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Abstract  This paper analyses the informal processes 

of production of dwelling spaces, specifically the process 

of acquiring and developing a piece of land. It aims to 

capture inherent dynamics governing the rationality of the 

process by drawing on a case study of Mamboleo “B” 

informal residential urban neighbourhood in the rapidly 

urbanizing city of Dar es Salaam. The process by which the 

landowners transform the dwelling spaces informally 

transcends socio-economic, cultural, and legal factors that 

demand inherent spatial dynamics to be explained from an 

urban transformation perspective. This leads to an inquiry 

into spatial dynamics, which results from unpredictability 

and mutation of the process and its impact on space. Further, 

the actors, the innovative informal practices and the urban 

form resulting from dwelling transformation 

commensurate with the prevailing socio-cultural condition 

are sought to inform conventional planning discourse 

adequately. A mixed-method was employed where the data 

collection tools included questionnaires, interviews, 

document analysis, map-reading and physical observations. 

This study involved snowball and purposive sampling 

techniques in selecting the respondents, with the first being 

used to determine the individual dwelling owners and the 

private sector practitioners while the latter choosing the 

public sector urban planning officials. Cultural - Historical 

Activity Theory was used to guide the analysis of the 

activities to gain their significance in the production of 

urban dwelling spaces. The study established that the 

dynamic structures are crucial to the survival of the 

informal dwellers as they were observed to provide a fertile 

ground for the survival of the informal processes of 

production of space together with their associated spaces. 

The dynamic structures characterized by negotiations, 

sharing, variations, incrementalism, spontaneity, and 

adaptability have contributed to affordable land within city 

boundaries, collective living and shared spaces, use of land 

as economic assets, and incremental constructions 

adaptable to users’ changing needs. The flexibility and 

adaptability of resulting spaces and dwellings were 

observed to support the socio-economic realities facing 

most urban dwellers, particularly people experiencing 

poverty, and hence their survival in urban areas. This study 

concludes that understanding the dynamics and rules 

governing spatial changes in informal urban spaces is 

critical to achieving complex urban spaces and successful 

spatial interventions in informal urban areas. 

Keywords  Spatial Dynamics, Informality, Land 

Acquisition, Dwelling Spaces 

 

1. Introduction 

Access to space is a key component for ordinary urban 

citizens to acquire their urban requirements and integrate 

into an urban environment. The process takes place through 

grassroots institutions using tools and instruments lying 
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between the formal and informal procedures that determine 

the rules and conditions of shaping the urban form. The 

undefined path through which the citizens endeavor to 

acquire means to reside, work, access amenities, and fit 

within social, economic, cultural, and political 

environments constitutes the dynamic nature of the process. 

The ambiguity, undefined nature, and dependence on 

prevailing conditions are also parts that constitute the 

dynamic nature through which dwelling spaces 1  are 

informally created. The unpredictability, emergent 

complexity and undefined nature of informally 

transforming urban space evolve into spatial dynamics2 . 

Thus, spatial dynamics is the unpredictable practice in 

transforming spaces dependent on socio-economic and 

cultural conditions at a given time and space that, in turn, 

significantly impacts space change. The spatial dynamics 

contributes to complex urban neighbourhoods that some 

urban design and planning scholars praise for their ability 

to offer life support to their users together with lively, 

enjoyable, walkable, and healthy environments [1]–[5]. 

Most studies have commented on the positive aspects of 

informal processes of producing urban dwelling spaces. 

However, less emphasis is put on how the aspects can be 

translated to better inform formal urban dwelling space 

production systems. This study, therefore, intends to 

explore the spatial dynamics governing the informal 

production of dwelling spaces, their potential for the socio–

economic life of dwellers, and the formal systems of 

production of urban dwelling space. The study of informal 

dynamics is shown to be more effective in understanding 

urban phenomena associated with traditional "urban 

renewal and planning methods" that ignore the "real life" 

of people [6]. 

In cities of Africa, access to urban land through the 

informal system is popular [7]. Such a land use system 

creates two forms of modern urban development: 

unregulated urban growth associated with informal 

communities and the implementation of highly planned 

new cities or gated communities [8]. However, both forms 

of spatial production face various systemic challenges that 

hinder their ability to deliver inclusive, ecologically 

sustainable urban environments [8]. Newly planned cities 

are not designed to change in response to systemic 

disruptions or increasing socio-ecological changes. Rather, 

they are designed as limited products with little regard for 

existing environmental conditions or future threats [8]. In 

African cities, including Dar es Salaam, the formal urban 

planning traditions often fail to grapple with the complexity 

and dynamics that define formal/informal settlements and 

these cities as they were copied without appreciating 

changes in context [9]. The new African cities need to do 

more to address rapid urbanization and informality [10]. 

                                                             
1  Dwelling is a shelter (such as a house) in which people live 
(https://www.merriam-webster.com) 
2  Complexity refers to the higher-order phenomena arising from a 
system’s many connected, interacting subcomponents and describes both 
dynamics (i.e., processes) and structure (i.e., patterns and configurations) 

The cities need inbuilt resilience to offer life support to 

people, the city, its population, the informal economy and 

its supporting architecture. In Dar es Salaam, developers 

have continued to build houses with more stories, plot 

coverage and floor area ratios than those recommended in 

the guidelines [11], [12]. Most studies in Tanzania, 

including Bahendwa [13] and Kalugila [14], have 

commented on the positive aspects of informal processes 

of producing urban dwelling spaces. However, less 

emphasis is put on how informal systems and practices can 

be translated to better inform formal systems in producing 

urban dwelling spaces. 

A conceptual understanding of the dynamic structures of 

space and the production of housing begins by exploring 

the concept of space. Space was originally defined 

geometrically, limited and described by Euclidean 

geometry [15]. Until 1970, most human geographers 

considered space static, inert and neutral, an emptiness 

filled with objects. During this period, space was separated 

from people, societies, cultures, economics and politics. 

New geographers and theorists such as Lefebvre, Faucault 

and Soja understood space as more than geometric, with its 

mishmash of social entities. Thus, space is produced and 

constructed socially and according to human relations, and 

it is not an object or a vessel, but a product and means of 

production. The existence of social entities in living space 

was also revealed by the Structuralists3 who believed that 

there were "deep structures" that defined the organization 

of traditional built environments. In the 1960s, the Dutch 

architect Aldo van Eyck studied the relationship between 

the social structures of the West African Dogon people and 

the building forms of traditional cultures [16]. Among 

other things, it was established that the Dogon cultural 

structure regulates the planning and inheritance of land and 

housing and differentiates between collective and 

individual land use [17]. However, since the 1960s and 

1970s, structuralism has been criticized for being 

ahistorical, privileging deterministic structural forces over 

human agency, and attempting to reduce the complexity of 

human experience to certain universal underlying 

structures. According to Söderqvist [18], structuralism was 

not about democracy, but about the fact that the users of 

the building can make changes to it. Conversely, 

structuralism sought to express social patterns and 

relationships that were seen as permanent, invariant, and 

impossible to change. During this period, there was a new 

demand for complexity frameworks and newer methods 

that better deal with complexity and open systems [19]. 

This allows researchers to go beyond invariant structures 

and include both dynamic (unstructured) and structured 

processes [20]. Irwin et al.[21], define spatial dynamics as 

multiple spatially dependent processes involving fluid 

[1]. 
3 Structuralism is a school of thought that says that human behavior must 
be understood within the context of the social system - or structure - in 
which they exist. 
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relationships between people and space4. McCartney and 

Krishnamurthy [22] consider spatial dynamics the 

influence of various social, economic, cultural, institutional, 

political, situational and location factors on space. It is a 

feature of informality that is defined by people's needs and 

therefore adapts when people's needs change [23]. For 

example, the lack of land ownership in informal 

settlements prevents families from improving their 

dwelling units and spaces [24]. As informal settlers receive 

formal tenure, they can adapt by selling and moving to 

another informal settlement [25]. Thus, spatial dynamics 

represents the production processes of urban housing, 

which include different, multifaceted, competitive and 

interactive layers of negotiation, ownership and consent in 

the use of spaces [26]. This study examines spatial 

dynamics in such a competition as all processes of housing 

production that respond to the changing socio-economic 

and cultural realities faced by residents of informal 

settlements. 

The unitary theory of space by Lefebvre [27] is 

considered a key to modern understanding of the concept 

of space and its production. This theory categorizes space 

into physical space, mental space and social space. 

‘Physical space’ is the space of surfaces. It is material, 

socially produced and empirically verified, occupied or 

generated by everyday practices and experienced directly 

or bodily. ‘Mental space’ or ‘representations of space’ is 

devised in mind before being implemented physically. 

Representations of space are literally the blueprints of 

architects’ or town planners’ documents [28]. ‘Lived or 

‘representational space’ is the space of everyday life 

experienced through the complex symbols and images of 

its ‘inhabitants’ and users. According to Rice [28], the 

production of space takes place physically, socially and 

semiotically. Physical production entails a physical and 

visible change to an environment represented by building, 

digging, planting, construction, painting, weaving, moving 

objects or modifying. In social production of space, the 

physical space does not necessarily change, but the activity 

of its users changes the meaning, purpose, signification or 

classification of that space [28]. Semiotic production refers 

to the production of signs. Production occurs when 

individuals become active, rather than passive, in 

producing meaning [28]. In addition, space can be 

produced during an attempt to dominate space, the people 

and activities that are allowed or who have to use it [29]. In 

controlling privacy, people establish rules to govern access 

to specific spaces and territories spatially and visually and 

engage space-defining elements like barriers, hedges, and 

partitioning that define limits of spaces and space uses [30]. 

Space can also be produced formally or informally as the 

informal processes and their associated spaces bear 

different characteristics (see Table 1). Under the formal 

approach, the developer begins by obtaining title to the land, 

then installing infrastructure, building a house, and finally 

moving onto land and occupying his building, whereas in 

the informal the approach is vice versa of the formal [31] 

(see Figure 1). Although such view of formal against 

informal may simply be seen as equal and opposite, 

simplicity lies in the formal process which is defined, 

universal and linear contrary to the informal process which 

is localized, unique, diverse, flexible, communal and 

nonlinear leading to undefined spatial dynamics. 

 

Figure 1.  A sequence of procurement processes for formal and informal 

housing [31] 

This study is interested in producing physical, social and 

conceived space where people move through it, live within 

it and think in terms of it. The first stages of moving onto 

land and building a house or dwelling construction, as 

referred to in this study, were considered an entry point to 

begin exploring the spatial dynamics of the informal 

processes of dwelling space production. According to 

Cobbinah [32], decisions by individual households on 

where to settle and work can influence how the city 

develops spatially. However, there is a tendency for 

scholars to generalize the informal systems of land access 

as if they possess the same universal attributes and the 

assumption that they happen in common social, economic 

and cultural settings. Analysts who claim that informal land 

tenure does not provide enough security for its residents 

may have ignored that informal urbanization has become 

the norm and dominant in some developing countries. 

Since informal land transactions are legitimized through 

informal sales agreements, extra-legal contracts, and local 

leaders verifying land ownership agents, they may provide 

alternative avenues to understand the land’s secure tenure. 
 

 

 

 

 

 

 

 

                                                             
4Spatial Dynamics® https://www.spacialdynamics.com 
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Table 1.  Differences between the formal and informal settlement 

Aspect Informal settlements Formal settlements 

Access to land 

 

 

 

 

 

 

Ease of entry - low entry costs  Difficulty of entry - High entry costs 

Land acts as major employment and wealth creation 

centres [33]5 
Work areas are separated from living ones 

Informal land allocation according to need Fixed land use planning and allocation standards 

Unregulated and competitive markets Controlled markets 

The socially regulated land delivery mechanism Land delivery mechanisms based on ‘paper plans.’ 

Unserviced land subdivided at will and sold Shortage of surveyed and serviced land 

Origin and consolidation 
Emerge and grow through processes of self-

organization and incremental adaptation. 
Conceived by technocrats 

Public space There are no symbolic public spaces [33]. Contain representational public spaces [33] 

Planning rules 

Construction is evolutionary, with no need to comply 

with formalities such as drafts, permits, and approvals 

[33]  

Conventional building regulations control 

developments [34] 

Construction time Not limited Based on conventional urban planning regulations 

Settlement location 
Location is determined by land affordability, methods 

of access, and connectivity. 
Planned by the technocrats 

Settlement density No density zones Density zones 

Architecture and 

symbolism 

Heterogeneity, flexibility and flow of spaces for 

temporal uses 
The rigidity of spaces controlled by formal regulations 

 Diversity of housing size, architecture Depending on conventional regulations 

Construction materials Locally available materials Imported materials [34]  

Construction technology 
Labour-intensive and adapted technology/ Skills 

acquired outside the formal system. 

Capital-intensive and imported technology/Formally 

acquired skills 

Dwellers 

 

 

High social capital [34] Low social capital [34] 

The rich network of social interactions and economic 

mix of residents 

Weak network of social interaction and economic mix 

of residents 

Land ownership system Many independent owners Communal ownership [35]  

Land use Multiple uses that change with time A mono-functional or limited number of functions [35] 

Source: Authors: 2023 

 

1.2. Theory for Studying the Informal Process of 

Production of Dwelling Spaces 

This study considers the complexity of the activities of 

production of space and hence takes the activities as 

systems to be studied as a whole, not in parts. This study 

proposed the engagement of the cultural – historic activity 

theory (CHAT) as it accounts for the complexity of real-

life activity. According to Foot [36], the essential task of 

CHAT analysis is to capture the systemic whole of activity, 

not just its separate components. The theory is about ‘Who 

is doing what, why and how’ [37]. CHAT considers an 

activity as a system made up of elements, namely, the 

object, outcome, subject, tools, rules, division of labor, and 

community, as represented by the triangle in Figure 2 as a 

unit of analysis. An object is a thing being done by the 

                                                             
5 The poor residents not only live in these settlements but also depend on activities within the settlements for their livelihood [33] 

subject. An outcome of an activity is the intended or 

unintended result of the activity. A subject is a person or a 

group engaged in an activity. Tools can be primary 

(physical), secondary (language, ideas, and models) or 

tertiary (communities, context, or environments). Rules are 

the dos and don’ts together with the norms and values [37]. 

Division of Labor represents the way the tasks are 

distributed within the activity system [37]. Community 

refers to a group of people with common interest or culture 

found within an activity system [37]. The activity system is 

also embedded with internal contradictions called tensions 

[38]. According to Hasan and Kazlauskas [37], analysis of 

a real-world context using the Activity Theory lens is done 

in three steps. The first step entails the identification of 

significant activities of the system to be investigated 

together with each activity’s subject (s), object and purpose. 
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The second step involves identifying the actions and 

mediating tools of the activity or activities. The third step 

involves an identification of the tensions within and 

between the identified activities using the activity triangle 

in Figure 2. 

 

Figure 2.  The basic schematic of an Activity system as developed by 

Engestrom [39] 

In this study, the land acquisition and dwelling 

construction activities, namely: decision on urban location, 

access to information on land markets, negotiations of land 

transactions, plot demarcation, transfer of land rights and 

dwelling construction, are studied as systems. The six 

activity systems’ key elements were acquired through 

descriptive research methods. The elements were then 

mapped onto activity triangles to deduce the contradictions 

causing changes in such systems. 

2. Materials and Methods 

Data collection activity in this study adopted a mixed-

method approach and was centred within the activity theory 

traditions. The activity began with a literature review to 

identify the significant system of an informal process of 

production of space together with each activity’s subject (s), 

object and purpose. The second data collection phase was 

conducting an empirical study to identify the actions and 

mediating tools of the activities. In this stage, observations 

were done to capture the physical aspects of the settlement, 

such as the overall settlement layout, dwelling condition, 

configuration of plots, public facilities, urban space 

categories and others. The sample buildings and plots were 

selected for assessment, and the respondents for interviews. 

Observations went together with mapping, sketching, 

photographic registrations, and document analysis. 

Mamboleo “B” settlement in Temeke Municipality of Dar 

es Salaam city (see Figure 3) was chosen as a case study 

site. 

 

Source: Google map, 2022 

Figure 3.  Location of Mamboleo “B” settlement in Dar es Salaam 
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Mamboleo “B” settlement was chosen due to being 

among informal settlements in which the production of 

dwelling spaces involves competing interactive layers of 

negotiation, appropriation and consensus in the utilization 

of spaces that provide a fertile ground for studying the 

spatial dynamics. The settlement is of an irregular layout 

pattern with winding streets and circulation paths. It 

comprises densely packed buildings, mixed land uses, 

buildings of varying functions, and plots of varying shapes 

and sizes between 46m2 to 417m2. The area has no 

dedicated public spaces. People congregate in unbuilt 

spaces between buildings, private yards, shops and kiosks. 

In-depth interviews were conducted in the second and 

third steps of data collection. In the second stage, 

interviews were used to identify the elements that make up 

the systems of production of space, such as the object of 

performing the activities, the actors involved, the way 

labour is distributed amongst the actors, and the tools and 

rules they use in performing the activities. In the third step, 

interviews were used to capture the underlying causes that 

influenced actors’ decisions and actions during the carrying 

of the activities of the production of space. The factors were 

then employed in identifying the contradictions that were 

arising within and between the elements of the activity 

systems of production of space. Interviews in this study 

were complemented by an assessment of the architectural 

components of buildings, plots development and spatial 

evolution of the settlement through observations, map 

reading, sketching and photographic registration. A multi-

select questionnaire was used to collect information during 

the interviews. The interviews involved 74 respondents. 

Since the production of space is in incremental form, the 

selection of interviewees was based on the approach by 

Hasgül [40] whereby three actors, namely, individual 

dwelling owners, public sector urban planning officials, 

and private sector practitioners, were selected (see Table 2). 

Individual dwelling owners were people who owned 

dwellings in Mamboleo “B”. Public sector officials were 

local government officials at municipal and sub-ward 

levels. At the municipal level, these included municipal 

urban planners, architects and engineers. The public 

officials at the sub-ward level were local leaders like the 

Mtaa Chairperson, Mtaa Executive Officer, and Tencell 

leader. Private sector practitioners were professionals and 

unprofessional practitioners engaging with the informal 

processes of land acquisition and dwelling constructions. 

The professional private practitioners were privately 

employed architects, engineers and planners, whereas the 

local masons and brokers represented the unprofessional 

private practitioners. 

 

 

 

 

                                                             
6  If repetition of stories occurs among participants and no new 
information awarded to the researchers by any new participants, then the 

Snowball sampling was involved in selecting the 

individual dwelling owners, unprofessional and 

professional private practitioners who engage in the 

informal production of space. Individual dwelling owners 

were those living in the area, the unprofessional private 

practitioners like brokers have no offices and no database 

to be found anywhere, and the professional private 

practitioners were those engaging in informal activities. 

Purposive sampling was used to select public sector 

officials as their offices are known. Snowball sampling 

usually finishes once a target sample size or saturation 

point6 has been reached [41]. The cases in this study were 

selected gradually in three rounds until a saturation point 

was reached. 36, 25, and 18 respondents were selected in 

the first, second and third rounds, respectively. Individual 

dwelling owners were asked about the objects of 

performing the land acquisition activities; who was 

involved? What were the tools and rules employed? How 

was labour divided amongst the actors? And what were the 

factors influencing your decisions during the carrying of 

the land acquisition and dwelling construction activities? 

Public sector officials were asked how they engage with 

informal land acquisition activities. The question was, 

“How do you engage with land acquisition and dwelling 

construction activities in informal settlements?” These 

professional private practitioners were asked to know the 

services they offer to their clients regarding the informal 

acquisition of land and the rules they employ in the 

activities. The question was, “Do you offer professional 

services to your clients in informal settlements?” The 

unprofessional private practitioners were asked to know the 

services they offer to their clients regarding the informal 

acquisition of land and the rules they employ in carrying 

the activities. The question was, “What are land acquisition 

and dwelling construction–related services do you offer to 

your clients in informal settlements?” 

data is said to reach a saturation point” [31]. 
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Table 2.  Number and respondents’ profile from Mamboleo “B” case site 

 Respondents Age Gender Employment Occupation Total 

  0-30 31-40 41-60 Over 

60 

M F EM PE CP MEO TL LM LB A P E  

1 Individuals dwelling 

owners 

- 1 14 11 19 7 0 26 - - - - - - - - 26 

2 Public sector officials 6 7 - - 11 2 13 - 1 1 4 - - 2 3 2 13 

3 Professional Private 

practitioner 

6 15 6 0 26 3 - 26 - - - - - 15 3 9 27 

4 Unprofessional Private 

practitioners 

4 6 3 - 13 0 - 13 - - - 8 5 - - - 13 

 TOTAL 12 22 34 11 65 14 13 61 1 1 4 8 5 17 6 11 79 

KEY: M – Male; F – Female; EM-Employed; PE –Private employment; CP – Chairperson; MEO – Mtaa Executive Officer; TL – Tencell leader; LM – Local mason; LB – Land property broker, A – Architect; 
P – Planner; and E – Engineer. 

Source: Authors: 2023 

Table 3.  Triangulation matrix based on the four different data collection methods 

Methods used in collecting data 

Questions asked 

Literature reviews Direct observations & field notes In-depth Interviews Map reading 

What activities comprise the process of production of dwelling spaces? x  x  

Who was involved in the production of dwelling spaces? x  x  

What were the tools used in carrying out the space production activities? x x x x 

What rules were engaged in the production of space?   x  

Who were the other stakeholders engaged in the production of space?   x  

How were tasks distributed amongst the actors in the production of space?   x  

What were the objects of producing the dwelling spaces?   x  

What factors affected the activities of production of dwelling spaces?   x  

What were the qualities of produced dwelling spaces?  x x x 

Source: Authors: 2023 
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2.1. Data Analysis 

Data was collected through texts, narratives, maps, 

images, and photos. Text information was analyzed using 

thematic analysis with the assistance of NVIVO version 12 

qualitative data analysis software. Due to the 

questionnaires used in this study being in Swahili and hard 

copies, the analysis process began with the translation of 

the scripts to English and in PDF – a format that is 

compatible with NVIVO 12. The scripts in PDF format 

were then uploaded in an NVIVO-12 file, explored, and 

their information was coded by creating nodes. In this study, 

the contradictions in the activity systems of the production 

of space were analyzed using Cultural Historical Activity 

Theory (CHAT). The collected information of the elements 

of the activity systems of production of space was mapped 

onto activity triangles to deduce the contradictions causing 

changes in the systems. 

2.2. Triangulation of the Data Collection 

Methods/Results 

Triangulation of data collection methods was done and 

summarised in Table 3 in order to look for convergence on 

information collected using the four data collection 

methods. 

3. Results 

This part presents the results of the activities involved in 

the production of space, the dynamic structures, and their 

potential in the production of dwelling spaces. This is done 

by studying the six key activities of space production: 

decision on urban location, access to information on land 

markets, negotiations of land transactions, plot 

demarcation, transfer of land rights, and dwelling 

construction. In this study, the outcome of an activity 

referred to the goal (s) of an activity. Subjects were people 

involved in carrying activities. Tools included land parcels, 

time, money, ideas for acquiring land, and physical objects 

like trees used in plot demarcation. Rules refer to norms 

and regulations that govern the process of land acquisition 

and construction of dwellings. Community refers to 

individuals such as land brokers, landowners, urban 

planning authorities, and planners with a common interest 

in the activities. Division of labour refers to the duties of 

each actor involved in the activities. The dynamic 

structures and their potential were then presented based on 

the six activities of production of space as follows; 

3.1. Decision on the Urban Location 

The results have indicated that the decision on urban 

location was undertaken by the individual land seekers as 

key actors. However, the interviews with the 

unprofessional private practitioners revealed that 10 out of 

13, almost 77%, also contributed to their clients’ (land 

seekers) decisions on location choices. This was done when 

they were involved in seeking land on behalf of their clients. 

The land seekers aimed to identify suitable locations within 

the city boundaries where they could build dwellings for 

residential accommodation with some urban agriculture 

activities. The land seekers’ procedures to acquire land in 

this place varied amongst those who acquired their land 

parcels through buying and those who inherited, as 34.29% 

of land seekers’ selections represented those who inherited 

their lands, whereas 65.71% of those bought land from the 

indigenous. The dwelling owners, who inherited land from 

their indigenous, acquire land parcels automatically. Those 

who aimed at buying land involved others’ experiences and 

ideas such as accessibility, connection to utilities, social 

service availability, sociability and others in their search for 

suitable locations. From the analysis of google maps and 

physical observations, this study confirmed the location of 

the Mamboleo “B” settlement being located 13 km from 

CBD and along the TAZARA railway line. The location of 

the Mamboleo “B” settlement was not planned by and 

formed by the dwellers who came to reside here. Interviews 

with the dwelling owners revealed that their choices of 

urban locations were not open-ended but dictated by 

various reasons associated with political, economic, 

convenience, contextual, situational and social factors (see 

Table 4). The interviewed dwelling owners mentioned the 

aspect of economy referring to positive land affordability 

and low cost of living in Mamboleo “B” compared to other 

places, being responsive to land seekers’ low-income status. 

During interviews, the dwelling owners made 35 selections 

which amounted to 34. 98% of economic aspects referred 

to acquiring plots at low prices (see Table 1) compared to 

other places, particularly those surveyed. 

Table 4.  Number and % ge of selections on various factors that impacted 
dwellers’ choice of urban location 

Factors Number of 

selections 

Percentage of 

selections 
1: Economic 35 34.7% 

2: Convenience 18 17.8% 

3: Social 16 15.8% 

4: Situational 15 14.9% 

5: Contextual 14 13.9% 

6: Political 2 2.0% 

Total 101 100% 

Source: Field survey, 2021 

44.4% of those who made selections on economic 

aspects were referring to the low price of plots. 22.2% of 

respondents’ selections (see Table 2) were made on the low 

cost of living in the Mamboleo “B” area compared to other 

places. By low cost of living, the dwellers were referring to 

a collective living style that contributed to lowering the cost 

of living at this place. Further, 20.18% of respondents’ 

selections represented dwellers who shared utilization of 

their unbuilt spaces with others to lessen the difficulty of 

urban life faced during that particular period. One 
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respondent7 said that “Here we share what we have. If I 

have water and you have ample space for conducting 

outdoor congregations, or you have water, and I don’t have 

space for digging a cesspool, so I would give you space for 

a cesspool, you would give me water”. Another respondent8 

said, that, “At this place, I can borrow some spices from the 

business people and pay later when I become financially 

stable.” The interviews also revealed that 20.4% of 

respondents’ selections were made on low purchasing 

power, referring to land seekers’ low financial capacity. 

13.0% of respondents’ selections were also made to refer 

to land seekers’ concerns to avoid house rents in areas they 

were renters (see Table 5). These were mainly residents 

who moved from house renting in other parts of the city to 

building their own houses in the Mamboleo “B” settlement. 

Table 5.  Number and % ge of selections on economic factors that 
impacted dwellers’ choice of urban location 

Factors 
Number of 

selections 

Percentage of 

selections 

1: Low plot price 24 44.4% 

2: Low cost of living 12 22.2% 

3: Low purchasing power 11 20.4% 

4: Avoiding rent 7 13.0% 

Total 54 100% 

Source: Field survey, 2021 

Respondents also made 17 selections on the convenience 

aspect to show that their location choices were influenced 

by the minimum amount of time spent acquiring land in the 

area. The results also indicated that about 96.15% of 

Mamboleo “B” dwelling owners are self–employed in the 

informal sector conducting food vending and hawking. 

During interviews, dwelling owners made 12 selections on 

the issue of collective living, three on the land seekers’ 

concern about staying close to their relatives, and one on 

avoiding landlords’ embarrassments in the rental houses 

(see Table 6).  

Table 6.  Social factors affecting dwellers’ choice of Mamboleo “B.” 

Factors 
Number of 

selections 

Percentage of 

selections 

1: Collective living 12 23.91% 

2: Staying close to relatives 3 68.48% 

3: Avoid land lords’ 

embarrassments 
1 7.61% 

Total 16 100% 

Source: Field survey, 2021 

The land seekers mentioned situational aspects to refer 

to issues of inheritance, sense of street security, tiredness 

of staying in rental houses, seeking land for agriculture, and 

                                                             
7 Mr. Ngomela interviewed in the year 2022 
8 Aveline Dai interviewed in the year 2021 

a desire to live independently (see Table 7). The aspect of 

inheritance scored ten selections meaning that they were 

born at the local place to become permanent residents of 

Mamboleo “B.” Immigrants from rural areas acquired the 

status of permanent residence in urban areas – a situation 

that contributed to the densification of urban settlements. 

The respondents also made two selections at the level of 

sense of street security which was facilitated by the 

presence of people along circulation corridors during late 

hours. Dwelling compounds along these live corridors have 

free physical and visual access to the public, as most are 

not fenced. During interviews, one respondent9 said that 

the presence of people along movement corridors attracted 

her to choose the place as she is among the dwellers who 

go to work very early in the morning. The respondents also 

made one selection regarding the tiredness of staying in 

rental houses, seeking land for agriculture, and wanting to 

live independently. 

Table 7.  Situational factors impacting dwellers’ choice of Mamboleo 
“B.” 

Factors 
Number of 

selections 

Percentage of 

selections 

1: Inheritance 10 50% 

2: Sense of street security 2 34.62% 

3: Tired of staying in rental 

houses 
1 3.85% 

4: Land for agriculture 1 7.69% 

5: Desire to live independently 1 3.85% 

Total 15 100% 

Source: Field survey, 2021   

The land seekers preferred plots near their working areas 

and social services like schools, health facilities, public 

transport routes and buses to minimize travel and living 

costs. The aspect of proximity was reflected by the 14 

selections made among the aspects considered when 

making choices of location to Mamboleo “B” area. The 

facilities in or close to Mamboleo “B” settlement included 

health facilities, police posts, water and electricity. The 

facilities mentioned by the respondents include the MICO 

dispensary located in Mamboleo “A” sub-ward at about 0.5 

km; Maguruwe market in Tandika ward at 1.5 km and 

Sandali primary school in Sandali ward, about a quarter of 

a kilometre from the settlement. From the activity triangle 

in Figure 4, this study revealed three contradictions causing 

changes in the activity system of location choices. The first 

contradiction (circled 1) arose between the land seekers’ 

resources (time, money, and ideas) incurred and identifying 

suitable residential locations. The second contradiction 

(circled 2) arose between land seekers, relatives and friends 

and identifying suitable residential locations. The third 

contradiction (circled 3) arose between the land seekers’, 

9 Aveline Dai interviewed in the year 2021 
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the Ujamaa 10  villagization campaign, and identifying 

suitable residential locations. 

 

Source. Authors: 2023 

Figure 4.  Choice of urban location. 

23.91% (12 selections) represented people living close 

to their relatives. Along the same line, analysis of google 

maps and physical observations revealed four forms of 

shared spaces in the Mamboleo “B” area. The first form in 

Figure 5 (a) is the formation of shared spaces between 

adjoining buildings where the owners of the dwelling units 

numbered 1 and 2 agreed to put a grocery in the space 

between them. The second form in Figure 5 (b) is formed 

when owners of the dwelling units numbered 1, 2 and 3 

allow the public to use a portion of his land as a circulation 

space to another area. The third form in Figure 5 (c) was 

formed whereby the landowner with ample space that was 

the dwelling unit number1 stands leaves a small portion of 

his land for his neighbor with dwelling unit number 2 to 

build the soakpit. 

The interviews revealed that the desire to live 

collectively was a major reason for their decisions to share 

utilizations of their dwelling compounds spaces with others. 

For example, 23 respondents shared their spaces to 

strengthen love among one another in the community. 

Twenty-three selections stood for those who had a concern 

to help one another to conceal each other’s poverty in the 

face of the community. 11 selections stood for those who 

had a fear of being isolated by the surrounding community, 

while four selections represented faith requirements like 

‘loving each other’. The fourth form was shared spaces 

which were used for congregational activities. The physical 

observations in this area revealed four (04) shared spaces 

(see Figure 6). Such spaces accommodate private and 

public activities like traditional dances and religious and 

political congregations based on agreements with the 

owners of the spaces. 

  

Source. Authors: 2023 

Figure 5.  Shared utilizations of spaces 

 

                                                             
10Ujamaa is a Swahili word that can be translated with „familyhood“, 
which mainly refers to a set of values, was introduced by Julius Nyerere 

in the late 1950s and first defined in his essay “Ujamaa – the Basis 
for African Socialism” [ 4 5 ] . 
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Source. Fieldwork, 2022 

Figure 6.  Circled spots showing locations of the Shared spaces in 

Mamboleo “B” 

3.2. Search for Information on Land Markets 

The results have indicated that search information on 

land parcels was done to know land parcels available in the 

market within the land seekers’ areas of choice. Land 

seekers are the only ones responsible for searching for land 

market information. However, there are cases where land 

sellers involve private sector practitioners like brokers to 

search for the information on their behalf. During 

interviews, it was revealed that 10 out of 13 unprofessional 

private sector practitioners had once sought information for 

their clients (the land seekers). Further, this activity 

involved other people supplying the information to the land 

seekers as the information on land markets was acquired 

from different sources and was not centralized. Community 

members such as the land property brokers, local leaders, 

land seekers’ relatives and friends were engaged in 

supplying the land market information. During interviews, 

dwelling owners made 23 selections on acquiring 

information from people they know in the area. Two 

selections stood for those who acquired the information 

from land property brokers and one for those who acquired 

it from the land sellers. During interviews with the land 

brokers, all indicated a supply of information on land 

markets as among the major services they offer to their 

clients at this place. In interviews with the Mtaa 11 

executive leader12, it was seen that the sub–ward officials 

were playing a role of authenticating information supplied, 

particularly on land ownership when needed to do so, as 

                                                             
11 Mtaa is a Swahili word which means a street. In urban areas the mtaa 
(street – a small urban area or geographical division of a ward), is the 
smallest unit within an urban authority [46] 

transfers of ownerships are done using the sales form which 

is prepared by the sub – ward office. During an interview 

with the Mtaa chairperson 13 , it was revealed that 

information such as ownership and sizes for all land parcels 

in Mamboleo “B” is available at sub–ward government 

offices. The land seekers were initiators and funders of the 

task, whereas other people like the land property brokers, 

relatives, and friends were assisting the land seekers to get 

suitable information easily. Various resources, particularly 

funds, time, and information, were engaged during 

searches for information on land markets. For example, 

those who engaged land property brokers to help them seek 

information on land parcels in the market had to pay their 

brokers an amount equivalent to 10% of the plot price. 

Further, from the activity triangle in Figure 7, this study 

discovered two contradictions causing changes in the 

activity system of seeking information on land markets. 

The first contradiction (circled 1) arose between the land 

seeker, funds to search for the location and the acquisition 

of reliable information on land markets. The second 

contradiction (circled 2) arose between the land seeker, 

society (land property brokers, local leaders, relatives, and 

friends) engaged in supplying land market information to 

the land seeker, and the acquisition of reliable information 

on land markets. 

 

Source. Authors: 2023 

Figure 7.  Search for information on land markets 

3.3. Negotiating Land Transactions 

Land in Mamboleo “B” is disposed of or acquired in 

various ways depending on landowners’ interests, needs 

and preferences. However, during interviews, it was 

observed that most landowners at this place had acquired 

their land parcels through buying. In the interviews, the 

landowners made 23 selections out of 35 on buying and 12 

selections on inheriting as major approaches they used to 

acquire their land parcels. Buying involved the negotiations 

of land transactions between the land sellers and their 

prospective buyers. Negotiations were meant to enable the 

parties in agreement to arrive at a reasonable price for both 

parties. Land seekers and sellers are the main parties 

12 Regina Gaihwa interviewed in the year 2021 
13 Mr. Zubery Kabumaye interviewed in the year 2021 
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involved in negotiations. However, there are cases where 

one or both parties engage other people, such as family 

members, friends, or brokers, to negotiate on their behalf. 

During interviews with the unprofessional private sector 

practitioners, 10 out of 13 were also seen to engage in 

informal land transaction negotiations by acting on behalf 

of the two teams in negotiations. Negotiations are often 

done in an informal environment, as no established rules 

exist. Bargaining was observed to mainly centre on price 

and methods of payment. To facilitate negotiations, one 

requires only time and convincing power. The land seller is 

one to specify the land price and methods of payment, 

whereas the prospective buyer is required to either accept 

or bargain on the price. Further, this study discovered one 

contradiction (circled no.1 in Figure 8) causing changes in 

the activity system of negotiating land transactions. The 

contradiction arose between the land seeker, time and 

convincing power, arriving at a reasonable price for a land 

size of reasonable size. 

 

Source. Authors: 2023 

Figure 8.  Activity triangle of negotiating land transactions 

 

Source. URT: 2006 

Figure 9.  Varying plot shapes & sizes in Mamboleo “B.” 

                                                             
14 Mr. Mzuzuri’s daughter (Mwamvita) interviewed in 2022 

This study identified plots of varying shapes and sizes by 

analysing google maps and physical observations (see map 

in Figure 9). Records from Mamboleo “B” sub–ward 

government office documented plot sizes ranging between 

46m2 to 417m2. During interviews, it was revealed that 

landowners were selling their land parcels at varying prices 

based on their needs, preferences and interests. 

3.4. Plot Subdivisions 

The landowners of varying interests, needs, and 

preferences were responsible for delineating plot 

boundaries. Other people, such as the adjoining neighbours 

and the sub-ward government officials, were involved as 

witnesses during the exercise to avoid conflicts, 

particularly those relating to plot boundaries that may arise 

in the future. During interviews with the public sector 

officials, it was revealed that all officials engage in plot 

demarcation specifically to authenticate the plot boundaries’ 

locations and ownerships to avoid plot boundaries conflicts 

with the adjoining neighbours. During interviews with the 

unprofessional private sector practitioners, 9 out of 13, 

almost 69.23% involved in plot demarcations activity. 6 out 

of the nine were engaged in solving plot boundaries 

conflicts, whereas 3 out of 9 were engaged in marking plot 

boundaries. To facilitate the activity of land parceling, the 

landowners needed time, land to be subdivided, ideas, and 

physical objects for marking the boundary lines. The 

physical observations in this area revealed that physical 

objects like second-hand tires, bush poles, hedges and 

foundation walls are the tools used to mark plot boundaries 

(See Figure 10 (a), (b), and (c)). In some densely built-up 

parts of this place where boundaries are less obvious, the 

imaginary middle line running between eaves of houses 

served as plot boundaries. Land selling often takes place on 

a piecemeal basis. Under this mode, landowners with 

relatively large land in the beginning often end up 

remaining with small land parcels. For example, during an 

interview with Ms. Mwamvita, 14  whose father sold his 

land on a piecemeal basis, it was observed that her father’s 

land was originally about one acre in size. After selling a 

considerable portion of the land, only 758.00 m2 remained 

in 1921. 

According to Mwamvita, the following is a summary of 

what transpired while selling her father’s land: “Originally, 

the plot was a one-acre piece of land bought by Mr. 

Mzuzuri in 1970. He bought this piece of land at two 

thousand (2000/=)15 Tanzanian shillings from one of the 

indigenous residents of Mamboleo “B” when he arrived 

from the Temeke Mikoroshini area where his original 

house was demolished during the implementation of NTD 

(Neglected Tropical Diseases) projects. Mr. Mzuzuri 

managed to build his first house (house No. 1) in 1972. He 

later offered a small portion of his remaining piece of land 

(where houses nos. 2, 3, and 4) to his young brother, who 

was also displaced from the Mikoroshini area due to the 

15 In 1970 one (1) USD was equivalent to…Tshs. 

1/84 
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same reasons faced by his brother. Mr. Mzuzuri’s young 

brother decided to build a house (house no.2) and sell the 

remaining piece of land to owners of houses nos.3 and 4. 

Later on, Mr. Mzuzuri continued selling the remaining 

portion of his land to another person who constructed 

house no. 5, and the remaining land portion (where houses 

6 and 7 stand) to Mr. Ismail Mjume, who constructed house 

no.6. Later on, Mr. Mjume also decided to sell a small 

portion of his remaining piece of land to Mr. Kisimikwe 

who then was able to build house number 7”. Figure 11 

summarizes the above story by Mwamvita in diagrammatic 

form from stages A to G. 

 

Source. Authors: 2023 

Figure 10.  Physical objects used for making plot boundaries 

 

Source. Authors, 2023 

Figure 11.  Piecemeal subdivision of land 
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Further, from the activity triangle in Figure 12, this study 

discovered one contradiction that was bringing changes in 

the activity system of plot subdivisions. The contradiction 

(circled 1) arose between the land seeker, the calibres of 

people subdividing land, and the land seeker’s concern to 

achieve plots of reasonable size that will suffice economic 

needs when sold. This tension indicates that the land 

seller’s decision on plot sizes and shapes depends on his 

interests, needs, and preferences. 

 

Source. Authors: 2023 

Figure 12:  Contradictions in the system of land parceling 

3.5. Transfer of Land Rights 

In Mamboleo “B”, transfer of land rights is done to 

enable the prospective buyer to acquire the legal status of 

owning a new piece of land. Informal transfer of land rights 

is legalized through informal sales agreements such as 

acknowledgement by other residents on land transfer or 

selling agreement form which bears the signatures of the 

seller, buyer and witnesses. The forms include the contract 

of sale16 and the sales letter prepared locally and by the 

local government office at the sub–ward level. During 

interviews, it was realized that all 26 interviewed 

landowners bought their land parcels through informal 

sales agreements, and no one owns a formal title to his/her 

land. A certain dwelling owner17  acknowledged further 

that: “There are no bureaucratic procedures at this place 

compared to planned settlements. Provided there are no 

pending issues such as ownership and plot boundaries 

conflicts, a single day is enough to accomplish all the 

processes of acquiring a piece of land, from signing letters 

to owning a piece”. The land seller and buyer are key 

players in carrying land transactions. Local leaders or other 

people agreed by both parties in the agreement also act as 

                                                             
16 Contract of sale or ‘Hati ya mauziano’ in Swahili is a special form 
used in transfer of land ownership.  

witnesses to verify that the seller is the rightful owner. The 

witnesses also participate in the arbitration in case disputes 

concerning land transfers arise. The local government 

office at the sub–ward level authenticates the informal 

transfer of ownership and a custodian of the contract of sale. 

During interviews, it was revealed that all 13 (100%) public 

sector officials engage in informal land rights transfers as 

witnesses. During witnessing, the public officials also issue 

introduction letters and land sales contracts, store 

information on land ownership, and solve conflicts 

concerning plot boundaries. Further, from the activity 

triangle in Figure 13, this study discovered two 

contradictions changing the activity system of transfer of 

land rights. The first contradiction (circled 1) arose 

between the land seeker, informal negotiations, and 

transfer of ownership. The second contradiction (circled 2) 

arose between the land seeker, convenience of rights 

transfer processes, and transfer of ownership. 

 

Source. Authors: 2023 

Figure 13.  Triangle for the system of transfer of land rights 

The Google maps, physical observations, and interviews 

also revealed some spatial features of Mamboleo “B” urban 

space resulting from the informal negotiations, which are 

allowed under the informal mode of transfer of land rights. 

In Figure 14, adjoining plot owners negotiated to straighten 

the plot boundary separating their land parcels. During 

interviews, the owner 18  of plot 2 said, “We agreed to 

straighten this plot boundary to solve a challenge of space 

that faced us. My neighbour lacked enough space to dig a 

soak pit on the southern part of his plot, while he has 

enough space on his northeastern part. We decided to 

interchange our land portions whereby he left his 

northeastern portion to form part of my plot, and I left him 

the south-western portion to place the soak pit”. 

17 Seth Kasegela interviewed in the year 2021 
18 Happiness’s father interviewed in the year 2021 
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Source. Fieldwork, 2021 

Figure 14.  Negotiated plot boundary by adjoining neighbours 

3.6. Dwelling Construction 

Developers in this place build houses for residential 

accommodation. However, physical observations in this 

area revealed residential buildings along a major 

circulation path changed function to accommodate 

business activities. The construction involved various 

people based on developers’ interests, needs, preferences, 

and financial status. However, thou the plot owner himself, 

local masons, material suppliers and unskilled labourers 

were seen to be common in most of the dwelling 

construction activities in this place. The interviews with 

professional private practitioners revealed that, apart from 

the formal or planned areas, all 13 (100%) also offer 

services to clients in informal areas. The actors assume any 

duty based on their capabilities and agreement with the 

client and the local mason. For example, during interviews 

with local masons, it was observed that two out of 12, 

among other duties, used to prepare drawings for their 

clients. The plot owner plays as a project client who 

provides resources such as funds and materials to facilitate 

the activity. Local masons carry out the actual construction 

activity on site with the assistance of labourers. To 

facilitate the construction activity, required masonry tools, 

a piece of land, finances, construction materials, the 

builder’s expertise and the relationship between the builder 

and the owner. Construction was seen to take off with or 

without pre-conceived plans on a piece of paper. The 

interviews revealed 14 (68.85%) dwelling owners’ 

selections standing for those who did not use plans or 

drawings from experts; instead, the design of the building 

emerged during construction. The interviews also revealed 

3 (14.75%) selections standing for those who engaged local 

masons to prepare plans for their dwellings. 2 selections 

referred to those who engaged professional architects to 

prepare their drawings, and the remaining two selections 

were for those who prepared the drawings on their own (see 

Table 8).  

Table 8.  Dwelling owners’ use of drawings in construction in Mamboleo 
“B” 

Factors 
Number of 

selections 

Percentage of 

selections 

1: Drawings by developer 2 6.56% 

2: No drawings were engaged 14 68.85% 

3: Drawings by Local masons 3 14.75% 

4: Drawings by Architects 2 9.84% 

Total 21 100% 

Source: Fieldwork, 2021 

Land acquisition and dwelling construction activities, 

particularly the aspects of decisions to construct, improve 

or not, decisions to build incrementally or not, and amount 

and type of improvement, were influenced by economic, 

social, situational, contextual, and political factors (see 

Table 9). 10 individuals mentioned economic, three social, 

23 situational, 19 contextual and 21 political factors as 

major factors that influenced their decisions on whether to 

construct, improve or not. Twenty-five individuals 

mentioned economic, one social, and six situational factors 

as major factors that influenced their decisions to build 

incrementally. Further, 21 individuals mentioned economic, 

seven social, ten situational, two contextual and two 

political factors as major factors influencing their decisions 

on the amount and type of house improvements to make on 

their dwellings. 
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Table 9.  Factors that influenced the dwelling constructions in Mamboleo 
“B” 

Factors Decisions to 

construct, 

improve or 

not 

decisions to 

build 

incrementally 

or not 

Amount and 

type of 

improvement 

1: Economic 10 25 21 

2: Social 3 1 7 

3: Situational 23 6 10 

4: Contextual 19 - 2 

5: Political 21 - 2 

Source: Authors:2023 

Those who mentioned economic factors were referring 

to their financial capabilities. Those on situational factors 

were referring to expectations or hesitating to improve their 

dwellings in fear of the prospective and current 

interventions as these programs could lead to the 

demolition of some dwellings. Needs arise with time, like 

family growth, developers’ aspirations like catching up 

with globalization pressures and advancements in design, 

materials and construction technologies. 8 of 26 dwelling 

owners mentioned globalization to refer to their concerns 

about using new building and house improvements 

fashions, such as using new building materials like 

gypsums, floor, walls and roofing tiles. During interviews, 

the study encountered an individual who increased the 

headroom and changed her house style from 

Maputo/Kontina to a contemporary style. Three were 

referring to pressures from brokers who were also seducing 

some dwelling owners who rent their houses to improve 

them and rent them at higher prices, as 10% of the rental 

fees from tenants go to brokers as payment for their job. 

Anonymity concerns like avoiding being observed by sub–

ward public officials renovating without a building permit. 

Contextual issues were such as soil erosion taking place 

along river Mpogo, pollution and poor management of 

wastewater. Situational factors refer to arising needs, 

particularly family growth. The political aspect referred to 

the risks of eviction19 and the resolution of their conflict 

with the TAZARA administration on land ownership along 

the TAZARA railway line. Further, from the activity 

triangle in Figure 15, this study revealed three 

contradictions causing changes in the activity system of 

dwelling construction. The first contradiction (circled 1) 

arose between the land seekers’ scarcity of funds and 

dwelling construction or improvement. The developer’s 

desire to erect or improve a dwelling becomes challenged 

with issues like scarcity of funds, soil erosions, floods, and 

arising needs like family growth. The second contradiction 

(circled 2) arose between land seekers, property brokers, 

and dwelling construction or improvement. The third 

                                                             
19 Dwellers particularly those staying within the TAZARA railway line’s 
right of way (30m from the center of the railway line) have been facing a 
threat of eviction by the TAZARA administration since TAZARA 

contradiction (circled 3) arose between the land seekers’ 

political influences like risks of evictions, land conflicts, 

and absence of regulation as there are no restrictions 

regarding access to land, type of use and time to commence 

or complete the activity, and dwelling construction or 

improvement. When developers aim to invest more to 

achieve quality houses, they face challenges of evictions, 

land conflicts, and opportunities like the freedom of 

construction from the absence of regulations. When there 

is a low risk of evictions and no conflicts relating to land 

ownership, developers tend to invest more in buying 

quality building materials and hiring experts than when the 

risks of evictions and conflicts are higher. 

 

Source. Authors: 2023 

Figure 15.  Activity system of dwelling construction 

Dwelling construction activities in this area mainly 

took place in a spontaneous, incremental and adaptive 

fashion. During interviews with dwelling owners of this 

place, it was observed that 19 out of the 26 respondents had 

constructed their dwelling units incrementally. Figure 16 

summarizes the stages of incremental construction of Mr. 

Semvua’s20 dwellings. During an interview with Mr. 

Semvua, he described the stages of construction of his 

dwellings as follows: “I began with the construction of two 

rooms (1 & 2) and a pit latrine which is now a poultry room 

(3) in 1996. After the first phase, my family began to 

1increase. This prompted me to add two more rooms (3 & 

4). The rise of insecurity made me construct a fencing wall 

(6). The increase of people seeking rooms to rent seduced 

me to build a room (7) for rent in 2004. In the same year, 

as more renters kept asking for rental rooms, I added one 

more room (8). The rent paid for rooms 4 and 5 helped me 

to build a sitting room (9). Later, my wife needed a room 

for a food vending business, which made me build another 

room (10). Some renters paid in advance so I could build 

them rooms for business. So, their advance payments and 

rent from other rooms helped me build rooms 11, 12, and 

13. Later, I realized my wife’s reputation was at stake as 

she quarreled with my renters for utilizing the corridor 

space for cooking. This situation made me construct a 

administration requires them to vacate the area, as it is not safe for human 
habitation. 
20 Mr. Semvua interviewed in the year 2021 
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separate room (15) to be used as a kitchen for my wife. 

Further, the main gate (16) was installed on my compound. 

As some years passed, I decided to construct a separate 

toilet with Asian type WC and a bathroom adjacent to the 

old pit latrine to align with the advanced modern world. I, 

thereafter, changed the pit latrine to a poultry room to 

prevent renters from putting heavy luggage on the floor 

with unproven strength,” Mr. Semvua. 

 

Source. Autors, 2023 

Figure 16.  Incremental construction phases of Mr Semvua’s dwellings in Mamboleo “B” 

 

Source. Fieldwork, 2022 

Figure 17.  Spontaneously built structure 



3594 The Potential of Dynamic Structures of Production of Space   

in Response to Socio-Cultural Context: Lessons from Mamboleo "B" Informal Settlement, Tanzania 

The physical observations identified a dwelling unit that 

was constructed spontaneously. In this case, an individual 

requested his neighbour21 to allow him to erect a temporary 

kiosk for business activities on the agreement that he would 

demolish it whenever the owner needed it. The neighbour 

allowed him to do so. However, contrary to their agreement, 

the man erected a permanent shelter (see Figure 17) instead 

of the temporary kiosk as agreed. The man engaged many 

local masons and labourers to anonymously build the 

permanent structure within a day when the neighbour went 

to work. 

4. Discussion of Results 

The dynamic structures enhanced the availability of 

affordable and within the city boundaries and survival of 

the dynamic processes of production of space such as the 

piecemeal land parceling, de facto transfers of land rights, 

sharing of space use, negotiations of transactions, 

variations, non – timely, non–timely incremental, 

spontaneous, adaptive, and freedom from formal controls, 

free use of spaces. The dynamic structures also contributed 

to the emergence of fluid locations of settlements, plots of 

varying shapes and sizes, and formations of shared and 

collectively controlled spaces. The free choice of locations 

determined the location and formation of the Mamboleo “B” 

settlement along the TAZARA railway line. The 

convenience of acquiring land led to rapid Mamboleo “B” 

settlement densification. Collective living style led to the 

formation of shared spaces and the persistence of cultural 

activities performance. Avoiding landlords’ 

embarrassments in rental houses contributed to many 

privately owned Mamboleo “B” dwellings. The low price 

of plots resulted in rapid densification of the Mamboleo “B” 

settlement as most low-income earners flocked to the area. 

The dynamic structures were also observed to offer life-

support potentials through the various socio-economic 

forces. For example, the political influence of the Ujamaa 

villagization campaign pushed dwellers to reside in the area 

close to and alongside Tanzania Zambia Railways 

(TAZARA), which was essential in guarding it against 

vandalism that prevailed during that time. Freedom of 

location attracted dwellers of varying calibres away from 

this place, particularly people with low incomes who could 

not afford the land price and cost of living in 

neighbourhoods with higher living standards, like some 

planned settlements, to own land and build their homes 

within the city. The increase in population in Mamboleo “B” 

is attributed to the prosperity of private economic activities 

like food vending in the area. Compared to other places, the 

positive land affordability and low cost of living in 

Mamboleo “B” were responsive to land seekers’ low-

income status. The minimum amount of time spent to 

acquire a piece of land in the area helped dwellers to save 
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time for economic activities as it was revealed that 96.15% 

of dwelling owners in Mamboleo “B” are self–employed in 

the informal sector conducting food vending and hawking 

activities. Convenience in acquiring land and the freedom 

to conduct economic activities informally was instrumental 

in guaranteeing daily bread making. Land seekers’ 

preferences for plots in proximity to their working areas 

and social services like schools, health facilities, public 

transport routes and public buses helped them save time 

and transport costs that could be needed in seeking services 

in far locations. Inheritance helped those who were born at 

the local place to automatically become permanent 

residents of Mamboleo “B”. Level of sense of street 

security was facilitated by the presence of people along 

circulation corridors during late hours as dwelling 

compounds along these live corridors had free physical and 

visual access to the public, as most of them were not fenced. 

Freedom to seek information from various sources gave the 

land seekers a chance to seek and stay close to people they 

knew in the area. This situation contributed to 

strengthening the social ties of cooperation amongst 

members of this community that are crucial in lowering the 

costs of living, lessening the hardness of life and enhancing 

the survival of people experiencing poverty in urban areas. 

Negotiations on price and the engagement of people of 

varying calibres in plot demarcation facilitated the 

availability of land parcels at affordable prices and the 

emergence of plots of varying sizes. The diversity of plot 

size building functions and dwellers’ economic statuses 

were mostly observed to favour the dynamic communities. 

Mosha [42] noted that such diversity reflects the reality of 

human life as family sizes and needs are never standard, 

and hence neither are the plot sizes. The piecemeal 

subdivision of land demonstrated by Mr. Mzuzuri in his 

piece of land demonstrates how consolidation, 

compactness and densification of an informal urban space 

occur through a flexible and gradual subdivision of urban 

land and the informal distribution of space to accommodate 

new residents. It also displays the successive 

transformation of urban space from a single owner to an 

incrementally increasing number of owners to form 

building clusters and eventually affect the original space’s 

sizes, shapes, and functions and the resulting plots. For 

example, in the 1970s, Mr Mzuzuri’s land was one acre 

(4047m2) in size, it was conveniently useful for agricultural 

purposes, but the plot has shrunk to a very limited size of 

758 m2 in the year 2021 and is no longer used for 

agricultural purposes due to continued multiple 

subdivisions and accommodation of many families. This 

situation, among others, pushed Mr. Mzuzuri to abandon 

the original agricultural activities on the land due to current 

limitations on the reduced subdivided plot size and 

increased population density. The process also provides an 

analogy of spatial transformation from agricultural to urban 

life through densification and consolidation of built-up area, 
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population and activities. Land subdivision at Mr. 

Mzuzuri’s plot also displays the social organization of a 

dense urban life with the implication of shared spaces and 

extensive interaction. This phenomenon of gradual 

densification through piecemeal subdivision of land was 

also observed by other scholars, including Bawole et al. [43] 

and Abebe [34], who observed some land being divided 

into smaller ones, sold and leased to newcomers at low 

prices, making the density of settlements higher (see Figure 

18). The ease of access to land and the informal transfer of 

rights contributed to densification and increase of people 

making the area supportive of the dwellers’ daily socio – 

economic struggles like conductance of street vending 

activities. Free land markets have enabled landowners to 

use their land parcels as economic assets as they sell some 

portions of their lands to cater for rising economic needs. 

The freedom of construction has enabled people to build 

over time and within a period that is specific to available 

resources and affordability. Developers were able to build 

without drawings, with materials, form, construction 

technology and styles they afford. 

The piecemeal land subdivisions, the informal transfer 

of land rights, and the free and convenient process of land 

transactions, together with the incremental, spontaneous, 

and adaptive dwelling construction processes, reveal the 

loose nature of the norms, regulations, and conditions of 

access and organization of space in an informal 

environment that offers life–support to the dwellers of 

informal areas. Developers, particularly in informal areas, 

build their dwellings in any way they afford based on 

situations they face during a particular period and 

accomplish at any time they can. This freedom is crucial to 

offering life support to most urban dwellers. Other scholars 

also noted the flexibility to provide flexible environments 

to allow the continuous transformation processes to adapt 

to changing ways of life though it often challenges the 

formal traditions of urban space production and 

management. In Tanzania, policies, acts and regulations do 

not offer such freedom to developers. For example, 

regarding land subdivisions and selling, the National land 

policy 1995 stipulates that; “The holder of that land has no 

right to subdivide, transfer or mortgage the same without 

the consent of the commissioner for lands” (URT, 1995). 

However, leaving the process of production of dwelling 

spaces unguided may lead to chaotic developments, thus a 

need to strike a balance between the formal and informal is 

seen as crucial in this circumstance. 

This study has potential limitations. During the empirical 

study in the case site, some dwellers, particularly those 

along TAZARA railway, were in a land conflict with the 

TAZARA administration. These dwellers were hesitant to 

disclose information about land ownership and the factors 

influencing the carrying of their land acquisition and 

dwelling construction activities. Getting documents like 

land transaction contracts and property ownership 

documents was difficult due to them being personal and the 

time required (during the TAZARA conflict). Much effort 

was made to convince the respondents that researchers 

were not affiliated with the TAZARA officials in any way. 

This means that only a few samples of contracts could be 

accessed. Making appointments for interviews with some 

of the residents needed long follow-ups due to their busy 

schedules; some of the interviews had to be conducted at 

late hours when people were back from work, and during 

the day, the respondent felt free. Getting permission was 

also difficult, as the in-depth interviews were conducted 

door to door. Permission was to be acquired from the local 

authorities, whose processing took much time and slowed 

down the work, so when permission was granted, the work 

had to be conducted intensively. There was also a challenge 

to the language of communication. In Tanzania, the 

common language of communication for the majority is 

Swahili, so questionnaires and responses, particularly from 

individual dwelling owners and unprofessional 

practitioners like local masons and property brokers, were 

in Swahili. So, more time was to be allocated to translate 

the responses from Swahili to English. 

 

Legend: 

 

Figure 18.  Densification of an informal urban space through land subdivision [44] 
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5. Conclusions 

The study confirmed that the process of production of 

space, particularly land acquisition, comprises various 

activities such as decisions on urban location, access to 

information on land markets, negotiations of land 

transactions, plot demarcation, and transfer of land rights. 

The dwelling space production activities were governed by 

various dynamic structures characterized by negotiations, 

sharing, variation, and freedom of practice and space 

utilization. The findings indicate that dynamic structures 

contributed to the emergence of complex processes and 

spaces that supported the socio–economic realities facing 

the dwellers of the informal areas. Decisions on urban 

location were observed to have greater power in 

determining locations of informal settlements in urban 

areas, plot sizes, and production of shared spaces in 

informal areas. Access to information on land markets 

revealed the power of social connectivity in producing 

shared spaces like those used for cultural activities. The 

shared spaces were observed to offer life support to its 

dwellers by bringing them together to solve challenges 

facing them collectively. Negotiations of land transactions 

were observed to produce spaces that adapt to changing 

socio – economic realities facing their communities. The 

engagement of players of varying calibers in plot 

subdivision activity led to the emergence of plots of 

varying shapes and sizes that allow buildings of varying 

styles, functions, materials, heights, setbacks, and even 

people of varying economic statuses. It demonstrated how 

an informal urban space’s consolidation, compactness, and 

densification occurs. Further, the informal land right 

transfers offer room to decide on the investments to put into 

dwelling constructions or improvements. They also support 

the survival of spontaneous and incremental constructions. 

So generally, the dynamic characteristics like negotiations, 

sharing, variations, incrementalism, spontaneity, and 

adaptability result in complex urban spaces characterized 

by the diversity of spatial and non–spatial aspects. The 

complex urban spaces are of much value in urban design as 

they offer room for dwellers of varying socio – economic 

realities to survive in urban areas. While this study 

primarily focuses on the informal settlement of Mamboleo 

“B” in Tanzania, it may be noted that this settlement is 

representative of urban areas where the dwelling spaces 

production processes involve competing interactive layers 

of negotiation, appropriation and consensus in the 

utilization of spaces. The approach to the study and results 

from the study may also be used to inform the formal 

traditions of production and management of processes of 

production of space together with their associated spaces 

that are normally complex. Based on the findings and 

observations, this study suggests some recommendations 

that would be of help in exploring and harnessing the 

potentials of the dynamic structures in the production of 

dwelling spaces that are complex, resilient and capable of 

offering life–support to its dwellers as follows: 

1. Policymakers, professionals, and practitioners must 

agree that not all urban dwellers can afford formal 

planning tools such as formal urban planning 

regulations, acts and spatial development control 

guidelines. In that regard, they must think about how 

to devise tools that cater to those who afford them and 

those who do not. 

2. Professionals and formal practitioners must first 

acknowledge that informal areas have high human 

capital needed in running industries, businesses and 

other activities in urban areas, and such capital must 

be sustained. They further need to concur that 

informality has some potential, and hence they need 

to learn from it and harness the positives of the 

informal life, processes of production of space and its 

associated spaces. 

3. Scholars, particularly in Tanzania, need to venture 

into approaches to studying and analysing informality 

that considers the complexity and dynamics that 

characterize it. 

4. To successfully devise tools to plan, design, and guide 

the complex processes of production of space and 

their associated spaces in urban environments, 

planners, designers, and policymakers need to take 

into account dynamic characteristics like negotiations, 

sharing, variations, incrementalism, spontaneity, and 

adaptability. 

Policies like these may be adopted for countries with 

informal processes governed by dynamic structures 

similar to those guiding such processes in Mamboleo “B” 

area. With a focused need to successfully produce and 

manage complex urban spaces, detailed studies on spatial 

dynamics of the production processes of space, particularly 

on dwelling construction and services installation, will 

need to be done. The study on ways of learning and 

embracing the complexities and dynamics in practice tools 

like plans, designs and management tools will also need to 

be conducted to create a more generalized policy 

framework for the development of complex dwelling 

spaces in countries where the informal processes bare the 

same or equally the same characteristics like those in 

Tanzania. 
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