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Foreword
The original versions of this study were iteratively developed during the progress of the
DFID, EARF study (Sep. 2017- March 2020) on The Urban Land Nexus and Inclusive
Urbanization in Dar es Salaam, Mwanza and Khartoum. The main objective of the
consequent versions being to provide a unified research platform for both the national
and the international team researchers, in order to withhold contradictions and to cox
thoughts to end up with a practical and attainable urban policy for the city of Khartoum.
This very fact justifies some replicative materials and discussions with the final reports of
the research project.
By the end of the project this last version is developed and re-structured under a new
objective, away from designing an urban policy for the city, but to make out of the case
of Khartoum-city such a continuous research theme. The idea is to represent as much of
the primary and secondary data used in the project in a research format that generate
questions rather than giving answers or propose solutions; and also to represent some of
the data from The Survey (2018)1 that is not used in the emerging research papers. The
framework of the prospective research aims to be on the leading edge of urban change
that include everyone, regardless of his gender, race or wealth, and leave no body behind.
This commitment will then be infused into the Faculty of Architecture’s research
strategy.
Some very important themes are not covered in this version such as the urban rural
linkages, gender issues, and not the least the urban management in Khartoum. It is here,
from this platform, an invitation to all the interested researchers to participate in the next
version either by new independent chapters or by co-authoring any of the existing
themes.
It is again an invitation to reiterate the study and methodology but for the other main
cities in Sudan.
For those who are interested in the final reports of the original study please follow this
link:

https://www.gov.uk/dfid-research-outputs/examining-the-urban-land-nexus-and-inclusiveurbanisation-in-dar-es-salaam-mwanza-and-khartoum

1

The Survey covered ten neighborhoods in Khartoum sampling the different components of the urban context. Ten
correspondent research papers were developed by the research team. For details see Wini, T. (2018).
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1. Introduction:
1.1. Research, Policy and Practice Nexuses
There is a growing consensus in the urban literature about the linkages between theory
and practice. This consensus is made difficult especially when considering the
assumption that the broader context of theory is research, and that of practice is policy. In
the urban parlance they differentiate between policy and strategy, while strategy is taken
as the dynamic technically-oriented plan of action, which is heavily influenced by
objectives and the methods to achieve them, the policy is taken as a uniform principle of
action heavily influenced by the outcomes and impacts of the actions. However, policy
and strategy share the same connection to practice. Asen (et al., 2011) provides
definitions for research and law that could benefit this discussion when mediated by a
definition for policy, as:
Research

Policy*1
Law

Is the empirical endings derived from a systematic analysis of information,
guided by purposeful research questions and methods. (i.e. anticipatory
optimization of decision’s impacts )
Indicates a package of recommendations and guidance that orient the decision
making towards specific objectives. (i.e. orienting the march of practice).
Denotes rules and regulations that permit or prohibit particular actions,
behaviors, or programs ;( i.e. framing the pathway of practice).

The research, policy, and practice trajectory gains importance by the rise of the New
Urban Agenda, NUA 2030, which centered the sustainability of urban development as a
principal context of research that should influence policy to address urbanization as a tool
and an engine for development. On the other hand, the practice domain is pushed to a
corner to fulfill a package of strategic goals and objectives within a limited period of time
(e.g. 2030), summarized in the SDGs, and is challenged to draw its transformative power
from the research domain.
However, and especially in developing countries like Sudan, it could not be granted that
the research, policy, and practice relationship is such a straightforward or is always
welcomed. There is a considerable gap between these bodies. Out-of-the-box thinking
and innovative approaches are called to bridge this gap. Permeably it is important to
critically assess how each discipline could feed the other, considering the qualitative
differences between the processes of achieving objectives in each discipline. One of the
simplest ways to bridge the gap is by considering policy as a consumer to research
outcomes, and research is a supportive endeavor to policy and practice.
The gap between research and practice is more narrowed by the introduction of the
packages of indicators and the outcomes of the urban observatories, especially those
1

Definition by author.

1

generated for the performance and the monitoring stages. But in reality, it is most
intriguing to state that, and in spite of the vast contribution of the Sudanese academicians
in the processes of plan-making, but still, there is an obvious gap in Sudan between the
research domain on one side, and the policymaking and practice on the other.
Academicians are called to participate and be a part of the executive body of the state, but
not as consultants who can interfuse their research capacity with the daily practice. One
of the missing roles that could have narrowed the gap is by considering the plan making
process (or the decision making process) a research problem that necessitate certain
methodologies. Research in Sudan is professedly an abandoned theme, and
implementation of policies and strategies in Sudan is always branded with failures. As an
example, all the four urban strategies in Khartoum (structure plans) initiated after
Independence achieved the fulfillment of objectives at ratios not exceeding 20% for the
best (Kpp5).
Policymakers complain that researchers are unable to make their research conclusions
timely, accessible and digestible to decision-makers.
And researchers blame
policymakers for their irrational resistance to policy change despite the evidence-based
recommendations. A better understanding of how to conceal this gap between research,
policymaking and practice is of a vital need.
Defining this gap and the way to conceal it needs a two-step handling, one showing the
logical link between policymaking and practice, and the other discuss the ideal position
and role of research that enables a robust no-gap relationship.
The gap between policymaking and implementation
(practice) is well theorized in
the recent urban literature,
especially by the trends
incorporating
monitoring
and evaluation within the
initial plan-making process
(e.g. UN-Habitat literature).
In the ideal situations, there
should be no gap between
the policymaking field and
the practice domain, since
there is always a mediation
of good interpretation that
work to translate the
objectives of the policy to

Figure (1): Bridging the gap of research & policy
Source: the author, after Stone et al. 2001
2

implementable decisions. The process that begins by policy-making and ends with an
exhaustive executive plan is necessarily composed of two streams of technical and
intellectual components, but the decision needs support by which resources are deployed
and participation is guaranteed.
Figure (1) illustrates the normative and corresponding links, that if well respected would
narrow the gap between policy-making and practice. It is then made easier in case of any
gap between policy and practice to define the magnitude and where this gap actually
exists. Evidence pertaining to the unachieved objectives of the urban strategies in
Khartoum is attributed to problems in the interpretation area; since the strategy is lucky
by the political will and a vast deployment of financial and technical supports. It is
obvious from figure (1) that the process linking policy-making and practice is
compatible, and could be made work as an efficient closed circled process, providing that
the internal mechanisms include good interpretations that translate policy to actionable
projects, and includes a well-organized decision support mechanisms that deploy the
required resources for implementation. Finally, in the evaluation stage, there is always a
need to have a feedback channel through which policies could be reformulated, and
unexpected factors could be reintroduced. Performance and measurement indicators are
vital tools in this stage. This process is inspired by the flexible ability of the research to
regenerate parallel systems for the same process.
The question then remains on how to activate research within the above system of policy
and practice.

Figure (2): Dispositioning plan making process for research activities
Source: interpreted by the author

3

In foremost, since there is an intellectual component in a process, there is always a room
for research to ensure the quality of inputs and outputs, and to perfect the general
methodology of achieving objectives. Research then could be introduced into the policypractice domains through its intellectual component shown in figure (1).
However, returning to the case of Khartoum, the gap between research and practice could
be bridged in two steps, first is to avoid considering research an independent activity, but
an activity interlinked with the axiom and the internal processes of the plan-making
process. Second, research should be given the chance to rationally restructure the planmaking process in a hierarchical structure that should at least include the historically
inherited stages of decision making, decision taking, decision support and
implementation. By these two steps, the plan-making process gains the predisposition to
incorporate research within its system, and be a consumer to the research’s outputs, as
shown in figure (2).
As the policy-making process begins, there emerges several policy problems need to be
defined and several questions need to be investigated. Definition of problems and
investigations on questions necessitate the input of research to adopt a method of
streaming data and analyzing information. Research provides scientific tools for
categorization and provides a basic framework of causalities, consequences and
correlations of phenomena comprising the problem. Such a process can generally be
clustered around certain packages highly relevant to inputs and outputs of the first tier of
decision-making stage, as shown in figure (2).
In this model, policy is assumed to be formulated out of the model, but in each stage of
plan-making process, there are important opportunities for the objectives of the policy to
be incorporated through the interpretation phase; research is again needed to synthesize
the policy agenda in a way that the produced planning decisions and projects will
completely satisfy the intended goals and the objectives.
In the decision making phase policy-makers feel the problem of uncertainty as to How to
choose between different alternatives. Research may be called upon to give a relevant
evaluation method that can stratify alternatives and generate different scenarios that make
decisions more rational and implementable.
The question then-after among decision-makers pertains to how to implement these
policies and projects. Research is called to answer questions of instrumentation of these
policies and projects; on how technically resources of all kinds could be deployed for
implementation.
In the last stage of implementation, which includes two processes of monitoring and
evaluation, research plays an important role in establishing a structure of policy
implementation in the monitoring process that is efficient and effective, and at the same
time compatible with the instrumentation reserved for implementation.
4

Finally, the simple presentation of research recommendations to policy-makers, however
these recommendations are robust and evidence-based has never practiced affecting
policy. Then, it is one of the main objectives of this study, the Khartoum City Profile, to
narrow the gap between research and the plan making process in Khartoum, mainly by
delineating a rational process that define the practical nexuses of research, policy-making
and planning practice in Sudan, which are synonymous to inefficiency and are
structurally separable.
To overcome such separation obstacles expected to negatively affect the EARF project,
the project adopted the methodology of “let us do it together” to initiate a practical link
between research, policy-making and practice domains in Khartoum, especially when
accompanied the policy-makers and the implementers as main stakeholders from the very
beginning of the project. The process of the project incarnate the model in which research
and policy-making could simply play the same music at the same tempo and harmony.
The Khartoum City Profile manuscript is designed to make the research on the urban
issues pertaining to Khartoum a continuous research project.
1.2. The Context of Urbanization in Khartoum
Sudan is a federal country with an estimated population of around 42 million2 (CBS,
2018) up from 30.9 million at the last census in 2008; with a moderate annual rate of
population growth of 2.4%. In 2008, 29.5% of the population were considered urban,
63.2% rural and 7.3% nomads, in 2016 urban population was estimated to 34.1%. The
area of Khartoum State is 22,736 square kilometres; its population is estimated by CBS in
2018 to reach 7,993,851 (CBS, 2018) hosting just under 20% of the country’s population;
giving an estimated population density of 352 p/km2 up from 238 p/km2 in 2008 (CBS,
2008, 2018); Whilst gross population density for all of Sudan in 2018 was estimated to be
23.5 p/km2 (UN.2018), up from 13 p/km2 in 2008 (CBS, 2018).
However, the net urban residential area in Khartoum is found to reach 1,261 km2 in 2017
(Khartoum Dynamin map 2017), populated by about 5 million people (giving an
indicator of an approximate nominal population density of 4000 p/km2).
Sudan has three levels of government: Federal, State and Local. Khartoum State is one of
the eighteen states composing the federal system; it composes of seven localities3, 1164
2

CBS estimated the 2018 population as 41,984,512, UN population prospects gives 2019 mid-year
estimates of 42,813,000 https://population.un.org/wpp/Publications/Files/WPP2019_DataBooklet.pdf
3
Each locality (municipality) is made up of both a legislative body – an elected council of up to 20
members headed by a president that supervises the performance of an executive body, headed by an
executive moatamad (mayor) and has public administration on Education, health, agriculture, livestock,
youth, sports, social and financial development, culture and information, planning and infrastructure
(Source – Khartoum State Ministry of Local Government)
4
This includes 100 residential housing and 14 market units and industrial zones – source: Khartoum State
Ministry of Local Government
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administrative units and 1,785 popular committees. Each locality includes both urban and
rural components. Khartoum State registered the highest percentage of urban population
of 87.9% in 2008 and keeps this rate with slight increase (CBS, 2018).
Greater Khartoum or Khartoum city5 is a low-rise, sprawling city located around the
confluence of the Blue and the White Niles and consists of three cities - Khartoum,
Omdurman and Khartoum North (or Bahri) - Rate of growth of Khartoum reached 11.8%
in the 1983-1993 censorial era, it doubled its population 14 folds since Independence
1956 till 2008 (UN-Habitat 2012:7); Khartoum doubled its population 23 folds since
Independence till 2018, but doubled its area 17 folds in the same era (UN 2018,
Khartoum Dynamic Map 1956-2017).
Khartoum Structure Plan (KPP5 2010) estimated that Khartoum City hosted 7.5%of
Sudan’s population in 2010, and is expected to reach 9.5%in 2015. While the Central
Bureau of Statistics (CBS, 2018) estimates that Khartoum State hosts 19.0% of the total
population of Sudan in 2018, the UN (2018) estimates that Khartoum city hosted 13.3%.
The city hosts significant numbers of refugees from neighbouring countries (Ethiopia and
Eritrea) and more recently from Syria, Yemen and South Sudan.
Table (1): Khartoum, population and growth rates
City
1956
Khartoum 245,000

1973 G. R.
1983
G. R.
1993 G. R. 2008
G. R.
20186
784,294 5.6% 1,340,646 11.8% 2,919,773 4.7% 4,272,728 4.0% 5,534,100
Source: CBS 2018; UN 2018 ; Osman 2012

Urbanization trends in Khartoum began to escalate after the desertification phenomenon
of the 1970s. Civil wars in South Sudan (1953-1972 and 1983-2005) and the Darfur
conflicts (since 2003) have also provoked a huge wave of migration towards the capital,
particularly internally displaced people (IDPs), which according to Banaga (2001: 41)
reached 2.5 million in 2000. Khartoum’s growth rate reached a peak in 1983 with 11.8%,
and since then the city has continued to grow at a rapid scale (see Table 1).
The large influx of migrants and IDPs has resulted in the proliferation of all types of
squatter settlements (UN-Habitat, 2009). Since the mid-1980s, when the number of
informal settlements reached 96 settlements, populated by 687,000 inhabitants (Banaga
1994: 5) and forming 40% of the total population of Khartoum; increasing to 60% in
1989, instigated by the war in Southern Sudan (Osman, 1992). In the 1990s, the state
authorities took strong measures to tackle informal urban expansion (as discussed below);
however, this trend had tremendously affected the morphology of Khartoum until today.
5

In this study when the word Khartoum or Khartoum city is used without addendum, it refers the urban
conurbation consists of the three cities (Khartoum, Khartoum North and Omdurman), sometimes called
Greater Khartoum. But Khartoum locality is one of the seven localities composing Khartoum State.
Khartoum Township is only used in the literature when considering a lower urban level referring to the
township between the two Niles.
6
Since Sudan has not had a census since 2008, Khartoum’s population estimates are projections done by
CBS.
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1.3. Factors Affecting the Urban Formation of Khartoum
The mechanisms through which the urban fabric of Khartoum was generated were a
cumulative result of several interacted factors and trends; they also affected the land
nexus and the distribution of extracted benefits from land:
a. Up to 1956 (Independence), Khartoum was governed under the “Closed Urban
Area” concept, which classified land into four categories: 1st class to house the
British; 2nd class for other Europeans; 3rd class for Egyptian, Syrian and Sudanese
who served the colonial government; 4th class with an annual lease for the rest of
the citizens (Abu Salim, 1997). Classification of land geared different land nexus in
the urban context.
b. This trend continued after independence, when the housing policy categorizes
beneficiaries according to their status and income: by reserving the 1st class for the
high-income strata; 2nd class to the middle; 3rd class to low incomes; 4th class for
temporary residents (abolished lately in 1990). However, competing land nexuses
fuelled the housing and land markets and incite speculative trends.
c. In 1970 the government issued the Un-Registered Lands Act 1970, stipulating that
any land which is not registered under a beneficiary’s name at that time, should
legally be considered a government-owned land and to be registered under the name
of the Government. Consequently, 99% of land in Sudan is considered
governmental land (Eltahir, 2019) and has to be allotted to users in leasehold. The
allocation of freehold land has since stopped except for exceptional cases. The Civil
Transaction Act 1984 abolished the 1970’s Act but confesses its rules and iterates
its concepts (Eltahir, 2019). This fact based for a broad share of the public sector in
the housing and land markets.
d. The government, being the principal landlord, and from the practice, realized that
through site-and-services concepts (S.&S.) it can provide housing projects up to ten
times larger than the other practiced modes of supply such as public housing. Then
from the 1970s onwards, S.&S. has been adopted as a policy and the main mode of
supply of land to beneficiaries from all income levels (Osman, 2008), to the extent
that now 90% of the formal housing stock is achieved via this policy, known as “the
housing plans” (UN-Habitat, 2012). The low profile physical development
dominated the urban-scape of Khartoum, and the land market is open to an
intensive mode of government subsidy.
e. The joint survey of the UN and the Government of Sudan (UN. 2007:20) stated that
the two-session civil war in southern Sudan (1955-1972 and 1983-2005), left a total
of 4.54 million IDPs in 2007, 2.2 of them went north; half of which were hosted in
Khartoum (UN-Habitat, 2009). The war ended by signing the Comprehensive
Peace Agreement (CPA) in 2005, and a large portion of Southerners returned home
7

after the secession of South Sudan in 2011. Urbanization trends began to affect the
morphology of the city.
f. As an impact of climate change, the country
witnessed a severe wave of desertification and
drought towards the end of the 1970s. The
impacts of the climate change extended to trigger
Darfur armed conflict which began in 2003. The
armed conflict in Darfur and South Kordofan
pushed the population of the affected areas to be
displaced to areas such as Khartoum, Port Sudan,
Gadarif and Gezira.
g. The resulting influx of the affected migrants
destined for Khartoum found refuge through
squatting at the periphery of the city and the Figure (3): Urban Integration 2010
adjacent villages. Squatter settlements surrounded
Source: Osman, 2016
the whole city of Khartoum to reach a number estimated by the 1983’s census as
0.6 million, out of the total population of 1.3 (i.e.45%), and a mere of 2.2 million in
1990 constituting around 44% of the population of the city (3.596 K) (Banaga,
2001:41).
h. The CPA contained a general provision that communal land rights should be
considered. But the communal land rights (hawakeer) were also stated in Darfur
Peace Agreement of Abuja 2006 and Doha 2011 and were supplemented in the
National Constitution of 2005. This constitution includes, and for the first time, the
initiation of a regulatory and managerial body for land in Sudan (the High National
Land Commission), however, and because this commission is not yet powered, the
executive power of leasing or confiscating land is still in the hands of the President,
but delegated to State’s Governors. (Eltahir, 2019).
1.4. The domains of urban land nexus and inclusive urbanization in
Khartoum.
From the above discussion, the magnitude of the urban complexity of Khartoum could be
envisaged, and the urban problems generated from these complexities could be
schematized. However, it is not of the objectives of this study to itemize the urban
problems facing the city of Khartoum, but it aims to trace the main domains under which
land nexuses are polarized and the main domains whose performance is affecting the
inclusiveness of the city and the sustainability of the urbanization process. The affected
and vulnerable groups, as well as the urban poor, are in the focus of the study.
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This schema of urban research is triangulated with the preliminary analysis of the
generated city-wide GIS mapping of Khartoum, and the detailed focus is analysed by
using the generated Khartoum Dynamic Map, which composes seven maps tracing the
development of the morphology and the urban context of the city in the years: 1956,
1975, 1990, 2000, 2008, 2014 and 2017.
In a way to make from Khartoum a continuous research case, some nine domains of
research are pointed to be scrutinized. However the discussion on each domain will begin
with deriving some hypothetical questions, but the main purpose of this study is not
focussed to reach conclusions on these items of research but to utilize the existing data
(from the project as well as from secondary resources) to formulate a base for the
prospective handling of each domain in relation to the others. The domains discussed in
this study are:
1. Population Distribution and Density.
2. Administration and Governance in Khartoum.
3. The Mechanisms Formulating the Urban Context of Khartoum.
4. The Consistency of the Morphology of Khartoum Conurbation.
5. Physical Transition and Gentrification.
6. Urban Transition and Land Take.
7. The Rental Market.
8. Land Value.
9. Public Services Provision.
A lesson learned from this study points to the possibility of generalizing the structure of
this study in order to produce a city profile for each main city in Sudan or State’s capital.
The collective city profiles can facilitate a horizontal reading to the developmental status
of the cities of Sudan, which in turn can enable elicit measurement and performance
indicators, there-after designing a national urbanization policy and ensuring balanced
development in Sudan are both achievable. Some domains of research are absent in this
study mainly due to the squeezed time available for the study and the socio-political
situation of the county due to the December 2018 Change Revolution, such domains
include: urban rural linkages, gender issues, regional spatial contexts, and the like.
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2. Population Distribution and Density
Population intensity of Khartoum is significantly affected by the trends of urbanization;
the times of severe push factors such as desertification and civil wars witnessed sharp
rates of growth (see table 1), but population density and distribution in Khartoum is
geared by the housing policy and the solutions adopted towards solving the impacts of
urbanization trends and not the vice versa. However, policy towards urbanization and
housing (including land) acquire great importance in shaping the morphology of the city
and are expected to acquire similar importance in re-shaping and re-structuring the city.
Then the arising hypothetical questions include:
a. is the existing status of the population distribution and density in a socio-spatial
harmony with the land-use planning, and is well reflected in the prevailing local
administrative system.
b. to what extent population distribution and density could be rectified to positively
affect the efficiency of the urban system of Khartoum.
2.1. Dynamism of population distribution in Khartoum
To discuss the above questions, three city-wide maps were developed (by the EARF
mapping team) to represent the population distribution over Khartoum State’s
Administrative Units, for the years 2008 (census year), 2013 and 2018. Official
projections from CBS for the latter years are used. Better conclusions and results could
have been derived if a unit smaller than the administrative unit is used for mapping the
urban population.
Table (2): Population distribution over localities of Khartoum State
Ombadda
Eastern Nile
Jabal Awlya
Karrari
Khartoum Locality
Khartoum North
Omdurman

Rate of
Growth
0.036
0.034
0.035
0.036
0.033
0.034
0.036

Population
2008
908,116
860,475
758,550
635,307
634,312
584,903
431,578

Population
2013
1,083,777
1,017,047
900,919
758,198
746,113
691,332
515,060

Population
2018
1,293,418
1,202,108
1,070,010
904,860
877,619
817,126
614,691

TOTAL

0.035

4,813,241

5,712,446

6,779,832

Locality
1
2
3
4
5
6
7

Source: CBS, 2018

The table of attributes shows a slight increase in the rate of growth in the western bank
localities (Ombadda, Karrari and Omdurman), since these localities hosted the first flux
of migrants from western Sudan in the 1970s. They provided the first agglomeration of
settlements for the IDPs, and host the largest spontaneous settlements. Ombadda hosts the
largest number of populations scored first; Eastern Nile scored second for the abundant
existence of villages; Then Jabal Awlya for hosting the largest unplanned squatter
settlements in Mayo and Ingaz, and the relocation area of Elrashid (UN Habitat, 2012).
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Other than that, there is no trend of significant change in population distribution in
specific localities over the last ten years (2008 -2018). The natural population growth in
Sudan is a mere of 2.93% according to the CIA World Fact book (2018 est.), the rest is
from urbanization. Then it could be concluded that almost all the administrative units of
the State are affected by the urbanization trends, with slight intensity for the outer
administrative units.
The maps are then redrawn but by normalizing each administrative unit’s population to
the total State’s population (figure 4). However, in both cases, it is noticed that there is no
significant change in the population distribution over the years 2008 – 2018, in almost all
the administrative units of the State. The increase is harmonious with the natural growth
of population and the urbanization trends.

Figure (4): Normalized population distribution – Khartoum state - 2018
Source: EARF mapping team

To complete the picture, another three city-wide GIS maps are developed representing
the population density (P/Km2) over Khartoum State’s Administrative Units, for the three
years of 2008, 2013 and 2018. Unlike population distribution, density shows a significant
increase at the peripheries of the city, especially at the upgraded settlements7. That is
mainly attributed to the greater household size of migrants (see 2008 census notes) and
the small size plot of the 3rd class land distributed to them (see URSMs below).
However, it is concluded that the population distribution of the year 2008 over the
administrative units of Khartoum State is stagnant showing no significant change to
7

Upgraded settlements refer to the squatter and illegal settlements been replaaned under the government
project of urban inclusion.
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2018, but the gross density over the city in the same era is significantly changing at the
peripheries.
2013

2008

2018

Figure (5): population density- Administrative Units– Khartoum state
Source: EARF mapping team
The total number of the city inhabitants is dramatically increasing, in ratios between 4 12%, where the city almost doubled its population between 2008 and 2014 (see table 1).
This doubling up in 6 years signifies very high hyper-urbanization; and that this
urbanization is absorbed in the outer administrative units and the urban fringes,
formulating an outer city densification phenomenon rather than an inner-city’s, as shown
in table (3). The table also shows that the urban density in Khartoum is sensitive to
population increase rather than to the area of the locality.
Table (3): Population distribution and density
Population Order
Locality
2018
@ pop.
Ombadda
1,293,418
1
1
2 Eastern Nile
1,202,108
2
3 Jabal Awlya
1,070,010
3
4 Karrari
904,860
4
5 Khartoum Locality
877,619
5
6 Khartoum North
817,126
6
7 Omdurman Locality 614,691
7
TOTAL
6,779,832

of Khartoum State - localities 2018
Area Order Density Order
in Km2 @ area 2018 @ density
3,449
3
375
4
9,810
1
123
7
566
6
1,890
2
3,712
2
244
6
154
7
5,699
1
2,867
4
285
5
1,183
5
520
3
21,741
312
Source: after CBS, 2018

Zooming over the above mentioned three population density maps of Khartoum reads a
low density urban centre versus higher density fringes; but it also reveals a low and
constant population density over almost all the administrative units. The overall relative
low urban density in almost all the administrative units of Khartoum State could be
attributed, on the one hand, as an inevitable impact of the housing policy that adopts siteand-services (S,&S.) mode as a policy of supply for all the strata of the society, though in
different land classes, and on the other hand, to the area of plot disposed to beneficiaries.
The minimum area of a plot of land to be legally registered in Sudan under land laws is
200 m2. Then S.&S. tends to allot relatively large areas varying from 600 m 2 to first class
to 200 m2 to third class settlements. In all cases, housing production is achieved and
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financed from the owner’s savings (see also Osman, 1992). The low pace of housing
production augments the actual urban density.
Since owners have to build their housing units out of their meagre resources and savings
in a longer period; hence the neighbourhood takes tens of years to consolidate. In the
period of consolidation, the overall density is always kept low. Positive
commercialization and rental facilities are sometimes made difficult by local levy acts, or
by the strong building regulations restricting the heights and setbacks (specifically in old
neighbourhoods), or by the low capacity of owners to build for investment. That also
works to keep density at its lowest rates.
However, from an urban bird’s eye view, the assumption that the city is growing
outwards in concentric rings from the centre to peripheries is hardly hit. The city is
growing by adding new urban clogs at the outer peripheral boundaries but sometimes
fingered by the outer inter-urban roads.
One of the interesting conclusions of this process of city growth is how diverse is the
urban periphery in this sense (Figure 6). The new peripheral growth and the newly
formulated settlements are not necessarily the urban poor settlements, they include the
relocated IDPs (such as Al-Fateh) and the villages incorporated within the urban
boundaries (such as Soba, Khogalab and west Omdurman villages) and of course the new
middle-class formal settlements (such as Al-Wadi El-Akhdar and Elfatih township); it
also includes the housing developed schemes (such as Manshya East and Sogatra
schemes in Eastern Nile).

Figure (6): population density – Urban Khartoum 2018.
Source: EARF mapping team

13

However, this type of growth contradicts the recommendations of Khartoum Urban
Strategy (KPP5 2010) which recommends curbing the urban entity at the outer ring road
of 2010, and begins initiating satellite towns to the north-east and north-west of the
existing city of Khartoum, in the non-fertile lands. Case studies8 of Al-Fateh , Khogalab
and Manshya East verify that the pace of development at the peripheral neighbourhoods
is quantitatively below the expected rate (Khogalab and Manshya East) and is
qualitatively below standard (as in Al-Fateh). Then the prevailing expansion of Khartoum
morphology is neither matching the presumed urban strategy nor producing an acceptable
alternative.
The term ruralisation of the peripheries of the City (tareef almadina) is common in the
recent urban and political literature in Sudan. It describes the resultant rural-like
settlements that emerged at the peripheries of the city as a result of the aforementioned
reasons. It describes the city’s outwards mushrooming, in low profile contexts and with
weak physical and urban connectivity, augmented by the gaps of the undeveloped
housing plans of the new peripheral extensions, which look like scattered rural villages
rather than an integrated or extended urban-scape.
A glance at the distribution of population density (table 3) reads that there is a huge
variety of gross density between the localities, ranging from 123P/Km2 in Eastern Nile to
5,699 P/Km2 in Khartoum locality in 2018. On the other hand, table (4) reveals that all
the localities, except Khartoum locality, are delineated to have some urban
Administrative Units and some rural units, and Eastern Nile hosts the maximum number
of villages and the maximum area though the least population density.
Table (4): Khartoum State Population Classification - 2008
Locality

Urban
862,666
1 Ombadda
2 Eastern Nile
546,212
3 Jabal Awlya
771,260
4 Karrari
642,418
5 Khartoum Locality 639,598
6 Khartoum North
465,999
7 Omdurman Locality 344,575
Total Khartoum State 4,272,728

%
Rural
87% 125,497
63% 321,935
82% 171,169
90%
71,661
100%
0
77% 142,818
67% 168,513
81% 1,001,593

No. of
%
Total
% villages
13% 988,163 19%
124
37% 868,147 16%
214
18% 942,429 18%
22
10% 714,079 14%
75
0% 639,598 12%
0
23% 608,817 12%
126
33% 513,088 10%
81
19% 5,274,321 100%
642
Source: after CBS, 2018

The logic of having an urban portion and a rural portion for every locality is meant
mainly to secure levies to localities since rural levies are very weak and cannot support a
locality. Although this trend distributed total population in a reasonable sense over

8

The original DFID-EARF project includes running ten case studies , could be traced in the list of
references, or visited via the project‘s link.
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localities (table 3), but it does not serve the homogenous population density over
localities.
This trend gives the urban context of Khartoum the liability to extend outwards to a
limitless expansion over the white lands9 and the agricultural reserved lands out of the
external ring road. It also makes it difficult to define the city boundary (cordon) or the
limits to where urban regulations and by-laws are effective. Nobody can identify the
urban limits boundaries, or can define who the urban population are.
2.2. Conclusions and remarks
The population and density distribution in Khartoum are widely affected by the housing
policy adopting S.&S. approach. The new peripheral growth and the newly formulated
settlements are not necessarily the urban poor settlements but include the relocated IDPs,
the villages incorporated within the urban boundaries and the new middle-class formal
settlements. However, this type of growth contradicts the recommendations of Khartoum
Urban Strategy (KPP5, 2010) which recommends curbing the urban entity at the outer
ring road of 2010, and begins initiating satellite towns to the north-east and north-west of
the existing city of Khartoum, in the non-fertile lands. Then the prevailing expansion of
Khartoum morphology is neither matching the presumed urban strategy nor producing an
acceptable alternative.
This trend gives the urban context of Khartoum the liability to expand limitlessly
outwards and makes it difficult to define the city boundary (cordon) and the effective
areas of the urban regulations and by-laws.

9

White land is the (undeveloped, unclassified and unregistered under a name) land, normally at the outer
skirts of the city.
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3. Urban Administration and Governance in Khartoum.
The approaches pursued by the government pertaining to how to handle the impacts of
the rapid urbanization processes, density and population diversity, have changed
significantly throughout the last century. An obvious paradigm shift in the policies
towards land lease, squatters and government subsidy is registered. These shifts result in
changes in the urban land nexus concerning the function and value of land and the
consequent revenues extracted from the change, but also cast a shadow on the
administration and governance system working at the State and local levels. This study
will focus on the spatial impacts generated from the practiced urban administration and
governance of Khartoum State within the Federal system.
Then the arising hypothetical questions in this course include:
a. Did the conflicts and discoordination between the levels of local authorities
affect the land nexus as general, and specifically the quality of life of the urban
poor? Do they pay the cost of disparity and conflict of interest of the different
administrative bodies?
b. Is the administrative boundary set for localities facilitate the functioning of the
local authorities to achieve local development? Is it in harmony with the
population distribution and density, does it ensure equity and participation?
c. To what extent does the shift in policies affect the manipulation and extraction of
land revenues and levies? And how urban development is financed under the
prevailing administrative system?
d. What cornerstones could be defined from the tracing of the historical and recent
trajectories of the planning mechanisms and practice in Khartoum?
3.1. Urban Management in Khartoum
Sudan is a Federal state; hence it is divided into 18 semi-independent States. Each state
has its own Governor, state ministers and a legislative council. The State is divided into
localities; each locality is headed by a commissioner (moatamad) and has its local
legislative council and heads of directories. The locality is divided into smaller
Administrative Units; then into several popular committees at the neighbourhood level.
Figure (7) delineates the seven localities of Khartoum State and the 116 administrative
units. According to the official Initiation Decree (no.1/ 2014, Local Governance), the
seven localities are divided into 116 administrative: 100 of them are residential units and
the 16 units for markets and industrial areas. The administrative units are divided into
1785 popular committees at the neighborhood level.
The localities are initiated by State ordinances and are working under the Local
Governance Act 2007; the local governance system is run by the seven commissioners
but with no minister of local governance at the State Ministerial Cabinet. On the other
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hand, the Ministry of Planning is also initiated by State ordinances and is working under
several laws such as the Physical Planning and Land Disposal Act 2004, and a package of
laws and acts regulating the urban development in the State.

Figure (7): Khartoum State Administrative Boundaries – 2018.
Source: EARF mapping team
This picture reveals that there are two parallel managerial systems working
simultaneously at the state level, but most worrying is that the spatial impacts of the
planning decisions, actions or policies taken by the commissioner or by the Minister
might have different spatial interpretations and repercussions.
That leads to the necessity to study the conflicts and intersections of the acting laws
pertaining to urban and physical development, provision and access to urban services,
and resilience, as well as the conflicts arising during the daily working of the two parallel
managerial systems of the Commissionership and the Ministry of Planning.
As depicted in figure (8) below, there are three main bodies affecting the planning
decision and urban management in Khartoum State, one is the Ministry of Physical
Planning, headed by the Minister, consisting of several directorates, and having seven
Branches one in each locality. Second is the Ministry of Infrastructure, headed by the
Minister, consisting of several departments and institutions, and having no branches in
the localities. Third is the local governance body consisting of the seven Commissioners
of the localities, each locality consists of several departments and has its local legislative
council.
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In practice, the above three executive bodies are not hierarchical but are set in a parallel
order that entails intersected relationships, conflicts and administrative grey areas,
especially in defining who is who in the provision of services and land rights. This
situation affects the efficiency of the urban governance and management, and the quality
and quantity of urban services provided.

Figure (8): Urban Governance under the Existing Structure of the Khartoum State
Source: interpreted by author from the initiation Laws
On the other hand, there are nine legislative bodies at three different administrative
levels: The State legislative council, the seven locality legislative councils and the State
Planning Committee (the latter which addresses legislations on specific urban themes).
The existence of nine non-hierarchical and non-functionally related legislative bodies
makes the harmony between the State’s executive bodies a non-achievable objective.
Therefore contradictory decisions and mal-functioning of the implementation of the
urban strategies are obvious. Mohamed (2016) shows that the annual financial burden of
these legislative bodies ranges about SDG7.5 million for salaries and more than that as
incentives and remunerations, i.e. ranges about 11% of the state’s sum reserved for local
development (about SDG150 million).
The fragmentation of urban services management and provision over different ministries,
institutions and localities, at the State, local or the Federal level, complicate access to
services, especially for the urban poor and the new comers to the city, who normally has
no capacity to trace the complex process or meet the obligations of the urban system.
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3.2. Financing Urban Development
Mohamed (2016) stated that the localities in Sudan suffer shortages in human resources
and equipment in all areas they are assumed to cover, where the deficits in engineers
ranges 41% and in planners ranges 73%. The average budget reserved for the local
governance is 17% of the state’s total income in 2012, reduced to 16% in 2013.
Moreover, 70% of the localities in Sudan suffer a deficit in their budgets ranged more
than 75%, been covered by the direct subsidies from the State and the Central
Government.
Khartoum State is the best between all the other states, the deficit in its budget ranged
about 45% in 2013. Point 54/3 of the Khartoum State Local Governance Act 2007 spell
that 25% of the revenues of the state should be reserved to the local government body;
and point 55 of the Act professes an initiation of a Council for Resources Distribution
(see figure 8). But the Act does not define what is the State’s revenues, or whether they
include the federal subsidies, or just confined to the state’s self-revenues. The Council
for Resources Distribution was once initiated in 2007 but after just two meetings was
dissolved, till nowadays, mainly because of the conflict of interest on the definition of the
resources.
Contrary to the Ministry of Planning, and its sister Ministry of Infrastructure, suffer
surpluses in human resources, technicians and equipment, and they are considered the
richest administrative bodies, wherein more than 80% of the State’s revenues are levied
through these ministries, the largest share, undoubtedly, is levied by the Ministry of
Planning.
It is obviously noted that there is an inconsistency in the distribution of resources, finance
and human resources between the Ministry of Planning and the local governance body.
The huge bundle reserved to the local governance body goes mainly to activities that
have no relation with the urban development. The administrative units have no
commensurate staff and technicians that can fulfil the tasks pointed to be implemented by
them in the Local Governance Act 2007; nor have they the capacity to affect the socioeconomic development of the locality. The existing local governance system burdens the
general urban administrative system and inflates urban management costs.
Figure (9) delineates the administrative boundaries of the seven localities composing
Khartoum State. Although boundary setting is argues to be delineated under the pressure
of levies, but still it has some pros and some cons. One of the pros is that this type of
delineation benefits the urban-rural linkages in the State, and shortens commuting travels
of rural citizens demanding high-level services.
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Figure (9): Localities’ boundaries at the urban context– 2018.
Source: EARF mapping team
One of the cons is that the dividing of the urban component of Khartoum city into seven
portions, each belongs to a different locality might hinder its urban entity, consolidation
or integrity. This trend also might lead to difficulties in urban management and
implementation of development strategies; it leads to difficulties in implementing
building by-laws, urban control measures, and make the distribution of qualified
personnel and resources at the local level so difficult.
The trend complicates the urban management processes since managing urban context
needs capacities and tools different than that needed for the rural context of the State; the
development objectives are different and the quantitative and qualitative levels of
services provision are different. A recommendation to redraw the administrative
boundaries of localities and administrative units on the bases of objectives is reached.
The CBD and its vicinity need special consideration, similar to the outer skirts of the city.
3.3. Planning Mechanisms and Practice.
Sudan has a deep history in planning practice and legislations. What is noted in this deep
experience is that legislation is always leading the practice but not the vice versa. The
first Land Demarcation and Survey Act was issued in 1905; then the Land Control Act
followed in 1918, followed by series of laws and ordinances regulating the planning
mechanisms, on top of them is the Land Settlement and Registration Act of 1925.
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However, the General Governor of Sudan initiated the first Central Town Planning Board
in 1947, being active till its jurisdiction was delegated to the State Planning Board upon
the Local Government Act 2003 and 2005, after the adoption of the federal system
(Subeir, 2016).
The present legal basis for physical planning in Sudan is the federal Physical Planning
and Land Disposal Act of 1994, which amalgamates the two Acts of land and of planning
1985. The Act provides that any building or land development requires licensing by the
Town Planning Board at the required level. Local governance acts are sometimes
responsible for monitoring the spatial impacts of this Act. However, Elhoweiris (2019)
counted eight acting legislations affecting the planning mechanisms in Sudan:
- Land Demarcation & Survey Act 1905 (amended 2001).
- Lands Settlement and Registration Act 1925 (Federal).
- Physical Planning and Land Disposal Act 1994 (Federal). (Abolished the Town RePlanning Act 1950; and the Physical Planning Act 1985; and the Land Disposal Act
1985).
- Non Registered Lands Act 1971 (Federal).
- Environmental Conservation Act 1975 (Federal).

- Supreme Council of Environment and Resources Act of 1991.
- Environment Protection Act, 2000.
- Local Government Act, 2003 (Federal).
The plan-making process is governed by the license issued by the State Planning Board,
but the Land Disposal Act of 1994 gives the Minister the authority to deviate the decision
of the State Planning Board or in some cases could initiate a planning decision. The Act
also nominates him as the appeal body for the planning decision. However, the planning
decision should conform to several laws and legislations dealing with land, environment,
service provision, local governance, investment and etc.
3.4. Conclusions and remarks.
The following observations were made:
 The outer ring road works as an important urban connector and an urban
integration catalyst. But it could be considered an important opportunity to
redefine the administrative boundaries and the areas-of-effect for the local bylaws
and urban regulatory ordinances.
 To secure the efficiency of the planning mechanisms the physical planning
structure needs to ensure that plans generated at a lower order level are not in
conflict with policies or strategies set at the higher level. That requires urban
strategies and policies generated at the State and urban levels need consent at the
national level, while local plans require consent at the State level. Actually, the
first condition is practiced through the federal Council for Physical Development,
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but the second condition is not practiced. Interventions of politicians and pressure
groups sometimes bemuse planning objectives at local levels.
 Coordination between the different hierarchical levels is sometimes bemused by
the misuse of autonomy given to the State government, and sometimes by the
several States’ legislative bodies. The existing local governance system burdens
the general urban administrative system and inflates urban management costs.
 Coordination within the State between the ministries, localities and bodies
providing services is sometimes lacked. However, that leads to make access to
land and urban amenities difficult, especially for the urban poor.
 Planning and land disposition have been considered a major income generator to
the State, rather than a regulatory tool aiming to create sustainability in the urban
context. To cover costs of urban services and social amenities the government
tends to auction lands and adopts ownership transfer investments. Land market
forces and land value mechanisms are negatively affected by this behaviour.
 Planning practice in most of the times is reactive, and handles issues in a
piecemeal sense. So it concentrates its emphasis on the urban level,
disconnectedly from its regional context, as almost no regional plans were ever
prepared, nor rural stabilization strategies were set for a region in Sudan.
 The governing laws reserve very little room for genuine public participation and
community engagement in the planning process. The definition of the role of
physical planning is not clearly articulated in the laws leaving a wide area for
inconsistent political interventions.
 The financial systems of both the service sector and the local governance need
restructuring. The trend of financing local services from the returns of selling out
lands is disastrous at the medium and long runs. Its impacts could extend to affect
the sprawl of the city and augment the unlimited horizontality and rampant cost of
services.
 The dependency of financing the local governance system out of the direct levies
on the built housing units “aatab” and the local taxes on the housing sector,
however, is dearth, but is not a dependable system to secure efficiency of these
authorities. Low profile neighborhoods generate no or low payments.
 Lack of qualified experts at regional and local levels and lack of transfer of
experiences between the different levels is pervasive at the States of Sudan. As a
result, the plans and strategies lack practicability. The locality lacks professional
human resources to undertake the diverse and wide-ranging functions stipulated
by the local governance Acts.
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4. The Mechanisms Formulating the Urban Context of Khartoum.
Handling the city as a system necessitates examining the historical trajectory of all types
of mechanisms for land and housing allocation, and of all forces shaping land nexus in
the socio-economic domain. These practices deeply affect the morphology and the urban
context of the city.
Khartoum comprises of three cities growing around the confluence of the Blue and the
White Niles, Connected through ten bridges and several ring and radial roads. All three
cities are expanding away from the river, out of the old Central Business District (CBD);
the urban context now stretches in a radius of more than 30km off the city centre, and the
CBD expanded over the adjacent residential zones, however, practiced a porous trend of
active high densely populated day and an inactive low populated densely night.
The tracing of the socio-spatial impacts of the supply of land and housing trends in
Khartoum reads three main streams of mechanisms formulating the urban context;
namely the Formal Land and Housing Supply Mechanisms (FLHSMs), the
Upgrading and Re-Planning Supply Mechanisms (URSMs) and the Spontaneous
Trends Mechanisms (STMs)10. Of course, there are many illegal trends working in the
supply domain but are not included here because in all the planning and land laws in
Sudan are considered illegal.
4.1. The Formal Land and Housing Supply Mechanisms (FLHSMs).
The (FLHSMs) are meant to refer to the mechanisms generated by the legal
governmental supply modes, such as government sites-and-services schemes, private land
subdivisions, finished or incremental housing units, etc.. They also include land and
housing produced for free market mechanisms as well.
The arising hypothetical questions for the formal land and housing supply mechanisms
include: (Hamid, 2019)
a. Have the FLHSMs been successful and efficient in meeting the exacerbated
demand for housing, and for all the income groups, at affordable costs and
suitable locations?
b. Have the FLHSMs produced well inclusive and resilient neighbourhoods? Have
they contributed in producing a well-integrated urban morphology?
c. Do the FLHSMs benefit disadvantaged, marginalized and the newly arrival
households?
10

In the earlier stages of the project urban context was categorized under three main topics: formal
settlements; spontaneous settlements and upgraded settlements. It is the contribution of Dr. Gamal Hamid
(see Hamid, 2019) to rename the categories and coin the abbreviations as shown in the documents
followed.
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4.1.1. The share of the FLHSMs in the urban context of Khartoum
The formal land supply mechanisms work normally under the formal urban policies and
strategies. The formal mechanisms in Khartoum include six trends:
a. The formal “housing plans”: where subsidized lands are allotted in sites-andservices approach, in a defined partnership of housing production.
b. The Developed Housing Schemes: where serviced land is sold to beneficiaries at
market price, by governmental or private sector developers, or sometimes
combined.
c. The “Popular housing schemes”: an incremental mode where subsidized corehouse units are sold by governmental institutions to low-income households.
d. The “Investment” housing: where built-up housing units or flats are sold in
market- supply-and-demand mechanisms, whether by the government (e.g.
KSHF) or by the private sector developers and investors.
e. The closed compounds: it refers to high-class housing units built and sold by
investors to high-income households in closed compounds or selective areas.
f. The Institutional housing: Housing units built by governmental institutions such
as the army, police and security forces to their cadre while they are on service.
As reflected in table (5), the FLHSMs have contributed significantly to the provision of
land and housing in Khartoum. Estimates of their contribution in 2016 stood at 448,088
plots and housing units, benefiting on average about 2,589,910 people (at 5.8 persons per
household) – i.e. about 48% of Khartoum’s 2016 residents.
The Khartoum dynamic map 2017 reads that the formal mechanisms formulated 51.64%
of the city urban fabric 2017, down from 59.74% in 2014.
The FLHSMs in Khartoum began to affect the urban context by McLean’s plan that
structured the core of the city in 1902; then weaved outwards by the successive “housing
plans” and legal forms of supply. It is the restricted British colonial rules that kept the
core of the city from being invaded by the migrants and the other urbanization trends.
The sites-and-services alone (locally named housing plans11) (first row) is calculated
from table (5) to serve about 1.8 million residents, forming about 35% of the total
population of Khartoum’s 2016 population.12
The concept of S.&S. (housing plans) summarized a partnership between the Government
who subsidized land by 80% of market value and the basic services by 80% of total cost,
and the beneficiary to pay 20% of land price, 20% of basic services, 80% of essential
services and 100% of building cost.

11
12

S.&S. (Housing plans) was officially stopped in 2009.
(Note: inputs of S.&S. in upgraded mechanisms is not considered here).
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Table (5): FLHSMs Inputs in the land and Housing markets (1956 - 2016)
FLHSMs mode of input
No. of plots
Plots allotted by S.&S. projects (housing plans) – till 2007
311.792
1
Source: Osman, 2008

The Developed Housing Schemes by private sector13(serviced
plots) (includes 168 flats)
Source: Eissa, 2019
Popular
housing
schemes
–till
2001
2

25,220
6,019

Source: Banaga , 2017

3

Housing and apartments by KSHF – 2001- 2016

80,239

Source: Hasan, 2018

4 Housing and apartments by private sector 2001-2016

10,000

Source: estimated by author

5
6

Closed compounds

6,688
Source: Elhadary and Ali, 2017

Police , Army and Security Forces

8,130
Source: Hamid,2019

Total input of the FLHSMs

448,088

On the one hand, the S.&S. projects are iterated every several years. The new projects
normally are allocated beyond the previous projects, which are normally not yet
developed. Services provided to the new projects are made difficult then. This leapfrog
iteration of S.&S. housing plans is mainly responsible for the increase of service
provision costs, as well as the vast and unlimited horizontal urban expansion and overall
low density.
Khartoum's new urban strategy (KPP5 2010) realizes the problem of the low urban
density and calls to apply a course of densification measures to increase the overall urban
density of the city.
On the other hand, the inflated cost of services leads to the failure of the government to
fulfil its share in financing services in the housing production partnership of S.&S., and
also fails to pay back (in term of services) the beneficiaries’ advances paid to services at
the initial allotment of the land. The S.&S. approach loses its integrity as a dependable
housing production mode. Recently, and to minimize the gap of financing services, the
government tends to auction lands and seek partnerships in development projects so as to
provide or to cover the cost of urban services. This trend pushed extra residential lands to
be planned on the account of the agricultural and white land at the periphery of the city.
Land take and the consumption of the land stock is questioned, evidence (see e.g. Osman
and Akram 2019) reached that the land stock of the city of Khartoum, especially which at
the peripheries, is under imminent danger and mismanagement conditions.
13

The Investment unit of the Social Insurance Fund participated with 48% of this mode, by providing
12,201 units including 168 flat.
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According to Osman (2008:4), about 311.792 plots of land are registered to be disposed
via S.&S. between 1956 to 2007 for different income groups, but 56.5% of them were not
yet developed, the ratio in 2018 is estimated to escalate to about 64%, because of the
aforementioned failure of the government to fulfil its share in the partnership of the
housing production. The consolidation period14 for these projects is estimated by Osman
(2008) to reach thirty years. On the other hand, the discussion in the case study of
Khogalab (Osman, et al 2019) shows that in fifteen years the development of Khogalab
neighbourhood registered only one percent; and shows very low development (below
30%) in the areas of Al-Wadi El-Akhdar, Alfatih city and Sogatra projects. Similarly,
some of the houses built by the KSHF also lie in remote, un-serviced locations; hence,
they have remained vacant for many years, except when the KSHF goes off its way and
provide services and schools.
It is obvious from the process of classifying the potential beneficiaries of the housing
plans and the point system used to give priority of allotment (Osman, et al 2019) that the
FLHSMs cannot satisfy all the demand for land and housing in Khartoum State –
especially that of the disadvantaged and newly arrived households. Hence, tens of
thousands of households classified as non-deserved by the formal mechanisms resort to
informal modes and trends. However, Khartoum State Government through a declaration
of the Governor (Wali) declared in 2008 to stop land allocation through sites-and-services
schemes arguing that they did not achieve the objectives and did contribute to wasteful
urban sprawl. However, private investors were allowed to continue to subdivide, service,
and sell land for housing purposes, sometimes directly as investment projects and
sometimes in partnership with the State Government.
The classification of beneficiaries into three classes upon their income and status reveals
lands to be classified into three classes correspondingly, (first class to high incomes, third
to the low incomes). Then first class plots are privileged by location, area of plot and
duration of lease. This trend restructured the land nexuses to the benefit of the highincome beneficiaries and neighbourhoods. The three classes of land then acquire internal
forces of competition upon extraction of surpluses, which will lead at the end to elicit
internal mechanisms of land value escalation. However, the classification of beneficiaries
and land into three classes is highly questioned.
A reasonable percentage of plots and units were allocated through the system to “special
cases” to beneficiaries who cannot compete through the point system, that include
female-headed households, households without or with a small number of children;
disabled; widows, and etc.

14

Consolidation period in the urban literature is the time by which the majority of plots are built,
serviced and inhabited.
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The decision of terminating the S.&S. approach is highly appreciated in the light of the
collapse of the housing production partnership, the leapfrog type of development, the
overall inflation of land values and the low-profile low-density produced physical
environment. But the termination of the approach without working out a suitable and
workable alternative will augment the urban problem to the extent that some policymakers (e.g. the Khartoum State Governor in 2018) worked to re-establish the approach
and the housing plan again.
On the other hand, the densification strategy held by Khartoum State planning authorities
as recommended by the KPP5, and the consequent changes in the building regulations
beginning from the Building Bylaws 2008, abolished all restrictions stated for third-class
areas pertaining to heights, the number of floors, type of building material and set-backs;
which means that the boundaries delineating the different land classes are practically
lifted. The local authorities’ levies for water service, solid waste disposal and local
building taxes set new tariffs depending on the physical condition of the real-estate rather
than on the class of land (see
year Formal
Khartoum Locality’s levy
% of city
36.13%
1956
bylaw 2010; from the
45.96%
1975
project’s
survey
all
23.43%
1990
spontaneous areas, although
37.61%
2000
third class, but pay first class
57.30%
2008
fees).
50.42%
2014
51.64%
2017
The formal mechanisms, as
derived from Khartoum Figure (10): Performance of the FLHSMs 1956-2017.
Source: Kh.Dynamic Maps
Dynamic Map (1956-2017)
constitute about half of the urban formation of the city’s 2017 urban context, increasing
from 36.1% in 1957.
The share of the formal mechanisms decreased around the year 1990 due to the abundant
land allotted under the upgrading mechanisms, before resuming again.
4.1.2. Conclusions and Remarks


The FLHSMs have benefited about 2.6 million beneficiaries in Khartoum from
1956 to 2016 (table 5), from different income groups– especially through
government S.&S. schemes, popular and subsidized housing units; and
formulated about 52% of the city’s urban context (figure 9). Plots and houses
were allotted in subsidized costs and affordable instalments to all income groups,
where the rationality of government subsidy is highly questioned.



The classification of land into three classes is questioned and is accused to
restructure land nexuses to the benefit of the high-income groups, and to
formulate some internal mechanisms leading to escalating residential land value
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in the city. Eventually, the classification is practically not effective and is just
available in the official documents.


The partnership of housing production between the beneficiary and the
government collapsed by the failure of the government to provide services,
especially for projects at the periphery of the city. The mode was officially
terminated in 2009 as a formal mode of supply but continued with the treatments
of the informal cases. Financing urban services at an affordable level especially
for the urban poor remains one of the unachievable pillars of the inclusive urban
policy in Khartoum.



The formal housing supply system in Khartoum is theoretically efficient, but
when put to practice shows failure to achieve objectives.



However, the point system of the allocation criteria did not benefit the new
arrivals and recent IDPs and migrants, who are given fewer points for their
duration of stay in Khartoum State (Hamid, 2019).



The built environments created by government S.&S. schemes, as well as the
KSHF’s popular and subsidized housing units, are weak in terms of
environmental sustainability (Hamid, 2019). They are mostly in low-profile and
low-density conditions, to the extent that the urban strategy of the KKP5
recommends a program of densification to these areas.



The financial facilities, the enabling trends and the provision of services (such as
that provided by the KSHF or Sogatra Company) are proved more efficient and
effective in the production of housing, consolidation of neighbourhoods and
reaching the targeted groups (Osman et al. 2019), policies are called to re-thinking
government subsidy and financing urban services.



The S.&S. mode of supply (housing plans) as a formal model was stopped in
2009, mainly because of its practical and performance inefficiency. Still, the
model could be re-invigorated as a system to develop the plot owners who failed
to achieve housing through this approach. Experiences of enabling modes register
relative successes in Khartoum as proved in Manshya East, Sogatra and some
other serviced projects. Still, a new type of housing production partnership could
be worked out.
4.2. Upgrading and Re-Planning Supply Mechanisms (URSMs).

Following the previous discussion, the Upgrading and Re-Planning Supply Mechanisms
(URSMs) are the complementary mechanisms to the formal mechanism (FLHSMs).
Upgrading is practiced in Sudan to refer to the trends affecting qualitative and
quantitative improvements done for a settlement, but at its simplest, it has come to mean
a package of legalizing of tenure and regularizing the spatial status of the informal
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settlement; with the provision of certain basic services (water, electricity and protection
from floods).
The (URSMs) are taken in this study to refer to the mechanisms generated by the
government trends to legalize or upgrade the various types of squatters, slums, informal
subdivisions and illegal changing of agricultural land to housing. It also includes the replanning and regulatory efforts towards the urban villages15 or their extensions.
The arising hypothetical questions for the upgrading and re-planning supply mechanisms
include:
a. Is the government subsidy in this mechanism efficient and reach the real
beneficiaries and target groups? A question on the government subsidy in land for
the urban poor.
b. Are the Upgrading and re-planning processes an end in themselves, or means to
achieve further objectives. What is after upgrading and re-planning? A question
on whether the targeted areas are truly upgraded and the targeted groups are
included.
c. What physical forms and morphologies generated from the upgrading and replanning processes? A question on whether there is a reproduction of slums and
exclusion trends.
4.2.1. The urbanization processes:
The urbanization process is proved to be the main instigator of urban expansion of
Khartoum. The Rate of growth of Khartoum city reached 11.8% in the 1983-1993
censorial era, and registered 4% in the era 2008-2018 (CBS, 2018). The UN-Habitat
(2012:7) stated that Khartoum doubled its area 25 folds since Independence 1956 till
2008, but doubled its population 14 folds in the same era. But from the Khartoum
Dynamic Map 1956-2017, Khartoum is found to double its area 17.2 folds, to face a
population increase of 22.6 folds in the era 1956 – 2017. Osman (2016) attributed
urbanization processes in Sudan to the normal push-pull factors, but identified four
overlapped periodical categorizes of the process, as shown in the table (6) below.
In the first period there was no rush of population towards Khartoum as table (1) depicts.
Khartoum city succeeded to absorb most of the migration of this period within its urban
fabric since the main cause of pull factors is the provision and availability of job
opportunities in the capital city. But some squatters appeared towards the end of the
period around old villages such as Daroshab, Kalakla, Hattana, Umbadda, Salama, etc.
The Local Public Governance Act 1971 allowed the provision of electricity and potable
water to these squatters by self-help (Nadim, 1986), which resembles an attempt to
officially acknowledge the squatter.
15

Urban villages are the villages founded within the urban fabric of Khartoum
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Period

Table (6): Impacts of Urbanization Trends on Urban Space
Causes of
Impacts on the urban-scape
Urbanization

Economic
Stabilization
period
1956 - 1975
Environmental
Degradation
period
1973 - 1985
South Sudan
conflict period
1983 - 2005

Pull factors

Urban economic revivification after Independence,
urban job opportunities, abolishing urban closed area
concept, urban horizontal expansion.

drought, desertification, loss of forests, loss of
Climate
livestock, Natural disasters, locust, rural push forces,
change
urban squatters of low & no-professional capacity, the
repercussions
duality of formal and informal urban settlements.
The coercive migration to the north, appear of IDP
camps and squatters all around the city. Squatters as
an urban socio-spatial problem.
Civil
Southerners returned after CPA 2005, urban rarefaction
contentions
Darfur civil
at upgraded and squatter areas, urban fill by new
tensions
migrants of Darfur conflict, new substandard urban
2003 - 2015
pockets.
Failure of regional development projects,
Forsake
Regional
malfunctioning of the Federal system, failure of
migration period Economic
regional balanced development, migration is inherent
Degradation
2005 - 2017
with poverty, desperation and despondency. Low
profile slummy extensions of urban villages.
Source: after Osman 2016

The second period changed the urban-scape when the rate of urbanization reached 13%
resulting in the proliferation of all types of squatters and slums all around the city (UNHabitat: 2009), squatter settlements in the mid-1980s lodged about 600,000 inhabitants in
96 settlements constituting about 40% of the total population of Khartoum (Osman,1992;
Hamid, 1996).
At the beginning of the third period, Khartoum hosted around two million Southern IDPs.
Banaga (2001:41) estimated the IDPs in Khartoum to 1,570,000 in 1990, constituting
around 44% of the population of the city (3.596 K), only 10% of them lived in camps
(Wad Elbashir, Mayo, Dar Essalam and Jabal Awlya) and the rest squat at the identified
squatter settlements and within the urban fabric. The total number of squatters in
Khartoum is estimated by this research to reach 2,170,000 in 199016. The Khartoum
dynamic map 1990 delineated the squatter areas around Khartoum city constituting
38.7% of the spatial coverage of the city.
4.2.2. Squatters and squatting:
Beginning by the Disposal of Unoccupied Town and village Lands Act, 1922 passing
through the Land Settlement and registration Act, 1925, and ending by the prevailing
16

Estimated as 1,570,000 + 600,000
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Physical Planning and Land Disposal Act, 1994, It is prohibited by all planning, land and
building laws in Sudan to acquire a land out of the official system; or use or build on land
acquired out of the official systems. Land acquired out of the system is officially denoted
“illegal” and in the urban literature is called squatter.
The dynamic map, as
year Squatter
% of city
summarized in figure
0.00%
1956
(11),
registered
a
5.30%
1975
continuous escalation of
38.70%
1990
the rate of squatters in
11.16%
2000
Khartoum in the era
2.50%
2008
1956 – 1990. That is
1.80%
2014
attributed
to
the
2.00%
2017
aforementioned
Figure (11): Share of Squatters in Khartoum 1956-2017
situations civil unrests in
Source: Kh.Dynamic Maps
several parts of Sudan. A sharp decline in the ratio of squatters in Khartoum is registered
after 1990 and to 2000; due to the intensive package of urban inclusion projects
dominated the informal housing sector in Khartoum. But the figures showing decline in
the ratio of squatters after 2000 are fictitious, mainly because migrants are restricted to
live in the traditional squatter settlements due to the new urban measures and regulations.
In fact the ratio of urbanization did not show a significant decline, but migrants tend to
live in the remaining inner city old squatter settlements such as Mayo and Mandella; and
mainly in the adjacent villages.
Feinstein Centre with the International Centre for Refugees pointed that in 2008 about
one million Southern IDPs became official citizens of Khartoum (Jacobsen, 2008:22), the
UN- Sudan Country Analysis report points that most of them are integrated in the urban
fabric (UN,2007:22). But the UN Habitat (2012:194) confirmed that in 2005 the squatters
in Khartoum decreased to 17% from the 44% of 1990. The Khartoum Dynamic Maps
1959-2017 show that squatters formulated 38.7% of the city in 1990, dangled to third of
its area in 200017.
It is noted from the dynamic map that almost all the squatters, especially in Khartoum
North, in the era from 2008 to 2017 are located within the boundary of the urban villages
and very rarely in the urban areas; villages turned to work as incubators to squatters and
speculative trends out of the urban formal system of the city. The phenomenon of the
camps and the isolated squatter settlements disappear from the urban scape, except in
some historical spots such as Mandella and Mayo in Khartoum and some spots in western
Omdurman (see Khartoum Dynamic map 2017, figure 18).
17

This portion is not shown in figure (10) because most of squatters after the 2000s are included within the
surrounding villages.
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4.2.3. Government Response towards squatters before 1991:
In the mid-1980s the squatter settlements began to turn into an environmental hazard and
urban security minatory. The situation is exacerbating by the continuous flux of the new
migrants pushed by the desertification and the civil unrest in South Sudan, leading to the
proliferation of squatter settlements (ashwayi) all around Khartoum. The policy began by
a try and error solutions, but could be summarized in four main streams (Osman, 1992):
a. Demolition and destruction of illegal settlements: began since before
independence, and continued in the 1970s and 80s. The government did not
confess and should not endorse any ownership of land out of the formal
mechanisms. Any possession out of the formal modes was considered illegal, and
was subjected to demolition through the “Squatter Housing Control & Fighting
Administration”. (Nagm Eldin, 2007). This policy led to a change in the location
of settlements rather than stopping the phenomenon.
b. Restriction of exchange and fixing of land prices: the government in the 1970s
tried to keep land prices affordable to all beneficiaries by subsidizing land to all the
urban poor through S.&S., then it tended to restrict the exchange of this subsidized
lands, and fix its prices to the official subsidized prices. Then turned to levy high
taxes in case of exchanging the subsidized lands. This policy led to detaining the
private sector to contribute to the housing sector or the rental market, and to elicit
black markets and speculations on land, and finally to a prohibited increase of
residential land values.
c. Bounding the Urban area: attempts to curb the urban area from illegal expanding
and sprawling in the 1970s led the government to grow a huge forested green belt
at the southern borders of the city. The idea was effective for a time, but squatters
leaped beyond the belt. The belt was turned to formal housing plans in the 1990s.
d. Restriction of rent: towards the end of the 1970s the government realized the
shortage of housing supply and the non-ability of the urban poor to afford rented
housing facilities, and then it tended to restrict rates of rental housing units and
gave the renter security of seven years of rent after signing the rental contract. This
trend led to minimize the supply of rental housing, increase speculations and
increase in housing unit prices.
All these policies dealt with the phenomenological domain of the problem and failed to
reach the real causes and generators of the exacerbated urban problem of Khartoum.
However, the policies haven’t achieved significant progress in any of the land or housing
problems, nor led to alleviate the proliferation of squatters and squatting.
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4.2.4. Government Response towards squatters after 1991:
The squatter settlements in Khartoum are discussed to reach its apex at the end of the
1980s, to constitute about 40% of the city’s population. Squatter settlements could be
categorized into five categories (after Osman, 2007):
a. Slummy Settlements:
 Are complete villages and settlements built out of mud, carton, tins, thatched
and sacks. Lack of any type of services. Such as Carton Kassala, Um Barona,
Takamol (Bahri), Mayo, Mandella, and west Omdurman squatters (Shagaf,
1996). They proliferated on white lands and lands allotted for civil functions.
Some of these settlements lived in isolated independent enclosures even for
the police to enter.
b. The 4th. Class Areas:
 Very high-density areas, allotted before Independence as temporary
settlements to the natives who provide services to the city, with a temporal
lease to be renewed annually by the turn of every year. Serviced with basic
common services and few health facilities. Such as Ishash Falata, and the
Diuooms of Khartoum and Bahri. (Osman, 1992).
c. Serviced unplanned settlements:
 Includes some non-planned villages and extensions in the vicinity of the urban
context; being serviced under the stipulations of the Local Public Governance
Act 1971. Such as Kalakla, Al-Jireif, Hag Yousif, Dar Essalam, Magarba,
Zakyab, Shigla, Kadaro, Izergab, Daroshab, Soba, Tayba Ahamda (Khaseem,
1996).
d. Non Organized Village Extensions:
 They are clumsy squatter spots adjacent to old and historical villages, geared
by the proclivity of village residents to illegally sell out lands at the cordon of
the village. These settlements were highly populated but in a degraded
physical situation and irregular spatial patterns, lack of open spaces and
services. Such as Triyaat Albija, Dikhainat west, Hasanya, Kalakla, Karrari
Igaiga, Khor Omer, Garafa, and eastern Nile Villages (Khaseem, 1996).
e. Squandering or Extravagant Squatters:
 Mainly found in the agricultural lands and inner urban pockets without
complying with the legal process to change the use of land to urban. It is
organized and serviced; some are built-in luxurious manners, or in big
hoardings (Osman, 1992).
The Ministerial Cabinet issued the decree no. 941 in 20.5.1990 defining a road map to
deal with all types of squatters and IDP camps in Khartoum. The year 1991 is a turning
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point in the methods of dealing with squatters in Khartoum. The policy shifted from
controlling and fighting of squatters, to re-planning and upgrading concepts. The
governmental Squatter Fighting and Control Unit was restructured into the
Administration for Village Reorganization; then later in 1991 a new efficient
governmental body was formulated named: the Urban Development Administration. The
objective of this Administration was to upgrade the urban scape of the degraded areas.
After 1991, and after evidence showed that all the previous policies have not achieved
objectives, the government tended to design a package of non-conventional policies,
aiming to upgrade and incorporate these settlements within the city’s urban context. The
package composed of seven mechanisms but could be grouped into three main concepts:
the first works to integrate the old villages and squatter areas within the urban fabric,
after the necessary re-planning and improvement of quality of the built environment, the
second works to upgrade the urban environment legally, physically and in term of
provision of services for specific areas according to the categorization analysis, the third
works to upgrade and integrate the IDP camps and the traditional squatter settlements
within the urban fabric, through mechanisms such as Dar Elsalam concept, which
summarizes an enabling method.
4.2.5. Achievements of the Upgrading and Re-planning Supply Mechanisms:
Table (7) below summarizes the quantitative and qualitative achievements of the
upgrading mechanisms after 1991. From the table, the achievement of the URSMs until
2007 is estimated to affect 26.5% of the city of Khartoum’s urban population at that time
(about 4.0 million). The Khartoum Dynamic Map 2008 reads the contribution of this
mode in 2008 as 25.5% of the morphology of the city of Khartoum.
The mechanisms are estimated in table (7) to benefit a total of 273,711 households in
2017, so benefited 28.7% of the total city’s population (about 5.4 million). The
Khartoum Dynamic Map 1956 -2017 stated the contribution of this mode in the city’s
morphology in 2017 as 35.8%. Meaning that recently this mode increased its population
share but occupy much land compared to the ratios.
What deserves attention in these mechanisms is the innovative process locally named
(Dar El- Salam concept), wherein land is allotted to the deserved beneficiaries in a well
planned third-class ownership, normally 200m2 area, but all restrictions of the building
bylaws are condoned in these areas, people can build detached houses with no setbacks,
sometimes illegally use the road to locate their pit latrines. Dar El-Salam concept began
by piloting allotment of 40,000 plots (10,000 plots for Khartoum and Khartoum North,
and 20,000 for Dar El-salam Omdurman) then generalized. (Banaga, 1996; UN-Habitat,
2009:21) .
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Table (7): Achievements of the (URSMs) in Khartoum - 2007 & 2017
Mode

No of benefited H H

1 Slummy settlements and slummy villages’ extensions, in six
localities up to 2007.

160,903

(source: Nagm Eldin, 2007)

2 Old villages & neighbourhoods incorporated in the city fabric.
(115,000 for all the State including outer villages)

38,000

(source: after Ali, 2014)

3 Demolition of Ishash Fallata 4th. class settlement , and relocate
inhabitants to Ingaz neighbourhood (Alazhari Block 1).

3,956

(source: Osman, 2016)

Total benefeted Households (1991 -2007)
Total estimated number of beneficiaries (family at 5.8 P)
4 Continue: Dar Elsalam concept and modes of URSMs. 2007 –
2017.

202,859
1,176,582
70,852

(source: Banaga: 1996; UN Habitat, 2009:21; the project syrvey
2019; the excel file of Khartoum Dynamic Map 2008- 2017)

Total benefeted Households - 2017

273,711

Total estimated number of beneficiaries (family at 5.8 P)

1,587,524

The total number of benefited beneficiaries of this mode reached about 1.6 million as
shown in table (7), it is interesting to recall that Banaga (2001:41) estimated the IDPs in
Khartoum to 1,570,000 in 1990, and the total squatters are estimated by this study to
reach 2,170,000. That records the URSMs to reach about 73.1% of its potential targeted
beneficiaries. The Khartoum Dynamic Map 1956 -2017 stated the contribution of this
mode in the city’s morphology in 2017 as 35.8%. That depicts the thumping share of this
mode to reach its targeted beneficiaries.
Consolidation perid of this mode as proved from Al-Fateh and Umbadda case studies
(The Survey, 2018) did not exceed ten years, compared to the more than thirty years of
the FLHSMs, as discussed above.
The contribution of the upgrading mechanisms is derived from The Khartoum Dynamic
Map 1956 - 2017 to have a thumping share in formulating the city’s morphology; it
constitutes 37.9% and 35.9% of the city formation for the years 2014 and 2017
consequently. Its role was in a continuous increase till 2014 then began to decline after
the 1990’s program to upgrade squatter areas came to an end. By these mechanisms, the
process to legalize the different types of illegal ownerships in the city of Khartoum could
be registered to achieve most of its objectives in 2017 (depending on the percentage of
the upgraded area over the non-upgraded as from Khartoum Dynamic map 2017).
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The case study of AlYear Upgraded
Fateh (The Survey,
%of city
2018) registered high
0.0%
1956
satisfaction
of
0.1%
1975
beneficiaries on their
20.7%
1990
28.1%
2000
settlements (83.3%); in
25.5%
2008
spite of their below37.9%
2014
poverty level (between
35.9%
2017
1.7 and 2.4 dollars per
Figure (12): Performance of the URSMs 1956-2017.
day); they even stated their
Source: Kh.Dynamic Maps1956-2017
non-wish to change the place
of their residence (3% of the investigated people show interest to sell out their land and
buy in a better area). But the thematic study on the labour market in this area (Bushra,
2019) shows that worker’s expenditure on transportation and the one meal (within a
working day) exhausts about 61% of his daily income. It could be stated from The Survey
(2018) that the people in this area are satisfied because they find “security”, the most they
were suffer before urbanizing to Khartoum, but this situation of satisfaction will not
continue for the younger generation who were born or grew up in this “security”, as they
will raise their aspirations to better urban inclusion and equity.
The inhabitants of Al-Fateh (The Survey 2018) show that the main problems facing their
life therein are summarized in the supply of electricity, the high transportation cost and
the sanitary problem. People used to dig “shallow short life-span” pit latrines (serve 95%)
because the surface water is very deep (more than 30meters, while in Khartoum township
is around 12 meters), resulting in waterborne diseases in the rainy seasons and in insectborne diseases in other seasons. On the other hand, inhabitants used to dig their pit
latrines outside the plot, on the road, since the old location of pits turned to be
unbuildable area.
4.2.6. Conclusions and Remarks


It is noted from The Survey (2018) and the Khartoum Dynamic Map (1956-2017)
that there is a euphemistic decrease in the number of squatters in Khartoum. But it
is noted that almost all the squatters, especially in Khartoum North, in the era from
2008 to 2017 are located within the boundary of the urban villages and very rarely
in the urban fabric; villages turned to work as incubators to squatters and
speculative trends out of the urban formal system of the city. The phenomenon of
the camps and the isolated squatter settlements disappear from the urban scape,
except in some historical spots such as Mandella and Mayo in Khartoum and some
spots in western Omdurman (see Khartoum Dynamic map 2017).
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Urbanization processes are proved to affect the size and morphology of the city of
Khartoum. For more than thirty years after Independence polices failed to conceal
the resulted problems. After 1990 a new package of polices had been practiced
which enormously affected the city’s physical and social structures and systems.
Fewer efforts have been exerted to evaluate the impacts and repercussions of these
policies.



The URSMs have benefited hundreds of thousands of disadvantaged and
marginalized households – especially through government S.&S. projects, Dar ElSalam concept and subsidized housing units (see table (7). The mechanisms share
with 35.9% of Khartoum morphology in 2017. Government subsidy on land for the
lower strata could be described as effective.



Consolidation period of the resulted settlements is registered less than that of the
FLHSMs (ten years, versus thirty years), and The Survey (2018) shows the
satisfaction of settlers pertaining to the quality of life therein. But the thematic
studies show a below standard level of poverty, geared by the lack of employment
opportunities and high cost of transportation services.



The upgraded areas (e.g. Al-Fateh) registered high satisfaction of beneficiaries on
their settlements in spite of the below-poverty level since their income vary
between 1.7 and 2.4 dollars per day; they even stated their non-wish to change the
place of their residence. But the thematic study on the labour market in this area
shows that transportation cost and the meal within working day exhausts 61% of
their daily income. Satisfaction then is read as a temporal feeling of urban security
but not urban inclusion.



The inhabitants of the upgraded areas (e.g. of Al-Fateh) show that the main
problems facing their life therein are summarized in the supply of electricity, the
high transportation cost and the sanitation problem. People used to dig pit latrines
outside their ultimately small-sized plots; these pit latrines are proved to augment
the environmental hazards of the family, the road and the neighbourhood.



The hypothesis that the URSMs secure land tenure to beneficiaries, with security
and basic services, (although few but is adequate to have them out of the circle of
marginalization), could be positively proved in several upgraded areas.



The total number of people benefited all the upgrading and re-planning
mechanisms was estimated as 72.1% of the targeted groups, which is considered a
non-preceded achievement (in spite of the shortcomings accompanied the process
of relocation and the lack of communal services).



The criteria of selecting beneficiaries and the concept of allocation of land through
these mechanisms are well designed, but the bureaucratic process and the
practicality of implementation need re-evaluation. Some beneficiaries suffered the
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delay of provision of services and suffered being the first residents in the
settlement.


The URSMs are accused to reproduce slums, augment the urban horizontal
unlimited expansion of the city, and elicit fictitious unmet demand for the
periphery land. This was proved by the case of upgrading Umbadda (The Survey,
2018), which began to upgrade 900 households in 1976 but ends with a total
allotment of 15.000 households in 1984.



Public participation within URSMs needs to be rationalized to conceal conflict of
interest. The people’s intervention in re-planning Umbadda Hara 6,7,8,9 (The
Survey, 2018) accepted clumsy patterns to safeguard their large plot size (1500 2500m2), while the adjacent Hara 14 produced a regular neat pattern but in the
standard 300-400 m2 for the plot.
4.3. Spontaneous Trends Mechanisms (STMs).

The terminology “spontaneous” has diverged definitions, sometimes is used in the urban
literature as interchangeable with squatters. The Oxford Dictionary of Geography 18
explains spontaneous to refer to the “deliberate creation of ‘closed’ villages and the
related spontaneous development of contrasted ‘open’ settlements”. The UNHCR19 uses
the terminology to refer to the settlements that occurred when displaced groups of people
populate areas without assistance, permission or guidance from local government or the
humanitarian community. In Nigeria, Ekandem (et al. 2014) uses it to refer to the
“outward spread of built-up areas caused by expansion, with inadequate provision of
facilities as a result of urbanization”.
In this study, and to focus on certain land nexus within the old corners of the city of
Khartoum, the terminology of spontaneous settlements is taken to refer to the category of
un-planned indigenous neighbourhoods that includes old villages and historical
neighbourhoods being incorporated within the city fabric, some of them preceded the
formation of the modern Sudanese state and the formation of Khartoum city (i.e. in the
pre- and the colonial eras); that is, to differentiate between the other newly formulated
indigenous neighbourhoods and outer villages.
The logic behind categorizing this group of settlements is to enable handling some unique
urban problems and land nexuses therein, such as densification, physical transformation
and gentrification; which need special considerations and maybe a special set of policies.
Neighbourhoods such as Shohada, Hillat Hamad, Burri, Soba West and Al-Jireif East and
West are examples of such settlements.
18
19

//www.oxfordreerence.com/search?t0=ORO%3AAHU01160
https://emergency.unhcr.org/entry/33275/spontaneous-settlement-strategy-guidance
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The arising hypothetical questions for the spontaneous trends mechanisms include:
a. How to safeguard the social structures generated in these areas, and at the same
time incorporate these areas within the broad urban system.
b. How to balance the spatial market area demands for expansion without the
spontaneous areas pay that cost. How to rationalize the physical and social
transformations?
c. Are the building regulations and the urban control and administration rules
applicable in these areas?
4.3.1. Workability of the spontaneous trends mechanisms (STMs)
The spontaneous trends of settlements affected the formation of Khartoum urban fabric
especially at the core of each of the three townships. These neighbourhoods worked as
incubators for the first migration waves after Independence, some of them incubated
extensions of city centre functions; and are faced with pressures leading to physical
transformations and social restructurings, but some withstand these pressures.
Spontaneous settlements could be identified into two types: first is the old
neighbourhoods near the core of the city, the second is the old historical villages either
near the city centre or within the existing urban fabric.
a. The Old Inner Neighbourhoods:
The old inner neighbourhoods are the old areas and neighbourhoods located at or near the
centres of Khartoum, Omdurman and Khartoum North townships. Lands in these
neighbourhoods are officially registered under the beneficiaries’ names, either in free or
leaseholds. Some areas were subjected to upgrading efforts similar to the previous
upgrading mechanisms. Old inner neighbourhoods have specific and significant
spontaneous patterns of planning, and strong social interactions and common culture.
People prefer to live in these areas and withstand changes that affect their social
structure; some areas suffer living in high densities, and bear introduction of bizarre landuse and unwelcomed personnel and behaviours. The withstanding of neighbourhoods
differs from one to another, depending on the solidarity of the social structure and the
strength of the pressing power. Examples of these neighbourhoods are: Shohada in
Omdurman, Burri in Khartoum, and Hillat Hamad in Khartoum North.
Osman, Khadiga (et.al. 2019) observed that some of the population of these areas clone
new areas by opening new frontiers to reproduce similar neighbourhoods of similar social
structures, especially when the market functions encroached into the inner
neighbourhoods, or when their economic status turns better (e.g. Shohada area). They
tend to reproduce new spontaneous neighbourhoods but out of the city centre. These new
areas are featured by its large plot areas, low density, availability of services, owner39

occupied modes, and sometimes include multi-story buildings and villa type. Some of
these areas were subjected to efforts of re-planning. These types of areas are found in:
Omdurman: Hatana, Manara, Wad Elbakhit, Garrafa, Sarha, Umbadda, Shigla, and
Salha.
Khartoum: Jabal Awlya, Kalakla, Eid Hussain, Salama and Soba West.
Khartoum North: Soba east, El Izba, Kadaro, Daroshab, Al-Jireif East and Samrab.
b. The Historical Villages:
These are the old villages found before the nomination of Khartoum as the capital of the
modern State of Sudan. Some of them were subjected to upgrading efforts similar to the
previous mechanisms but under the name of “village organization trends”. Almost all
lands in these villages are not officially registered before the processes of upgrading even
after Independence 1956. That facilitated these areas to incubate considerable amounts of
migrants and to increase their urban residential density. They also have specific
significant spontaneous planning patterns, lack open spaces and always there is a lack of
services in quality and quantity, and built-in low rise but sometimes high density
People live in these areas in a village-style of living and culture and withstand the
internal forces work to change the socio-spatial structures of the area. Trends of
subdivision and extended family co-housing are pervasive. Examples of these historical
villages are: Abu Siied in Omdurman, Al-Jireif West in Khartoum, and Shambat in
Khartoum North.
Township
Khartoum

Table (8): Examples of spontaneous settlements in Khartoum
Old Neighborhoods
Historical Villages
Common Features




Khartoum North 


Omdurman









 Al-Jireif West
 Soba West
 Rimaila.
 Al-Jireif East.
 Hill at Koko
 Maygoma.
 Ftaihab.
 Abu Siied.
 Karari.
 Gezira Slang.

Tuti.
Burri.
Magran.
Hillat Hamad.
Hillat Khogali.
Abu rouf
Beit Almal
Sayid Maki.
Hay Alarab.
Wad Nubawi
Wad Elbasir
Al Aarda

 Higra.
 Shohada
 Rikabia.
 Al Omda
 Kabagab
 Masalma
 Mawrada

 Ozuzab. o Limited area.
 Shagara. o Unplanned.
o Densely built and
 Shambat o Populated.
 Halfaya o Fragmented plots.
 Hag Ysuf o Poor services.
o Mixed land-use.
o Clumsy pattern
o Strong social life.
o Low rise.
o Zigzag roads.

Source: after Abu Salim, 1997
The spontaneous mechanisms as derived from the Khartoum Dynamic Map 1956 -2017
registered a regular decline and less effect on the city’s morphology after the
implementation of the village organization and re-planning efforts of 2010 (Ali, 2014). It
shares with less than 10% of the morphology of the city of Khartoum in 2017. The share
of this mechanism is expected to be minor since there are no new areas to be upgraded.
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From the field survey
Year spontaneous
conducted in this study (The
%of city
Survey, 2018) the majority
42.9
1956
of beneficiaries expressed
31.8
1975
their satisfaction in living in
12.6
1990
17.5
their
spontaneous
2000
10.8
2008
neighbourhoods (92%), (see
8.5
2014
table (9) below. The main
9.0
2017
reason they claim is the
Figure (13): Performance of the STMs 1956-2017.
social life and strong
Source: Kh.Dynamic Maps
relations with neighbours. A
lonely 65--old woman expressed her refusal to leave her 60m2 inherited house in
Shohada, when a buyer offer her a complete 200m2 serviced house in Hattana, assuring
that in this area she is “actually living in six housed and with ten families”.
Table (9): Self Satisfaction towards Neighborhoods (%)
Neighborhoods
Are you happy
Average
living here
Soba Shohada Burri Al-Jireif
Yes
90
94
95
89
92%
No
10
6
5
11
08%
Total
100
100
100
100
100%
Source: The Survey, 2018
A cross-examination question of the future plans of beneficiaries to deal with the now
living-in house, reveals that 69% of respondents expressed their wishes to continue living
in the house, and 12% plan to sell it out and buy a plot in a better location. However, AlShohada registered the least ratio of continuing living in the area and the highest to sell
the plot to buy another one in a better location. That reflects the dissatisfaction of
residents with the urban environment produced in the area. About 9% of beneficiaries
expressed their plan to exploit the location and run an investment activity in their plots
(the majority of them from Al-Jireif), regardless of whether this investment will compel
them to move out of the area or continue living there.
Table (10): Future Plan of Beneficiaries towards Their Lands (%)
Neighborhoods
Future Plan
Average
Soba Shohada Burri Al-Jireif
Living in
78
58
79
62
69%
Sell it and buy cheaper
1
2
2
1
2%
Sell it to buy better
10
17
10
11
12%
Carry investment
4
4
2
26
9%
Other
7
19
7
0
8%
Total
100
100
100
100
100%
Source: The Survey, 2018
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4.3.2. Conclusions and remarks:


It can thus be concluded that most of the old spontaneous areas, regardless of their
proximity to CBDs, remain unplanned (as proved in Shohada, Hillat Hamad, Soba
and Burri Al-Sharif). However, they support diverse urban activities and
functions; and accommodate various population categories.



The “Push” factors that led the original population of the spontaneous settlements
to move out of the area are the “pull” factors that stimulate others to move in, in a
typical phenomenon of gentrification and spatial interchange. A phenomenon of
social and spatial substitute is noticed in some areas such as Shohada and Burri
(The Survey 2018), but the intensity varies from neighbourhood to another
depending on its proximity to the city centre and the strength of social interactions
between residents.



Due to the pressure of capital and capitalist activities, there is an urban trend of
regenerating spontaneous areas out of the city centre zone, such as that
investigated in Umbadda and Hattana, where attractive zones of large plots and
supportive to spontaneous lifestyle were generated around and near Omdurman
city centre.



These new spontaneous areas necessitate public intervention because of their
incubation of a huge amount of “reiterated” squatters. The case study of Umbadda
(The Survey, 2018) investigates the notion that the mechanisms produced
fictitious unmet demands and the negative impacts of the public participation,
especially when a conflict of interest occurred (people obstruct planning standards
that will reduce their plot sizes from 1500-2500m2 to 300-400m2).



Some of the spontaneous areas are now areas of transition such as Shohada, Burri
and Hillat Hamad (The Survey, 2018), some lacking adequate services and suffer
dilapidation and bad living environment. Gentrification is registered in these
areas, though in different pace, for the above factors; but in Burri is obviously for
economic factors. The least pace of gentrification is registered in Hillat Hamad,
since it withstands changes and transformations and kept its spontaneous style of
life mainly because of the relatively large plots areas and the social bounds
around their community religious leaders.



The prevailing building by-laws are inapplicable in these areas, sometimes
because of the multi ownerships due to inheritance (Shohada), sometimes because
of the size and shape of the plot. Spontaneous areas need special land registration
rules, special building regulations and special planning considerations.
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5. Synthesizing the Formulation of the Morphology of Khartoum Conurbation.
In order to understand the internal mechanisms working in formulating the Khartoum’s
conurbation, and to reach an effective urban policy for Khartoum things should be put
together. The following
points are then important:
 Table (1) shows that the
population of Khartoum in
2018 had increased 22.6
times that of 1956. And from
the Khartoum Dynamic Map
1956-2017,
the
spatial
expansion of Khartoum has
increased in 2017 about 17.2
times its size of 1956. Then
the population increase and
Figure (14): Increase of Khartoum’s urban area
the spatial spread of the city of
Source: Khartoum Dynamic Map 1956-2017
Khartoum are almost parallel with a slight increase in population density.
 Focussing on the pace of the spatial increase of Khartoum (from the Dynamic Map)
shows that Khartoum doubled its area after Independence in the era between 1956 to
1975, but double it 4.5 folds between 1975 to 1990 in the era of the desertification and
the war in the South. Then the growth takes a steady upward increase. What is interesting
is that the area of Khartoum slowed Table (11): Population density in Khartoum 1956-2017
the rate of increase in the era
Area
Rate of Density
Year
population
km2
growth
P/Km2
between 1990 and 2000 due to the
1956
73.20
245,000
6.72
3,347
effort of upgrading and integrating
1975 125.32
784,294
5.60
6,258
the squatter areas.
1990 570.95 2,700,000
7.91
4,729
 If the trends and the
x
2000 604.72 3,505,000
2.55
5,796
mechanisms formulating the urban2008 992.08 4,272,728
2.56
4,307
scape of Khartoum are left working
x
2014 1,166.75 5,000,000
2.59
4,258
at the same pace and mode,
2017 1,261.39 5,534,100
2.57
4,387
Khartoum city will face an
2020 1,280.00 5,829,000x 2.66x
4,554
unrecoverable urban mess around
x
x
2025
1,380.00
6,754,000
3.24
4,894
2030 (figure 14). The performance
x
x
2030 1,480.00 8,023,000
3.63
5,421
and the impact of each mechanism
x
x
2035 1,580.00 9,608,000
3.66
6,081
should be carefully analysed and
evaluated, in such a way the Source: area: Khartoum Dynamic Map 1956-2017.
Population: CBS, 2018.
prospective urban policy will be
Populationx: UN, World Population Prospects
effective spatially and a-spatially.
www.macrotrends.net -visited 3.3.2020
(Figure 14 and Table 11).
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 The corresponding gross population density is doubled after Independence in the era
between 1956 to 1975 parallel to the population increase. But it took an inverse
relationship in the era between 1975 and 1990; when it dropped from 6,258 to 4,729
P/Km2, in a first drop. This declining trend is indicative of the large areas progressively
occupied, legally and illegally by urbanization trends and market demand for housing.
The second decline after 2000 has mainly resulted from the re-planning and resettlement
efforts took place at that time. The residential density is expected to keep increasing in
the coming ten years (by extrapolation).
 However, the three supply mechanisms formulating the urban space in Khartoum
result in low density, low profile and sprawling area. There was a thumping effort to deal
with squatters in the 1990s, but this effort is not followed by robust policies that sustain
the benefits of the mechanism. Nowadays the squatters trends are regenerated in different
forms and different locations (e,g, within the villages’ boundaries). A policy should target
a zero squatter goal in the coming five or six years and should design the corresponding
project for that.
 Upgrading is not a permanent mechanism but will come to end when all the urban
space is considered integrated and is satisfactory to inhabitants. The formal mechanisms
are pushing forward to dominate the urban supply systems (51.6% in 2017), this trend
should be supported by policies that minimize their shortcomings and negative impacts

year

Table (12): Area and %age of land-uses in Khartoum 1956-2017
Formal
Upgraded Spontaneous Other land- Squatter Total area
Km2
% Km2
% Km2
% Km2 uses Km2
%
Km2
%

1956
1975
1990
2000
2008
2014
2017

26.4
57.6
133.8
227.5
568.5
588.2
651.4

36.1
46.0
23.4
37.6
57.3
50.4

0.0
117.9
169.8
253.3
442.1
51.6% 451.0

0.0
20.7
28.1
25.5
37.9

31.4
39.8
72.2
105.9
107.3
99.2
35.8% 113.7

42.9
31.8
12.6
17.5
10.8
8.5

15.4 21.0
21.3 17.0 6.6
5.3
26.3 4.6 220.7 38.7
34.1 5.6 67.5 11.2
38.7 3.9 24.3 2.4
19.7 1.7 17.5 1.5
9.0% 36.5 2.9% 8.8 0.7%

73.2
125.3
570.9
604.7
992.1
1,166.8
1,261.4

Source: Khartoum Dynamic Map 1956-2017

 On the other hand, the three towns composing Greater Khartoum are not equal in area
or urban components (table 13), Omdurman occupies almost half the urban context of
Greater Khartoum, and Khartoum township is a little bit larger than Khartoum North.
This is also parallel to population distribution (table 11). A policy should cater to this
notion in the distribution of opportunities, resources, services, qualifies personnel, etc.
 Also the share of every mechanism is not the same over the three towns; although they
all keep the same hierarchy of the maximum share to formal, then upgrading then
followed by spontaneous.
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Table (13): Formulation of Greater Khartoum Morphology (hectare) - 2017
Town / city Formal Upgraded Spontaneous Other Squatter Total %age
landuses
Total
15,463
12,824
6,612
1,270
266
36,434 29.0%
Khartoum T.
6,049
1,001
239
020
28,241 22.5%
Khartoum North 20,951
28,724
26,224
3,755
2,141
63
60,908 48.5%
Omdurman
G. Khartoum
%age Total

65,139
51.6%

45,097
35.8%

11,368
9.0%

3,650
2.9%

885
0.7%

126,139
-----100%

source: interpreted from Khartoum Dynamic map 2017
 The nub of this discussion
concludes that a unified policy or
universal urban regulatory law
could not be efficient in each of
the towns since the urban
components are different.
 The urban management and the
legislative framework should
consider the diversity of the urban
composition of each city. The
zonal regulatory measures, of
concentric effective areas out
from the CBD, might work
more efficiently than the
prevailing urban universal
policies, laws and bylaws.

Figure (16): composition of the three towns
Source: Khartoum Dynamic Map 2017

 To ease the analysis, five
concentric circles are drawn
centred at Khartoum CBD
(the Republican Palace), the
diameter of the first one is
seven
kilometres,
and
Figure (17): composition of the Concentric Zones in
expands
every
seven
Khartoum
kilometres for the following
Source: Khartoum Dynamic Map 2017
ring (Figure 18) .The following spatial analysis based on the out-of-the CBD concentric
zones could be handled below.

20

Squatters in Khartoum North in the era from 2008 to 2017 are located within the boundary of the
villages. (therefore, the sum of squatters in Khartoum North is calculated as zero).
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 It is obvious from the map and figure (17) that the urban scape of Khartoum is not
homogeneous. Each circular zone has its own identity and composition. Policies and
regulatory laws would not be at the same applicability and efficiency all over the
different zones. However, at least three sets of Policies and regulatory laws should be
addressed to the city. Zone 1 is unique and needs specialty in urban management and
governance; it includes the commercial and business functions and the majority of the
spontaneous settlements, with no upgraded settlements at all.
 The same logic is applicable for zones four and five, which includes the majority of
the agricultural areas, with the complexity of all the other land-uses including the
squatters. Zones two and three resemble the heterogeneity of the urban scape with all its
components, and almost at the same ratios.
 However, the concentric circular zonal concept of Khartoum (figure 18) can base for
analytical works as well as for urban management precincts or local governance
constituency.

5
4
3
2
1

Figure (18): Seven-kilometers Concentric Zones in Khartoum
Source: after the Khartoum Dynamic Map 2017
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6. Physical Transition and Gentrification.
The main stimulus factors behind the physical transition in Khartoum are attributed to the
capitalist urban functions, mainly those originated by the central business district. The
CBD of the three towns has expanded into the surrounding residential areas, from a
supply point of view, due to the increase of real-estate investments by various local and
foreign institutions; and from a managerial point of views, due to the weak structure of
the urban governance, especially towards regulating competition among different landuses (KPP5, 2010). Some dwelling units have been directly transformed into commercial
activities and offices, and some old and obsolete units have been demolished and
transformed into high-rise buildings for commercial and financial use, but some plots
practiced subdivisions. Densification and gentrification are inevitable results of these
mechanisms.
The hypothetical questions arise then could include:
a. What are the mechanisms behind the physical transformation of the inner-city old
neighbourhoods? And how do they affect land value system on one hand, and the
socio-spatial structure on the other?
b. Why really people are gentrified? To where? Who benefited these trends and who
loses? And how substituted functions work?
6.1. Mechanisms of the physical transition and gentrification
The pressure of capital and the capitalist functions, especially generated by the CBD
functions, affected several areas in Khartoum; areas of strong urban structures are
supposed to withstand changes, but those of fragile urban structures might fail to sustain
its residential structure, leading residents to be gentrified out of the area, and results in
obvious physical transformations, or collapse as residential land use. Neighbourhoods can
withstand changes if their communities develop strong social interlinks or if the
neighbourhood economically supports owners without practicing investments that
necessitate changing the title or ownership of the land.
From the cases covered by the Survey (2018), urban transitions could be categorised into
four categories:
1. Physical transformation: resembling changes at the plot or block level, but not
necessarily resembles change in the ownership of the land. This Includes
initiation of landmark buildings such as the Telecom tower, Khartoum
International Fair in Burri; and the friendship Hotel in Hillat Hamad, but the
prevailing and continuous betterment of the individual and local buildings and
housing are the most registered phenomenon within this category. No radical
change in land nexus is expected.
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2. Urban transformation:
resembling changes that occurred at the
neighbourhood scale. Almost all these changes resulted from public
interventions, such as transforming agricultural lands at the waterfront in Burri
to first-class zone, upgrading Shohada from third class residential area to
commercial zone and changing some roads into commercial roads; and more
effectively the abolition of some historical governmental institutions in
Khartoum North such as River Transport Corporation, Mechanical Transport
Corporation and the Baladya public park, and open these areas to international
investors to be chugged into huge real-estate projects and hotels. Initiation of
bridges and artesian roads are also included within the factors leading to the
urban transformation. Change of ownership of land is always accompanied,
hence reshaping the land nexuses radically.
3. Social transformation: resembling changes in the social relations and links,
including the rise and fall of extended families, and the increasing trends of coliving of families even are not relatives, like that taking place in the closed
compounds, the residential projects and the densification trends in the nearmarket areas. The spatial impacts of this trend spread over a considerable part of
the urban context.
4. Socio-economic transformations: this category appears as a severe impact of
the capitalist interactions intending to change the land-use and the type of
ownership. The gentrification of families, the proliferation of the rental market
and the increase of land value are the immediate symptoms. Families who
manage to continue their own or live in these areas will cream a lot of economic
benefits and returns but might suffer social restless, especially the absence of
the normal communal services such as schools and sport yards.
The spontaneous areas adjacent to the CBD and market areas are the most areas subjected
to this phenomenon. The spontaneous areas practiced subdivisions and multi-ownership
as a result of inheritances and densifying land-uses, leading the social structure to a
continuous weakening situation, and consequently the urban structure of the area. The
irregular pattern of the neighbourhood and the relatively small plot areas, sometimes less
than the officially minimum level for registration, make it difficult for the local
authorities to apply the planning and urban regulatory by-laws. Urban environmental
degradation is inevitable; this degradation when is accompanied by the lucrative returns
of the capitalist functions will lead the area at the end to gradually transform into
commercial. However, the duration of this struggle depends on the factors shaping the
reverse forces.
The phenomena of physical transformation, densification and gentrification are noticed
combined at different degrees in most of the spontaneous areas adjacent to the CBD of
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Khartoum such as Burri, Shohada and Hillat Hamad (Osman, Khadiga et. al. 2019).
Socio-cultural interactions of the local society, especially those led by religious
groupings, are found to strengthen the neighbourhood solidarity against transformation
trends, such as the role of Al-Sheriff Al-Hindi fellowship in Burri, Hamad WadUm
Maryom and Sayid Ali fellowships in Hillat Hamad (The Survey, 2018).
Some dwelling units in these areas had been directly transformed into commercial
offices, and some old and dilapidated units have been demolished and transformed into
high-rise buildings for commercial and financial use, and some plots practiced dual
functions by providing residence to owners and provide commercial activities meeting
the rising demand for housing in these areas.
6.2. A new cycle of vulnerability:
Beneficiaries of the upgraded areas, which were basically zero-value squatter lands,
indulge some kinds of income transfer surpluses due to the increase of their land values
after being re-planned and legalized in the upgrading processes. Some beneficiaries went
to liquidize these surpluses by selling their lands in the market value, and then either
moved to settlements of less land-value or might regenerate a new iteration of squatting.
Actually, beneficiaries of these areas are ultimately the migrants who came to the city
without enough capacities to cope with the socio-economic urban system. Those who are
late to economically adapt themselves with the urban system, and due to the pressures of
expenditure on food and basic needs, found no other way but to sell their subsidized land
and imperil themselves to a trend of gentrification in a way or another.
The land authorities designed two measures to preclude gentrification trends and to
safeguard the rights of the family members on the subsidized lands:
1. To stipulate exchange and selling out the land after a minimum period:
Before 1990 beneficiaries allotted land via S.&S. (the housing plans) had no
restrictions to sell their land at any time, some of them sell out the application
form if officially signed on as deserve. The Ministerial Decree no (48) / 2003
dated 20.7.2003 in point 3 stipulates the exchange of land not to take place
before ten years from the date of allotment; selling out the land or exchange it
with other land or asset is claimed illegal. Because people found ways to round
out the stipulations, the Ministerial Decree no (61) / 2004 dated 23.9.2004 in
point 9 stipulates the land not to be registered under the name of beneficiary
before five years from the allotment, but meanwhile, he can live and build his
land as owner.

49

2. Land to be registered under the name of the family:
Again before 1992 the land allotted via S.&S. (the housing plans) has to be
registered under the name of the applicant, or any names that were written in the
application form, since they are classified as deserved. By the Principles of
Deservedness in S.&S. issued by the Minister in December 1992, and if the
applicant was dead before allotment, then the land was to be registered under the
name of his family written in the application form (usually mother and children).
This is also assured in the principles issued for migrants in 22.5.2000. But was
explicitly articulated in the Administrative Decree no (3) /2003 named the
Principles of Deservedness in Housing Plans, in Second (1): that the land has to
be registered under the name of the family if the scoring is effectively succeeded
by the points given to the family members. In second (2): the land is to be
registered under the name of the husband and his wife equally, and the land to be
registered under the name of the husband and the wives even if are more than
one wife.
Figure (19) and table (14) show
that in the upgraded areas (AlFateh and Soba) most of the plots
are registered under the names of
the wife-and-husband, while in the
old spontaneous neighbourhoods
(Burri
and
Shohada)
the
inheritance affected the types of
ownership, however, Al-Jireif is a
spontaneous area but withstands
transition trends, so ownership is
kept to the old style of household (The
Survey 2018).

Figure (19): Registration of the land (%) - (2018)
Source: the Survey, 2018

Table (14): Registration of the land (%) - (2018)
Land is registered Paterfamilias Husband and
Other
Total
under the name of:
wife (family)
Al-Fateh
32.6
55.8
11.6
100
Burri
33.9
6.5
59.7
100
Al-Jireif
53.8
15.4
30.8
100
Shohada
22.6
1.9
75.5
100
Soba
32.6
55.8
11.6
100
Source: interpreted from the Survey, 2018
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6.3. Conclusions and remarks.
The nub of the above handling admits the physical transition as an inevitable
phenomenon in the rise and fall of the old and inner neighbourhoods; the physical
transformations that affect only the physical artefact without extending to affect the type
of ownership are found welcomed and without social negative repercussions; new
positive land nexuses occur to the benefit of the residents. But the physical
transformations that extend to change the ownership of the land are pointed to
accompany negative socio-spatial repercussions and new land nexuses that could lead to
gentrify the basic beneficiaries and hinder the social structure of the neighbourhood.
The discussion concluded that policies should work to safeguard the rights and the social
structure of the local communities in the neighbourhoods vulnerable to any negative
impacts due to physical transition; but also to work to meet the demand of the CBD
functions without affecting the fragile urban structures of the surrounding areas,
especially the spontaneous neighbourhoods. These areas need special consideration in the
building and planning regulations and bylaws. On the other hand, the policy practiced in
the new residential neighborhoods to register the land under the name of the family is
noted to be the best way to safeguard the rights of the wife and the kids; this policy
should continue and be generalized for all the lands vulnerable to physical transition.
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7. Urban Transition and Land Take.
Demand for land at the urban scale in Khartoum is geared by the escalating trends of
urbanization and the consequent increase of population (see table 1 and 12) in addition to
the normal demand for land by the different urban functions. Policy is the principal tool
needed to rationalize the consumption of land, manage the land stock and optimize the
land take. However, it is the absence of this type of policies that generate urban sprawl,
exclusion and loss of urban integrity, especially at the peri-urban fringes of Khartoum.
The competition on the peripheral lands between the traditional and the modern sectors
necessitate difficult trade-offs. Both urban planning and land management are
intervention tools to regulate this competition and to optimize land take.
The hypothetical questions then could include:
a. How did the irrationality in the urban land take affect the urban morphology of
Khartoum and the urban integrity?
b. How the land stock is managed, especially at the periphery areas? And how did it
affect the food security of the city?
7.1. Urban land stock and Land Take
One of the conceptual problems noted in the planning practice in Khartoum is that the
vast ownership of land under the name of the government evokes the planning practice in
Khartoum to consider all the open periphery of the city and the white lands as a reserve
land-stock, that could easily be transformed to urban through administrative processes;
and in the same notion, all the agricultural lands are considered as another type of land
stock, which could be changed to urban whenever is needed. This consideration in itself
is a part of the urban problem in Khartoum. Land-stock should be consumed upon a clear
strategy of land-take, and agricultural areas should be considered an independent urban
function, similar to the industrial area or recreational, and should be subjected to
synthetic formulas relating it to the urban food security and certain environmental
considerations.
One of the examples of the above planning dilemma is the process of planning decision
to initiate and locate the new housing projects; for example, Osman and Akram (2019)
heavily criticized the planning decision to initiate the Manshya East housing project on
the whole lands of the well-established Um Doam Agricultural project. This decision
summarizes a deep problem in land management and ordering priorities within the
planning practice in Sudan (Osman and Akram, 2019). However, this case concluded that
one of the missing issues in the urban planning conceptualization in Sudan is the issue of
land management; and one of the missing objectives in the planning practice in Sudan is
to quantify and optimize the land take in a way that the food security in the city
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(agricultural land) and the demand for housing and urban facilities are in a break-even
marginal utility.
Osman and Akram (2019) calculated21 the average urban land take in Khartoum in the rea
1956-2017 to reach 12.45 square kilometres per year for the formal mechanisms; and
25.55 square kilometres per year for the upgrading mechanisms, the annual average rate
reaches 38.00 km2 per year.
This amount of land take resembles a binary problem for the city of Khartoum; on the
one hand, the amount needed annually for urban use is relatively high and indicates the
augmentation of low density and horizontal expansion of the city. On the other hand, this
land take will hinder the agricultural land stock, hindering the food security of the whole
State besides the expected negative environmental hazards.
From the experiences of the Blue Nile City22 as an investment project, and Manshya East
as a developed housing project, the role of the government in both cases is misaddressed.
The government is expected to be a facilitator or catalyst to urban development, rather
than a mediator. The government should control and monitor the performance of
developers and investors and not to be a partner.
Also, the issue of how to determine the land value of new frontiers and peripheral lands
should be re-investigated, and not to be left to speculators and profit-based companies.
7.2. Agricultural lands
The actual utilized agricultural land in Khartoum as calculated from the Khartoum
Dynamic Map 2017 (table (15) shows that the agricultural land is five times the urban
area in the after Independence era. Until 1990, the area of agricultural land is increasing,
equivalent to 1.4 folds of the already expanded city. In 2000, the decrease in agricultural
land began mainly by the forces of urbanization as depicted in the above discussion.
Table (15): Agricultural land Areas in Khartoum –1956-2017
year
1956
1975
1990
2000
2008
2)
Agricultural area (Km
386
689
809
796
1,165
urban area (Km2)
73.2
125.3 570.9 604.7
992
Normalized to total
527.3% 549.9% 141.7% 131.6% 117.4%
urban area

- in km2
2014
2017
965
894
1,166.8 1,261.4
82.7%

70.9%

Source: interpreted from Khartoum Dynamic map 1956- 2017

A thumping effort was exerted by the Ministry of Agriculture to register lands and allot
farms and projects to local investors, which jumped with the actual agricultural land to
21

Calculation method is based on the planning indicies practiced in the Khartoum state Ministry of
Planning
22
In this project the government in 2009 exporpriated some ten kilometers of the most fertile agricultural
lands at the right bank of the Blue Nile, sold it to forign real estate investor. The project faces a myraid of
problems and is yet implemented .
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1,165 km2 in 2008, equals to 1.2 folds of the urban area of the city. But quickly these
lands decreased in quantity and percentage in 2014 and 2017, to reach 894 km2 in 2017,
hence equaled to 71% of the sprawled urban area (1,261.4 km2). That could be attributed
to the activation of the formal and upgraded mechanisms as discussed above, especially
the introduction of the new
trends of developed housing
projects.
It could be concluded from the
maps and the discussion that
the agricultural land is heavily
affected by the trends of both
the urbanization and the
formal
and
upgraded
mechanisms.
The
position
of
the
agricultural land is not
secured, especially with the
Figure (20): Agricultural land in Khartoum -1956 - 2017
prevailing rate of land take;
Source: Khartoum Dynamic Map,1956- 2017
policies have to be critical about
the consistent decrease of the agricultural lands and the easy way of changing it to urban.
Again the distribution of the agricultural lands within the urban fabric of Khartoum is
tremendously different. While the central zones host the least portion of agricultural
lands, the outer zones are almost dominated by agricultural utilities. Each zone might
have its own policies
towards
agricultural
activities and its role
within
the
urban
system.
While
productive
activities
are
expected
to
dominate the outer
zones, horticulture and
urban agriculture might
be recommended for
the middle zones.
Central zones should Figure (21): Contribution of agricultural land in Khartoum Zones - 2017
Source: Khartoum Dynamic Map, 2017
work in the urban
recreational domains as well as urban intensive and research domains.
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7.3. Under-consolidated housing projects 201723
The study investigated the under-consolidated housing plans and projects that were
allotted up to 2017. The threshold of consolidation is taken at the level of 30%
inhabitation, meaning that a housing project is considered under-consolidated if the
percentage of plots developed and inhabited is less than 30% of the total project size.
Although about 50 projects were registered in the main datasheet, but only 34 projects are
investigated by this study according to the availability of data (table 16).
The total area of the investigated projects is 311.08 km2 (Khartoum Dynamic map 2017).
That is to say, the unconsolidated area consists of 24.7% of the urban fabric of Khartoum
in 2017.
Table (16): Under consolidated housing projects in Khartoum – 2017
Town
Neighborhoods, blocks and projects
Area km2
Al-Jireif West (riverfront lands); Al-Bustan; Al-Ragi; Rayan; AlAwda; Musawarat; Al-Azhari block 37; Al-Maali; Al-Tanieem;
Khartoum
Hay Al-Diplomasi; Al-Salam blocks; Durrat Almihwarya; Al33.51
(19 project)
Andalus blocks (parts); Al-Mugsiteen; Al-Nagaa; Al-Anwar; AlAsfya; Al-Mizan; Al-Muroog.
Khartoum Khogalab; Al-Wadi Al-Akhdar; AlFatih blocks (Al-Nakheel 1,2;
Tayba; Al-looloaa; Al-Jawhara); Blue Nile city; Blue Nile city
North
205.97
(9 project) compensation blocks; Manshya East.
Omdurman Hay Almal; Al-Noor city; Hay Almatar blocks 3-13; Africa Gate;
71.60
(6 project) Umbadda Al-Fayha blocks; Al-Jawhara project.
Greater Khartoum (34 projects)
311.08
Source: Khartoum Dynamic map 1956- 2017
Using the planning indices adopted by the Ministry of Panning (plots area =50%, average
plot size =450m2)24 then the area of the unconsolidated projects could give 345,646 plots;
to house about 1,935,617 inhabitants. That is to say the reserved planned but undeveloped
area around Khartoum can house 35% of the population of the city of 2017.
Minding the average annual rate of land take in Khartoum is calculated to be 38.0 km2/
year (Osman and Akram, 2019; see 7.1 above); it could be reached that the
unconsolidated areas around Khartoum can sustain the future land take of the city for
about 8.2 years ahead.
However, the land stock reserved by the KPP5 for strategic projects and future big
projects in Khartoum North was almost totally exhausted by what is called the developed
projects.
23

Method to reach this fact began by tracing the planning decision of the projects from the Khartoum State
Planning Board, then defining them in the excel file of attributes of the GIS 2017 map, then compare with
google map to approximate the rate of development by author.
24
This average is for the projects stated in table (16), because the overall average plot size in khartoum is
far less than this figure.
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Figure (22): Under-consolidated housing projects 2017
Source: Khartoum Dynamic Map 2017
As Khartoum in 1990 is surrounded by a belt of illegal and squatter settlements,
Khartoum is now in 2018 surrounded by legally allotted undeveloped and underconsolidated housing projects.
The periphery of the city is posed and opened for the speculative and capitalist
mechanisms and trends that will work in the future to further exclude the urban poor,
even from their remote locations.
7.4. Conclusions and remarks:
The competition on the peripheral lands between the traditional and the modern sectors
necessitate difficult trade-offs. Both urban planning and land management failed in
Khartoum to regulate this competition and to optimize land take. Agricultural land is
found to decline in area and yields year by year, and the urban land is found to be underutilized and almost not developed.
One of the conceptual problems noted in the planning practice in Khartoum is that the
agricultural land is considered as another type of land stock beside the white land, which
could be changed to urban whenever is needed. Agricultural areas should be considered
an independent urban function, similar to industrial area or recreational, and should be
subjected to synthetic formulas relating it to the urban food security and certain
environmental considerations.
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The amount and the annual rate of the land-take in Khartoum (38.0 km2/ year) reveal that
the role of the government is misaddressed. While the government is expected to be a
facilitator or catalyst to urban development, it is found to play the roles of a mediator and
sometimes a partner, leaving the determination of the land value of the new frontiers and
peripheral lands to speculators and profit-based companies.
The total area of the unconsolidated housing projects and plans consists 24.7% of the
urban fabric of Khartoum in 2017; in other words, the reserved planned but undeveloped
areas around Khartoum can house 35% of the population of the city of 2017. It could
be reached that the unconsolidated areas around Khartoum can sustain the future landtake of the city for about 8.19 years ahead.
As Khartoum in 1990 is surrounded by a belt of illegal and squatter settlements,
Khartoum is now in 2018 surrounded by legally allotted undeveloped and underconsolidated housing projects.
The periphery of the city is posed and opened for the speculative and capitalist
mechanisms and trends that will work in the future to further exclude the urban poor,
even from their remote locations.
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8. The Rental Market.
The hegemony of site-and-services approach as the principal supply mode for land to all
income groups in Khartoum aggrandizes the owner-occupier type of ownership; the
rental market then plays a minor role in the housing sector in Khartoum. The rental
market emerged within the commercialization trends and the modes to extracting and
maximizing benefits from the landed property. This trend orient the services of this
market only to the affluent strata of the society, who, in turn, orient the supply to the
lucrative sectors, however not the urban poor. The urban poor are then excluded from this
market, and left out of alternatives other than living as owners in the subsidized lands or
join the squatters.
The hypothetical questions then could include:
a. What exactly is the role of the rental market in the housing sector in Khartoum,
and who are the benefited groups, customers and losers of this market?
b. What are the obstacles facing this market to extend its services to the low-income
groups and the urban poor?
c. How to rectify the efficiency of this market to work as an efficient alternative
mode of supply for all income groups?
8.1. The role of the rental market in the housing market in Khartoum
Since site-and-services is proved to affect about 35% of the total population of
Khartoum’s 2016 population (table 5), and more than 90% of the upgraded mechanisms
in Khartoum; and since S.&S. is ultimately an owner-occupier mode of supply, then the
rental market is expected to have a slender share in the housing market in Khartoum.
This hypothesis is proved by the results of The Survey (2018) indicated in table (17), that
renters in the surveyed areas constitute 22% of all the residents, while owners are 73%.
Table (17): Types of residency in selected areas. (%)
Neighborhoods
Types of
Average
Residency Soba Shohada Burri Al-Fateh Al-Jireif
owners
57
81
71
83
73
73%
renters
38
18
21
13
23
22%
shared
4
1
6
1
2
3%
other
1
0
2
3
2
2%
Total
100
100
100
100
100
100%
Source: The Survey, 2018
The Survey (2018) reads that the rental sector in Al-Jireif West and Kalakla25
neighborhoods, though of minor share, but is not without severe structural problems.
25

Data pertaining to Kalakla Gatiya is generated from The Survey (2018) but is interpreted in a
forthcoming paper by Dr. Enrico Elli.
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Based on the data in table (18), it is obvious that the monthly rental in 2018 when
compared to the (land plus building) values of 2018 keeps the same ratio as that of the
1980s, the peak of the S.&S. concept application. But the rental ratios in the low-income
areas such as Al-Fateh is almost triple the ratios in the other areas, or the ratio of the
1980s.
Polices are called to pay a deeper consideration to the rental sector in the third class and
low-income communities.
Table (18): comparing housing production components
From an economic point of
Land value Building value Rental (m)
(as %age)
(as %age)
(as %age)
view, the value of a real
(1)
0.04%
(app)
1980s
S.&S
33%
55%
estate
is
considered
40%
48%
0.12
economically optimum if is Al-Fateh 2018
64%
24%
0.05
equals to a total of its rent Burri 2018
Al-Jireif 2018
78%
10%
0.03
for ten years. That puts the
Shohada 2018
65%
23%
0.02
monthly rental to 0.84% ,
Soba 2018
66%
22%
0.05
the ratio which could not be
Source: interpreted from The Survey, 2018. (1): Osman, 1992.
achieved in Sudan, not
because the rental is slender compared to the average income of inhabitants, but because
the components consisting the real estate value are distorted, viz: the land value, building
cost, materials, service cost and running costs).
Table (18) reveals that the average monthly rental equals 0.07% of the total cost of the
real estate. That means 119 years to retrieve the amount invested in the real estate
through renting. This very extended period, compare to the economical optimality of ten
years, necessitate policy to pay a deep consideration to the construction industry and
building materials production and markets in Sudan.
It is either for the urban poor to rent in dilapidated environments, or the suppliers of
rental facilities to provide below standard buildings for rent.
Al-Jireif West has become a central area for immigrants from Ethiopia and Eritrea who
dominated the rental sector, while Kalakla Gatiya rental sector is dominated by South
Sudanese immigrants. However, Osman and Riham (2019) pointed many negative and
illegal practices of profiteering or imposition upon the tenants, exploiting these structural
problems, especially in the rate of increase of the rent amount, service charges and
evacuation of the building. Some renters insist on a high rate of rents not relevant to the
level of services provided. Some houses open to rent have bad quality toilets (some
without), and some have not a separate electricity meter or independent water inlet. And
not the least, most of the renters in the two case studies rented their houses without
signing any type of contract, albeit verbal.
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Many tenants tended to change their place of residence to rent in other low-rental areas
in the last few years, such as Haj Youssuf and Umbadda. The Survey (2018) identified
some practices that call for corrective policies to the rental sector.
The conjuncture resulting from renting as an investment trend within an un-regularized
market is overcrowdings, high room occupancy and low standard living environment, in
addition to the continuous legal claims and cases. One of the registered observations in
the above study is that the amount of capital extracted as rent is not recycled (even
partially) in the real-estate, in any form of maintenance or betterment activities, leading
the real estate and the neighborhood to continuous degradation.
It is interesting to recall that most of the problems facing the tenants in the low-income
areas are well defined and covered in the Rent Law 1991. The law defined the “fair rent”
in item (5) as that estimated based on total building cost (value), land value, location and
the average of similar buildings’ rent in the same area. In point (6) the renter would not
ask for an increase in rent rate before three years after the last agreed increase or could be
at the end of the legal contract period (seven years). But point (7) stipulates the rate of
increase in rent amount not to exceed 6% of the total costs spent by the owner in the real
estate, or an amount not to exceed the difference between the local taxes at the beginning
of the contract and the time of the claim. However, this last point links claiming an
increase of rent with the actual investment of the owner in the real-estate.
By this intensive coverage of the rent law to all expected problems, what is lacking in the
rental sector in Khartoum is the monitoring body that can go through rented houses to
ensure the proper application of the Land Rent Law. But the Law itself, although robust
in safeguarding rights of renters and tenants, but it does not include any regulatory
measures to the process of rent. The rental sector itself also lacks the incentive
mechanisms that work to recycle the capital extracted from the rent to be reinvested in
the real-estate.
Finally, in some countries (e.g. Turkey) a standard contract model is made available in
every bookstore, to be signed by the renters, tenants and the witnesses, and to be
authenticated by a lawyer with a copy to the legal corresponding administration and a
copy to the Mukhtar (the representative of the local authorities in the neighborhood). Any
renting case will not considered to be legal if it doesn’t follow this process, and any who
rent without this format and process is sentenced to prison or fine.
8.2. Conclusions and remarks
The dominance of site-and-services mode of supply leads the owner-occupation to
dominate the housing market, leaving a minor share for the rental sector in Khartoum.
In spite of the minor share of the rental sector, but it is not without severe structural
problems. The study points that the average monthly rental equals to 0.07% of the total
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cost of the real estate. That means 119 years to retrieve the amount invested in the real
estate through renting. This long extended period, compare to the recommended
economical optimality of ten years, necessitate policy to pay a deep consideration to the
construction industry and building materials production and markets in Sudan.
It is either for the urban poor to rent in dilapidated environments, or the suppliers of
rental facilities to provide below standard buildings for rent.
The rental ratio in the low-income areas such as Al-Fateh is almost triple of the ratios in
the other areas, or the ratio of 1980s; many negative and illegal practices of profiteering
or imposition upon the tenants are registered exploiting these structural problems.
The conjuncture resulting from renting as an investment trend within an un-regularized
market is overcrowdings, high room occupancy and low standard living environment, in
addition to the continuous legal claims and cases. Moreover, the rental sector also lacks
the incentive mechanisms that work to recycle the capital extracted from the rent to be
reinvested in the real-estate, leading the real estate and the neighborhood to continuous
degradation.
These points summarize practices that call for corrective policies to the rental sector in
Khartoum. Polices are called to cater to the rental sector in the third class and low-income
communities more deeply and to link the owners’ claiming to increase rental with the
actual investment of the owners in the real-estate.
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9. Land Value.
Historically, more than 90% of land in Sudan is owned by the government, according to
the Un-Registered Lands Act 1970, which draw out that any land which was not
registered under a name of a beneficiary at that time would be governmental ownership.
Land then-after is leased to beneficiaries in nominal prices as an entombed subsidy
through the S.&S. partnership of housing production. However, and in spite of the
generous subsidy on land and the abundance of urban land to different urban functions
but land value in Khartoum is prohibitively high compared to the average income of
population in Sudan and compared to the adjacent countries.
Since the mid-1990s land prices have skyrocketed all over the city of Khartoum. Due to
the principles of the S.&S. (housing plans) citizens from all over Sudan consider the
ownership of land in Khartoum a right that should be attained, more people consider land
as an important asset for future economic security, especially within the prevailing
degradation of the performance of the industrial and agricultural sectors. The Khartoum
State government has capitalized on these increased land values by selling land on the
outskirts of the city or in the inner city pockets to finance the provision of urban services.
Land becomes important for speculative investment and processes of land
commodification.
The hypothetical questions arise then could include:
a. what are the internal and external mechanisms led residential lands to acquire
such a high value? Is the increase of land value a real phenomenon or is just an
indicative symptom of the devaluation of the Sudanese pound.
b. how is this increase in land value affect the living conditions and inclusiveness of
the urban poor and the vulnerable groups?
9.1. The structure of the land value system
Since the mid of the 1990s, land is considered the principal source of finance for the
services provided by the State of Khartoum. A considerable amount of white lands and
inner urban pockets are sold out for individuals and institutions in open and closed
auctions, to uphold the State’s Budget. Sometimes the government disposes urban
residential lands through types of investment partnerships with developers, brokers or
institutional organizations.
Auctioning lands at the market price in projects within or adjacent to projects disposed in
nominal prices such as that of S.&S., emerges several (competitive) values for the land in
that area, and ends with land value to settle at the higher price level (Osman, 1992). A
tendency of S.&S. beneficiaries to sell out their subsidized lands or liquidate the
difference in values is notably registered (Osman, 1992); also commodification of land is
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noticed and some brokers owning more than twenty plots of S.&S. land is registered in
Khogalab area (Osman, and Akram 2019). From The Survey (2018) 80% of the
investigated people in Soba show that they had bought their land from the previous
owner, while it is 21.1% in Al-Fateh which is relatively a new settlement. The trend of
selling out the subsidized land to cover more urgent needs is noted in the low-income
neighbourhoods more than the other income groups’. Polices is called to restrict
exchanging the subsidized lands, at least within the first five years after allotment, to
ensure building the house before selling, and policy to emphasize registering the land in
the name of the family.
For the importance of land as an official mode of finance, the Ministry of Planning
invents mechanisms to determine the “per meter square” land price in local SDG, for
each and every Administrative Unit in the State, but normally less by about 15% from the
speculative market land price. This value is annually revised considering the inflation rate
and the market mechanisms. Figure (23) below represents the spatial mapping of the
official land values issued for the year 2017.

Figure (23): Khartoum city land prices – SDG - 2017
Source: Khartoum Dynamic Map 2017
However, the land value system of Khartoum, when drawn in SDGs as shown from the
city-wide map (figure 23), reached its apex at the city centre and some first-class areas,
such as Riyadh, then gradually decreases towards the outer rings and peripheries. The
main roads and the Nile provide a corridor of value increase outwards. The urban land
value system takes the tent-form, which takes its apex at the centre and declined
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gradually outwards, reaching its minimum at the far-reaching outer skirts of the city,
which are normally the agricultural lands.
This type of system is more sensitive to the increase of land value at the periphery areas
and to the trends of changing agricultural land to urban; since this increase will upheave
the tent-like system of the land value from edges, and propagates increase towards the
centre, leading at the end to a universal increase in the whole system. Again it works to
put the residential land at the peripheries beyond the affordability and consumption
capacity of the urban poor and complicates their access to land at the other parts of the
system.
value to HH monthly income (2018)
Table (19) normalizes Table (19): Comparing land
(1)
HH Income Land value/ HH Income
Land value
the flat rate of land
SDG/m
Months
years
SDG
value (in SDGs) to Al-Fateh
0,164,335
2,889
56.9
4.7
the average income Khogalab
0,850,000
4,800
177.1
14.8
level stemmed from Manshya E.
2,200,000
8,500
258.8
21.6
Burri
5,382,742
6,163
873.4
72.8
the Survey (2018).
Al-Jireif
4,739,600
6,027
786.4
65.5
The
outer
skirt
Shohada
5,625,000
6,640
847.1
70.6
neighbourhoods show Soba
2,190,571
8,267
265.0
22.1
a low rate of land (1) value considered for the plot. Source: interpreted from The Survey 2018
value to income, ranging between five to twenty-two years to redeem the land cost. While
the inner cities neighbourhoods show a high rate between 65 to 72 years to redeem the
land cost. Although the average income of Manshya East beneficiaries is higher than that
of the inner city neighbourhoods but still the inner city areas scores a high rate of
redemption than other areas.
From table (19) it could be calculated that, in average, the value of a plot of land in
Khartoum equals the income of the beneficiary for about 38.9 years.
To schematize a picture on the spatial distribution of land prices in Khartoum, four GIS
maps are generated for Khartoum’s official land prices in SDGs for the years 2003, 2008,
2013 and 2017; and another four GIS maps are generated for the same issue but in US$
for the same four years.
Maps generated in the Sudanese pound (SDG) for all the 114 administrative units in
Khartoum, summarized in figure (24), show staggered increase in land value, steeper in
the last era 2013 -2017, however parallel to the rate of increase of inflation as indicated
by the purchasing power parity (PPP), which implies the conversion rate of the National
currency per international dollar for the same years26.

26

Sourced from: https://data.worldbank.org/indicator/NY.GDP.PCAP.PP.CD?locations=SD-MA
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It could be concluded that for policy-making analysing land values in SDGs is not
effective since that will show a mirror reflection of the inflation rate of the economy or at
best the devaluation rate of the local currency.
This is also obvious in
figure
(25),
when
comparing the land value of
the Amarat administrative
unit for the four years in
SDGs and in US$, but is
compared with both the
PPP and the Consumer
Price Index (CPI) as
sourced from the IMF.
Figure (24): Land Value SDG, Khartoum administrative units

As figure (24) indicates,
Source: interpreted from City wide maps
there is a rampant and
continuous increase in land value for all urban areas, although not at the same rate. This
logic of increase resembles a shift in the
whole system rather than an eclectic
increase, more probably due to a system
shift. The increase did not respect the
class of land, or the road system or the
vicinity to the CBD, but it is a universal
upheave of the system.
From the previous discussion, land value
is discussed to acquire an internal
dynamism of increase, it could be
concluded that the mechanisms of
Figure (25): Comparing Amarat A.U. Land Value
increase begins from the outwards then
Source: interpreted from City wide maps
fluctuated towards the centre, not the
reverse, leading to a complete upheave to the tent-shaped system. The land value system,
by pushing up the periphery lands, puts residential land even if subsidized, out of the
reach of the majority of the urban population, and specifically the urban poor.
To complete the picture on the land value system, land values are mapped against a
normalized price in US$ for the same years 2003, 2008, 2013 and 2017; and a new set of
GIS maps are generated for all the administrative units of Khartoum. The rate of
exchange is attested upon inflation ratios, PPP and CPI.
Maps generated in US$, as summarized in figure (26), shows a rampant increase in the
era 2003 -2008, the era which witnesses the peak of Darfur armed conflict and the lowest
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economic performance in Sudan, when the national economy was facing its ever worst
situation; then dropped after that till 2013 in the petroleum export era, before rising again
after the secession of South Sudan in 2011, and the loss of the petrol resources, and the
new twilight fold of economic recession.
Land value increased again but in a steeper ratio after the prevailing economic depression
from 2013 to 2017. The land value system is noted to have the reverse status to the
wellbeing of the economy of the country. Land price increase with the low performance
of the urban economy mainly because investors and private sector businessmen prefer to
lodge their savings and liquid money in the form of land, which could easily be liquidized
again after the market is perfect.

Figure (26): Land Value US$, all Khartoum administrative units
Source: interpreted from City wide maps
The use of land as a store to refuge capital in the mal-market performance periods
subjects land, especially at the periphery areas, to the capitalist market mechanisms,
which might lift it out of the affordability of the urban poor. Policies should cater for the
rational use of land as collateral or as a refuge to the capitalist market.
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Figure (27): Khartoum city land prices – US$ - 2017
Source: Khartoum Dynamic Map 2017
9.2. Conclusions and remarks
The housing supply system provides accessibility and affordable lands to the low-income
groups at the peripheral areas, but the land value system tends to capitalize on these
lands, leading to increase land value at the periphery, which will inevitably lead to the
exclusion of the urban poor. However, the policy has to consider the economic unaccessibility of land due to the rampant value compared to income; but, the policy that
provides a direct and flat subsidy to all income groups has experienced difficulty to reach
its target groups.
Polices is called to restrict exchanging the subsidized lands allotted to low-income groups
and migrants, at least within the first five years after allotment, to ensure building the
house before selling, and policy to emphasize registering the land in the name of the
family.
The land price system is registered to have an internal dynamism to increase. It also
increases with the low performance of the urban economy mainly because investors and
private sector businessmen prefer to lodge their savings and liquid money in the form of
land, which could easily be liquidized again after the market is perfect.
The use of land as a store to refuge capital in the mal-market performance periods
subjects land, especially at the periphery areas, to capitalist market mechanisms, which
might lift it out of the affordability of the urban poor. Policies should cater for the
rational use of land as collateral or as a refuge to the capitalist market.
67

10. Public Service Provision
Appropriate housing and service provision have and continue to be significant challenges
in Khartoum. The sprawling city struggles with the extension of roads, networks of water
and electricity, sanitation, waste management at the same tempo as the urban expansion
and reproduction of squatters. The choice between the tendencies of horizontal expansion
rather than the vertical (intensification) is universally settled to the latter, but still,
horizontality in Khartoum is dominant enough to necessitate major efforts to integrate
new areas into the urban fabric, necessarily through the provision of infrastructure
networks. This study will neither concentrate on the past-and-present of these efforts nor
the quantitative side of the issue. But will focus on the socio-economic implications of
the uneven service provision, with a look at the central and peripheral areas.
The urban literature in Sudan classified urban services into three categories (National
Housing Committee, 1985:37-44):
a. Basic Services: includes potable water networking, surface drainage, protection
from floods and reclamation of land.
b. Essential Services: includes paving of roads, sewerage services, environmental
hygiene, electricity and telecommunication.
c. Communal Services: includes Schools, health facilities, police stations,
mosques, social clubs and the like.
Different neighborhoods and different housing classes are sometimes differentiated by
the level of services provided, besides some other factors.
The arising hypothetical questions could focus on:
a. How is the qualitative gap varying in the present status of public service provision
(transport, drainage, drinking water, sanitation, electricity) in different areas of
Khartoum? And how is that affect land nexuses.
b. What are the spatial patterns of service provision differences and how do they
relate to issues of marginalization, exclusion, urban disintegration or
gentrification?
10.1 Accessibility and road networks
Greater Khartoum is composed of three cities of Khartoum, Khartoum North and
Omdurman. The morphology of Greater Khartoum is characterized by the existence of
three physical barriers made by the Nile and its two tributaries. The city centre is
formulated in three parts around the confluence of the Niles. Historically the three
industrial areas are located outside each city’s centre. Hence a huge node of demand for

68

transportation and transhipment exists at the centre of Greater Khartoum and within the
inner ring road RR1. (see figure 28).
The situation is augmented by the
morphology of the city being inwardpointing towards the central area parallel to
the routes of the Niles. Bridges gain
importance not only as a connector but also
as a rent generator. All the main artesian
inter-urban roads are radially cantered at the
CBD zone. The concept of ring roads is
newly inserted in the system several years
ago by the urban strategy (KPP5, 2010). The
inner ring road (RR1) is suggested to serve
Figure (28): Road network in Khartoum
the efficiency of the system pertaining to the
Source: Faisal, 2019
high demand central areas. The outer ring
road (RR5) is suggested to increase the effectiveness of the whole transport system and to
curb the urban edge of the city. Almost all the newly formulated low-income classes and
areas of relocation lay beyond this ring road.
At the city-wide level the road network shows the intensity of connectivity and
accessibility in the urban area between the city centre and the outer ring road (RR5), but
the road network provides poor connectivity for the peripheral areas and the scattered
villages over the State. This poor
connectivity results difficulty in
commuting between the peripheral
areas and the important urban nodes
such as the industrial areas and city
centre, ending with weak urban-rural
linkages. The cost of travel increases
beyond the affordability of the urban
poor settlers, especially in the
upgraded areas such as Al-Fateh
(Bushra 2018). The inter-regional
roads are used as urban transit and
corridor of spatial development in
Figure (29): Connectivity in Khartoum- 2017
complete disorder. The inhabitants of
Source: Khartoum Dynamic Map -2017
the villages are mostly the poor people
who worked in the agricultural sector or the new migrants who find no foot-hold in the
urban area. Commuting and provision of services become more complicated.
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The existing authorized public transport routes (Figure 29) intensively cover the urban
context within the outer ring road, with low or no connectivity to the upgraded
settlements at the periphery of the city. The Survey (2018) points out that 56% of the
residents of the surveyed areas use public transport to their works or shopping, but in AlFateh the ratio increased to 72%. Transportation models in the periphery areas, such as
Al-Fateh, are mainly small private minibuses, which is normally more expensive than the
big buses. The study on the labour force in Al-Fateh (Bushra, 2018) reveals that 76.8% of
the investigated inhabitants use public transport, 60% of them pay around SDG 35 per
day, exhausting 29.2% of their average monthly income (SDG3000/m) to meet the cost
of transportation.
Table (20) shows that the distribution of transportation lines shows significant
weaknesses in serving the suburban areas (0.4%) and the inter-locality connections
(13.8%), while reserve connections to the CBD with 51.3%, leaving 34.4% to the internal
connections.
The image of the public
transport in the view of
the inhabitants of the
periphery areas is such a
gloomy picture. It is
described as, privatized,
congested, not available,
delays, not affordable, not
connected and providing
bad quality of transit
modals (Faisal, 2019).
98% of the public transport facilities are privately owned small minibuses. Only 1% is
publicly owned big buses, and 1% privately owned big buses (Faisal, 2019). Fares of
minibuses are almost three times that of the big buses. On the other hand, the lines going
to the urban periphery, from table (21), are less than a quarter of the total lines practically
reserved to intra locality lines.
A dilemma of demand, profitability versus affordability does occur in the periphery areas,
especially in the four localities hosting the upgraded settlements.
10.2. Surface drainage
The average precipitation rate in Khartoum is between 25 -225 mm/y. The topography of
Khartoum has two axes, the North-South axis of a gentle slope is centred by the Nile
valley, and it gently slopes towards North crossing the urban area from 390 meters to 376
meters above mean sea level.
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The East-West axis has two apart
high shoulders steeped towards
the Nile valley at their centre. The
elevation ranges from 568 meters
to 382 meters above the mean sea
level. Considerable number of
collectors and natural drains
penetrates the urban context
towards the Nile. The other NorthSouth axis is gently slopes
Figure (30): Khartoum collective basins
towards North; in the urban area, it
Source: Eltahir, 2019
slopes from 390 meters to 376
meters above mean sea level (Eltahir, Maha 2019).
The total length of the surface drainage network in the State is 1643.14 Km. The built
ones are 355.14 km (built out of stone, concrete, bricks) (Eltahir, Maha2019). At the
upper stream these drains penetrate the urban poor settlements and upgraded areas,
sometimes isolate them from the city in the rainy season, and increase road construction
cost. During the rainy season, floods cover and penetrate all the old neighbourhoods and
villages at the banks of the river.
10.3 Potable water
The monitoring report of the Khartoum
Structure Plan 2012, reported that in 2012
the total production of potable water was
422,000 m3/d. while the demand was
440,000 m3/d. with a deficit of only 4.2%.
But this picture would not stand bright if
it is compared with the spatial coverage
of the water network. Mapping the data
sourced
from
the
Ministry
of
Infrastructure (figure 31) on water service
in 2012 shows that the network covered
about 70% of the urban area, but about
40% of these covered urban areas
suffered
interrupted
supply
and
discontinuity. Quality of water in some
urban areas is tasted salt and turbid, e.g.
Al-Jireif West (The survey 2018).

Figure (31): water network coverage – 2012
Source: Elaagib, 2018
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In 2018, the annual report of the Ministry of Infrastructure stated that the production of
potable water reached 1700 thousand m3/d, in a deficiency of 900 thousand m3/d, that is
35%.
The increase of demand is attributed to the increase of per capita consumption on the one
hand, and to the new demand generated by new urban projects and the increase of urban
population (approximated to 782,000 inhabitants).
Interpretation reveals an acute problem in the quality and capacity of the network; in
2010 the water authority announced 70% of the existing network in need of replacement
and renewal (KPP5 2010), but the 2018 annual report of the Ministry of Infrastructure
stated that less than 50% of this project is fulfilled.
Mapping shows that almost all the deficient areas are the periphery of the city, the
upgraded settlements and the new middle-class housing projects at the peripheries.
10.4. Sanitation services
The sewerage system in Khartoum was established in 1954,
extended in 1971 to reach a total area of 146 square
kilometres, assisted with 13 pumping stations, designed to
serve 80,000 people, this same system is now serving
800,000 inhabitants without major extensions in the
network. The system covers less than 5% of the urban
context of Khartoum; service is concentrated at the CBD
and some of the old neighbourhoods of Khartoum and Figure (32): Sewerage system
coverage – 2010
Khartoum North, in addition to some areas in the Industrial Source: Ministry
of Infrastructure
area of Khartoum North.
The majority of the urban
population in Khartoum use pit
latrines (about 60%) and about
40% use septic tanks with soak
away wells (CBS, 2018, see also
figure 33). The 2008 census
estimated 20% of the urban
population were without any
means of disposal or treatment.
This ratio is diminished to a
mere 4% after the efforts of
upgrading the squatter areas that
took place after then (after The
Survey, 2018).

Figure (33): Availability of Sewerage systems
source: after The Survey, 2018
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Facing the fact that the public sewerage network covers a small portion of the old preindependence neighbourhoods at the core of the city of Khartoum and Khartoum North,
the plebes of the population depend on low-cost local solutions such as:
1. Traditional pit latrines: very common in urban poor areas at the peripheries; it is
a 1.50x1.00 meters hole with 3 meter depth, surrounded by a 2x2x2 meter wall.
Life span of this system ranges between 2 to 5 years according to the type of soil.
The average construction cost is 3000 SDG (about $65), but is practiced to be
built in self-help mode. The system is not perfectly hygienic and is hazardous in
the rainy season when the groundwater table is up, and sometimes in areas
affected by floods the contains of the pit latrine could be flushed by the flood to
affect the neighbouring areas. Almost all the upgraded areas (e.g. Al-Fateh area)
use this type.
2. The encased pit latrines: very common in the urban middle-class areas, it is the
same as the above system but excavated to the depth of the surface water,
normally between 10 meters in the banks of the river to 30 meters in the remote
areas. The hole is internally encased by a one brick wall to prevent collapse. The
life span of this system ranges between 7 to 15 years according to the type of soil
and level of water. The average construction cost is 15000 SDG (about $325).
The system is by large hygienic and safe, but in rainy seasons should be protected
from flies and floods.
3. The soakage cesspool (massas): it is a water closet but connected to a 2x2x2
meter cesspit filled with red brick hard-core. It provides a workable solution in
soft soils. Used in low-class areas well serviced with water. Maintenance cost is
relatively high, the Life span of this system ranges between 4 to 10 years
according to the type of soil and rational use. The average construction cost is
10000 SDG (about $220). The system is more hygienic than the other options and
safe.
4. The Ventilated Improved Pit Latrine 'V.I.P': introduced by active NGOs; this
system is privileged by the elimination of flies and smells through air circulation.
Used by the middle-low class areas in the inner and peripheries of the city. Life
span of this system ranges between 7 to 15 years according to the type of soil and
rational use. The average construction cost is 25000 SDG (about $540).
5. The septic tank system: The high and middle-high classes use the traditional
septic tank system, connected to a soakaway well. It is the most hygienic and
workable alternative urban private solution. Environmental hazards appear by the
use of drilling machines to dig soak away wells in depths that contaminate the
underground water. Although using drillers is prohibited by law, but it is
pervasive for its economy in cost and time compared to the manual process of
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digging wells. If this system is well designed and periodically maintained, the life
span of it will reach 50 years. Cost ranges between $2000 and $6000 depending
on the type of soil and geology of the area. Communal initiatives to economize
the total cost goes to use community septic tanks, and small local systems and
packages.
The Survey (2018) shows that 35% of
residents use a septic tank and soak away
well, 53% use normal pit latrine, 8% use a
cheap alternative of surface soakage
cesspool (massas) and only 4% are without
any sanitation facilities. None of the areas
surveyed lie within the area serviced by the
public sewerage network. It is obvious that
all people whether rich or poor can solve
their sanitation problem affordably in
Khartoum.

Figure (34): Sewerage systems coverage
source: The Survey, 2018

Generally, the sanitation problem is not registered acute in Khartoum and Khartoum
North, since the soil composition and the geological complexity assist the individual
solutions to be hygiene and affordable. Some problems began to appear by the use of
drilling machines to dig soak away wells in depths that might lead to contaminate the
underground water; although this trend is prohibited by law but still is practiced illegally,
especially in hard geological locations. The pit latrine system provides a cheap hygienic
solution if is well constructed, but this system would turn epidemical if the area is
vulnerable to floods or is at a water run,
such as the peripheral areas like AlFateh area, the flood covers the pit
latrines and carry sludge to other
residential areas, and more dangerous to
the agricultural farms at the riverbank,
before inflow to the river.
Omdurman soil is an exception, the
water table rises to a depth of three or
four meters at the areas adjacent to the
western bank of the Nile. Solutions that
Figure (35): Sewerage systems compositions
use pit latrines or soak away wells are
source: The Survey, 2018
not workable in an extended area of
Omdurman. Sanitation in Omdurman is now an environmental hazard more than being a
normal urban service.
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Table (21): Types of sewerage systems in surveyed areas. (%)
Types of system
Neighborh
Total
septic
Pit
Cessoods
VIP
none
tank
Latrine pool
32
58
90
2
75
35%

Soba
Shohada
Burri
Al-Fateh
Al-Jerief
Average

41
34
3
94
15
53%

22
7
7
3
8
8%

2
4
100%
0
1
100%
0
0
100%
0
1
100%
0
3
100%
0%
4%
100%
Source: the survey, 2018

10.5. Electricity
The total electrical power generated in Sudan from different sources reached 3244 MW
in 2015(Al-Sheikh, 2019). This amount is estimated a little bit more than half of the total
demand for a country in a stage of development. However, the different urban sectors
suffer annual electricity outs in summer and autumn. A note distributed by the labor
syndicate of electricity workers in 1.8.2019 shows that the deficiency of supply
sometimes reaches near to half of the demand, as in table (24) below.
Table (22): Total electricity generation- Sudan
Generating
type

1

Water

2

Heat

3

Diesel

4 Gas

Geographical
location

Production Qt
(MW)

Meroi Damp
Roseiris Damp
Jabal Awlya
Sinnar
Khashm Al-Girba
Mahmoud Sharif
Kosti
Different
Garri 4
Garri 1 &2

1250
280
30
10
10
380
500
78
110
450

Diesel out
5 the network Different places
Total

146

Total

1580

880
78
560
146

3244
Source: (Al-Sheikh, 2019)
However, the electricity service in Sudan is ultimately suffering shortage to meet the
demand; the service is distorted by:
(1) that the housing sector consumes 56% of the generated power.
(2) Khartoum state in 2018 consumes about 63% of the total electricity generated in
Sudan, up from 56.6% in 2014; up from 43% in 2006.
(3) The industrial sector consumes only 13.3%, as shown in table (23).
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The electricity service is one of the Table (23): Electricity consumption (%) - 2014
Consumption ratio
services that suffer the horizontal Sector
Housing
sector
55.64%
sprawl of the city of Khartoum. Just
2.88%
like water service in Khartoum, Agricultural sector
Industrial sector
13.32%
electricity service cost increased with
Government sector
11.12%
the spread coverage of the network, in
Commercial sector
15.58%
addition to the transmission loss in the
Source: Higher Council for Strategy, 2018
networks. The KPP5 estimated a
minimum consumption indicator for electricity in Khartoum as 200KW/HH/month. That
gives a minimum supply for the housing sector in Khartoum of 191 MW/m.
The electricity network coverage is estimated by the Electricity Distribution Company to
cover about 68% of the urban context of Khartoum in 2017; comparing the data with the
dynamic map of Khartoum 2017 it is found that just like water coverage, the electricity
supply covers the inner parts of the urban context of Khartoum leaving the outskirt
developments and neighborhoods without supply.
In the focus group meeting of the study team with personnel from the Electricity
Distribution Company it is discussed that the four governmental companies responsible
for the generation (2), transmission and distribution of electricity have a combined vision
and strategy on the issue of electricity; but none of them has any coordination or had
shared visions with the other governmental bodies responsible or working in the housing
sector or the urban strategy, to synchronize priorities. Electricity institutions are not even
represented in the State Planning Board. On the other hand, and because of the noncoordination between institutions, The Khartoum State Housing Fund takes the
responsibility to finance and provide services for its housing projects such as electricity,
potable water and communal services from its resources, leading to skyrocketing prices
of its housing products in 2017 and 2018, but at the end houses produced in this manner
are considered out of the affordability of the majority of the urban poor. In some cases
this extra expenses affects the quality of housing produced.
(table)
Table (24): Electricity supply and
consumption in Khartoum State
item

2017

2018

No. of beneficiary HH in Khartoum State

1,049,426

1,096,483

Total power consumed

1,290 MW
(39.8%)

1,402 MW
(43.2%)

Residential sector new connections

52,338

39,970

Other sectors new connections

5,062

4,158

Source: (Al-Sheikh, 2019).

76

The figures in table (24) show that the number of customers in Khartoum State reach 1.1
million in 2018, but these figures include customers of the housing sector and all the
other connections for commercial activities, open spaces, governmental institutions,
urban facilities, services..etc. since the housing sector in Khartoum is stated to consume
55.64% of the State’s consumption (see table 23 above), then the number of customers in
Khartoum could be estimated as 612,000 households, serving about 3,550,000 inhabitants
(5.8 person per household), i.e. 64.15% of the city’s population.
Just like the case in the water supply, The Survey (2018) reads that the electricity service
is by large concentrated in and around the center of the city and the old neighborhoods.
The peripheral and upgraded areas are still suffering non-connection to the electricity
network.
10.6. Conclusions and remarks
The classification of urban services since the 1980s into three categories: basic, essential
and communal, could conceptually be acceptable. But, to cater for the existing urban
context of Khartoum urban services should be categorized into two categories, one is the
basic services to include all the first two categories of the 1980s, and second is the
communal services. Basic services could not and should not be left to be financed or
provided by individual beneficiaries, nor costs to be covered by auctioning lands.
The nub of the discussion on the urban services in this chapter reveals that the periphery
areas and the upgraded settlements are always in short of services, but the impact of this
shortage is much greater than in other inner-city areas and has direct impacts on the
socio-spatial context and livelihood of the urban poor settlers of the peripheral areas.
On the other hand, there is always a dilemma of demand, profitability versus
affordability for the basic services taking place in the periphery and upgraded areas of
Khartoum. Mapping the urban services provision in Khartoum depicts that almost all the
deficient areas are the periphery of the city, the upgraded settlements and the new
middle-class housing projects at the outer skirt of the city. Seasonal hazards of rains and
floods are still hinder the urban integrity of Khartoum, sometimes isolating peripheral
settlements from the city or penetrate through the old neighbourhoods and urban villages
at the banks of the river.
Urban service that depends on the private sector alone cannot solve the dilemma of
providing affordable services to the peripheral and upgraded areas, but the public sector
cannot do the job without substantial subsidy, financing urban services in these areas
need a critical trade-off. Technology transfer and the use of information technologies,
GIS and GPS are such tools that could be prioritized in these areas.
Sanitation services should not be left to the local and individual efforts. There is a need to
clarify institutional responsibilities for monitoring and promoting sustainable sanitation
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services. The policy should work for technology transfer and adaptation of hybrid
systems, benefiting from the international experience, to suggest optimum solutions for
the urban poor in Sudan. The experiences of the NGOs and the international community
should be welcomed and directed to this sector.
In general, and in the light of the above discussion, the urban integrity of Khartoum
is no longer kept. The objective of achieving sustainable urbanization is hardly ever
achieved. The surrounding peripheral of the city, although is all legal and is
inhabited by low and middle-income residents, but could not be considered inclusive
or resilient. Moreover, the provision of services at an affordable cost is logically and
practically unachievable for these areas. Urban policy and strategy should work
some non-conventional solutions to make these areas inclusive and belonging to the
city’s urban context. The re-structuring of the peripheral settlements into selfsustained independent satellite nodes could serve more than trying to stretch the
urban morphology to cover all the urban territory.
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