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Abstract. Urban sprawl is one of the most challenging issues facing urban centers in the
world today. This phenomenon poses severe impediments to sound urban planning especially
in urban areas where the respect of planning development regulations is the exception rather
than the role. This paper establishes the link between lapses in the implementation of urban
planning regulations and the emergence of sprawl in Bamenda town in a bid to un-earth the
problems of urban sprawl borne by such planning deficiencies. Field surveys and observations,
analysis of landuse/landcover maps, administration of questionnaires, interviews and on-thespot appraisals constituted the major sources of data. The findings have uncovered the fact that
the town of Bamenda is enshrined with good planning regulations and a master plan to guide
development. Irrespective of the existence of these regulations, it was startling to observe that,
their implementation was sub-optimal as over 67.58% of the population were not aware of the
existence of urban planning laws, 60% lacked a house plan, 73% did not own a land title and
75.32% lacked building permits. In the midst of this, sprawl becomes inevitable. This
substantiates the preponderance of residential developments in risky/marginal locations with
associated problems like floods and landslides. An all-inclusive collaboration between
stakeholders (public and private) in the field of urban planning and management, effective
sensitization on the existence of urban planning regulations accompanied by strict
implementation and follow up by the competent authorities be given due consideration.
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Introduction
With more than half of the world’s population now living in urban centers, this is indeed
the urban century (United Nations Population Fund, 2007). Increasing population has led to
the rise in unplanned urban growth in the suburbs of the city which is usually termed as urban
sprawl, one of the most challenging issues facing many urban areas in the world today
(Theobald, 2001; Bugliarello, 2003). Batty and Kim (1999) defined urban sprawl as
“uncoordinated growth: the expansion of a community without concern for its consequences,
in short, unplanned, incremental urban growth which is often regarded unsustainable.”
According to Brueckner (2000), urban sprawl refers to excessive spatial growth of cities which
occur as a result of three main forces; a growing population, rising incomes of urban dwellers
and the falling price of commuting costs due to improved transport facilities. From the
foregoing, urban sprawl has been conceptualized as a noncontiguous and unplanned expansion
of urban areas which is characterized by low density physical development and the nonexistence of basic municipal infrastructure usually beyond urban fringes (Cobbinah, &
Amoako, 2014). It is thus an undesirable form of urban development as it is unsustainable.
Agbola (1987) defined urban planning as a collection of interrelated statutory and
administrative instruments and techniques designed to safeguard, regulate, conserve and
disburse land in the interest of the overall community as well as control the character,
appearance and management of buildings and facilities to ensure economy, convenience and
aesthetics. It is thus a set of regulatory procedures used to control urban land development in
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accordance with a master plan or a blue-print (Arimah & Adeagbo, 2000). By varying the
category and range of permitted activities from place to place within the urban context, urban
planning ensures that there is a place for every worthwhile activity while keeping away noxious
activities from residential areas, thus protecting and safeguarding the integrity of the urban
environment.
Some early researchers of urban development have attributed the emergence of sprawl to
the ‘monocentric city model’ Alonso (1964), Ruth (1969). This model suggests that the spatial
structure of urban areas results from the tradeoff between the rent of land and the cost of
commuting. The low cost of commuting from peri urban areas to the city center coupled with
relatively low rent at the peripheries of cities in many developing countries have facilitated the
growth of peri-urban areas. Other factors such as the desire for urban dwellers to flee poor
governance, lack of planning and poor access to amenities (Nechyba & Walsh, 2004); UN
Habitat (2004) result in the rapid sprawling of cities. Urban sprawl is a direct result of systemic
failures in urban development control policies although its adherents argue that urban sprawl
is a natural manifestation of growing cities and has the tendency of creating opportunities for
people to enjoy lower land and housing prices (Glaesar & Khan, 2004; Gordon & Richardson,
1997). In the face of these arguments, it is important to note that urban sprawl as a phenomenon
is at variance with controlled urban land management and physical development. Managing
urban areas has thus become one of the most important development challenges of the 21st
century.
During the past two decades, urban sprawl has become a major subject of interest among
planners and policy makers. Critics of sprawl all over the world are thus concerned about its
many negative impacts, such as habitation of ecologically fragile areas and irreversible damage
to ecosystems (Ewing, 1997; Burchell et al., 1998; Brueckner, 2000), reduces the orderly
physical development that produces economically efficient land use and management at the
fringes of rapidly urbanizing cities, patchy and scattered development with a tendency for
discontinuity (Cobbinah & Amoako, 2014), pollution and environmental degradation (Frumkin
& Jackson, 2004). The sprawling of most cities is caused by rapid population growth, given
that, a majority of the world’s populations now live in cities. According to the UN-Habitat
(2010), current projections show that by 2050, two in every three persons will live in cities
with more than 90% of this growth anticipated to occur in Sub Saharan Africa and Asia. This
trend of growth will pose unique infrastructural challenges for African and Asian countries,
where population growth has led to un-coordinated expansion of towns and cities.
Urbanisation is not really a threat to the environment and development, but it is the
unplanned urbanisation and subsequent urban growth or sprawl that constitutes a threat
(Sudhira, Ramachandra, & Subrahmanya, 2007). Hence, managing urban growth is a condition
sine-qua-non for a healthy urban environment. This calls for sound urban planning strategies
and the political will that can meet up with the expected population growth in the cities of the
world. That is why, the UN-Habitat 2010 report proposed that future development targets
should focus on creating inclusive cities with adequate infrastructure and services for all its
residents. Based on this, our success in building sustainable cities will be a major step in the
success of the post 2015 UN development agenda in ensuring sustainability.
Contemporary urban growth in Asia and Africa is taking place in a context of far higher
absolute population growth, lower income levels and much less institutional capacity than was
the case earlier in the North (Majale, 2003). Rapid urbanization and inadequate capability to
cope with the housing needs of the population in urban areas have contributed to the
development of informal settlements (Fombe, 2012). Urban development in Cameroon is
currently dominated by exponential population growth. It was anticipated that by 2015, slightly
over 60% of the population will be living in urban areas, up from 52% in 2010 (8% rate of
urbanization). This rate of population growth stands at 6% in towns which is almost twice the
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national growth rate (2.9%). In other words, Cameroon's urban population doubles every
fifteen years, while at the global level, the urban population takes twice as long to do so (Priso,
2014).
According to Cameroon's Urban Sub-Sector Development Strategy, most towns in
Cameroon suffer from serious urban planning problems due to non-implementation of urban
planning instruments (Priso, 2014). The situation in Bamenda like most urban centers in
Cameroon is not different as the town is experiencing a rapid rate of urbanization as a result of
rapid in-migration and natural increase with a growth rate that stood at 4.9% in 2005 and about
6.3% in 2015 (BUCREP, 2005; Projection, 2015). Such a rapid growth rate has contributed to
the haphazard and disorganized developments witnessed in the town today. Achuo Chi (1998)
averred that between 6 to 8% of the population of Bamenda live in informal settlements
developed on steep slopes with about 20% on flood plains while Ndenecho and Eze (2004)
noted that about 55% of the population of Bamenda live outside laws governing urban planning
regulations. Within this context, a specific issue that has impacted on sustainability and in dire
need of explicit orientation and explication is the urban use of territorial space. It is thus
necessary that urban sprawl be quantified and studied such that proper measures be taken to
ensure sustainable urban planning. This calls for urgent measures for effective town planning
to reduce disaster risk, improve access to basic services by creating better income and
employment opportunities and expanding necessary infrastructure for water, sanitation, energy
and transportation so as to reduce the number of people living in risky zones. It is, therefore,
essential to integrate the various factors responsible for sprawl so as to establish a relationship
between sprawl and planning in a bid to contribute to sustainable development. Understanding
sprawl is thus a guide for decision-makers and citizens to form the basis for better planning
and management so as to create a healthy, affordable and sustainable urban future.
Study Area
Bamenda is the capital of the North West Region of Cameroon. It is found in the Western
highlands along the Cameroon Volcanic Line (CVL). Bamenda is located between latitude
5o56” and 5o58” North of the Equator and longitude 10o09” and 10o11” East of the Greenwich
meridian (Figure 1).
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Figure 1. Location of Bamenda
Source: Adapted from the National Institute of Cartography (NIC) and the Bamenda City
Council
Bamenda is bounded to the North by Bafut, East by Bambui, South by Santa and West
by Mbengwi and Bali. The local administration of Bamenda is structured into Bamenda I,
Bamenda II and Bamenda III councils. Bamenda I is found on a high lava plateau (Up Station)
with an altitude of about 1400m above sea level. Bamenda II and Bamenda III are found on the
low plateau (Down Town) with an altitude of about 1100m above sea level. These two plateau
surfaces are separated by a broad escarpment. Increasing rates of urbanization and urban
development have, however, forced people especially the poor to construct houses on this
escarpment without recourse to urban planning regulations with the end results being
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sprawl (Ndi, 2017). Although man has defied the physical constraints and inhabited part of
this escarpment, the difficulties and threats of slope failure to the houses and human life
remains evident as most of the built-up structures seem to be in ‘transit’ whenever heavy
rains and surface runoff show their ugly appearance (Lambi, 2004).
Materials and Methods
To better grasp the implications of urban planning and sprawl problems in Bamenda, this
study made use of primary and secondary data sources. Primary data was gotten from
questionnaires, semi-structured formal and informal interviews as well as field observations.
Questionnaires were administered using the stratified random sampling technique which cut
across all three council areas of Bamenda in different sprawling quarters (Abaingoh Central,
Abangoh Ntangang, Sisia I, Bayelle II, Ntenefor Nkwen, Lower Ngomgham, Mulang and
Musang). The quarters were chosen because they either portrayed features of uncontrolled
urban growth or were peri-urban areas found at the outskirts of the town whose natural
landscape has been altered by uncontrolled developments. A total of 543 questionnaires were
administered. Semi-structured interviews were administered to government agents like the
Government Delegate to the Bamenda City Council and the Divisional Delegate of the Ministry
of Housing and Urban Development (MINDHU). These agents provided information on their
role in urban planning and problems faced in the implementation of urban planning laws.
Secondary data sources constituted published, unpublished documents which provided
information on urbanisation, urban sprawl and urban planning. It also aided in the review of
literature for the realization of this research. Satellite images of 1985 and 2015 were obtained
and analyzed with GIS/Remote Sensing techniques to show the spatial evolution of the
Bamenda urban space over the years and subsequent emergence of sprawl. The choice of the
particular images used was based on the availability of good quality images capable of
producing the most desired results. The choice of these time periods facilitated a comparative
analysis of the land cover and land-use change vis-à-vis urban sprawl and planning. The
processed information was presented using frequency tables, graphs, bar and pie charts.
Results and Discussion
The rate and spatial scale of human alterations to land surface in the form of land use and
land cover change are unprecedented and so invasive that they enormously transform a large
proportion of the planet’s land surface thereby affecting key aspects of the earth systems
(Lambin et al., 2001; Foley et al., 2005). Bamenda has witnessed profound changes in its length
and breadth in relation to its size, aerial extent and morphology (land cover/land use). This
massive land transformation, mostly adverse in nature is driven by anthropogenic actions,
giving rise to multiple environmental issues in the ecologically sensitive neighbourhoods of
Bamenda resulting in sprawl. It is based on this premise that the spatial evolution of Bamenda
town was examined under the aegis of two time periods; 1970-1999 and 2000-2017. Within
these periods, the land cover/land use maps of 1985 corresponding to the first master plan of
the town and 2015 corresponding to the second master plan of the town were examined and
analyzed vis-à-vis urban planning and urban sprawl in Bamenda. This is especially important
because evaluating land cover and land use is imperative to overcome a series of environmental
issues at regional level such as unregulated development, loss of agricultural lands, destruction
of wetlands and wildlife habitat (Anderson et al., 1976).
Urban Spatial Development and Sprawl in Bamenda (1970-1999)
Over the years, Bamenda has witnessed a significant increase in its population. Bamenda
experienced an exponential population increase from 48111 in 1976 to 429254 in 2005 and
then 909424 in 2015 with a growth rate of 9.1% on a surface area of 1046 km2 as per the 2012
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Physical Development Plan of Bamenda City. By 2020, Bamenda’s population was 1323716
(Figure 2).
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Figure 2. Population evolution of Bamenda
Source: North West Regional Service of Statistics (1976-2015), *Projections (2020)
Such a rapid increase in population is masterminded by new arrivals into the town for
job and educational opportunities with very limited finances. With limited finances, they
mostly end up doing mean jobs in the private sector with very low returns. They are thus unable
to afford land in planned residential neighbourhoods because of high land values. Given the
fact that the prices of land values in more conducive locations have risen dramatically and those
of wetland/slope acreage is still at a very low ebb, the poor have very little choices but to invade
such stigmatized or off limit terrains in total disregard of urban planning regulations guiding
such zones (Ndi, 2018). According to Achuo Chi (1998), the cost of land per square meter
within the Bamenda urban space is generally 300-400 times greater than on the very steep hill
sides and marshy/swampy low-lying areas. Such findings are consistent with those of Abas et
al. (2018) who asserted that as urbanisation intensifies, land within urban centers becomes
relatively scarce. Fombe and Molombe (2015) corroborated this current view and averred that
the low-income and landless majority occupy the marginal zones that are cheaper, ‘free’ and
usually hazard-prone. As a result, uncontrolled and haphazard developments (sprawl) surfaced
in Bamenda. These changes have led to invasion of risk zones, uncoordinated/uncontrolled and
unplanned urban growth (Fombe & Acha, 2018). The fear of eviction from such zones prevents
them from investing to make them durable and better for habitation, reasons why most of these
houses are always in transit (Ndi et al., 2017). Their very low resilience means that even smallscale hazards of low magnitude is translated into serious environmental disasters. This led to
the development of the first master plan of Bamenda by the Ministry of Housing and Urban
Development in 1985 to guide future developments. According to Figure 2, four major land
cover/landuse use categories were observed in the town in 1985; forests, hydrography (water
bodies), unoccupied and built-up areas.
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Figure 3. Landcover/landuse map of Bamenda (1985)
Source: Landsat MSS, February 1985/ Bamenda city council
Table 1. Relative proportions of different land cover/land uses in Bamenda in 1985
Landuse Type
Surface area (km2) Percentage occupied
Buit-up areas
11.63
3.69
Water bodies
5.1
1.62
Forest
131.24
41.72
Unoccupied space
166.59
52.95
Source: Derived from Figure 3
According to Figure 3 and Table 1, unoccupied space occupied the largest surface area
of the town; 166.59km2 (52.95%) and forests 131.24km2 (41.72%) of the land cover. Water
bodies and built-up areas occupy 5.1 km2 (1.62%) and 11.63 km2 (3.69%) of the total land
cover respectively. The master plan of 1985 made provision for planned build-up area at 10.78
km2 as against 11.63 km2 that was used for build-up area at that time. The difference in planned
build-up area and the actual build-up area reveals a discrepancy of 0.9 km2 between planning
and actual development. This gives an indication that conversion of non-built land uses to urban
built-up land has been quite rapid. In most cases, such developments that are not planned hardly
respect town planning norms and as such equated to sprawl.
The political dynamics in the status of Bamenda from 1970 also contributed to increase
urbanization resulting to sprawl. The change in the status of Cameroon from a Federal to a
Unitary State through a Referendum in 1972 brought significant changes in Cameroon in
general and Bamenda in particular. With the creation of a Unitary State in 1972, the Bamenda
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Town Council (Mankon Area council) was changed to Mankon Rural Council. In November
1977, the status of the Mankon Rural Council was changed to that of an urban council. This
brought significant infrastructural developments like roads linking the Commercial Avenue
(CBD) and residential quarters like Musang, Ngomgham and Azire. This attracted more people
into the town leading to increase urbanization and eventually, the habitation of ecologically
fragile areas like the hill slopes of Sisia and the swamps of Musang (sprawl). Besides the
change in the status of the town, the twin visits of the president of the Republic of Cameroon
to Bamenda in 1984 and 1985 further brought significant changes in the town which also
contributed to increase urbanization and eventual sprawl. Prior to these visits many
developmental projects like rehabilitation of major roads and improvements in
telecommunication networks were undertaken. These developments gave Bamenda what she
lacked especially in the domain of telecommunication and as such attracted many people into
the town.
Urban Spatial Development and Sprawl in Bamenda Town (2000-2017)
The failure of the 1985 Master Plan to sustainably control urban sprawl and development
further accelerated uncontrolled urban growth in Bamenda after 2000. This led to the
development of a new Master Plan in 2012 to guide present and future developments.
Unfortunately, the phenomenon of sprawl still persists. According to Figure 4 and Table 2,
unoccupied space has the largest proportion 131.33 km2 (41.75%) followed by forests 121.34
km2 (38.57%) and lastly water bodies 2.14 km2 (0.68%).

Figure 4. Relative proportion of different land cover/land uses in Bamenda by 2015
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Table 2. Relative proportions of different land cover/land uses in Bamenda by 2015
Landuse Type
2015 (figures in km2)
Percentage (%) occupied
Built-up areas
59.75
18.99
Water bodies
2.14
0.68
Forest
121.34
38.57
Unoccupied space
131.33
41.75
Source: Derived from Figure 4
Comparing the build-up area in 1985 of 11.63 km2 (3.69%) and that of 2015 58.90 km2
(18.99%), it is realized that a great discrepancy (48.12 km2) exists at the detriment of water
bodies, forest and unoccupied space which witnessed significant drops from 1.62% to 0.68%,
41.72% to 38.57% and 52.95% to 41.75% respectively within the same intervening period
(1985 to 2015). The growth in built up areas at the expense of these land uses reinforces the
findings of Torren and Alberti (2000), Barnes et al. (2001), Firox and Laxmi (2016), cited in
Fombe and Acha (2020) who opined that although urban growth is an indicator of social,
economic and political growth, it is also at the cost of forest, agricultural land, orchards and
greenery of the city. It further fortifies the findings of Cobbannah and Amoako (2014) who
concluded that urban sprawl in Kumasi (Ghana) is growing rapidly leading to the conversion
of natural land and farmland into built-up area. This is also in conformity with the view of
Fombe and Balgah (2012), cited in Fombe and Acha (2020) who noted that in the face of
expanding urban areas in Cameroon, the protection of land is limited with over 60% of the
most productive agricultural land converted to urban land uses but without a corresponding
improvement in planning within these sprawling environments. This is thus an indication of
increased urbanization resulting to sprawl as evidenced with an increasing number of
residential houses under construction in all sprawling quarters visited. It can thus be logically
inferred that the evolution of Bamenda town is accompanied by a persistent increase in sprawl
despite the existence of urban planning regulations.
The economic crisis that hit Cameroon in the late 1980s with the devaluation of the CFA
franc in January 1994 (from 50 to 100per French Franc), a 70% reduction in the salaries of
public civil servants with a consequent increase in the rate of inflation in Cameroon in general
and Bamenda in particular (Kometa & Ndi, 2012). This contracted public investments as the
crisis was accompanied by the institution of the economic stabilization plan-Structural
Adjustment Plan (SAP) which involved state disengagement from the provision of basic urban
services. This led to an increase in precarious settlements in environmentally fragile locations
opening flood gates for urban sprawl. In 2004, the 1973 law on town planning and urban
development in Cameroon was revised through the enactment of Law No 2004/003 of April
2004 governing town planning in Cameroon. This law was supplemented in 2008 by 5 decrees
laying down rules on developing documents governing urban planning in Cameroon and
calling on all urban areas in Cameroon to develop new master plans governing developments
in their area. This saw the development of a new master plan for Bamenda in 2012 which went
into operational in December 2014. Despite the development of a new master plan for
Bamenda, development has still not spared the areas which are earmarked as unbuildable. As
a result, urban development continued to occur in a haphazard and uncoordinated manner. This
is a clear testimony that urban planning stakeholders seem to be losing the battle of coping with
the gamut of challenges posed by urban sprawl. Consequently, while isolated pockets of
planned urban spaces exist in Bamenda in terms of residential and corridor developments, these
remain largely piecemeal, responding only to a minority constituting future challenges for the
city. Despite all efforts made by the authorities charged with the management of the Bamenda
urban space to contain such stalemates, there is uncontrolled urban sprawl encroaching into
environmentally challenged zones.
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Indicators of Sprawl in Bamenda
The ownership of land titles, building permits and house plans constitutes significant
indicators to urban sprawl as areas not earmarked for habitation will not own these documents.
The data obtained from the field on land titles, house plans and building permits is presented
in Table 3.
Table 3. Respondents’ perception on the owning of land titles, house plans and
building permits
Neighbourhoods

Land Title
Yes
No
Abangoh Central
0
20
Abangoh Ntangang
0
18
Bamenda-Nkwe
22
25
Musang
31
74
Mulang
10
27
Lower Ngomgham
10
60
Nsongwa
5
7
Alamatu
5
6
Sisia I
1
21
Bayelle II
18
40
Ntenefor Nkwen
15
25
Total
117
323
Total Percentage (%) 26.59 73.41

House Plan
Yes No
3
17
5
13
28
19
43
62
12
25
18
52
8
4
8
3
2
20
22
36
27
13
176 26
40
60

Building Permit
Yes
No
0
20
0
18
21
26
29
76
8
29
10
60
4
8
4
7
0
22
17
41
14
26
107
333
24.31 75.69

From Table 3, a greater proportion of respondents in sprawl zones lacked land certificates
(73.41%) as against 26.59%. Such a greater proportion of those without land certificates were
of the opinion that they lacked money to register their land (44.7%). Besides lack of money
was the complicated procedure towards land registration (24.1%). The least reason advanced
for absence of land certificate was the view that, “authorities refused to register” (8.1%)
followed by the “expensive nature of land certificate” (23.1%). For building plans, a majority
of respondents (60%) lacked house plans approved by an architect (60%) as against 40%. Few
people with house plans approved by an architect in sprawling neighbourhoods is because these
areas are formally restricted from habitation. Respondent’s attitude towards building permits
in sprawl areas was also sorted out and a greater proportion (75.69%) lacked building permits
as against 24.31%. Most of the inhabitants in risky sprawling neighbourhoods hardly go for
building permits. According to these respondents, authorities refused to issue building permits
because their lands were in risky areas declared undevelopable by the town plan. Based on the
above data presented, it can be logically inferred that the very limited number of land titles,
house plans and building permits connotes sprawl as areas development cannot take place in
earmarked areas for habitation without these planning instruments.
Problems of Urban Sprawl in Bamenda Town
Urban sprawl in Bamenda due to planning deficiencies has brought with it profound
environmental repercussions notably floods and landslides. No doubts, Fombe and Acha
(2000) noted that the extension of the built-up area into non-developable areas (marginal lands)
like very steep slopes (Sisia and Abangoh) prone to geomorphological hazards and
riverine/wetland areas (Mulang and Mbelem) prone to flooding and designated as “non
habitable” have increased the frequency of natural hazards. All these in contravention of the
Law No 2004/003, which prohibits housing development in such areas.
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Floods
Uncontrolled/chaotic and haphazard occupation and development/reclamation of marshy
areas in Bamenda for residential and agricultural purposes is glaring with over 32.2% of all
the marshy areas in the northern part of the town completely reclaimed Table 4. This results
in floods as the case in sprawling quarters like Musang, Mulang, Below Foncha, Ntamulung,
Bayelle, New Layout, Old Town, Small Mankon and Ngomgham.
Table 4. Reclaimed areas in flood plains of Northern Bamenda
Quarters
Flood plain area (km2) Reclaimed areas (km2)
Below Foncha-Ntasin
Mulang-Ntasin
Mile 4-GTHS
Ngomgham
Total

350
450
1500
552
2852

200
75
600
42
917

Percentage
reclaimed

32.2%

Such an uncontrolled rate of reclamation is in absolute violation of section 9, article 3
of the 2004 laws of urban planning regulations in Cameroon which states that; ‘Any land in
danger of an industrial hazard or serious nuisances (industrial pollution, noise pollution), and
land likely to jeopardize public health or local cultural values shall be unfit for habitation. This
has increased the magnitude and intensity of floods in wetlands neighbourhoods on a yearly
basis in the course rainy season as revealed in Figure 5.

No
21%

Yes
79%

Figure 5. Cumulative responses on the frequency of floods in some sprawl
neighbourhoods in Bamenda
Results gleaned from Figure 5 revealed that 79% of respondents in sprawl
neighbourhoods reported the occurrence of floods while 21% noted that they have never
experienced floods. Field work interviews revealed that the magnitude and intensity of floods
in Bamenda town has a direct relationship with the uncontrolled rate of urban growth over
space and time. This implies that the rate of flooding has steadily increased with the pace and
intensity of urban sprawl, justifying the findings of Fogwe (2016) who noted that flood trends
are advancing yearly in the like of fatalities that systematically make nonsense of urban setup
human endeavours to tame floods. According to these informants, very few flood episodes
occurred in Bamenda before 1980 when the degree of urban sprawl was minimal. Despite
heavy rains in the months of July, August and September, most streams were capable of
containing large volumes of water within their channels (Table 5).
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Table 5. Spatio temporal dynamics of flood incidence in Bamenda
Time Period
Flood Dynamics
1900-1960
Flood prone areas were a natural flow way for streams. Floods occurred
minimally and were limited to flood plains, wetlands and areas close to stream
channels rather than residential areas. Such floods caused very little
destruction and therefore hardly constituted any severe problem.
1960-1980 After independence and reunification of Cameroons followed by the
referendum of 1972 when Bamenda became capital of then North province, a
significant increase in the rate of urbanisation and urban sprawl was
experienced as both rich and poor people trooped in to the town. The poor
who could not afford decent homes were forced to inhabit flood prone areas
with a consequent increase in the frequency of floods in wetlands and swamps
and partial extension in to residential areas during the rainy season.
1980 till date .A very significant increase in the rate, intensity and magnitude of flood
hazards every rainy season in sprawl residential neighbourhoods like
Ngomgham, Below Foncha, Musang, Ngomgham, Old Town Valley,
Ndamukong Street and Ntaturu as well as other areas in the heart of the town
which never experienced floods before. This is as a result of a consistent and
persistent increase in the rate of urbanisation and urban development
especially with the creation of the Bamenda City Council which led to the
balkanization of the Bamenda Urban Council into three Municipal Councils.
This led to significant urban disorders as a result of the non-respect/bypass
of laws governing urban planning regulations.
Information gleaned from Table 5 revealed that human imprints on urban swamps and
water-ways (streams/rivers) experienced a significant increase in its intensity and magnitude
after the 1980s as urban development increased at an incredible rate especially with the
creation of the Bamenda Urban Council (BUC) in 1979 and its change in status from an urban
council to that of a City Council in 2007 and its eventual balkanization into three autonomous
sub-divisional councils. Though this increase in the rate of urban development is highly
laudable, a critical examination of the pattern revealed that it was largely haphazard and
uncontrolled (sprawl) as it brought with it plenty of environmental headaches especially as it
exceeded the threshold limits of the support system. Consequently, there was mean
encroachment unto more marginal lands such as marshes and swamps. The occurrence of
floods often results to loss of lives and destruction of property in the town (Table 6).
Table 6. Some major flood in Bamenda and their human and material damage
Year
Quarter(s) affected
Damages Caused
1995
Mulang, Small Mankon, Ndamukong, Deaths of two people and
Below Foncha
destruction of property
1998
Old town valley, Mulang, Ntamulung, Three deaths recorded,
Below Foncha
Destruction of property and
farmlands
1999
New-layout, Mulang, Old town valley, One death recorded
Bayelle
2000
Below Foncha, Musang
Three deaths recorded
2001
Musang
One death recorded
2004
Musang, Mulang, Below Foncha,
One death recorded
Ngomgham
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Musang, Below Foncha, Ngomgham

Death of one child and
destruction of property
2006
Mulang
Two deaths
2007
Ngomgham
Houses and property damage
August 2009
Below Foncha, Mulang, Ntamulung,
Two deaths, destruction of
Old Town and New Layout
property
September 2009 Below Foncha, Old Town, Bayelle
Two deaths and massive
destruction of property
September 2016 Musang, Mulang and Below Foncha
Four deaths, massive damage
of houses and property
August 2020
Sisia 2
One death recorded
Source: Nyambod, 2010, Kometa and Ndi 2012 and Fieldwork
Floods in Bamenda also triggers the abandonment of some residential houses in cases
where the occupants cannot consistently bear their impacts. Many abandoned houses were
observed buried in the swamps of Musang, Mulang, Below Foncha and Ngomgham, whose
occupants have been forced out due to repeated action of floods. Human occupation and
activities on these wetland areas thus translated flood hazards into full-fledged hazards. Urging
Fogwe (2015) to note that mindful of the various ramifications of floods, it is necessary to
assess whether the anti-flood practices, policies or trends in Bamenda are moving towards or
against urban planning sustainability.
Landslides
Due to increasing demographic pressure steep hill sides on the Bamenda station which
could have passed for green spaces have been developed for settlement construction resulting
in sprawl. This is in direct contravention of Article 9 of Town Planning Law No. 2004/003 of
21st April 2004 which states that; ‘any land in danger of a natural hazard (landslide and erosion
amongst others) shall not be built on’. Besides, chapter II, article 17 of Law No 96/12 of August
5th 1996 relating to environmental management which stipulates that town planning services
must include environmental impact assessment with a view to determining if a project is
environmentally harmful or not has equally been contravened. Equally, article 36(1) which
aims at addressing the problem of soil degradation is also downplayed by the expansion of
these settlements on the Bamenda Station escarpment. Some of the sprawling quarters of the
town like Sisia and Abangoh are characterized by steep gradient, fast runoff during heavy
rainfall and jointed trachytic rocks susceptible to landslides.

Photo 1: Modification of slopes on the
Bamenda Station Escarpment at Sisia III
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Photo 2: Extensive modification of slopes on the
Bamenda Station Escarpment through housing
construction at Sisia II
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The hill slopes are cut and adapted to level-up for construction through a stepped unprotected and unstable terrace-like arrangement by redistributing materials to provide sufficient
platforms for building. This conceals the inherent precarious geological characteristics of the
escarpment which subsequently affects future development and redevelopment. Such an act
renders the slopes just above each house very unstable and liable to collapse (Photos 1 and 2).
Given the fact that nature works as a unitary whole, within a seamless web of ecological
interactions and hardly recognises the artificially imposed actions of humans, the natural
stability of the escarpment is thus destroyed with the end results being landslidesThe
occurrence of landslides in Bamenda over the years have resulted to material damage and loss
of lives as seen in Table 7.
Table 7. Some major landslides and damages caused in Bamenda
Year
Quarter affected
Damages caused
2007
Abangoh
Three deaths
4/8/2009
Sisia
One death and two seriously injured
4/8/2009
Up-Station
Traffic blocked on major highway for about 24 hours
7/8/2016
Abangoh
Destruction of one residential house
28/9/2020 Sisia 1
One death recorded
Source: Kometa and Ndi (2012) and Fieldwork (2020)
From the above analyses, one discovers that urban sprawl has resulted to a number of
problems in the different sprawling neighbourhoods of the town. However, some respondents
were on the opinion that, these problems are not as a result of sprawl but general problems
common in the entire urban area of Bamenda and other urban areas of Cameroon. To them,
there are not sprawl problems due to planning deficiencies in Bamenda but problems of urban
areas in Cameroon.
Conclusion and Policy Options
The main thrust of this paper is to examine the implications of urban planning
deficiencies on sprawl. Analysis of net changes among the various land use classes indicate
that areas covered by grassland/farmland were largely converted to urban built-up area. In
general, it was observed that urban built area expanded at the expense of non-built-up land.
This intensive increase in urban built-up area connotes urban sprawl as such expansion is not
commensurate with the exigencies of planning - to create a harmonious, organized and the
sustainable development of an urban center that takes into consideration environmental,
economic and social development. These objectives have, however, not sustainably infiltrated
into the urban management machinery of Bamenda even with the existence a master plan as
well as sound urban planning regulations. This is hatched and amplified by inadequate
sensitization on the existence of the current master. This has resulted to urban sprawl evidenced
with illegal land acquisition in conflict with planning procedures, unorganized haphazard urban
development through the habitation of ecologically marginal/risky locations (steep slopes and
marshlands) in flagrant disrespect of existing urban planning regulations. Urban sprawl in
Bamenda is thus the result urban planning deficiencies borne by inadequate policy
implementation and enforcement of urban planning regulations as well as insufficient flow of
information to the population. The findings of this study suggests the effective implementation
of the new master plan of Bamenda, the development of diverse methods of information
dissemination to the population on the existence of this master plan as well as urban planning
regulations. Also, the existing town planning laws should be reviewed and made more
participatory while decision making should be made more inclusive with all stakeholders
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involved. In addition, an urban growth boundary should be instituted with a green belt to limit
uncontrolled urban expansion towards risky zones.
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