storage capacity
of the flexibd ity of these or the mineral components of
operationg they can provide the soil.
specialized transport services
which the public system 1is The fertile upland gsoils
unable to offer. The centre are located furthest away
of private sector transport fyom the water courses and
gservices 1is the local taxi are suitable for cultivating
park. As the Physical Develop- maize, millet, and ground-
ment Plan forecasts the contin- auts. The infertile upland
ued importance of private soils are the least suitable
sector passenger transport, for agriculture because of
taxi parks are included 1in insufficient drainage and
the provisions for expansion lack of soil depth; this
of settlements within the third type 1is mainly found
GBA. in depressions and valleys.
- Water Resources
Landscape,

Two broad river basins {Kotu
stream and the Tanji River)
are responsible for draining
the planning area. These
river basins are generally
dry excep® -during the rainy
season. There are three main
groundwater reservoirs (10
- 2% metres below the ground
with a depth of two to three

metres) capable of providing
the total water supply of
the planning area with good

quality water.
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Landscape

- Landscape Elements

The planning region f{eatures
four different types of
landscapes: mangrove swamp,
forest, farmland, and shrub
savana.

Approximately 30 km? of
the Gambia River Estuary
in the planning region are
covered by mangrove swamps.
The vegetation consists
almost exclusively of avicem-
mia, a shrub-1like plant
of up to five metres in
height. This landscape type
is used for small scale
oyster fishing and the fel-
ling of fuel wood. The roots

of the mangroves prevent
erosion of he so0il along
the estuaries. This area
is - also the  habitat for
tropical birds, reptiles
and insects. The forests
in the planning region can

be defined as having a tran-

gitional vegetation consis-
ting of tree and shrub savan-
na (free canopy of 1less
than 10 %), open woodland
(10 %2 - 50 % tree canopy)
and forests (more than 50%
tree canopy). The only tropi-
cal primary forest within
the planning z afea is one
which - 1is being protected
at Abuko Naiture Reserve.
No woodland %can be found
in' the immediate vicinity
of centres like Banjul,
Bakau and Serekunda. Larger
forest areas are gsituated

:south of the Tanji River.

Areas featuring intensive
farming are characterized
by farmland without trees

or farmland with more than
10 % tree stands. The burning
of wvegetation to clear farm-
land has resulted in a selec-

tion of {fire and drought
resistent species consisting
mostly of rhun palm, acag}a
and baobab. ;
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~equilibrium of the area,

The = areas covered by shrub
savanna are mostly used for
extensive pasture farming
and can also be considered

a vital habitat for African
flora and fauna. The vegeta-
tion consists of bush and
grassland. Scattered  trees
do not grow higher than §
metres.

In addition to these
malin landscape types,
are the coastline and
woodland in the valleys which
should be classified as land-
scape types with characteris-
tic features of their own.

there
moist

The following urbanization

problems either currently exist

or are 1likely to come dinto
existence within the planning
area. These problems may either
cause jeopardy to the ecological
impair
natural regource potentials,
or destroy the landscape.

1. Use of wvaluable agricultural
land for non-agricultural
purposes,

erosion of the coastline,

landuse conflicts, e. g.
industrial and agricultural
uses near Abuko| Park or
urban sprawl into gardening
areas etc.,

4. contamination
of groundwater,

and depletion

5. salinization of fertile

soil .
0oils, %

6. uncontrolled urban sprawl.

When trying to
above mentioned problems, it
is important to remember to
do so by taking into considera-

alleviate the

tion the constraints of the
existing socio-economic struc-
ture of the planning area and

also the existing environmental
conditions of The

k3

four

Gambia,. In -
énany cagses it is the unavareness

iscape

ogical
impair
tials,
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gectoral Aspects of

the Physical Structure : ‘Landscap
of possible environmental In order to protect the environ-
nazards resulting from inap- ment and to use 1its resources
propriate land uses and the as economically and carefully
traditional way of allocating as possible, the following
and hoarding land which set activities with long-term posi-
the 1limits to avoiding  such tive effects will be required:
problems. In addition, the

aecessity of cultivating and - Improvement of the Govern-
partly irrigating more and ment's land policies dinclud-
more land with shorter fallows ing planning and development
for a growing population 1is control.

a2 major constraint to protec-—-

ting the water resources and - Communication and education
the remaining tree stands. of the general public

The latter are also endangered environmental issues,

by the growing need for fuel schools and training semi-
wood (cf. also section 3.3.4 nars, by films and radio
above) . * broadcasts, also addressing

the local and traditional

leaders.

o

BANJUL

'~JSUKUTAV

L{ ) -. ' 'r\

t=] Farmiand Shrub Savana ——- River Basin
: ) Forest Mangrove Swamp —— Water Course
Figure 6: Present Landscape E
T~
50
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- r

- Intensification of agricul-
ture and desalination of
certain areas (e. g. Tanji
stream shores, upstream
of the new road bridge near
Tanji fish curing site)
to meet the increasing demand
for staple crops and vegetab-
les for the urban markets.

3.4.2 Guidelines for Physical
Planning

By adhering to the following
guidelines, most of the ecolo-
gical problems resulting from
the urbanization of the Greater
Banjul Area are most likely
to be alleviated. These guide-
lines are based on the princi-
ple of maFing optimum use
of the specific resources
of the planning area:

i. Preserve existing farmland
and provide fertile farmland
in the case of new develop-
ments.

2. Densify those residential
areas which are already
deprived of any areas used
for farming. :

3. Develop ang .. protect gneen
belts by #planting trees,
particularly fruit trees.

i

4, Reafforestation by public
institutions and/or private
individuals or groups.

5. Protect and develop open
woodlands and forested
areas.

6. Identify and protect bore-
hole areas.

7. Preserve the coastline
for nature reserves and
recreational uses and pro-
tect coastal strips endan-

gered by erosion (around -

Mile 1, Fajara cliffsg~and
at Bijilo Forest Park) .
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The Logical Framework
for Phnysical Development

Physical Development Objectivesf

for the GBA

0 Methodological Approach

Based on the results of the
analysis of the existing situa-
tion and on estimates and
forecasts of ©possible future
development trends, a set
of guidelines or criteria
for physical planning has
peen drawn up (part B of this
report}. These guidelines
are the basis for the formula-
tion of the main physical
development objectives for
the GBA. These objectives
are limited to 1issues which
are Jlikely to be influenced
by physical planning dinstru-
ments in order to ensure that
they are realistic and not
a mere statement of wishful
thinking. had

The statement of objectives
is followed by a specification
of the major results to be
achieved in order to meet
the proposed objectives. If
the results are defined in
a quantitative and very speci-
fic manner, it is
monitfor the fulfillment
objectives and to find
about shortcomings.

of
out

Strategies of gourses of action
desciribe how: these results
are going to be achieved.

The Physical :Development Plan

specifies which strategies
should be applied to which
aredas, taking into account
the existing potentials and
constraints of different areas
and the spatial requirements
resulting from the development
forecasts.

The procedure of defining
objectives, specifying them
by accurate results and design-
ing strategies how to achieve

the results is necessarily
influenced by overall value
judgements.. In this case: the
underlying values and gq}ding

principles are:

easier to-
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1 The Logical

and ;

- The natural environment ¢
the social organisation are :
the dinheritance or in other
words the resources which

we have to utilize as careful- i
ly and economically as possib- |
le; 3
the

- the urban growth and
inherent social changes
of "modernization” require
a modification of certain

0ld habits which are no longer ”
appropriate;

- in as far as possible physical
planning should contribute
to giving all individuals
the chances of a better quali-
ty of life;

- the best economic
be made of the
sources available.

use should
scarce re-

Some of these postulates natu-
rally exclude each other, others
complement each other. It is
assumed that the Physical Devel-
opment Plan offers an acceptable
compromise which at least to
the best knowledge of the plan-
ning team dis the optimal one
under the given conditions.

Framework for

Physical Development
{

l1Physical Development Objec-
tives for the GBA

Objective 1: The GBA 1is to

be developed as a functional

region with complementary rural
and urban areas.
Objective 2: In view of the !
expected population increase
in the next 10 to 1% years,
land has to be ddentified for
basic needs and housing, infra-
structural facilities and work-
places both in existing settle-
ments and in new areas,
the following

Objective 1 has

implications:
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Land Use Type | Ha %
Urban Residential 3288 ‘ 9,8
Mixed Use 256 0,7
Semi-Urban Residential 1396 4,2
village 852 2,5
Hotel 45 0,13
Business and Commercial 25. 0,06
Industrial 190 0.6
Institutioqal 301 . 1,0
Military - ' 63 v,18
Parks and Recreation 603 1,8 E
Cemetery 63 0,18
Transportation and Communication 617 1,8
Dumping Site 16 0,05
Agriculture 11129 33,2
Water and Swamp 5952 17,8
Shrub ' 2859 ' 8,5
Foresgt ’ : 5652 17,0
" Quarry o : 15 0,04
-Beaches - 126 0,4
Special 21 | 0,06
“Total 33469 100
'~ Both rural and urban .func~ requirements of the urban
¢ tions within the GBA should and the rural areas are in
be  strengthened in order conflict. The only solution
Lo achieve the highest possi- to this conflict lies in
ble degree of self-gsufficien- intensifying both rural and
Yy of the area in terms urban land wuses rather than
of food supply. Given the supporting their random exten-
limited area, the expanéﬁon f;: sion or allowing them to
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The Logical Framework ' Physical Development Obje6+
for Physical Development tives for the GBA

Table 7: GBA: Proposed Future Land Use Size and Type
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The locical Framework Physical Development Objec- .
for Physical Development ) tives for the GBA !
mix. - The containment and restric-

tion of urban sprawl tenden-

- Objective 1 requires mainly cies implies higher densities

restrictive policies ("nega- in some urban areas. The

tive planning"”) with respect analysis has shown that

to land use changes; hence, there are large urban areas

protective measures Lo pre- with very low densities

serve the natural resources which is very uneconomical

and - the agricultural 1land with respect to servicing

are implied. For this reason, such areas and is an impedi-

no separate objective dealing ment to urban agglomeration

with environmental protection benefits.

has been mentioned. In other

words: A Greater Banjul Objective 2 has the following

Area without the protection main implications:

of  its resources cannot

become a functional region, - As much unused land as possi-

but will necessarily be ble should be identified

a disfunctional one. within the existing bounda-

o

|

@ <2500 Inhabitants

7

Figure 7: Proposed Future Populagion Distribution
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for Physical Development

Main- Results to be Achieved

-

- I

ries of the urban areas.
Undeveloped or underdeveloped
1and should be brought to
petter use 1in a deliberate
urbanization attempt because
scattered settlements can
never be serviced properly.

- Future residential plots
. ghould be more restricted
N in size than in the past.

R

- New settlement areas have
to be identified

LVAn)

in strategically favourable
locations, i.e. future
inhabitants should have
the best possible access
to existing centres and
basic facilities;

preferably#* on land with
the least fertility.

- Objective 2 requires mainly
promotional policies ("posi-
tive planning") to indicate
where which new areas, basic
facilities and dincome gener-
ating activities should
be located.

e T Lo =~ T~ < B et

1.2 Main Results to be Achieved

. The main results_ (or "outputs")
rof physical ¢plann1ng have
i to be achieved to contribute
. to these two objectives:

- Result 1: Complementary land
uses have to be
introduced in the
whole of the GBA.
The main functional
land wuse categories
are urban, gemi-
urban and rural.These
categories are fur-
ther specified ac-—
cording to the Physi-
cal Planning Act

E

NB % " in  the "Land Use
|
|

Plan 2000" and des-
cribed in the follow-
ing chapters.

e
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Result 2:

Result 3:

A hierarchy of urban
centres ("multicore
development™) has
to be set up.

Different sizes
of such urban cen-
tres, their catchment
areas and the variety
of services offered
lead to a hierarchy
of the centres,
for example:

- regional centres:
Banjul, Serekunda

- subregional centres:
Bakau,Sukuta,Lamin

- local centres:
various local mar-
kets.

These urban centres
are defined to pro-
vide

- opportunities for
economic activities

- social and other
services fqr the
population

— land for an admin-
istrative centre.

A special case of
an administrative
centre is the one
serving the whole
of The Gambia, it
is to be shifted
gradually from Banjul
to the Kanifing
Administrative Zone.

A basic . network
of infrastructural
utilities has to
be set up, especially
regarding roads.
Network systems

generally are more
efficient and safer

in providing the
services . required
(access, water,
electricity, tele-




The Logical Framework
for Physical Development

Strategies to be Appiied

comms) than the
present ribbon and
branch system confi-
gurations.
The following map visualizes
the three results and should
serve as a "pocket masterplan”
of the essential features

to be kept in mind in future
decision-making.

1.3 Strategies to be Applied

Three strategies should be
applied to the different land
use categories (urban, semi-
urban and rural):
Strategy 1: Densification
T of underdeveloped
urban areas.
Strategy 2: Upgrading
: of dengely built-
up and substandard
areas.
Strategy 3: Preservation
of those areas
which are already
now 1in 1line with
objective 1 {which
contribute to

sthe GBA as a func-
*tional region).

Strategies !1 and 2 are promo-

tional in charac¢ter, strategy
3:is restrictive and the neces-
sary complement to strategy
1 . R

These strategies are justified
by the following reasons:

Densification and a restrictive
policy as to the allocation
of new development areas are
the best means to contain
the urban sprawl using up
valuable agricultural land
and to prevent the emergence
of more and more scattered
settlements which
accessible and

cannot be

ares badly-
ser—
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viced but at very high costs.

The potential of empty 1land
within the  settlements must
be mobilized to make more
economical use of the. urban
structure and to increase
the necessary agglomeration
economies.

Upgrading of dense and sub-

standard areas find its justi-
fication in economic and social
I'eaAsSons:

- just as with any machine
or technical hardware it
is more economical to main-

tain and dimprove the "urban
hardware" rather than to
run it down and to invest

in new structures.

- infrastructural and accessi-

bility standards below the
acceptable and affordable
average should be avoided
for reasons of social justice
and to prevent political
unrest. :
"Pregervation of areas which

are well functioning or which
offer potentials for future
uses is justified by the gener-
al requirement of resource
protection and development.
The preservation strategy
has two main components:

(1) Conservation of existing
land uses and special
sites like gardening areas,
forests, mineral resources,
historical sites and green
beits;

Control and careful devel-
opment of rural villages
to avoid their suburbani-
zation and to enhance
their agricultural produc-
tive function.

The following table summarizes

the above stated planning
approach, Reading the table
from the top down means .to
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Densification Strategy

Criteria

r

follow the logical reasoning;
reading it from the "~ bottom
uyp means to follow the time
sequence of tackling the tasks.

with few gtructures only
or plots with buildings
which have been under con-
struction for quite a number
of years.

Objectives 1 GBA to be a

2 Land identified for population growth

functional region

Results (outputs) 1 Land uses determined
2 Hierarchy of centres
3 Infrastructure networks

2 Upgrading
3 Preservation

strategies (activities) 1 Densification )}

) = Promotion

)

‘Restriction

i

Inputs ' _ cf. chapter C
- capital inpu
- institutions

- trained personnel

3 on "Implementation”
t

and legal instruments

2 Densification Strategy -

2.1 Criteria

The following types of areas
offer potentials for densifi-

cation/extension and have
veen used as criteria for
chosing appropriate areas

for that purpose:

- Areas_ whichk hay serve as
a counter-magnet for the
drift from:. rural areas to
nearby urban centres. These
include areas which have
a functional importance
for their surrounding areas
such as sites for industrial
estates or an expansion

area for a congested commer-
cial centre.

£ - Areas with low population

density (75 inhabitants
per hectar or less).

: Areas where more than 20%

of the allocated plots are
€lther undeveloped or under-
developed. These inciude
large, underutilized ﬁﬁots f;‘
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Areas  where open land, not

owned by anybody, exists
within the  settlements and
which at the gsame time

fulfill the pysical require-
ments for new developments.

2.2 Land Use Concept and
Implementation Guidelines

The future land use of an
area should be derived o
developed from the present
land use and from present
and future functions of
the settlement in the overall
context of the Greater Banjul
Area. The following guide-
lines should ©be followed
when densifying an area
and gradually establishing
or improving urban or sub-
urban structures.

Residential area

Population density:150-250
inhabitants/hectare. Plot
size: 250-400 square metres
with 40 % built-up area
and a building height not




-;Densification Strategy

Land Use Concept
and Implementation Guidelines

exceeding two storeys. The
residential area shall take
up the largest part of the
settlement.

Business and Commerce

Additional commercial areas
are to be provided near exis-
ting ones, either with purely
commercial or mixed commer-
cial "and residential use.
New areas should Dbe reserved
for markets.

Industry

Areas for manufacturing, light
imdustry and workshops ghould
pe identified within the set-
telements, the main criterion
being accessibility.

Public Admininistration

As public administration in The
Gambia eventually will be
‘decentralized, areas for public
service and other institu-
tions will bhe regserved as
the need arises.

Social Amenities

The following social amenities
for which 1and JShould Dbe Te-
jserved according to the stand-
ards -of the capchment radius
should ©be foreseen for the
population of the settlement
itgself and for the people
of the surrounding area:

- education

- health

- religion.

~ community gervices
- recreation

- cemetery.

Depending on the function
of the social amenity, its
location can b€ central or
decentral.

4

%~ guccess of
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Transportation and Communica-
tion

Taxi  parks, bus stops and
other services {Post Office)

should be foreseen and allocated
along the existing main roads.

Densification necessarily
implies two main provisions:
first, a gradual change of

the residential use and second,
an increase of the functional
importance of & given settle-
ment. This means that the
gsettlement in question has
to be attractive for its pre-
sent population and for those
who possibly want to settle
there. This can be achieved
py an increase of its social
and technical facilities and
by ensuring the accessibility
to commercial, industrial
and other urban activities.
Therefore, it ig  important
o attract egssential projects
and institutions to such areas
in the very peginning of the
implementation phase.

The gradual changes of the
residential use to be intro-
duced are as follows:

residential plots have
allocated in unused
open areas. The
size of these urban plots
will be determined Dby a
new standard of 250 to 500
square metres.

— New
|to be
'and other

_ If .a previously allocated
plot has remained unused
or undeveloped for more
than two years, it has to
be re-entered according
ro the plot standard for

urban areas.

_ At least 50 % of the present—
1y underutilized plots have
to be subdivided and alloca-
ted for residential purposes
or social facilities. The

this strategy
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pensification Strategy

Areas to be Densified

r

depends on the compensation

rate and the co-operation
of the present owners of
the piots.

The above mentioned implementa-
tion actions have to be under-
stood as a simultaneous pro-
cess. Although each application
for a plot, whether for resi-

areas [
within the
Area; as

should be
Greater
these areas
different features,
are different reasons

their densification.

densified
Banjul
have
there
for

Sukuta and Lamin

These

_ two settlements  have
dential or non-residential central functions for the
purposes, has to be decided areas surrounding them; they
upon individually, the densifi- are both sub-regional centres
cation strategy has to be for the supply of commercial
taken into account. goods and services.

Latri. Sabiji/Faji Kunda Area
2.3 Areas to be Dengified _
This area mainly serves as
a residential quarter taking
The following |six different up most of thé spill-over
A BANJUL
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¢ Figure 8: Location of tn@'Are%§fto be densified/extended




Densification Strategy

Area Details

of the heavily urbanized areas
of the Greater Banjul Area.

7,500 inhabitants lives in %
a net residential area of
193 ha with. a density of 39

7

Kanifing, Koto and Bakoteh inhabitants per hectare.
These areas are reserved for Land Use
residential purposes where
special housing and plot dis- The present built-up area
tribution programmes wilil is about 275 ha of which 193
be realized such as the "Site hectares are used for residen-
and Service" Project in Kani- tial purposes and 82 hectares
fing etc. All these three for social and commercial
areas Ihave planned lay-out facilities and the road net-
concepts which determine the work,
overall land use of each of )
them. - Land use is characterized
by a centre with a market
and a mosque surrounded by
residential compounds.
2.4 Area Details One primary and one secondary
i school, a clinic, a dispensary
2.0.1 Sukuta and a number of neighbourhood
mosques are decentrally loca-
Existing situation ted.
Population The original settlement grew
mainly towards Serekunda.
The present populaticn of
IR :;gab';;; 7 > N 1
A - 0 E :, ._ﬁ g {/‘ % Z‘?”f,’ ) ‘:‘,;' o % Residential
SR LRSI \ ﬂ Lo 7//{///// ) //A/ E- _.3%__) MR
"':‘ d\a ) Ia' + -‘- '; ':.—':'—-:.a‘-.-. .-. T . Cultivation
.; ..f.ahsgﬁeﬁ - o7 €%22_42227 7 % 7%" P .,,1¢.ﬂL;.ﬂ
7 ///////4 4////////"’// »/,(/ A 77725 Forest
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Figure 9: Sukuta: Present 'Land HWse
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The recent development shows
a complete lack of proper
1and distribution. Therefore,
sukuta's original settlement
is gsurrounded by urban sprawl
with 1large stretches of open
1and within the built-up area.

proposed Future Development

Population

According to the proposed
population density for urban
areas, the present density

has to be increased as follows:

The new residential areas
have a population density
of 200 inhabitants per hectare;
the Ipresent residential areas
have to bg densified gradually
with' the objective of increa-
sing at least 50% of the area
from 39 inh/ha to 150 inh/ha.
As a result, the future popula-
tion density will be categor-
ized by three types:

40 inh/ha) present built-up
area {(minimum)

present built-up

150 " )
area ‘
200 " ) new built-up area
{maximum)
Land Use
With additional 215 hectares,
" the future gross area of Sukuta
will be some 1490 Thectares.
About 70 % of the area shall
pe used for residential pur-

poses and 30 % for social faci-
lities, commercial and adminis-
trative activities and the
demands for road network exten-
sions.

The main land use characteris-
tic will be a concentric lay-
out with a commercial centre
surrounded by residential quar-
ters, provided with decentrally
located facilities and a net-
work of main roads passing
through the area 1in different

S

‘ Education

B Health

Community
Service

. Religion

[:] Play Field

O Public Service

(O market
D Taxi Park

flesidential

N [D Mixed Use
sukuta A ] 1:30 000
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directions

ments.

The

Table 8: Proposed Land Use Distribution

surrounding
intended

for

and linking Sukuta
with the neighbouring settle-

areas are
agricultural

and
gerving as
prevent further urban sprawl.

forestry

green

uses, partly
belts to

. ExistinggT New Total

Land Use Area Areas Area
ha ha ha
Residential 1973 150 343.0
Facilities 25.6 20 46.5
Commercial 6.0 3 3.5
Access 55 g2 92.0
e
Total 275 215 490.0
L _ . _

Table 9: Proposed Population Target Figures

Net =

Dersity Area Population
inh/?a ha

" 30 97% 3,888

150 96* 14,400

200 150%% 30,000
Total 3473 48,280
Present - 7,500
Population
Additional Population 40,780

Xpresent built-up area

XX
new development ar€a
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rable 10: Proposed New Social Amenities

Education (4 primary and 1 secondary school) 7.
Health (1 clinic, 1 health centre) 3 ha
Religion 1.5 ha
recreation and Sport 5 ha
community services 7.5 ha
Total 18.5 ha
public Administration . 1.5 ha
(1 Fire Station, 1 Police Station,
other government buildings)
commercial/Industry 3.0 ha
!
Total areaggor non-residential purposes 22.5 ha

-

IR S S BT

Residentlial
Cultivation

Forest

] N LAMIN
A 1230 coo

2 ! p ’ '.-.,,__ \ ,__\i. o "\ .
i A T 2

B

Yok
0]

o

-3
¢
—
-

: Lamin: Presen}»Land Use
€
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2.4.2 Lamin
Population

The present population of
about 6,000 inhabitants lives
in a net residential area
of 133 hectares with a net

density of 4 inhabitants

per hectare. In the end, the future popula-
tion densities will be categor-

Land Use ized by three types:

The present built-up area 5 inh/ha) present built-up

is about 190 hectares of which

inhabitants per hectare.

The present residential areas
have to be densified gradually
with the objective to increase
at least 50 % of today's area
from 45 inhabitants per hectare
to 150 inhabitants per hectare.

area {(minimum)

133 hectares are used for 150 " ) present built-up

regsidential purposes and 57 area

hectares for gocial and com- 200 " new built-up area

mercial facilities and the (maximum)

road network. The National

Highway (NHW)* divides the Land Use

settlement in two parts. Com-

mercial activities are concen- With an additional area of of
trated along the NHW. The 160 hectares, the future gross gross

compounds are located beyond
the mixed use area (commercial
and residential) and the plots

area will be about 330 hec-
tares. 10 % of 1t shall be
used for residential puUrposes

are fairly well developed and 30 % for social amenities,
and of regular size. The set- commercial and administrative
r1ement tends to grow mainiy activities and a road network.
eastwards along the road to

Mandinari. Due to the presence The future lay-out of the
of the Abuko Nature Reserve aettlement will be mainly
and the new buffer zone around determined by the present

it, there 1s RO, possibility
to extend the & development
any further beyond the presepnt
weatern boundary of the vil-
lage.

There are a few social ameni-

1and use which 1is a - Jinear
development along the ~NHW.
on both sides of the highway)
the non-residential activities
have to be allocated. The
connection between the residen-
tial and non-residential areas,

ties mainly accessible from such as commercial centre,

the main roads. etc. will be provided Dby a
number of roads, at right

Future Development angles to the highway, linking
the residential quarters to

Population the highway.

According to the proposed

population density for urban

areas, the present density

has to be increased as fol-

lows:

The new residential areas

are to be densified up” to o

a population density of 200
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Figure 12: Lamin: Propbsed Future Land Use

L U PAROREAT 2T
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e 0\ [ realth
7 ) Community
e . . Service
I/ //
-~ //
. /’ — . Religion
rd
el { ] Pray Fiels
,’/ O Public Service
: O Market
. D Taxi Park
- y/ - .
-~ = g £ ] Residential
// \\ hY Mixed Use
\ Ay Al 130 oo

Table 11:

Proposed Land Use Distribution

Eisting New Total
Land Use Area Area Area
j o ha ha ha
Residential 133 98 231
Facilities 18 12 29
Commercial- 1 2 h
7 -Access 38 28 66
Total 190 140 330
L
i
b
T-
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Table 12: Proposed Population Target Figures

' Net
Density Area Population

inh/ha ha
45 672 3,015
150 66xx 9,900
200 98 19,600
Total 237 32,515
Present Population - 6,000
Additional Population 25,51%

X I
present built-up area
“new development area

Table 13: Proposed New Social Amenities

Education (3 primarv schonls and 4 ha
1 secondary school)
Health (1 health centre) 1.9 ha
Religion 2.0 ha
Sport and recreation 3.0 ha
Community services l 1-  ha
i
Total _ 11 ha
Public Administration (1 Fire Station/ 1 ha
' 1 Police Station and
other govt.pbuildings)
Commercial 2 ha
Total area for non-residential purposes 14 ha
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> 4.3 Latrikunda Sabiji/Faji The NHW divides the overailﬁ

unda Area settlement in two parts ang
- has changed the previous pat-
EQBEEEEEQE ~ tern of plot allocation. Where-
as plots near the core settle-
The present population of ments are large and have been
13,000 inhabitants lives in allocated a 1long time ago,
a net residential area of plots nearer to the NHW are
245 hectares with a net density smaller and of more commercial
of 53 inhabitants per hectare. use due to the impact of the
NHW .
Land Use
- Furthermore, commercial facili-
The present built-up area ties tend to be located along
is about 350 hectares of which the NHW, Another iand use
245 hectares are used for characteristic of the place
regidential purposes and 160 are  the stretches of open
hectares for social and commer- land along the fringes of
cial facilities and the road the o0ld settlements and the
network. large number of undeveloped
| plots  within  the  built-up
The area ,itself consists of areas.
an agglomeration of several
settlements. Each of them Within the built-up area,
has a centre with a mosque there are some social amenities
and some shops. such as primary school, a
mosque and a church.

) SRR
//////ﬂ TR Cultivation

Y B A o
///,// ; N

Forest’
AN ! A\ Ecucation
/ N L retigion
“"‘__ Q O Hea1tn

ey /C'”Cz
- 7 5,,/// ©Q reriet

1
4 -
2\,
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ks o,

o b

- ’/ % -

- R L A S R /’4‘ 3 N e s
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VLT TN T (3 " ° 7 7 Sl FAJT KUNDA AREA
REE A ;J'g'?\‘yjﬁf;.-f.'-f 30 oo

Figure 13: Latri Sabiji/FEji Kynda Area: Present Land Use
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: pensification Strategy - i
Future pDevelopment 50 inhabitants per hectare
_ . (minimum)
population ' 150 " per hectare

* According to the pPOposed 200 " per hectare
population density for urban (maximum)
areas, the present density
has to be increased as follows: Land Use
The new residential areas Wwith an additional area of of
should develop to a population 250 hectares, the future gross 088
density of wup tO 200 inhabi- area will De about 610 hec- ec-
tants per hectare. tares. 70 % of it shall be be
' used for .residential purposes 5€S
The present residential areas and 30 % for social amenities, €S,
have to be densified gradually .. commercial and administrative ive
with the aim to dincrease at ~activities and a road network. .
jeast 50 % of the land from,
53 inhabitants per hectare = The future iay-out of the the
1o 150 inhabitanés per hectare. settlement will be determined ined

by the present land use.
Finally, the future population
density will we categorized This means that the traditional onal
py three Lypes: core settlements have to be be
preserved  and improved DY by

the allocation of non-residen-
tial areas. As a result, the

area - should b€ developed to to
////// 1 A €ducation

: g g///{/{//{// : B tealth

%////};/%/ . | ; Religicjn d

B el s e et

O 7exi Park ,Park 7

722 Residential ; _;entla].

N “ & m Mixed Use Use

A LATARI SABILII - FAJI KUNDA AREA ra 21 1:30 000

e _ 4
Figure 14: Latri sapiji/Falji Kunda Area: proposed Future Land Use Z$d Use
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. become a focal point with prevent further urban sprawl.
+  gome specific activities such This is of special importance
. as commercial, workshops etc,. in the area southwest of Latri-
F kunda Sabiji (Sinchu/Kunkujang)
£ The surrounding  areas are  where the GUC well fields
% jintended for agricultural have to be protected by prohi-
# and forestry uses, most of biting any further building
them within green belts to developments.
of
188
3C—
be & T e
. ; Existing New Total
Zzs % Land Use Area Area Area
ivé : _ ha ha ha
keoog | Residential 2l5 182 n27
the |
3“%2 % " Commercial 2 3 6
;
by & -
den- g% . :
the % Access A 52 122
| to %
Total 250 260 610
- I
a
4 Table 14: Proposed Land Use Distribution
] M Net
Density Area e e s
ﬁ . inh/ha ha Pepulation
le1 50 123 6,150
oervice fi 150 122 18,300 °
200 - [ 182 36,400
Total - 427 60,850
Present Population - 13,000
Additional Population 47,850
Proposed Populat#on Tapget éigures
70




Densification Strategy

Area Detailsg

Table 16: Proposed New Social Amenities

Education (5 primary schools and 7.5 ha
1 secondary school)

Health (1 c¢linic and 1 health 4.0 ha
centre)

Religion 1.0 ha

Recreation and Sport 7 ha

Community services 5 ha

Total _ . 21.5 ha

Public Administration (1 fire station/ 1.5 ha

1 police station/
other . .government buildings)

tions etc. Apart from providing
residential plots, allowance
is made to allocate sites for
social, commercial and adminis-
trative activities and a road
network. - At present, part of
the regidential plots are al-
ready being allocated to appli-
cants and some of the social
amenities are being developed.

2.4, 4.1 Kotu/Kololi Area

Kotu/Kololi Area is surrounded
by the settlements of Seping
Njagga, Bakoteh and Manjai

-

71

‘kunda,

Commercial/Industry 3 ha
a2
Total area for non-residential purposes 26 ha
2.4.4 New Lay-out Areas kunda, by agricultural plots
: ‘ and the Tourism Development
The New Lay-out Areas are loca- = Area along the Badala Park
ted in Kotu, Bakoteh and Kani- Way. According to the proposed
fing. These areas have .béen lay-out,-- its future function
developed recently. The lay- will be a residential quarter
outs differ from the tradition- with some non-residential
al form of 1land subdivision facilities, the most important
because the lapd, use and plot ones being already in exis-
sizes have ©been planned and tence, e. g. the kotu power
defined by the Physikal Plan- plant, the sewage treatment
ning Department, similar to plant ~and the Publics Works
areas like Fajara M or F sec- Department workshop {(under

construction).

Popuiation

The projected population of
about 20,000 shall 1live in
a net area of 100 hectares
with a population density

of 200 inhabitants per hectare.

2.4.4,2 Bakoteh

located between
Sukuta and Manjai
The significant differ-
from the

Bakoteh isg

Serekunda,

ence

traditional

1f}betwef

E Manj:

“haiffe
. dition:
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; rable 17: Proposed Land Use Distribution (Kololi/Kotu)
E Area
- Land use ha
a b
H Residential 100 ha
| i Facilities 13 ha
a 3 Commercial 2 ha
i Access 35 ha
a a
% Total gross area 150 ha
ia : Proposed new social amenities
1a
8
18 Tablie 18: Proposed New Social Amenities (Kololi/Kotu)
ha . : - 1- *“”
~ Education o (1 High School, .. -
o i 2 Primary Schools)
a . L.
§ Health (1 Clini¢) . .
nha ““E Religion )
% Recreation -and Sport -- - - - - e
% Community Services
PlOtS'ETotal
pment i - i
Park § Public Administration. {1 Fire Station, other
posed & B government buildings)
ction i
brter Totali area for non-residential purposes

§pattern in this area is the
.extension of the original vil-
flage settlement by a recently
undeTfdeveloped housing estate con--
ysisting of pre-fabricated one-
fStorey self-contained houses.
gIn addition, there are a S0S-
FE 8 Village and a Pri-
Olgmary  School attached to it.
further lay-out for a possib-

txtension of the housing
te also exists.

brojected population of
7,000 inhabitants shall
1@ a net area of 3% hec-
With a population density
200 inhabitants per hectare.
f'..

72
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Table 19: Proposed Land Use Distribution

Area
Land Use ha
Residential 35 ha
Facilitieg 1.75 ha
Commercial 0.25 ha
Accesg ‘ 5 ha
S e

Totail Gross Ares gy ha
__________________________q_‘_a

Table 20: Proposed New Sociail Amenities

Health . {1 Dispensary) 0.25 ha

Religion : 0.25 ha
Réﬁreation and Sport 1
Community Servicesg 0.25 ha
_ .
Total 1.75 na

_‘——-—-—.______‘___.__,__._-—______—-_._._-—u—._..______

2.4, 3 Kanifing Population
The Kanifing New Lay-Out Arep The projected’ bPopulation of
is located between the Kanifing about 15,000 inhabitants shall
Industrial Estate and the live in 2 net area of 75 hec-
development s-along Kairana tares with 2 population density
| {(former PipeFine) Road, the of 200 inhabitants per hectare.
Stadium and the government - .
quarters, *

Part orf the area has to be
reserved for administrative
burposes and part asg g green
belt.

As g result, only some 50%
of the ares are reserved for
residentiaj burposes, of which
again 50 ¢ shall bpe covered
by  the "Site ang Service"
Project to be implemented
from 1985 on.
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Table 21: Proposed Land Use Distribution

Area ;

Land Use ha %@
Residential 74 ha

i Facilities 9 ha

| Commercial 2 ha

£ Access 22 ha

1 Total gross area. .. . 180 ha

f Table 22: Proposed New Social Amenities

i Education (1 Primary School/

5 ... 1-Secondary School)

gi Healthe _ (1 Health Centre)

Religion :

Recreation and Sports

Community Services .

Total _ . e

3 Upgrading Strategy

3.1 Criteria
Basically, thdse  areas in the
GBA . can be described as up-
4 grading areas which have
% reached that stage of social
@ and physical congestion that
® the originally planned physicd
g structure is now inadequate in
';Espace and is overloaded. The
# originally planned social
g 20¢  technical infrastructure
i Such as schools, mosques and
public places, accessibility
ater and electricity supply
8 well as sewage and waste
émoval is now overloaded. But
gggifically _seen, those areas
calin the limits of the phys-
Bhbuld develop@ent strategies
rea be defined as upgrading
8 which, apart frogr the

T4

above mentioned problems,
obviously are part of the
GBA urban area; this -means

that dits inhabitantg mainly .
work in the non-agrarian sec-
tor. Furthermore, these areas
belong to those regions which,
being a residential or mixed
area, a. commercial centre
or a market place, have a
special function for the GBA.

3.2 Upgrading Concept and
Implementation Guidelines

The - following aspects are
important for the implementa-
tion of an upgrading programme:

- identification of the object

congsidered for upgrading
with regard to the available
resources and the usual




Upgrading Strategy

Upgrading Concept and
Implementation Guidelines

or desired standard;

- guaranty of the object by
participation and control
of the target social groups.

Considering the above mentioned
agpects which ~should always
be seen in context, an upgrad-
ing concept modifies itself
according to the existing
gsituation. This means

immediate steps mnmay be neces:-

_that |

sary with few ConStTugtiQhai‘z
and spatial change ofﬂﬂ%onggﬂ:
term measures by means of’.

- qifferentiated and complica™

ted physical
egss. Both types
will be necessary

and social’ proct’”®
of measures
in thg*ufban;'

centres of the GBA since” €s5pe= N

cially these <arcas ‘on- - the -
one hand are frequently Tused
- every day to varying degrees -
and on the other hand--have
not been upgraded for -a long -
time. .An upgrading programme
for these areas

the following steps:

comprises .

_ additional new public Stand-

pipes

- improvement of waste eollec= -

tion and disposal methods- -

- improvement Ofrsﬁwagéldiépgs:f
al methods P aispos—,
e
i i . - L; R
- provision of social amenities: :
- improvement  of

road network

- improvement of market sitesa: -

After
has to be upgraded,
aple standard will be decided
upon on the basis of the exis-—

ting Tesources, for example,
whether a road is to be bitum-
ised or simply to be “latrite
surfaced. Therefore, the
upgrading concept 1s defined
on the basis of the fixed
standard; thus, the following
concept results for the GBA
urbhan areas: ra

existing .

having decidédfr Whaft:
the obtain- -

Public standpipes  are
to be erected where there
are too few of them; this
means that for cost reasons
the adequate standard of 100
metres radius of catchment
will have to be neglected
here. As far as waste removal
ig concerned, the inhabitants’
gelf-help will De more re-
quired;L,variQus places which
are=.-not %9009 “disturbing for
the .- compoungs... are
as...-waste .ceillection sites
where waste should-be-gollecked
and;hurni-:ﬁt;pnesenbi'sewage.:
removal 'hégmatojabemqreducedw
to. the- .amelioration and Tecon~ .
struction: of.~ drains for:-Lthe- .
stopm.. watepr .drainage;r: Dut
in~-the leng  -Buml, espeeially .
regarding - the demgity’ .areas,- .
golution possibilities;bﬁwill
be necessary in order to remcove
the.waste water of -each.plot.As .
far . .as aoqialfyamenjties are. o
COﬁQQPH@dieﬂh§ﬁﬁﬁiStiﬂg:inSti*‘~
tutions will be extended - fur~
ther and used more expansively
beﬁQﬂS_waPeaS:yShallggbg defined ~
asuneedingemem-ones;;Espggially.:
in- the -cage of - .schools, 1L~
is -qbsenved: that.- they: often.:
have - enough :.spaeg. in: order -
tor- build:.on additional -builds

only

ings. which, cani~alse b€ used -

for, othemri=z
during -thesz
Only: ~thoses TOM
whichnpelong;t@ﬁine main: 7 ,
LEhey axﬁf?partiyf%bit@mised;
and . partly: latebhe surfaced:.
The - markets yare provided with.
the -essential shpyildingymeasures.
such ag ¢ -Toofbingy -pavement:
of the ground, removal of
sewage and waste, water supply

and public toilets.

sgeial «~puUrposSes -
zscheql-ﬁneexitime;k—%

The implementation of an up-
grading programme is not only
the task of Government, but

of other instituticns 2as well.
But by far the most important
element for the success of
an implementation programme

ﬂﬁfinedn;‘
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Upgrading Concept aﬁamw
Implementation Guidelines

is the need to involye' the
ublic at all levels of imple-
mentation. This has not only
tne advantage of reducing
the costs involved, but also
of generating the interest
and later on the acceptance

py the public.

g
*
,':f:':
i
B
%

1
ki

3

first step

opviously, the
for Government_
secure 3 pHE S necessary

cogpder EG6- accompllsh

variéﬁs pfogrammes

" the-

1y = sbut ifdterndtional - fuhding?
shouldhcdlsc ™ bev “sought singé:
the Cmepipss 6f |- tﬁ19~ p?oposed
upgradiﬁgl programme can < "ge
seeri in @ the :fdce of physicdl
and . - 86¢ial problems | which--
are- llkely td

some extent LR fol e

Instltutlons to 'be

would eﬂtall “.the «:GUE, PWD,:
UDG‘:!‘aNde’ mon- gevernmental
organlsatldns ' : s

T

The GUC wOuld ’be*=réquiﬁéd
to provide +the cproposed: pablic*
standpipes 7 -and -additidnal -
street : lighting’ 1n r681dent1a1
arsas.” As far-- as
costfirehohld'?ibés-
mainly to material-
all = labour - ¢eést® shbuld‘ bé'
allocated £5-<memnbérs - of :theé
publlc 11V1ng f¥ithin a- locallty
o4 that.i P4 “Henefit “from-
| glven: ’standpipews;Tnis MEans

that ©all digging work:
Cahals ‘oS " the
street : light ' pdsts
carried out by the-public.

ﬁestrleted
cost,; and’

§ The same principle could be
4 applied in the construction
or improvement of roads. The
g public could be persuaded
_:in the spirit of Tesito to
§ take part in street work within
# their 1locality. The Public
ﬁwOPkS Department might perhaps
£ Litart a public mobilization
j;o%mpalgn to get a maximum
¥ Public participation.

7

will be to: .
”fundST“

”These~~
fundsomay - bes provided 1nternaldn~

“be " solved -to- -

'invoIVedff

90881b1e,-"

for -
s arection “of -
could: be

waste c¢ollection
KUDC or the
as the case

As far as
is concerned,
cleansing agency,
may be, should erect walls
of about one metre high at
waste collection points to
contain waste. The public
should be appealed to co-
operate by dumping all waste
at prescribed areas. The res-
ponsible agency will then
chlect waste at the collection
points . for disposal at the
ma;nﬁdasposal site at Kotu.

Also: Ln the case of social
amenltles, which is an ongoing
needm Vppbllc involvement 1is
fundamental, whether it  Dbe
the. constructlon of a community
centre,na school or a mosgue
Goxernment may take the respon-
51bllmty ‘of providing materials
and technlcal advice while
all 1abour costs will be allo-
Ca$ed to neighbourhoods.

Undbﬁbtedly, in any implementa-
tion programme, there 1s bound
to.be protvlems mainly of finan-
cial or managerial  nature.
It is therefore suggested
that::f6r this proposed imple-
mentation . programme due note
is belng taken of the financial
resources available and a
concrete systematic approach
to: i implementation worked out.
To. ,this. end and in view of
flnan01a1 shortcomings, the
1mplementation programme will
give  “priority to those areas
not covered by the World Bank
Urban® Management and Develop-
ment’ Programme.

3.3 Areas to be Upgraded-

Banjul, together with Bakau
and Serekunda, constitute
the country's bulk of the
urban area and account for
more than two thirds of the
total population in the coun-

The areas can be referred
of the

try.
to as the urban COreEs
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Areas to be Upgraded

commercial
activities
parts of

agglomeration with
and administrative
serving all other
" the GBA. Because of their
significant functional impor-
tance for the GBA, it is pro-
posed to upgrade these areas.
Common to all three settlements
are typical urban problems
of varying dimensions. These
problems include:

urban congestion

- lack of water supﬁly

- improper waste
and disposal IS S

- poor sewage disposal

o

collegtlon o

- inadequacy of social ameni-
ties

- inadequate street pavement

- general sanitation problems.

Among the settlements within
the GBA, Banjul, Bakau and
Serekunda area are the most
congested areas with a popula-
tion. . density of more than
250! lnh/ha Omercrewdmng .reaches..
levels- . about }?qugrson&.
per room, thus ~* indicating
thﬁwacu§e.§hortage;of houslng.,w

T

SERING

Atlantic  BI7ALG
Ocean

.-
. -

A

¥  Areas to be upgraded / improved

NIAGGH - #% -

Figure 15:

’}" :
Location of Areas to bé-upgraded/improved in the GBA
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‘Areas to be Upgrad

imeni- % cases standpipe distribution dren of school age.
¥ streches beyond 100 m radius
ant % of catchment. Bakau with a In all of the three settlements
% population of 8,440 has only the streets are inadequately
lems. g 10 public standpipes in the surfaced. Generally, residen-
% nole town, and in the Sere- tial and commercial users
within § xunda area with a population are not only inadequately
1 and of 72,534 there are only 41 served by technical infrastruc-
most standpipes  concentrated in ture, but also the level of
opula- the o0ld settlement. The peri- the existing services in many
than pheral areas, of Bundung,” Eboe.. areas is in fact deteriorating
eachea~z Town - And Talllndlng- do not © because of the absence of
ErSONS:. . yet have“publlc water supply‘ maintenance.
cating : e PG
g§%§g ~1 % In ~Ban3u1 “waste " collection” Ch e v
. points are prOV1ded .and.evenly. 3.4 Upgrading Programme
distfibutéd “but Y these - struc~'"
+ turos - have: beeq rapldly‘ worih *  The following Upgrading Pro-
. out “‘over. the ~yéars. While gramme is recommended for
- v o3l collection is done twice a the towns of $akau and Serekun-
-r Lol week, it is far from satisfac- da, and more precisely for
- LSTE tory, s;pce compound waste those areas which are not
i normatty -t lse the ~—walled — ~9&tL~ ¢o6Vered by the ongoing
@uanA,;w exclosures of waste colléetors World Bank Urban Management
- se and therefore spillis-. ‘&q EX: - - and Development Project:
. 7% to the streotsk}jfﬁf‘~’/ﬂ'x§ .
e ”-{\ 30 ‘— provision of public stand-
3 & Bakau and Seﬁakuﬁ ® . ---pipes
g a ea* ‘there are Only s - .
; colféctlon points cand’ iﬁgmprovement. of drainage
cdn be seen everywhers %ngW%%te disposal methods
'k residential compounds ptovision of social amenities
i along the roads. 'The S o
City dralns along tne impmovement of existing

L with

solid waste, ,@E@
forms  of dwa>te‘ matter. In
the Bakau *and Serekunda area
s drainage is v1rﬁﬁéﬁly non~-
k@ existent.. Waste wato" =
flows,lnt& the streets resul—

iting in stagnant pools creating
uisance and health hazards

hile soc1a1 amenities % are
ound to an acceptable standard

N Banjul, the provision of
£8Uch  amenities in the Bakau
%ZNG Serekunda area is too
g°Y In Bakau there is only
B¢ primary school which is
Ecriously congested and  in
Bcrekunda there is a lack

xisSﬁ Commdnity centre. The

N Ng  primary school, the

P8est in the country, can

};0 longer accept all tb€'chi%:

7 roads.’
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gewerage
. g@mpoand

Provision of Public Standpipes

In the €Gity of Banjul, a water
supply system and a waterborne
connection for each
are foreseen by the
forthcoming Sewerage Programme.
The water supply is guaranteed
by placing new public stand-
pipes for Bakau and the centre
of Serekunda within the limits
of the World BRank Upgrading
Programme. The peripheral
areas of Serekunda such as
Bundung, Eboe Town and Tallin-
ding, which have not been
taken into consideration within
the mentioned programme, also
require urgent measures regard-
ing the water supply by placing
public standpipes. Not consid-
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ering the " standard of 100
metres radius of catchment,
further 15 standpipes are

requlred in order to guarantee
the area's demand for water.
Improvement of Drainage and
Wwaste Disposal Methods

This would entail the provision
of a main drain 1in these set-
tlements. Banjul has a .falrly
adequate drainage system and
the same applies to some parts
of  Bakau. For the rest.
the gettlements, however,

there is virtually no surfaceg. -

water drainage. e

’ Markets. o cbE

The F. H. Kocks study on Sewelsx TRt T ST

age and dras&nage for Banjul Banjul = market - Serekunda

and Kombo  St. Mary, 1975, market - Bakau market:

UNDP and WHO, is a comprehen—

give study still VBT MFWHng&&iﬁg—TﬁL—Stﬂfisy’pTUVISIGﬂ'

for the present 81t§a#16n of waste disposal point, provi-

Some of its main recoumeng ﬁsg\_s1on of sanitary facilities

tions are as follows: ‘&\_%T~, léﬁdetandplpes in the area.

! . ; 'f\

- The drainage system . fof\‘ Thls, as‘Wprov1ded for to a
Banjul is <adeqguate anﬁ. re—ﬁw ‘Ta@ ijextgnt py the ongoing
quires only minor /;mprove~¢ } q}ﬁB nk Urban Management
ments, but for the newzsetv\\ ’ﬁ@i@@ﬁint PfOJect

Of;;

"r ,-‘-',r:_'-'_

tlement of Campama ang Topah7/ 5

Provision of Social Amenities

The Physical Planning
provides

~

exercise
standards
of social

certain
for the provision
amenities in nNew development
areas. While there 1is 2 need
to provide such social ameni-

ties, this should not preclude
the upgrading of existing
facilities such as -schools
and health centres <80 A8 Lo

achleve -a maxilmum . utllazataon g
of.. thelr capa01ty Cipertae
BATLDON Wi
The followlng fac11;tles ,neeq;
immediate urgent attention

co Road a completely Xn gt s,School 3
open storm water dralnagé f'\;ﬁ“'”*“ ' R -
has to be constructed. -2 7 a?kaume&mary?S”ﬁ&HT“a\§§rekun—
powe ST a Primapy.- ool La ¥k

_ The stofm water Qﬂékﬁ&g&_ﬂﬂﬁéplmar;}S?%Siﬁ 7 e ”Mﬂﬁlﬁnsb
in Bakau ! requlresx argent [ pests A _' ‘
improvement in  the L form A i}epgirg dﬁ fﬁo fs and"walls
of cleaning  of ex1st1ng” ad utill@@t&ﬁh of; free’extra
drains, cleaning andxopenlﬂg” ace, addltlona;rtlassroom'
of street culverts and repatﬁf', b‘gﬁks _ \‘% -

of concrete drains.

A storm water dralnage system
should be built in the most

densely populated areas
in Kombo St. Mary. Independ-
ent gystems with separate
outlets to the swamps or
the Kotu Stream should be
set up for the remaining
settlements.
d

/,—f;

= A
R F-'i'iﬂn—:fa-'rth déntres’
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'7.

Bakau Health Centre - Serekunda
Health Centre:

These centres do not only
need repair of existing struc-
tures, but actual expansion.
public toilets and standpipes
need to be provided at each

centre.
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Carparks

Bakau:

The Bakau carpark needs im-
provement in the form of resur
facing and a public toilet
should be provided in the
vicinity. '

Serekunda: .. ... BTN S R
The Serektindd’ “¢irpark’ 487 417

a “cheotiec’ ¥ $ituation, ~bu

i-;a%i"

~
ment, there is also an obvious
need to provide Serekunda,
“in particular, with other
amenities such as: '

6 Primary Schools

?2 Secondary Schools

2 Health Centres

2 Dispensaries

and an appropriate number

ipf;ppmmunity centres, ceme-
“Yeries and religious facili-

“ties. -

to become part--6f ‘the World-" e N
Bank upgrading . project, . It,. Improvemeént of Existing Roads
is ' to ‘be - relocated! ‘and’ im=’" P
pI"OVG:d RARCEAE L DeooTowmnd ol TRESTEtH I Thebfc;licowing upgrading pPOVi—
... ., sions have to be undertaken:
Apart from the above stated i A
amenities requiring improve- . = bétter - connection between
R —ﬁ ST et t@pSe3 roads which serve
Roads to be
bitumised -
|
Roads to be 5
improved with
laterite surface

Prohosed
bollards

Proposed new
standpipes

Proposed new
refuce collec-
tion sites

Market to be
upgraded

N BAKAU
A 1:15 000

Figure 16: Bakau: Proposed Upgradi%tg Programme by UMDP

80




Upgrading Strategy

Upgrading Programme

r

Figure 17: Sereckunda: Proposed Upgrading Programme by UMDP

e

Rocads to be
upgraded

Roads to be
Hituminised

Rpads to be
improved with
laterite base

Proposed ]
watermains

Proposed
standpipes

Market to be

upgraded

Proposed taxi
and. bus park

)| \ SERE KUNDA
% (::) 4 1:15 000
1 \o
f -
f"'
3 : / l
1 . /
= A ~ )

the area from the inside of Serekunda, but also in

and the surrounding main conncection with neighbourhood

road settlements 1like Sukuta, Faji
- pavement of selected signifi- Kunda and Latri Sabiji. Banjul,

cant roads (main roads and/or Bakau and Serekunda themselves

service roads) are not considered for any
- street lighting of focal road construction or improve-

and/or crucial traffic points ment as the ongoing exercise

of road improvement .started

Above all, this upgrading in October 1984 in Banjul
programme shall include the and World Banks Upgrading
peripheral areas of Serekunda Programmes for Bakau and Sere-
since they do not only have kunda would suffice for some
a functional importance in f;time ahead.
connection with the centre '
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Areas'to be Preserved.

i Preservation Strategy

4,1 Criteria

As mentioned above (gection
c 1.3), the leading criteria
to decide on areas and settle-
ments to be preserved are
as fpllows:

Congervation

are well function-
sense of enjoying

Areas which
ing in the

an optimum land use, areas
which offer potentials for
future uses and/or are unigue
in character such as:

1 Gardening and rice growing

areas ‘
2 Forests e ‘
3 Green belts (partiy to be

establisnedi. _
4 Mineral and water resounces
5 Special landscape features

6 Historic/religious sites

Control and furgaer development

Settlements which are well
functioning in the sense of
having optimun size, structures
and land uscs and/or are unique
in character sufch as: ‘

7 villages tgo be contained
in size and preserved in
their present function

8 villages to Dbe
in size

9 gettlements
in their structural
teristics

contained

to be preserved
charac-

1oSpecia1'case: Coastal Erosion

82

4,2 Areas to be preserved
(cf. following maps)

| Gardening and Rice Growing

Areas
Gardening and rice growing
are only feasible in moist
-depressions with goils of
high fertility. These condi-
tionse are only found at few
1ocations in the Greater Banjul
Avea and must therefore- be
conserved. The locations are

ags follows:

1a) Gardening area gouth of
Bakau, along Mile-7-Road
and 01d Jeshwang. .

1h) Scattered small-scaile
gardening and some Tice
growing areas along the
mangrove sSwamps and Bolongs
east of Kanifing, Eboe
Town and Fajikunda.

ic) Gardening area around
the Lamin Stream east

of Abuko Nature Reserve,

1¢Y Gardening north of

Mandinari.

area

1¢) Gardening and rice growing
areas in the Kotu Stream
depression from Wellingara
down to  the Kotu estuary
(coinciding with green
belt).

1f) Some gardening and Trice
"growing areas in the Tanji
Stream depression between
Tubaya and the Tanji es-
tuary; the area has the
potential for more inten-
sive gardening, especially
if the salination of the
iower banks of the Tanji
estuary can be reduced
by making use of the new
fighery road bridge (near
Tanji fish curing site)
as a sluice gate; the
bridge is designed for
that purpose.

Ty
?
N
H

1
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Figure 18 a: Areas to be Preserved

EE N e,

BANTUL

ptlantic
Ocean

E LJ\M

E o)
; é’mmwc Y

S
1 7 AIRPORT
%

b ] Gardening and Tice growing ar‘;‘ea_s-\ R W , ,

p7F] Forests _a&&;@%é_"‘f E .
) B o s | A

4" g K h‘“-\ - .
. £ . i ‘....—:f‘\

2 Forests ) Apart . = : _classified
o forest paPks ; by .yare three
There are only two cidssiffed ~  more forest areas wich deserve
forests in the Greater Banjul- 1 attenfion (reafforesta-

_ agd,ﬁggggpqt;gp) due to
. 1ocation cloge twe;,.settle-
mepts  (2c¢) and 2d) ‘and to
ter protection areas 2el)).

Area: . -
5a) Salaji forest Dark south
of Sukuta; this park shéuld”
pe extended to the south

ii Stream.

up to the TanJ ¢ 2¢} Palm stands west of Bakoteh

op) Bijilo forest park between housing estate; together
Bijilo and the Senegambia with Bijilo Forest Park
Hotel; it 1is of special this is the only substan-
jmportance that the sand tial remainder of palm -} .
digging along the beachside tpree forest in the GBA. il
of the forest park is 11
completely stopped because 2d) ggiii;_ andeszgizia§85t fgi
; . a ;
it speeds WD erosional jocal surface water regimen

the salination of this fQ ;
forest park. and gardening area at
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’

the western fringe of climate are essential, especial-
Sukuta. ly when urban areas are being
. densified and are growing
f 5 a .
2e) Remaining orest east in size. Green belts “should

of Salaji forest park;
this forest 1is endangered
by ~agricultural encroach-
ment (slashing and burn-
ing), but must be protec-
ted due to 1its <closeness
to water protection areas

not just be left as open spaces

or shrubland, but should be

planted with trees, preferably

mango or other fruit trees.

Gardening etc. may also be

encouraged wherever possible.
us50me of the green belts partly
o alsgs .serve as TIESErves for
'3Pt§I161 roads.

3 Green Belts

Ty
Y

\I¥e most important green belts
EEPdm " north to south) are
as follows:

The green belts
lished serve various: pqu_Ses,
g. g. to sepafg_ settiemegg_
areas from eachfother in order
to improve the . availabilik
of ...open #sgpace; ventilatjior
and 1mprovement of the micro

a)-Green helt between Bakau
~New Town and Kanifing,

e,

BANJUL
i .
%
o Atlantic L River
o Brean T T . ﬁ ’ w - Gambia

S 5 S 1“5 z”ﬁ?ﬁ ,QT,T;J g &:%szdu 1

;
:;!F\
;.éﬁ

giey
G

: e m D L

" T ,, L e

- A /// MADINA ~ !

- s \f-
e
TUMBURS ) 5
DIERING i SN By o
/

BB Green belts N
Mimeral and water resources A

Figure 18 b: Area to be Preserved

T
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serving also as & road

reserve

of the

fpom Kaira
pipeline

7-Road.

3b) Green belt

3c)

3d)

3e)

3f)

gtream tO
urban
between

for the extension

Badala Parkway

ba Avenue (former
Road) to Mile—

along the Kotu
prevent further

sprawl egspecially
Dippakunda/Latri—

kunda and Manjai Jkunda -

as well as
kunda/Nema
ta. South
— Sukuta

between Bundunka
xunku and .Suku-
of the Serekunda
Road this: green

belt also Serves as; a
regserve for the soutnward

extension
rpad from

of the arterial
the Kotu Beach

Hotel complex Uup to Bundun-

ka kunda.

Green belt petween Sering

Njagga and the hBijilo
Forest Park %O protect. .
the latter'from.sétﬁlementh;
encroachment. “ _

Green belt at Tallinding.

for a nevw

eat-west arteri-

ak road from the_Natngal
H N

ghway  bypass east ¥ of
Tallinding Kunjang to
Sukuta. S o0

LRy

Green belt petween Tabar
Koto/Wellingara and Abluko
to prevent further urban

sprawl.
in the

This green belt
west is joining

the water protection area
of Sinch/Kunkujang.

Ggreen belt, 300 metres
wide, around the Abuko
Nature Reserve to protect

it from
ment bY
agricultu

ments. This green gpelt
t

should
Northwest

further encroach-
forest depletion,
re and gsettle-

be afforedted.
of the National

&
o

gunjang LO geparate’ s thew
"Greater Serekunda' agglom=:7
eration from the Latrikunda
Sabiji/Faji kunda agglomer-
ation. This green. . bell
21go serves e« as 2 regerve
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P size. :
'ubgfﬁgalir zircon sand deposit

Areas to be pregserved

Highway 31t shall be merging
with the protected garden-
ing zone around the Lamin

Stream.

4 Mineral and Water ReSOUPCES
There are several mineral
deposits and ground—water
resources within the Greater
Banjul Area . which have . to
be keptﬁfnea;frgm any. -building
developments. Other proteetive
measures are not required
except,afof,mwater:Jproteetion
areas SWNETe .. tree; Dplanting
should:be promoted. 2 nie L’
ha) Quartz -sand - deposit 1 in ¢
and around Apuko. This
sand deposit is the best
one in The Gambia guitable
_for....glass .. production..
As  the deposit ig very
large, DO relocation of
existing puildings of
Abuko is necessary. Never— =
theless, the village should
be contained to its present

' petween the two short
. roads near Ghana Town
“leadging  from © the main
fishing road " to the peach.
This . :deposit consists
of ja, sand nill remaining
from;fihﬁ'“fgrmer ilmenite
beaéh-“”sand~"f6xploitation
and atill contains a high

Fie
45}
s
ot
a3
joe)
o
/H_

B
o
=
)
®
o]
o
ot
m
£
\

fmarket allows s -for”
ciently high zircon prices,
this sand could be trans-
ported O ‘an extraction
plant to pe erected near .
even larger zircon sand
deposits ciose to Sanyang.

e TR T
b L

et

bc) A large quartz sand deposit
southwest of Brufut of
1ess quality +han in Abuko.

4d) Clay deposit west of Busum- .
bala guitable for burnt
bricks.
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be) Clay deposit east of Mandi- small villages of Sinchu/
nari, close to the river Kunkujang which existed
bank, also to be used before the water production
for burnt bricks. boreholes were drilled.

The  existing settlement
must be contained to its
present size and new buil-

47} A small salt extraction
site west of Mandinari.

4g) Water production area dings even in existing

of the Sukuta-South well compounds only be built
field. upon GUC's approval.

Qh}E?FQ%;néﬂpzigﬁiz%%;é,7"$£§§5 4i) Water production area

v e ~-in .. the Tanji catchment

L drea foreseen for major

é:;fjegajq T

. ""extensions of water produc-
. fion within the next 10
L o 20 years. The area
- "iig mainly covered by shrubs
.olang’ agricultural uses.

. Theré? is ‘a «Fandiuse Con-"
3 fldect  betWween ' this well:
field and- ‘the v existing-
built-up areas of Nema
. Kunku:~ and “éspecially " the

.'_ ) ; R - : . . ‘o v Co .{'u:-..’:'i

e

F2 ‘03 BANJUL
qé . -

o

7
Atlantis River
Ocean: Gambia
T~ A WELLIY fﬁ%'
L Y - . i p
. / ?b : . %/ib
" Y A@é%BRUFuT - '
7 MANDINART
h I
Tt \\_‘
- ‘59. \.
(S ) (’
A
Y armeoRT L7 e
- » E
% N 5/ . - &
%1 BUSAMBAL I
TUJERING JBR Y o
”
) 4FARATU
Special land- - . X
ccape features e Snecial case : Coastal Erosion ]
A Historic/religious sites A

Figure 18 c: Areas to be Bfeseryed in the GBA
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Tree planting should Dbe

encouraged.

5 Special Landscape Features

Wwildlife and nature protection
and also economic considera-
tions with respect tO tourism
require the strict conservation

of the following areas which

means that no changes at all

should b€ allowed except -~ the

replanting of the natural

vegetation:

5a) Abuko Nature Reservest
This sole remaining - part:

of the former thick forests
covering the whole region-
only some 30 years' ~ ago,’
ig an asset for nature:
conservation as well as®
for fourism. The Abuke?
Park is endangered by
the depletion of forests
outside its immediate
boundaries and settlement:
encroachments _from south-
{Lamin) and north (Abuko,-
tannery, abattoir). There-
fore, a green belt (see
section  3g) above)  has
to be - established- and
demarcated around the-
park 1n order to give
a minimum , of! protection’
ro the water
‘the Lamin - Stream:- which
already has mnearly fallen-
dry. Ao R

The coastal tw
penton Bridge and- Bakau.
including the small palm-
grove protruding into

the mangrove swamp form

a unique landscape feature

and habitat with its mix

of lagoons, shrubs and

paobab trees. The vegeta-

tion also prevents erosion,

being @& problem further

east along the same coastal

line.

7

Tne mangrove and bolong
landscape should be protec-

5b)

5¢)

regimen of*:

strip,ﬂﬁgfweéﬁi

Yos

87

ted as a Tesource for
oysters and other fish
as well as 2 natural curio-
sity. Also the inter-
spersed small baobab is-
jands must De kept free
from any developments
(e. g. tourist facilities).
of Thousehold
dips which

The dumping
wastes at waste

- are - 'limited in -size-  1s:
nots pegarded as: hazardous

. LBy lbﬁg”aS'theiwaSteﬂdoes
'.rinot. contain waste medicine's:
~¥Tan&h®therfchemitals;-ﬁnﬁbfk'
. tunately this i&" gifficult
s tosmEentrol; ence ¥
. # * ¢Apping: directly -
" :the:: bolongs  should * :
- _ - stopped. » -The dischatge
of the waste- ~watérs. -of’
the Abuko tannery
_s-4he ~iLamin Bolong: 3is &
.- spotential ~hazard for- the
+pyster © fishing and .--the

" gardening -area ~which can
suonly - “be controlled by
rgkpict. “supervision of
the [ ;Eannery’'s .. operations

. andcwaste water discharges.

6 ‘Historic®and Réiigibus:Sites-"

There are:

erquaﬁau;ﬁ53Téﬁ?*Whi¢h7'déServé
Sbeéial;.attentipg and
be. properly  fenced: -

6@)iﬁéiﬁhigilllwi;ﬁacfﬁﬂﬁﬁ;fpnd
at the sovthern. .- fringe

of Bakau. This place should

.y pe- - kepti: clean,’
open ‘drain at
charging its overflow
into the pond area has
to be redesigned and exten-
ded to carry the waters
to the east towards the
gardening area and the
lagoon.

and the
times dis-—

6b) Sanementereng sacred Site
on the high cliffs west
of Brufut. A small house
and a baobab tree are

of religious

g g
ik
il
;

into .

o @ rftwo?iﬁeculﬁaﬁstifes-g
saidltoibéfsathd*in.the,Greét_ ,

“should |

importance..
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The place should be fenced
and -the access road leading
to it maintained.

7 Villages to be Preserved

in Site and Function

As a general rule, the rural
villages of the Greater Banjul
Area should not be allowed
to grow in  size in order to
protect the . surrounding. agri-
cultural: land from. being- built
up..Pue- to. the very - low densi-
Lies:- of - the. villages, they
have;. sufficient - internal re-
serves to- accomodate the natur-
al-.- population  increase of

the.» wvillagers.. Immigrants,
if any, should only be given
land within - -the presently
built—-up:area. .
5 Fx i

The "inland" agricultural
villages of - Mandinari . -{(7a),
Kunkujan . Jataya. :{7b}), - Madina
Sey Kunda {7c), Makumba Ya
(7d), 01d. Yundum (7e), Jambur
(7f), Baniakau. (7g) and Madina
(7h)- are- - to  be contained in

principle. within  their. present
boundaries of © built-up area
and. are. teo. - -be preserved in
their "function of agricultural

productiony - this means that
only land -uses and:facilities
to - enhance: .agriculture and
agricultural -processing - and

marketing should be permitted..
8 -villages. 'to
- . in Size only

be - .Preserved

"egastal" villages of
{8a), Brufut (8b),
Tanji (8c) and Tujereng (8d)
will be subject to stronger
pressures in c¢hanging their
function as agricultural and
fighery villages due to their
locations, good climatic condi-
tions (breeze from the sea)
and the good road connection
to the urban area. These vil-
lages should be allowed to
follow this pressure as far
they can accomodate a%gi—

The
Bijilo

as

T

88

tional
hotels,
pensioners'

functions like smal:
second residences,
residences etc.
within their present boundar-
ies. No areal extensions for
such purposes should be fore-
seen except if they contribute
to the net revenue return
of the village and £fo a diver-
sification of its local ecocno-
my .
9 Preservation of Structural
- Characteristics

The small town of ‘Bakau (9a)

is. essentially a residential
and small commercial quarter
with some decentrally Ilocated
retail shops. Bakau 1is for
historical reasons and due
tc - its traditional social
structure, which dis largely
reflected din the lay-out of
compounds, a unique place

compared to all other settle-
ments in the northern Kombos.
The basic physical structure
consists of one-storey houses
grouped in compounds, of rela-
tively narrow streets and
of open spaces ‘(bantaba) for
each neighbourhood. This struc-
ture deserves to be preserved
which does not mean that no
changes and improvements should
be applied at all, but they
must be appropriate and compa-
tible with the present situa-

tion.. - For example, building
heights should not exceed
one storey, bantabas should

be préserved etc. The details
of regulations and guidelines
for 01d Bakau will be worked
out at a later stage when
an action -area plan will have
been worked out.

10 Special Case:(oastal Erosion

There are three coastal strips
in the Greater Banjul Area
where erosion caused by cur-
rents, surf and inappropriate
uses give 1reason for alarm
and reguire coastal protection

T e s e
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Lasures:

ya) The . beach along the old
f cemeteries near ~ Mile
1 and 2 of the National
.Highway is gsubject to
quite a fast erosion
by tidal currents. The
construction of groynes

10D)

. top.

10¢)

~a question

and breakwaters is neces-—
sary to allow the beach-
sands settle
rather than peing washed

away . Whether this measure
alone will De efficient,
remains to be seen once

it is implemented.

gome parts of the Fajara
cliffs are destabilized
by ©being und¥rmined by
the sea and eroded DY
gurface water from the
1f nothing 1s being

it will only be
of +time when
the first Government
nouses least of Fajara
water tanks) may be endan-
gered. Corrective action
unfortunately will be
expensive:

done,

tetrapodes
at least heavy ,laterite
blocks should protect
the bottom - of the cliffs.
The indiscrimihate denle-

Concrete

tion of Dbushes and the
digging of drainsg and
other ditches on top
of the cliffs should
e forbidden, since the
surface water deeply
cuts into the soft, sandy
material, thus further

fragmenting the cliffs.

The beach gand extraction

near the Bijilo Forest
Park should be stopped.
1t is not only jeopard-
izing the forest's exis-
tence Dby the intruding
gsalination of the soil,
but also causes the coast-
1ine to. b€ washed out

or”

89

once the forest
and the small
natural dyke along the beach
is broken due tO indiscriminate
sand digging and/or the WwWaves
of a springtide.

by the sea
iz depleted

gite for sand
beach south-

An alternative
extraction 1is the
west of Bijilo where the beach
ig much wider and has a gmooth~-
er gradient into the sea.

5 Imglementation and Moni-
toring o
5.1 Administrative Plan- -
Implementation
The planning procedure and
ijgsues of the administrative
procedures were extensively
discussed and recommendations
given in the first draft Physi-
cal Development Plan for the
GBA, chapters 7.3 . and - 10,
Therefore, only some of . the
main 1issues

are priefly - out-
1ined here. S

Qrganisa-

5.1.1 Administrative
tion of the Planning
Process , - .

Although the PhysicallPlanning
Act only -came into force in
September 1984, the Gambian-
German planning team - within
the Physical planning Depart-
ment had been following the
guidelines of the bill right
from the beginning of the
project. In the absence of
any other legal base for set-
ting up this Physical Develop-

ment Plan, this procedure
was chosen in anticipation
of the regulations provided

by the law, pased on the bilat-
eral project agreement between
the two governments of The
Gambia and fne rFederal Republic
of Germany.

PR
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The actual setting up of the
Plan, institutionaily entrusted

to the Physical Planning De-

partment, consists of three

main components:

(a) Collection of information
and data

(b} Analysis and processing

of information

(c) Designing courses of actlon

("strategies") resulting
from (a) and (b)
in order to fulfiil tasks

(a) to (c), the Physical Plan-
ning Department strongly relies

on the cooperation with otfther
departments; for instance
for{a) the Department has UO

rely on e Department  of
Surveys and on the Department
of Centrai Statistics and
for (c) on various other Se€C-
toral jnstitutions depending
on subjects being coversasd
in the planning exercise.
However, task (b} is the exclu-
sive responsibility of the
Department of Physical Plan-
ning. In this task the synoptic
view of  different sectoral
information and the analysis
of the mutual side-effects
and spatial impacts are the
essential elgments. The diagram
on the next page Summarizes
the most important communica-
tion flows required to set
up a plan.
The most important communica-
tion steps on the Physical
Development Plan 8O far were
the presentation of the First

praft on February 2, 1984
and the subsequent feedback
and comments from various

institutions concerned. Whereas
in the First Draft three physi-
cal development alternatives
had been proposed, this final
draft elaborates on the "multi-
core-development” aiternative
only which was unanimously

judged to be the most agﬁropri—
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ate option for
the comments
institutions were taken into
account as they were brought
to the attention of the plan-
ning team and incorporated
into this Final Draft. . The
last opportunity o make com-
ments and amendments pefore
the final approval is the
period of display of this
Draft Plan (see below).

the GBA.
made by

All
other

5.1.2 Public
. Process

Participation

In any planning pProcess, public
participation is an important
prerequisite and this present
planning exercise 1is no excep-

tion to this rule. However,
being the first of its Xkind
inn The Gambia, we have been

confronted with gseveral diffi-
culties in ensuring the parti-
cipation of the public in
the exercise. The main - diffi-
culties are:

- A physical development plan

for an area

more than the
immediate neighbourhood
is a relatively apbstract
subject to understand and
to take interest in. For
example, it- is not very
likely that the Alkalo and
the people from ADUKO have
a major interest or firm
opinion on what: is going
to happen in Bakau and vice
versa. On the other hand,

covering much
individual's

it is important to explain
the local dimplications of
the Physical Development

plan to the local population.

_ Communication with the gener-

al public requires 2 great
deal of time, staff and
appropriate media. :
_ Participation of the popula-
tion requires a certain
1evel of awareness and of
competence to become produc-
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Diagram on the Major Communication Steps of the Physicai Planning
Department in the Process of Physical Plan Making

g Sectoral and
B other insti-
3 tutions
g Lands Dept.
5 submission of draft {Valuation)
= plan and sectoral &
- local comments ;
= revision {1) dinvestigations Central
. N (3) “draft plan LStatlstlcs
p——— y|Physical (7) dpproved plan
artment : Planning — l GuUC l
(7 Yapproved Department ¢
Tan =1 (2) own plans
ee step p (4) comments to
5) of  draft plan,
ection 1 land valuation f_ PWD J
(1) investigation (2) requests, proposals 1 Health
(3) draft plan (4) comments to draft
{7) approved plan ~ plan [ SSHFC
PR :
————————————————— l——__._--_-—.—-_—..l
i
anning area and {
S population . %L
. : Area b
Population Alkalo —p Councit 5 l
r 3 ; 1 F-
______________ U U |

ste: The figures in brackets indiéaﬁé the sequence of communication steps:

PPD start with investigations locally and sectorally.

Local and sectoral institutions feed back their requests, plans.

PPD prepares first draft plan, forwards for local and sectoral scrutiny.
Local and sectoral institutions feed back.

PPD submits draft -plan to Planning Board.

Planning Board and Minister approve plan.

PPD forwards approved plan to Survey Department for demarcation, to Lands
Department for updating of cadastral maps etc. and to alil parties con-
cerned for their information.
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tive. Local people are usual-
ly very competent in pointing
out problems of their neigh-
bourhood, but are less compe-
tent to develop proposals
for overall policies. 1t
is also naive to expect
them to have a fair consider-
ation of the interests,
merits and needs of other
communities:.

During of

this

the preparation
Physical

Development:

Plan only some limited efforts ..

could be made to ensure public

participation due to a lack

of staff and time:

- The extensive field surveys
in the heginning of the
project offered many opportu-
nities forw communication
and explanations on the
main purpose of these sur-
veys.

- Some radio broadcasts on
the planning exercise were

made in vernacular 1languages
and in English.

Now that the Physical Develop-
ment Plan is being finalized,
a stronger effort to communi-
cate dits implications to the
public is foreseen. It is
envisaged to aecemplish this
by means of broaticasts, newspa+-
per articles, video films
and meetings 1in’ the neighbour-
hoods etc. The public will
also be invited to .inspect
and comment on the final draft.
It 18 expected that such a
"public relationsg"” effort
will positively prevent 1local
alienation with government
decisions and in the long
run will enhance the implemen-
tation of the plan as well
as any further planning exer-
clse.

s

_mAfter
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.requests
© period

.3 Formal Peolitical Approval:
Procedure

As
the
(cf.

regulations
Planning

per the

Physical

section A 1.2
the Final Draft Plan 1is ¢to
be submitted to the Physical
Planning Board which will
approve the display of the
plan in public for everybody's
scrutiny during a period of
30 days. The comments and

made during this
should be collected,
and eventually
integrated into the draft
‘plan at the discretion of
the Physical Planning Depart-
ment. Comments and requests
which are not flavourably consi-
dered and integrated in the
draft plan have to be presented
to the Planning Board, together
with the counter-arguments
of the Physical Planning De-
partment, for final discussion
and decision. If the Plilanning
Board decides on any alteration
of the draft pilan, it is re-
ferred back . to the Physical
-Planning Department. Decisions
of the Planning Board should
be communicated to all parties
concerned, especially to those
naving made comments and pro-
posals for alterations.

of
Act.
above),

considered

the (re)submission of
the draft plan to the Planning
Board, the draft plan is sub-
mitted to the Minister for
Tinal approval by Cabinet.

5.1.4 Preparation of Lay-—
Out and Action  Area
Plans

Lay-out and action area pians
are enlargements of the Land
Use Plan 2000 showing in more
“detail what shape and use
every plot should have. Lay-

outs are required for future

settlement areas which are

so far not or only sparsely
f..




plementation and Monitoring

Administrative
Plan Implementation

ilt-up, action area plans
e necessary to determine
e details of upgrading and
msification of existing
(ilt-up .areas. Depending
\ the urgency of development
essure, such plans are to
s prepared in the following
squence:

Lay-out for the area between
Kanifing and Bakau New
Town {additional areas
around the World Bank Sites
and Services Project).

Lay-out for Eboe Town/Tall-
inding Kunjang to regularize
ongoing land invasiocns
and urban sprawl.

Action Area Plan for Banjul
City, especially related
to questions of port devel-
opment and port-related
industries.

Action Area Plan for the
Latri Sabiji/Fajil Kunda
area (being the first area
to be densified).

Action Area Plan for Sukuta
(second area to be densi-
fied).

,. Lay-out for Manjai Kunda/Ko-
tu Fast/Kotu South and
Action Area Plan fer 'Kololi.

. Action Area Plan For Lamin/
Banjul N'ding (third area
to be densified).

Phis - 1ist does not preclude
the preparation of additional
lay-outs etc. for other areas,
too. ‘

5.1.5 Empty Plots'

Exercise

Re-entry

In order to implement the
densification strategy it
ig of paramount importance
to continue and to sustain
the re-—-entry exercise already
started for parts of Serekunda.
Empty and underdeveloped plots

~costs. The same

must be identified, theé owner-
ship traced and the OWNEr
be served with a notice that
he either has to develop the
plot according to the land
use foreseen or that his land
will be liable to compulsory
acquisition after two years
in favour of someone capable
to develop the plot. It 1s
esgsential that the notion
of a "developed plot" is clear-
ly (re-)defined. A residential
plot without a habitable build-
ing and only a watchman's
hut on it or an ~industrial
plot without anything but
crops produced on 1t cannot
be regarded as being - developed.

5.1.6 Development Control

The Physical Development Plan
will not be worth the paper
it is printed on if its stipu~
lations are not vigorously
supervised and controlled
in the field. Therefore, the
government should' establish
a Development Control Unit
within the Department of Physi-
cal Planning which must be
equipped with sufficient means
of transpert (small 4 WD cars
and "enduro” motor bikes)
and trained field staff. Also
ways and means should bBe found
to involve the Alkalolu in
the supervision and: control
of the 1land use. The {field
control must be complemented
by consistent and consequent
administrative and legal action
against offenders as stipulated
in the Physical Planning Act,
1984.

In order to reduce the unit's
running costs, fees for the
Development Permits have to
be raised to cover at least
a substantial part of these
principle
should be applied to the other

# land .documents such as Title

Deedt and Building Permits.

ol e Ha N
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5.1.7 Housing Policy Implemen-

tation
The implementation of the
Housing policies mentioned
in chapter B 3.1 cannot be

realized without an appropriate
institutional set-up and clear
responsibilities. Currently,
responsibilities in the Housing
field are scattered and the
tasks assigned are not only
not clearly spelt -out, but
have not been tackled so far.
Tt is therefore imperative
that a serious thoughnt
put - into providing a sound
institutional arrangement
for the implementation ~of
Housing policies. One alterna-
tivej is to recreate a Housing
Unit and functicn within the
Department- of.w Physical Plan-
ning. This arrangement has
been advocated for quite scme
time now. For ~instance, the
December 20, 1978 memo (ref:
LG/845 /Vol.I1) of the then
Chief Planning Officer, the
1978 ICHDA (International
Ccoperative Housing Developnent
Association) workshop, the
1979 Housing Finance  Study
by Alan Knight, the 1979 Badji
Commission recommendation
and the suhsequent Cabinet
Conclusion of 1980 (ref: CO/IMF
/1008) and the, recommendatiorn
of the 1984 GTZ Project Team
Leader (ref: . 160/84/EBR/f])
all suggested the creation
of a Heusing Unit and function
within the Department of Physi-
cal Planning. Such an arrange-
ment, if accepted, will allow
the utilization of the planning
staff in Housing matters for
which they are trained. The
arrangement does not call

18

for the creation of new Depart-

ments, but rather for the
efficient utilization of avail-
able professional resources
on Housing matters. Besides,
having a planning and Housing
function within the same De-
partment should make co—ord}pa—

9y

tion easy and cffective.

The terms of reference for
such an arrangement, especially
in the field of Housing should
include:

on
the.

advice
by

- formulation and
Housing policies
Department for Dboth public
and private sector efforts
in the provision of shelter

which is 1likely to become
more and more pressing and
complex.

- Identification of the housing
requirements in close liaison

with local communities.
Safeguarding that adequate
resources are made available
to satisfy the needs of

1ow income families in close
collaboration with the Social
Security and Housing Coopera-
tion, e. g. on the guestion
of providing soft loans
to low income families.

— Within the Physical Planning
Department, the Housing
Unit should ensure that
plans for low income settle-
ment areas are designed
in a way to allow for the
provision  of minimal infra-
structure and community
facilities which can be
improved and extended in
future through community
self-help efforts.

- Dissemination of and techni-
cal advice on the use of
local building materials
in housing and cost-effective
nouse designs which facili-
tate phased construction
together with appropriate
(and not over-ambitious)
building regulations and
py-laws.

4 deliberate attempt should
ne made to build up the pro-

posed Housing Unit by using
the experiences being made
in the World Bank and the
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GT7 sponsored Urban Development
Projectis; these experiences
should be complemented by
institutional training pro-
grammes to form a cadre of
‘people with planning, Survey-
ing,'construction and Community
pevelopment skills which can
pe applied in future programmes
and projects. Technical assis-

tance should be sought to
gset up the proposed Housing
Unit, to raise seed capital
funds for pilot gself-help

housing projects and to study
low-cost housing finance S0
that appropriate mechanisms
for mobilizing 1ocal finance
for house constructions and
improvements can be estab-
lished. >

5.2 Physical Plan Implementa—
tion

5.2.1 Demarcation of Settlement
Boundaries '

Immediately after approval,
the Survey Department should
demarcate the settlement bound-
aries shown in the Land Use
Pian 2000 on the ground with
extra large boundary, . stones
(to be easily récognized as
something different than the
usual plot boundary stones) .
in an extra public information
campaign, the meaning of these
voundary lines (no new build-
ings outside the gettlements)
must be explained to the gener-
al public, and especially
to the Alkalolu. The latter
should make a formal commitment

not to participate in any
1and allocations within the
settlement poundaries without

general government's sanction,
and the public must ©be made
to understand that all land
allocations Dby the Alkalolu
alone, without central govern-
ment's approval, are nul

and void and iiable to exXpro-
priation.

Whereas the 'purposé of the

settlement boundaries. is the
containment of settlements
in order to avoid urban sprawl
and to protect agricultural
land, green belt poundaries
(if they do not -coincide with
settlement boundaries) and
forest areas are . designed
to protect these areas from

encroachments DY agricultural
uses. Forestry areas should
pe fenced and protected in
a similar way as the existing

forest parks.

\Jl
A%
¥

.2 Approaches LG New
Settlement Devalopments

In principle, there are two
main approaches to settlement
developments which are differ-
ent in the sequence of develop—
ment measures and Very aiffer-
ant in the financial require-
ments {(cf. Dbelow chapter on
costing).

5.2.2.1 "Step-by-Step” Approach

The  sequence of development
steps 1s as follows:
1. Administrative actions:

- preparation of lay-

out plan showing plot
subdivisions and reserves
for future facilities

- Approval'of lay-out
- demarcation of plots

- vetting of demarcated
plots DY the Physical
Planning Department

- Allocation of land to

applicants
1. Implementation on the
ground:
.- development permits
- given to plot holders
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5.2

The

- clearing (building)

of access ways

- plot development by
plot holders as affordab-
le, starting at lowest
level; ©building regula-
tions to be enforced
after a certain ‘"grace
period"” only

- provision of water supply
(minimum number of stand-
pipes)

- waste collection to
be organised in self-
help

- schools etc. to be built,
preferably in self-
help F

- supface drainage, vroad
improvements {laterite
roads, surface sealed
etc. as affordable)

- improvement of water
supply {mcre standpipes,
compound connections

to those who can afford
it)

- impreovement of waste
collection (formal sys-
tem)

- electricity supply

- etc.+

The "step-by-step" approach
can bé extended over years
and has the advantage
of flexibility; the devel-

opment process can be
interrupted at any point
without waste of funds.

The implications are the
initial low standards
of housing and infrastruc-

ture which may persist
over quite a number of
years.

.2.2 "Land Developer's"

Approach

sequence  of

dewélepmggt
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steps is as follows:

1.

IT.

Administrative actions:

- preparation of
and construction plans
for social amenities
and technical infrastruc-
ture

lay-outs

- approval of plans

— demarcation of plots,
roads, reserves for ameni-
ties etc.

- vetting of demarcated
plots by the Physical
Planning Department '

- investment capital: fund
raising, bank credits,
feasibility studies etc.

~- allocation of land to

applicants

Implementation on the ground

- deveIOpment

permit given
to applicants :
- construction of- access

roads and paths including
surface drainage

- provision of water supply

- formal organisation of
waste collection

- provision of electricity

supply o
- plot development by plot
holders according to

set standards, possibly
with credit assistance

Depending on the 1level
of infrastructural ser-
vices chosen at the begin-
ning of the development,
later ‘improvements may
be necessary (upgrading
of facilities).

The "land developer's™
approach has the advantage
of providing a fair standard
of services before inhabi-
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ants are moving into  the
rea. It has the disadvantage
f requiring more capital
‘inancing arrangements than
he "step-by-step” approach
ince the total expenditure
or the development of the
rea has to be spent more
r 1less in one go. It also
as the disadvantage of being
nflexible. If the development
rocess is delayed or interrup-
ed at any time before inhabi-
;ants start moving in and
jaking use of the area, the
nvestments made up to that
-ime are 1lying idle (example:
‘otu area). Given the overall
rconomic conditions, it is
inlikely that the "land devel-
yper's” approach can be fol-
lowed throughout the GBA.

5.2.3 Development Package
Programmes per Area

In this section the main pro-
jects for the major develop-
sent areas of the GBA are
listed, whereas the timing
of investments  and running
costs is shown 1in the next
chapter where also the cost
assumptions given here as
totals are further defailed.

| . Costs in
1) Kanifing Q00 D

Development of additional 7,200
new residential areas

Road from MDI to Radio 840
Gambia
Primary School 900

Extension Badala Parkway 1,650
to Radio Gambia

High School : 1,350

Total 11,940

2)

3)

4)

Ibo Town/Talinding Kunjang/
Bundung

Development of new ~ 18,000
residential areas

Six primary schools - 5.400
Secondary school 1.035
Two health dispensaries 100
Two health centres 2.360
Talinding - Sukuta road 4,200

with Bakoteh branch

National Road from Abuko 6.000
to 0ld Jeshwang

Upgrading of areas not 23,000
covered by present World

Bank Project (Serekunda
South/Bundung)

Total 60,095

Latri Sabiji/Faji Kunda

Upgrading of existing 28,750

areas

Development of new 46,800

regidential areas

Five primary schools 4,500

Secondary schools 1,035

Hea}th Centers 1,180

Hospital 3,960
Total 86,225

Sukuta

Upgrading of existing 31,625

areas

Development of new 38,700

residential areas

Four primary schools 3,600

Secondary school 1,035

Health Centre 1,180

Qgspital 3,960

7)

= 300

500
235
180
960

P25
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- tants are moving into the 2) Ibc Town/Talinding Kunjang/
area. It has the disadvantage Bundung
of reguiring more capital
financing arrangements than Development of new ~ 18,000
the  "step~by-step"” approach residential areas "
since the total expenditure . .
for the development of the Six primary schools . 5.400
area hasg to be spent more Secondary school 1.035
or less din one go. It also . .
has the disadvantage of being Two health dispensaries 100
inflexible. If the development Two health centres 2.360
process is delayed or interrup- L
ted at any time before inhabi- Talinding - Sukuta road h.200
tants start moving in and with Bakoteh branch
making wuse of the area, the National Road from Abuko 6.000
investments made up to that to 0id Jeshwang
time are 1lying idle {(example: .
Kotu area). Given the overall Upgrading of areas not 23,000
economic conditions, it is covered by present World
unlikely that the "land devel- Bank Project (Serekunda

oper's" approach ,can be fol- South/Bundung)

lowed throughout the GBA. —
Total 60,095

5.2.3 Develepment Package
Programmes per Area

3) Latri Sabiji/Faji Kunda

In this section the main pro-

jects for the major develop- Upgrading of existing 28,750
ment areas of the GBA are areas _
listed, whereas the timing Development of new 46,800
of investments and running residential areas
costs 1is shown in the next . . hool 4 30
chapter where also the cost  [1Ve Drimary Schools »500 : N
assumptions given here as - Secondary schools 1,035 } I3
b h ;ad . ;
totaﬁs are further detailed | Health Centers 1,180 . w180
' . Costs in Hospital 3,960 960
1) Kanifing ~ "000 D —_
. : R 22
Development of additional 7,200 Total 86,225 7)__E
new residential areas
Road from MDI to Radio 840
Gambia 4) Sukuta
Primary School 900 Upgrading of existing 31,625 &
Extension Badala Parkway 1,650 areas _
to Radio Gambia Development of new 38,700 0
High School : 1,350 residential areas
= Four primary schools 3,600 0
Tot 11,940 :
otal 9 Secondary school 1,035 b
Health Centre _ 1,180 ?
e Hospital 3,960
f.‘
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335
100
360
200
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4) Contd.

Extension of Badala 2,160
parkway from Kololi

to Sukuta
Sukuta Western Bypass road 1,590

Total 83,850
5) Lamin/Banjul N'Ding
Upgrading of existing 21,850
areas
Development of new 25,200
residential areas
Three primary schools 2,700
Secondary school [ 1,035
Health Centre 1,180
Road from Banjul N'ding 3,660
to Sukuta
Total 55,625
6) Bakoteh
Deve10pmént of new 2.100
residential areas
Primary school Q00
{:& -
Total 9,000

7) Kololi/Kotu/Manjai Kunda

Development of new 27,000
residential areas
Secondary school 1,035
Kololi South connec— 650
tion road

Total 28,685
Grand total of cost
estimates for urban
development of GBA 335,420

s
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Within a period of 10-15

years,

- the total investment
per new inhabitant is
1,863 D/person

- the total investment
per all inhabitants is
932 D/person under the
assumptions made in the

following chapter.

N o
6 Investment
Schedules

and

Estimates

Cost Esgtimates for Technic-
al Infrastructure: Invest—
ments

6.1.1 Roads . i

There are two
roads shown in
Plan 2000:

types of new
the Land Use

- Arterials:

20-24 m reserve; ,

6-7 m carriageway, 1.5 m shoul-
ders and open drains on both
sides; '

construction unit costs includ-
ing contingencies, overheads
and profit: 600.- D/m.

- National Road:

36 m reserve (or more);

9 m carriageway, 1.5 m shoul-
ders and given drains on both
sides; _ :

unit costs: 800,- D/m

the roads should be .built
in the following sequence:

Cost in
‘000 D
1) Kanifing: MDI to Radio
Gambia
Type: Arterial, 1.4 km

at 0.6 mill D/km = 840
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Cost Estimates for Technical
Infrastructure: Investments

2) Talinding -
Bakoteh branch
Type: Arterial,
7.0 km at
0.6 mill D/km =

3) Kololi Sotuh connec-
tion road
Type: Arterial,
at 0.5 mill D/km =

4) Extension of Badala
Parkway from Kairaba

Av. (= formerly Pipe-

line Rd.)
Gambia
Type: Arterial,
2.75 km at

0.6 mill D/km =

to Radio

5) National Road from
Abuko to 01d Jesh-
wang (Faji Kunda -
Serekunda bypass),
Type: National. Road,
7.5 km at
0.8 mill D/km =

6) Extension of Bada-
la parkway from Ko-
loli to Sukuta,
Type: Arterial,
3.6 km at *
0.6 mill D/km

7) Banjul N'ding ¢o-
Sukuta Road, *
Type: Arterial,
6.1 km at '
0.6 mill D/km

8) Sukuta Western
bypss,
Type: Arterial,
2.6 km at
0.6 mill D/km =

Total 32.3 km new
roads constructions

Sukuta

1.3 km

and

4,200

650

1,650

6,000

2,160

3,660

1,590

20,750
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6.1.2 Upgrading and New Areas

Since detailed plans and lay-

outs for wupgrading and new
areas are only available for
the target areas of the ongoing
World Bank Urban Management
and Development Project (Sere-
kunda and Bakau upgrading
and Kanifing Sites and Ser-
vices}), the cost estimate
for these projects are taken

as the best available guideline
to estimate the overall costs
for all" the other areas of
the Land Use Plan 2000 to
be upgraded or newly developed
to the same standard as the
Kanifing Site and Services
Project. Hence, the following
approximate unit prices per
hectare are assumed (including
25 % contingencies).

. New
Kind of works Up%;iglng Areas
D/ha
Earthworks, Road-
ing, Drainage, .
Misc. 50,000.~ 115,000.-
Water suppl& &
distribution ?0,000.— 30,000.-
Jectrical supply
and distribution
(incl. street and
security lighting) .
35;000.‘ 353000.—'
TOTAL 115,000.- 180,000.-

Some cost savings are possible
by mobilizing self-help activi-

ties for earthworks, roads
etc. The skilled works for
water and electricity supply
require the same amount per
ha 1in upgrading as in new
areas, especially since most
Qf: the wupgrading areas. have




dcal Investment Estimates Cost Estimates for

lents and Schedules Social Facilities: Investments
as practically none of these - Unit prices for construction
R facilities. If the funding works include:
lay- for these works cannot  be . ,
Zw mobilized, there is no choice 10 % contigencies
?or but to 1imit ourselves with 15 % overheads
0in lower standards than in Kani- 25 % profit
men% fing. It dis not very likely - Costs calculated at constant
ere- that the Kanifing standard prices of 1985, since assump-
din can be kept up throughout tions/forecasts of price
Ser% the GBA. increases and inflation
mate rates are too speculative.
aken
line R
, Upgrading. Areas New Areas
053? Locality ha *000.-D; ha, '000.-D
tg 1) Kanifing: Additional
'Ogie residential areas - - 40 7,200
‘ices 2) Ibo Town/Talinding
wing Kunjang { - - F 100 18,000
ldgig 3) Serekundi/Bundung 200 23,000 { - | = - ;
4) Latri Sabiji/Faji Kd. 250 | 28,750 | 260 | 46,800 g
5) Sukuta 275 31,625 | 215 38,700 ;
6) Lamin/Banjul N'ding 190 21,850 | 140 25,200 i
New 7) Bakoteh | - - 45 8,100 E
ireas ;
D/ha 8) Kololi/Kotu/Manjai Kd. , - = 150 27,000 i
TOTAL 715 105,225 | 950 | 171,000 :
000.- .
:
000.- The table (N§. 23 in the annex) - All investment figures in
shows the propoesed time sched- the following tables are
ule for infrastructure invest- given for the year of comple- s
ments. The total investment fion of the respective faci- i
sums have been equally distri- lities; this means that :
buted 4in the {fime schedule this total amount has ¢to i
over the years of implementa- be raised at least two to 4
tion. three years earlier and 4
to be distributed over that g
period to allow for planning, i
6.2 Cost Estimates for Social tendering, contracting and :
Facilities: Investments construction time.
The cost estimates were made Considerable cost savings
under  the following assump- could be made, if self-help
tions: construction activities were
mobilized. Further cost-savings Gl
- A1l works to be contracted are possible if stabilized t
out to local contractors. mud-bricks with cement plaster iy
- Building  material: sand- . 2T€ ;Se%).lnStead of sand- it
cement blocks. - cemen ricks (savings on,
100
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building material up tc more
than 50 %. Such an approach
should be chosen with school
buildings wherever possible
(see below).

6.2.1 Schools

All schools  are calculated
for three streams. It is pos-
sible to start a school with
one stream only and to expand
it over the years. The 1land
provided for schools in the
Land Use Plan 2000 is suffi-
cient for 5 streams for each
school.

Primary Schools

Buildings for'on%,stream:

6 classrooms each at 50m?
Stores and office
Circulation area
Toilet facilities

Built area approx. 360 m?
Unit price approx. 750 D/m?

360 x 750 = 270,000.- D

Circulation area
and infrastructure
{water, electricity

etc.) % 30,000.- D

Total Costs per

s

streanm 300,000.- D

Total Costs per
3-stream-school 900,000.~- D

Secondary Schools

Buildings for one stream:

i classrooms each at 50m?

2 Science classrooms {dto.)
Stores and office
Circulation area

Toilet facilities

Built area approx. 380 m?
Unit prize approx. 750 D/m?

380 x 750 =285,000.- D

Circulation area
and infrastructure
(water, electricity
etc. )
lumpsum 1= 45,000.- D
Special
egquipment
lumpsum 2= 15,000.- D

Total costs

per stream- 345,000.- D
Total costs

per 3-stream

school 1.035,000.- D

Cost Savings by Self-Help
and Mud-bricks

If buildings can Dbe - built
by self-help or by direct-
ly paid labour, savings of
about 1/3 should be possible,
hence the unit price of build-
ing construction would be
approx. 500 D/m®. The use
of mudbricks would save another
100 D/m?: 400 D/n?.

Hence, the total costs would
be: |

- Primary School:

360m 2x 400 D/m? =144,000.- D
lumpsum = 30,000.- D
Total costs per
stream =174,000.~- D
Total costs per
3-stream-school =522,000.- D

Cost saving per
school:
378,000.- D or h2 4

ey
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Ls and Schedules Social Facilities: Investments
- Secondary School: Buildings 40 x 950 = 38,000.- D
380m 2x 400 D/m*= 152,000.- p  Fxtermalworks oo o o
- b lumpsum 1 = A45,000.- D P ’ ’
lumpsum 2 = 15,000.- D TOTAL 50,000.- D
Total costs per
stream = 212,000.- D Health Centre
Total costs per Apart from standard installa-
D 3-stream-school = 636,000.- D tions, an urban health centre
should have a ward, dispensary,
Cost saving per consultation - rooms, small
D school: laboratory, mother and child
T 399,000.~ D or 38 % care etc. and  approx. 20-
b 25 beds.
High Schools Built area approx. 700 m?
. . . Construction unit price
. Buildings for one stream: approx. 1.000 D/m?
| > classrooms each at 50m’ Builhin construction
3 Sckence classrooms (dto.) 700 x 18000 = 700.000.- D
Ip Stores, office, library e ’ :
- (100 m?) o .
irculation area,
it Built area approx. 500 m? S;Eg;n:idwgigiériu
f - Unit price approx. 750 D/m? city 7
7f 500 x 750 375 000.- D lumpsum 1= 180,000.- D
2, - 2 - .
d- Furniture,
he Circulation area ) equipment etc.
38 and infrastructure lumpsum 2= 300,000.- D
ap {water, electricity
etc.) TOTAL =1,180,000.- D
lumpsum 1 = 50,000.- D
Speglal s Hospitals
equipment —_—
lumpsum 2 = 25,000.~ D An urban (secondary) hospital,
1 : N similar in size to the Bansang
Tota tcos S §50.000.- D Hospital, would have
per sircam ' : 90 beds in 15 rooms,
egach at 77 m? = 1,159 m*?
gg;a%_ggiZEm_ Bath rooms (showers),
school 1,350,000.- D toilets, supervi- .

sion rooms = 145 m
Other areas:
Surgery, laborato-
ries, dispensary,
consultation rooms,
mother and child
care, stores gener-

) 6.2.2 Health Facilities
bispensary

Built area incl. toilet 1,000 m?

facilities: approx. 40 m? ator bul%g%g% etc. -
Construction unit price built area 2,300 m?

approx. 950 D/m?
7
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Construction unit price
approx. 1,200 D/m?*

Building construction
2,300 x 1,200 = 2,760,000.

Circulation area,
external works,
infrastructure etc.

lumpsum 1 = 500,000.

furniture,
equipment

|
)

1
g

!
e

Jumpsum 2 700,000.

TOTAL 3,960,000.

|
)

Table Nr. 24 (ip the annex)
provides an overview of these
social faciliti#es which are
regarded as Dbasic, and of
the road constructions, both
in their overall time perspec-
tive. Following the overview
table, more detailed time
achedules for the investments
and the running costs are
provided in tables No. 25 and
26 (in the annex).

X
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Investment Estimates
and Schedules

Cost Estimates for Social Faci-
lities: Running Costs

6.3 Cost Estimates for Social
Facilities: Running Costs

The following tables show
the running costs (including
staffing, maintenance etc.)
for each of the new facilities
foreseen 1in the Land Use Plan
2000 in thousand Dalasis at
constant prices of 1984. The
following assumptions were
made (based on the Dbudget
estimate 1984/85):

Schools ' Primary Secondary High
Yearly running costs per school stream 37,000, ~ 50,000.- | 131,500.-
Part of administration overheads 3,000.- 4,000.~ 8,500, - |

| !
Total per stream ‘ 40,000.- 54,000.- | 140,000.-
3 streaés per school = Total per school || 120,000.- 162,000.- | 420,000.-

| ‘ |
Health Facilities Dispensary{Health Centre|Hospital per bed| 90 beds
Yearly running costs 10,000, - 150,000, - 12,000 1,080,000.-
Part of administra- '
tion overheads. 2,000.~ 20,000, - 120,000, -
Total per facility 12,000.- 170,000.- 1,200,000.-
The dot e* in table 26 means

year of ’‘completion of facili-
ties (end of investment phase).
Running costs are assumed to
occur after the year of comple-
tion.

All costs calculated at con-
stant prices are of 1984 since
assumptions/forecasts of price
increases and inflation are
too speculative.
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Table 2%: Investments iﬁ'Sociél Facilities
{(in thousand Dalasis, at 1985 prices)

Year |1

Facilit
Area

MGreater

986

g7

88 a9

20

g1 92

93

94

95 | 96

Prim. Schools

Kanifing

500

Sere Kunda"

800

800

s00

800

800

Latri Sabiji/
Faji Kunda

S00

900

800

960

Sukuta/Bakoteh

900

300

900

. 800

Lamin/

Banjul N'¢ing

a0

500

‘Total

909

1800

9061800

1800

1800

90c

900

900{ 1800 [ g00

Second.Schools

"Greater
Sere Kunda"

1035

1035

Lari Sabiji/
Faji Kunda

1035

Sukuta/Bakoteh

1035

Kotu/Kololi

Lamin/
Banjul N'ding

1035

Total

1035

1035

1235

1035

1035

High School

Kanifing

1035

Total

1350

Grand Total

900

1800

19351800

1860

1935(1800

3285

1935

1800 | 1935

Jdispensary

"Greater
Sere Kunda

50

S0

Health Centres

"Greater
Sere Kunda

1180

1180

Latri Sabiji/
Faji Kunda

1180

_Sukuga

Sukuta/Bakoteh

Lamin

1180

Total

S0

1180

1180

2011180

1180

Hospitals

Latri Sabiji/
Faji Kunda

3960

Total

3960

GCrand Total

50

1180

1180

180

%as0

1180
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mable 24: Phasing of Social Facilities and Road Constructions

Period 1986 - 90 1887 - 95 1996 - 2000

Facilities {PS |SS [HS p | Ho!H [PS|SS5LHS D! HC]H [ PS|SS |HS D | HC

Area
9] i 2 3 4 5 6 |7 g g9 11 1t 12 13 14 15 16 17
11 ]
a Kani.fing b L
13 ° . °
. Greater Sere Kunda * L ® . ot ™ . b
| —
) [ ®
B Latri Sab. and Faji Kun. LR ® b °®
] ®
[
- Sukuta and Bakoteh ® e ®ie o
Ed Koty and Kolbli i .
‘,‘ i
i ®
Lamin and Banjul N'ding b L pe L
‘ Total No. sl2]0]|11210 7 ol 1 b b7 |2 010§ 2
Roads 1. Kanifing:MDI-Radio 4, Badala Parkuway: 6. Sukuta-Kololi
Gambia 1,4 km Kairaba Av.-Radio G,1 km
Gambia 2,75 km
5. Talinding-Sukuta and 7. Yundum-5ukuta
Bakoteh Branch 5, National Highway: 3,6 km
7,0 km Abuko-0ld Jeshwang
7,5 km 8. Sukuta Western
+ 3. Kololi South Con- Bypass 2,65 km
% nection 1,3 km

-

Abbreviations : PS = Primary School

55 = Secondary School
HS = High School
D = Dispensary
HC = Health Centre
H = Hospital
e :
S - <-
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! - 7 ;
b Table 23: Investments in Technical Infrastructure :
. (in thousand Dalasis, at 1985 prices)
X Year 1986187 [88 | 88 |40 | o7 T o5 83 9 [ 95T 8 | a7 a8 T 59
b
g Area Total
- Upgrading ang
‘ New Areas
i 1.Kanifing 1440 1460 | 1440[1440 | 1440 75;;1
2.Ibo Town/
Talinding 30001 2000 3600 | 3000 3000 ¢ 3000 18000
un jang T
3.5 Kund
; Bundung | o/ 2300 2300 | 2300|2300 | 2300 | 2300| 230d 2300) 2300 2300 23000
f 4.Latri Sabiji/ _
{ Faji Kunda 7555} 7555 | '7555] 7555 7555 | 7555 7555 7555 7555 7555 75550
! _—
{
5.5ukuta 879018790 | 8790 8790y 879 873g 8790| 8790 70325
B.l.amin/ .
Banjul N'ding * 58811 s88t] 5881 S881| sesif sga 47050
7.Bakateh 1620 | 1620 1620 16520 1620 B1G0
F
3.Kololi/Kotu/ o
Manjai Kunda 2250 ¢ 2250|2250 2250|2256 | 22501 2250 2250 2250| 2250] 2250, 2250 27000 - E
* ‘ i
Total 5250 16545?55&5 25335} 2695532836 28396/ 2839628395 26776RETTE | 2250 276225 ¥ ?
Roads k ?
]
_ ]
1.Kanifing:MD] %
to Radio 4201 420 . 8B40 i
Gambia l
2-Jalinding- 1400 | 1400} 1400 _ 4200 ‘
~_Bakoteh brancH -
3Kololi South N
Connectilon i 650 650
—Road N .
4.Badala Park-
way to Radio 825 825 1650
—Gambia ]
5.MNatienal Road ‘
Abuko-D1d : 3000 | 3060 6000
—Jeshiyang 4-_T_h_ﬂ_____
3.Badala Pruwy .
from Kololi 1080 1080 2160
—~t0 Sukuta T
7.Banjul N'ding
to Sukuta 1830 1830 3660
_— ]
8.5ukuta West- 795| 795 1590
ern Bypass Ly
Total 1820 | 1820{ 2050 825! 825 | 3000 3000] 2910 2910} 795/ 795 20750
Grand Total 7070 (1836518595 6160 ]27880[35836 131396 31306313086 [2757127571 2250 ’36975
B I
4 - I
= differences result from rounding errors h
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1986 88
Facility
Area
pI‘im. SChDOlS

ring .HMMM
"Greater
Jere Kunda"

Latrj Sabi ji/

Faji Kunda

Sukuta/Bakoteh

Lamin/

Banjul N'ging
Tota}

Second.SchDols

f "Greatey
Sere Kundat

Latri Sabjiiy
"aJi Kunda
i .
Kotu/Kolo) i
Lamin/ .
Bar‘,jul Nrdiﬂg
Sukuta/Bakoten .
Total .

High Schop)

s T T T 77
Total

Grand Tota)

4201 42p 420
/ / ‘*120/ 350 / 542/ 98211122 /MGa/ 1644/ 23&#2628/ 2888/3190/ 3552/3?92 13792
DiSDEnsary _
"Greater - 2d ’
Sere Kunga"
Health Centres

"Creater
Sere Kunda™"

Latri Sabjj;/ ...

NN NN R
e

Total . m

spitals ‘

Latrj Sabi ji/

Faji Kungs

e T

Total’

Grand Tota]




