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Abstract 

Land is and remains Uganda's most valuable assel. Land tenure in Uganda is categorised 
into four forms,' mailo land tenure, freehold tenure, leasehold and customOlY land tenure, 
The Ugandan economy has been liberalised and is now mostly a private sector led economy 
and the role of government has shifled /I'om provider to enabler. This study set out to explore 
the contribution of land tenure towards social and economic empowerment of the low income 
earners. This research employs a qualitative methodology which seeks to see people's 
experiences through their day-to-day lived experiences and generating a deeper 
understanding of the lives of low income earners. Key informant interviews, open ended 
semi-structured questionnaires, non participant observation are some of the methods used to 
collect data. Purposive sampling, snow balling, and random sampling are employed in 
identifying respondents. The respondents chosen were 54 and they included home/house 
owners, bank credit administrators, tenants, local council leaders, real estate companies and 
brokers and sub-dividers. 

The study reveals the existence of formal and informal land markets in Nansana with the 
informal sector being the key provider of land and housing to the low income earners in the 
area. Majority of the people in Nansana occupy crown or Buganda kingdom land which is 
untitled land. Land tenure and housing offer social empowerment to low income earners 
through improving their confidence and pride, getting them accepted in society and playing a 

developmental role in their community,' it gives them a permanent address and helps them to 
realise lifelong aspirations. Economically, low income earners are empowered through 
diversifying their incomes with the money earned from rents and saving would-be rent 
money, investing their savings in tangible assets like housing and land,' and being able to 
save their assets for use in old age where there is a lack of pension to live on and being able 
to have enough property to pass on to the children as inheritance andfor their sustenance. 

Effective utilisation of Land tenure and housing for the benefit of low income earners is 
impeded by institutional challenges such as bureaucracy, corruption in land offices, the high 
costs of registering land,' the behaviour of sub-dividers which makes their habitats exhibit 
conditions that label them as informal selliements,' government's denial of their tenure .I·tatus 
and denial of services such as finanCial support and credit in banks as well market failures 
such as failure to accept the land agreements of the poor as col/ateral in banks. The study 
proposes institutional reforms of the Lands ministry and Buganda Land Board,' land reforms 
sllch as expansion of leasehold tenure in urban areas,' financial reforms such as acceptance 
of purchase agreements as collateral and inclusion of the poor in national housing finance 
programs,' devising of new and innovative hollom-up planning mechanisms which involve all 
stakeholders as well as increasing the capacity of local councils, Buganda Land Board, 
Planning departments and civil society bllilding within selliements. 
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CHAPTER 1: INTRODUCTION 

1.0 Background 

Land is one of the key finite resources ava il able to mankind whose use often draws 

controversy and mixed oppOltunities for the different users in every country. The right to use 

the land differs from one person to another and from country to country. 

Land is essential to all human activities, limited in quantity, immobile and permanent. Surely 

it is, by its very nature, a public good. Like water in dry regions, it is a commodity that cries 

for public management and contro l. Indeed , in the case of urban land, the value of which is so 

heavily dependent on socia ll y created demand and publicly provided services, the case is 

even more compelling for strong public intervention (Doebele, 1987:7). 

The problem of adeq uate land fo r the urban poor in developing countries is bleaker today 

than it was 25 years ago, and almost surely will become bleaker in the future. Experience has 

repeatedly shown that the granting of tenure to private individuals is extremely efficient in 

releasing enormous energies for urban development. Furthermore, there are deep human 

psychological needs for " roots" - identity with a home or parcel - that must be recognised in 

even the most soc ialised societies (Doebele, 1987). 

Many authors and organi sations have defined land tenure differently such as Rakodi (2002) 

who defines land tenure in Eng li sh common law terms as a collection of rights, each of which 

is a relationship between persons and organisations as to land. For FIG (1995) and GTZ 

(1998), land tenure is the relationshi p between people and land that is embodied in land rights 

and restrictions while Payne (2001) defines land tenure as the mode by which land is held or 

owned, or the set of relationships among people concerning land or its product. 

According to Payne (200 I) tenure is a continuum from the most secure to least insecure and 

goes on to list tenure form s as customary tenure which is found in most parts of Africa, the 

Middle East, Asia and (once upon a time) NOlth America. Payne adds that customary tenure 

evolved from large ly agricultural soc ieties in wh ich there was little competition for land, and 

therefore land had no economic va lue in itse lf, but where survival was often precarious and 

depended upon careful use of the land to ensure an ecological balance. 

Private tenure is largely an imported concept in developing countries and is generally 

concentrated in urban areas, where it was designed to serve the interests of colonial settlers. 
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As such, it may co-exist with other in digenous tenure systems. The system permits the almost 

unrestricted use and exchange of land and is in tended to ensure it 's most intense and efficient 

use. Its primary limitation is the d iffi culty of access by lower income groups. On the other 

hand, Public tenure is common in socialist countries, where all rights are vested in the state, 

wh il e in capita list countries; it may be restricted to a narrow range of public requirements, 

such as strategic or communal uses (Payne 200 I). 

The concept of public land ownershi p is large ly a react ion to the perceived limitations of 

private ownership in that it seeks to enable a ll sections of society to obta in access to land 

under cond itions of increasin g competition. The reli gious forms of tenure in Islamic countries 

represent another variation in thi s range (Payne 200 I). 

There are a lso Non-formal tenure catego ries. These inc lude a wide range of categories with 

varying degrees of lega li ty or illegality. They include regularised and un-regulari sed 

squatting, unauthori sed subdivi sions on legall y owned land and various forms of unoffi cial 

rental arrangements (Payne 1997; 200 I). 

The question of land tenure is of paramount importance in the way people in Uganda decide 

where to li ve and the type of housing they construct or rent and also on the dec ision to 

purchase land. Many writers have blamed the current prevalence of slums on poor and 

unclear tenure status (Nkurinziza 2007; Luasa and Nyakaana 2005; UN-Hab itat 2008). The 

people who construct in areas with unclear tenure end up constructing poor quality housing 

and thi s is linked among other factors, to land tenure (UN-Habitat 2007; Doebele, 1987), 

poverty and land sub-divi sions (Payne, 1996). Desp ite all the negative connotations that have 

been slapped on slum s, the poor continue to li ve there because of affordab le rent and land for 

housing (although not always th e case for land), whil e others derive their livelihoods from 

there. 

Land in Uganda currently is held under four major tenure forms; customary, freehold, mailo 

I and leasehold (the last three categories fa ll under private tenure proposed by Payne). Each of 

these has its own problems and advantages but the key issue of this study is to consider how 

these tenure systems have empowered the urban poor in terms of helping them to increase 

their housing options, and the in comes they acquire or sav ing from housing. The other issue 

of interest is how the tenure system is lin ked with overall economics of poverty erad ication 

I The Unit of mcasure was the square mile hence mailo land 
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particularly concerning access to finance fo r investment and/or incremental construction as 

well as housing as an income generating activity for the urban poor in Nansana Town. This is 

against the background of the economic liberali sation policy and Structural adjustment 

policies which the government of Uganda has pursued and the free market economy which 

has allowed private sector participation in a ll sectors of the economy, housing inc lusive. 

The effect of political turmoil and economic instability of the 1971-1986 era has led to 

indiscipline and lack of enforcement of the building standards and regulati on and an 

accumulation of housing backlog all over the country with a backlog in 2005 of 80,000 

houses at the cost of $2.4 bi Ili on and a projected 2015 backlog of 300,000 houses to cost $9 

billion. Avai lable existing liabilities for housing would cover only 13% of the va lue of 

housing backlog in the capital Kampala (UN-Habitat 2006). Complicating matters is the fact 

that large amount of financi al assets are held outside of the formal banking system and are 

therefore unavailab le for interm ed iation. 

According to UN-Habitat (2006) the housing environment di scourages large developers who 

use their own resources or ex pensive commercial loans to finance projects. Consequentl y 

most developers bu ild in single unit or small batches resulting in hi gh unit costs and prices. 

Since the 1970's and 1980' s, several po licies and projects have been pursued in the housing 

sector in Uganda, for example, the Masese Women self-help housing project, the Naalya 

National Housing estates, the Bugolobi , Bukoto, and Naguru estates are some of the few 

examples. However, these have since been privatised and sold off to private occupiers and 

companies. This is because in 1992 the Nat ional Shelter Strategy (NSS) was adopted. The 

government then took on the "enabling approach" as its major policy. Under this policy, 

government operated to identify and rem ove bottlenecks that hamper housing development 

and by encouraging private sector participation in housing development. In 2005, a Nationa l 

Housing policy was adopted to replace the NSS. The goal of the new policy was "well 

integrated sustainable human settlements, where all have adequate shelter with secure tenure, 

enjoy a healthy and safe environment with basic infrastructure serv ices" (UN-Habitat 2006). 

Hamdi (1991: 109) says that under the enablement approach, the users have to be given 

power to make dec isions on how to so lve their housing problems. The World Bank and UN-
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Habitat have all supported thi s approach which focuses on enhancing housing finance 

institutions and supporting policies that enable housing markets to work effectively. 

Rapid growth of population and rural urban migration has had a big influence on housing 

conditions in Uganda. In Kampala alone 54% of the population live in tenements, while 12% 

live in stores and garages, 65% rent their accommodation, while 71 % occupy rooms rather 

than freestanding houses (UBOS 1999). 

With the enablement approach being in force, the vast majority of housing in Uganda is 

provided by the private sector, for instance, out of five million households nationwide, 

approximately 2,000 are financed by mOl1gages (UN-Habitat 2006). This implies that more 

than 80 percent of the housing is provided and funded by the private sector. 

1.2 Statement of the Problem 

The largest number of developing countries have been facing land and housing shortages in 

the cities due to deteriorating quality of existing stock and the failure to meet housing 

development with urban and population growth. There is increased pressure from donor 

agencies and supranational agencies such as IMF and World Bank for governments to reduce 

their involvement in the provision of land and housing. Many governments have now 

completely stopped providing any housing for their citizens. It has now become the role of 

the citizens to provide their own housing but this however does not imply that governments 

no longer play any role in the issues of land and hOllsing. There are many cases where 

governments are involved through the provision of land through sale or direct allocation to 

citizens where the land belongs to government. Uganda is different in that the land belongs to 

the people of Uganda although government owns its share as well. The people haw ultimate 

power to decide land use. The government in Uganda no longer provides housing to citizens 

and the bulk of houses constrllcted by the national housing agency are not subsidised but so ld 

at market prices which makes them very unaffordable to the local man. 

Low income earners 2are therefo re, left with the burden of finding land and building their 

own housing. Since housing is not a cheap undertaking, one would expect that it is 

undertaken by the rich and middle class alone but this is not the case. Many Ugandans poor 

or rich are involved in the construction of their housing all over the country. This study sets 

2 These are not necessarily poor people. They are people whose incomes are low and irregular, whose 
employment is mostly in the informal sector. They could also be government workers but those who earn lower 
wages. 
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out to explore how the low income earners who work in the informal sector acquire their land 

and housing, the values they attach to it. Interest is taken into where they construct and the 

dynamics involved in their utilisation of land tenure and housing for development. 

Nansana is a small town with an estimated population of 86200 (UBOS 20 I 0). The town is 

located 12 kilometres north east of Kampala and is mainly occupied by relatively low income 

earners who are mainly informal sector workers. The area however has the problem of being 

an informal settlement, and being mired in intense sub-divisions. This is because many low 

income earners who cannot purchase titled land expensively from housing estates and formal 

real estate companies turn to Nansana for land. The land in Nansana is owned by the 

Kingdom of Buganda and therefore, most of the dwellers in this place are occupants on 

private land. The construction in Nansana is also not properly controlled in that most of the 

construction is done according to the taste, preference and mostly the income of the land 

owner and many of the construction is done through self-help incremental construction. 

Despite all these challenges facing the town, the people have continued constructing in this 

area hence the need for a study to ascertain reasons or benefits enjoyed by these people and 

how their condition can be improved. 

1.3 General Objective 

The general objective of this research is to explore the contribution of land tenure and 

housing to the social and economic empowerment of the urban poor/low income earners in 

Nansana Town Council in Wakiso District in Uganda. 

1.3.1 Specific Objectives 

• To explore the contribution of land tenure towards social and economic empowerment 

of the low income earners in Wakiso District 

• To explore the contribution of the informal sector and the market towards the 

provision of tenure and housing to low income earners in Wakiso District 

• To explore the challenges and bottlenecks impeding the effective utilization of land 

tenure and housing to eradicate urban poverty 
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1.3.2 Research Questions 

• How has tenure clarity resulted in soc ial and economic empowerment for the urban 

poor/low income earners? 

• How has the land tenure system helped th e low income earners in relation to income 

earned from housing where it is used as an income generating activity? 

• How are market forces shaping how low income earners access tenure and housing in 

Wakiso District? 

• How are financial in stitutions reacting to di ffe rent tenure forms in relation to 

provision of credit for housi ng? 

1.4 Significance of the study 

This study is aimed at raising and sharing knowledge about the potential of low income 

earners to play an active role in the development of the country through provision of housing 

and also through increasing the number of housi ng stock in the country and Wakiso di strict 

spec ifica ll y. This comes at the back of the fact that govern ment stopped providing housing 

for the citizens of Uganda under the economic libera li sati on strategy. The government 

agencies that still provide housing operate on a commercial and competitive basis such that 

low income earners are excluded from their services. The agencies often target middle c lass 

and high income earners hence the poor and other informal sector workers have to fend for 

themselves and provide their own housin g. 

Nansana town counc il in Wakiso dist rict is one such place where low income earners have 

been able to find land where they can estab li sh themse lves and have their own shelter. The 

study thus shares the knowledge on how this location and the land tenure conditions have 

empowered low income earners to raise out of their lack of housing and poverty. It also 

highlights the challenges they are fac ing that impede their effecti ve utilisation of th is land 

tenure and hous in g for upward mobility and development or poverty eradication. 

Whereas many studi es on urban development and planning have more often than not looked 

at informal settlements as shanty towns and habitats which need upgrad ing and interventions, 

th is study illuminates the benefits the poor reap fro m their tenure and how their development 

can be supPol1ed by the various stakeho ld ers to the benefit of the poor themselves . 
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1.5 Structure of Thesis 

The thesis is organised into eight chapters. Chapter one introduces the study and covers 

background information on Land tenure and housing problem and also includes the objectives 

and research questions. Chapter two reviews some relevant literature on housing, land 

tenure, the importance of self help in providing housing for the poor. The chapter also 

presents the theoretical framework which has adopted the Structuration theory by Anthony 

Giddens where I discuss the duality of structure and agency. In the same chapter, I present the 

conceptual framework where I match theory with concepts and the logical flow of my 

objectives into a diagrammatic illustration . 

Chapter three is dedicated to methodology. In this section I discuss concepts related to 

qualitative methodology which is used by this study. I present the methods used for data 

coll ection such as interviews, focus groups and observation. The samples, sampling 

techniques such as purposive sampling, random and snowball techniques as well as number 

of respondents are presented here too. The chapter also discusses ethica l issues such as 

validity, reliability and reflexivity. Chapter four is a brief overview of Uganda and a 

presentation on the study area . The chapter starts with a brief overview of Uganda's 

economy, development, poverty situation and wellbeing. Urbanisation in Uganda is presented 

as well as the climatic and env ironmenta l condition of the country. I narrow down to Wakiso 

district and eventually to Nansana Town council wh ich is the study area. 

Chapter five, six and seven are a presentation of findings where I d iscuss the major findings 

of the study and also give interpretation to the findings through reflective discussion. Each 

chapter begins with an introduction of issues and ends with concluding remarks. In chapter 

eight, I wind up the discussion and . present the conclusion, summary of major findings, as 

well as make some policy recommendations and conclude with some suggestions for further 

research. 

1.6 Limitations of the study 

The study is qualitative in nature and therefore is based largely on descriptions. There are no 

quantitative figures and tests hence this stud y cannot be used to generalise for the entire 

country. 

The study also relied on a s l11all sample of 50 respondents and a relatively small sca le in 

using Nansana as a case study. 
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CHAPTER 3: CONCEPTUALISA TlON AND CONTEXT OF THE STUDY 

2.1 Theoretical Framework 

The importance of employ ing a guiding theory in research cannot be over emphasised, it is 

invaluable to employ a theory in order to understand the phenomenon under study in various 

dimensions. Theory is taken to be "a set of explanatory concepts that are useful for explaining 

a particular phenomenon, situation or activity. These concepts offer certain ways of looking 

at the world and are essential in defin ing a research problem. As Silverman (1994) noted, 

'without theory, there is nothing to reseorch '. Whenever research takes place we are e ither 

assessing the validity of a theory (us in g a deductive approach) or trying to construct a theory 

(using an inductive approach)" (Kitch in & Tate 2000: 33). 

This study will employ the Structuration theory formulated by Anthony G iddens in 1984. The 

structuration theory emphasises the duality of structure and agency. The use of this theory is 

because positivistic methods restricted analysis to how things seemed to be, rather than 

considering how they might be under different soc ial conditions (Cloke et aI., 1992). The 

structuration theory is thus employed due to its consideration of the relationship and 

interaction between structures and agency. It " recogn izes the duality of structure and agency; 

that structures shape soc ial practices and act ions, but that, in turn, such practices and actions 

can create and recreate social structures" (Gatrell & Elliot 2009, 42). The agents "cannot act 

without structure, and structure is produced by agents . There is, therefore, a cyclical 

relationsh ip between human action and soc ial structures whereby the actions of humans play 

a role in producing and reproducing soc ial structures, wh ile social structures limit, constrain 

and enable human action" (Giddens, 1984; Rigg 2007,27). 

Therefore, the use of the structuration theo ry in this study is deliberate and well reflected 

upon with the intention of enab l in g th is research to see how the structures influence agency 

who are the individual/community members particularly land/house owners and how agency 

reiterates to form , enable or res ist structures wh ich are the institutions such as banks, 

ministries of land, land admini stration boards; and how mediating processes which in this 

case are the rights, rules, procedures, sanctions and privileges allowed to particular 

individuals or groups of society, in relat ion to land tenu re and housing can enable or disable 

empowerment in Uganda and particularly the low income groups in Wakiso di strict. 
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Giddens defines social system s as visibly patterned interdependent networks of actions, 

where change in one part results in change in others (Holmer-Nadesan, 1997). The theory of 

structuration suggests that human actions simultaneously condition and are conditioned by 

institutional properties in social contexts. In line with the above, the dimensions of the 

structuration demonstrated in the figure be low are adopted for analytical purposes. 

Figure 1: Dimensions of the structul'ation theory 

Signification Domina tion Legitimation 

Structure 
¢=l ¢=l 

U U U 
Interpretative ¢=lEJ Scheme ¢=l Facility/Resources 

Modality 

U U U 
Communication ¢=lE]¢=lEJ Interaction 

Adopted from Giddens (1984) - Dimensions of duality of structure 

The three primary modalities are key concepts Giddens defined for understand ing mutua l 

interaction: interpretive schemes, resou rces, and norms. Interpret ive schemes are vehicles for 

the communication of mean ing. Resources are allocated by human agents and become the 

basis for individual power. Once legitim ized, they contribute to structures of dom ination. 

Norms are ru les and convent ions that constrain behav iour with in acceptab le li mits and 

emerge from patterns of recurrent interaction between human agents based on personal 

notions of what is sanctioned. Mutua l interact ion via the three modalities between the realm 

of human action and the institutional realm constitutes the process of structuration (Stein, 

1996; Pozzebon & Pinsonneault 2001; Rose & Scheepers 200 1). 
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2.2 Empowerment 
In today's development work, th e use of common terms and words such as empowerment, 

povelty eradication, enablement, partici pation, stakeholders has become common place. 

Cornwall and Brock (2005) say that many of these familiar terms evoke a comforting 

mutuality, a warm and reassuring consensus, rin ging with the sati sfaction of everyone pulling 

together to pursue a set of common goa ls for th e we ll-bein g of all , and that particularly terms 

such as participation, poverty reduction and empowerment epitomise thi s feel-good character: 

they connote warm and nice things, conferring on thei r users that goodness and rightness . 

Th is stud y chooses to use the term empowerm ent but not for its feel-good factor wh ich 

Cornwall and Brock talk of but b.ecause of what practical impacts empowerment as a 

transformational process can have in the lives of the vulnerable in soc iety and low income 

earners for this study. 

The term Empowerment has a long hi story and has been used differently by di fferent groups, 

authors and institutions. The meanings of empowerment come from a wide range of sources 

including feminist scholarship, the Chri stian ri ght, New Age self-help manuals and business 

management (Moore 200 I). Empowerment reta ins a prominent place in agencies' policies 

concern ing gender, but often appears in a d iluted form, neutral ising its origi nal emphasis on 

bui lding personal and co llect ive power in the struggle for a more just and equitable world 

(Rowlands 1997). Its recent ri se in the World Bank is a story embedded in the harnessing of a 

range of relational buzzword s by a particular actor network to create bureaucratic and poli cy 

space, (Beddington et al 2004) and indeed to 'strike a positive chord with those "progressive" 

groups on whom the very existence of international aid agenc ies and programmes 

increasingly depends'. Ironicall y, the feminist emphasis on the politics of the personal has 

been only too readily taken up in the service of individuali sm (Moore 200 I). 

Conger and Kanungo (1988: 667), say that to ' empower' means to give power to. Power, 

however, has several meanings. In a lega l sense, power means authority, so that 

empowerment can mean authorization. Power also may be used to describe capacity. 

However, power also means energy. Thus, to empower also can mean to energize. 

The World Bank (2002: I I) defines Em powerment as the expansion of assets and capab ili ties 

of poor people to participate in, negotiate with, infl uence, control, and hold accountable 

institutions that affect their li ves. In its broadest sense, empowerment is the expansion of 
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freedom of choice and action . It means increasing one's authority and contro l over the 

resources and deci sions that affect orie 's li fe. 

The "Assets" World Bank refers to are material assets, both physical and financial. Such 

assets -including land, hous ing, livestock, sav ings, and jewellery -enable people to withstand 

shocks and expand their horizon of choices. The extreme limitation of poor people ' s ph ysica l 

and financial assets severely constrains the ir capac ity to negotiate fair deals for themse lves 

and increases their vul nerabil ity. "Capabil ities", on the other hand, are inherent in people and 

enable them to use their assets in d ifferen t ways to increase their wellbeing. Human 

capabiliti es include good hea lth, education, and production or other life-enhancing sk ill s. 

Socia l capabilities include socia l belongi ng, leadership, relations of trust, a sense of identity, 

values that give meaning to life, and the capacity to organ ize. Pol iti cal capability includes the 

capacity to represent one-se lf or others, access informat ion, form assoc iat ions, and participate 

in the political li fe ofa community or country (World Bank 2002: II ) . 

Thomas and Velthouse (I 990) proposed that the experience of empowerment involved four 

' task assessments' (i.e. impact, competence, meaningfulness and choice). They defined 

' impact' as the extent to whi ch individuals see their behaviours as producing the desired 

effects in their work role. ' Competence ' , refers to indi viduals feeling ab le to carry out their 

work tasks effective ly. ' Mean in gfu lness', concerns 'the value of the task goal or purpose ' 

that is the extent to which ind ividuals feel that the ir work is personally significant. The final 

task assessment, ' choice' , refers to 'causal responsibility for a person's actions' Conger and 

Kanungo (1988: 673), or perceived freedom to determine how to carry out work tasks . The 

bas ic premise is that the components combine additively to represent fee lings or perceptions 

of empowerment, and hence to promote behaviours that enhance work performance. 

On the other hand, the World Bank (2002: 17) also proposed four elements of empowerment 

as Access to in formati on; In clus ion and partic ipation; Local Organizational Capacity; and 

Accountab ility. For the World Bank, inform ation is power. Informed citizens are better 

equipped to take advantage of opportun iti es, access services, exercise thei r rights, negotiate 

effectively, and hold state and non-state actors accountable. Without information that is 

relevant, timely, and presented in fo rms that can be understood, it is impossible for poor 

peop le to take effective action. Inclus ion focuses on th e 'who' question: Who is inc luded. 

Participation addresses the question of ' how ' they are included and the ro le they play once 

included. Inclusion of poor peop le and other trad itiona ll y excluded groups in priority setting 
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and decision making is criti ca l to ensure that limited public resources bu ild on local 

knowledge and priorities, and to bu ild commitment to change. Accountability refers to the 

ability to call public officials, private employers or service providers to account, requ iring 

that they be answerable for their po licies, ac tions and use of funds. Local organizationa l 

capacity refers to the ab ility of people to work together, organi ze themselves and mobilize 

resources to so lve problems of common interest. Often outside the reach of formal systems, 

poor people turn to each other for support and strength to so lve the ir everyday problems. Poor 

people's organizations are often informal, as in the case of a group of women who lend each 

other money or rice. They may also be formal , w ith or without legal registration, as in the 

case of farmers ' groups or neighbo urhood clubs. 

A critical aspect of the empowerm ent agenda is to reduce inequa lity by broadening human 

capabi lities through, for example, uni versal basic education and health care, together w ith 

adequate arrangements for socia l protection (Stern 2002) and improving the di stribution of 

tangible assets (such as land or access to capital) . Such an approach brings with it the 

potential to enhance the poverty-reducing deve lopment effectiveness of growth- inducing 

policies and in vestments. The converse also ap plies. When inequality is high, poor people 

lack capabilities and assets (ranging from literacy to coll ateral for cred it) and thus have 

difficulty in taking advantage of economic opportunity. This limits a society's potentia l for 

growth in general and pro-poor growth in part icular, and consequently the effectiveness of 

development eff0l1s (World Bank 2002). 

Empowerment also implies more participatory, bottom-up approaches to working toward 

development objectives. There is now substantial agreement th at such approaches, giving 

poor people more freedom to make economic decisions, enhance development effectiveness 

at the local level in terms of design, implementation, and outcomes. Fraser ( 1989) stresses 

that equity in the exercise of inst itutionalized power involves more than increasing the input 

of indiv iduals into soc ial deci sion maki ng; it involves the empowerm ent of individuals 

through their self-organization and through increas ing their self-determination in a ll areas of 

activity. 

Therefore, working to enhance empowerm ent is th us a huge chall enge for developing 

countri es and their external partners. It is both a mora l challenge and an intensely practical 

one. Reducing the human degradation of powerl essness and releasing the energies of people 
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to contribute to their soc iet ies through empowerment are two sides of the same coin , and 

represent not on ly key inputs to development effect iveness but al so criteria by which the 

development effort of the twenty first century wi ll be judged (World Bank 2002). 

2.3 Low Income Earners 

The African Development Bank (ADB) (20 II : I) defines the middle c lass in relative and 

abso lute terms. In relative terms, the m iddle class is defined as ind ividuals or households that 

fa ll between the 20th and 80th percentile of the consumption distribution or between 0.75 and 

1.25 t imes median per capita income, respectively. Using the absolute approach, the middle 

class is usua ll y defined as individuals with annual income exceed ing $3,900 in purchasi ng 

power parity (PPP) terms or with daily pel' capita expend iture between $2 to $4 and those 

with daily per capita expenditures between $6 and $ 104. 

The middle class is wide ly acknowledged to be the group that is crucial to Africa's economic 

and politica l development. But it is difficult to defi ne exact ly who falls into this key group 

and even harder still to establi sh how many middle class people there are in Africa. 

However, it is argued that Africa ' s middle class is strongest in countries that have robust and 

growing private sectors, a group where Uganda prominently features. 

ADB (20 II: 2) uses an absolute definition of per cap ita daily consumption of $2-$20 in 2005 

PPP USD to characterize the middle class in A frica. They provide three sub-categories of the 

middle class. The first sub-category is that of the " floating class" with per capita consumption 

levels of between $2-$4 per-day. Individ ual s at thi s level of consumption, which is on ly 

s lightly above the deve loping-world poveJty line of $2 per person per day, remain largel y 

vulnerable to slipping back into poverty in the event of some exogenous shocks. Th is 

category is crucial because it is a hinge between the poor and lower middle class category. 

The second sub-category is that of the " lower-midd le" class w ith per capita consumption 

levels of $4-$ 1 0 per day. This group lives above the subsistence level and is able to save and 

consume non essentia l goods. The third sub-category is the "upper middle class" with per 

capita consumption levels of $ 1 0-$20 pCI' day. 

Accord ing to UBOS (20 I 0: 62) Uganda 's average household monthly expend iture rose from 

UGX 2 10,750 (USD $ 91) in 2005/06 to UGX 232,700 (USD $100) in 2009110 wh ich 
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reflects a real increase of 10.4 percent. This also implies that the average daily consumption 

is above $2 a day which is above th e povellY line and hence fits the majority of the 

population in the ADB definition of middle class. Thi s study is therefore focussing on those 

respondents who belong between the floating class and the lower middle class of the ADB 

definition of middle class. 

2.4 Empowerment from below and the Low Income Earners 

The world embraced the concept of susta inab le development in recent times but Asi im we and 

Nyakoojo (2001) argued that achiev in g susta inab le development requires addressing 

inequality between men and women in the distribution of resources such as land. They further 

say that lack of ownership of land by women retards development and contributes to poverty. 

Because land in most families in deve loping countries belongs to the man, many women do 

not have securi ty of tenure; women's tenure depends on the male access giver. Thus, 

providing women with greater land security gives them more incentive to invest and improve 

the land. 

Petit (200 I: 18), proposed the prov ision of substan ti ve freedoms which require" th e absence 

of a power of arbitrary interference on the part of others: the absence o f domination". A 

benevolent dominator who offers hi s subjects cho ice on a contingent basis is offerin g choices 

that are " favo ur-dependent," that is. dependent upon his favour. A citizen can adapt to this 

situation by rationalizing hi s submission to the dictates of the dominator, but fi'eedom has 

been reduced. Pettit develops th is argum ent, showing that the concept of freedom elaborated 

by Sen (1999) call s for indi vidua ls to be ab le to choose according to their preferences in a 

way that is " favour-independent" as we ll as "content-independent. " ("Content­

independence" implies that the remova l of those elements of a feasible set that ultimately are 

not chosen makes a difference for societies that value the freedom of choice itse lf). At the 

level of the state, this means that rul es and laws should enhance citizens' choices and not 

serve as instruments of arb itrary domination by one group over another. Any state promoting 

capab ilities for example, woul d not perpetuate the dependency of the poor on state programs, 

but rather seek to eliminate such dependency . 

In elim inati ng dependency on state programs by poor people, Hamilton (1999) advocates for 

democratisation and refers to it as in creasing participation in all spheres of socia l life, not 
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onl y in the articu lation of needs, but a lso in their recognition by society and the co llective 

soc ial response. He argues for increased equ ity in the distribution of power as it re lates to the 

art icul ation and satisfaction of needs, stress ing local involvement and the devolution of 

power. 

The World Bank (2002: 41) adds thei r vo ice in a poverty reductioni st manner stressing that 

' poverty and vulnerability will not be reduced without broad-based growth fue lled by private 

- sector activity. Economic growth can not be sustained ifpoor women and men, who may be 

50 percent or more of a country' s population, are excluded from optimal engagement in 

product ive activities. In volvement of such large numbers of poor people in more productive 

liveli hoods can onl y happen when a country's overall domesti c investment c limate fosters 

entrepreneursh ip, job creation, competition, and security of property or benefit ri ghts' . 

The challenge with empowerin g the poo r through th is line of thinking is the issue of job 

creation and the kinds of jobs th at many people in the developing countries are engaged in. 

The 17th International Conference of Labour Statisticians (ICLS) defined in formal 

employment as comprising of the tota l number of informal jobs, whether carried out in 

forma l sector enterprises, in formal secto r enterpri ses, or households, during a given reference 

period. In formal employment identifies persons who are in precarious employment situations 

irrespective of whether or not the enti ty fo r which they work is in the formal or informal 

sector. Persons in in forma l emp loyment therefore consist of all those in the informal sector; 

employees in the formal sector; and persons working in private households who are not 

entitled to basic benefits such as pension/ret irement fu nd, pa id leave, med ical benefits, 

deduction of income tax (PA YE) from wages and whose employment agreement is verbal 

(UBOS 2010:41). 

The Informal sector covers a ll business activit ies, as specified in the Internationa l Standard 

Industrial C lass ificati on (lSIC Rev IV). These businesses are normally characterized by: 

absence of fi nal accounts, hav in g less than 5 employees, no fixed location, in most cases not 

registered and sometimes such businesses are operat iona l for only 6 months or less (UBOS 

20 I 0: 143) . Given the dynamics of th is category of people, their incomes are often irregu lar 

and unpredictable. The informal sector wo rkers are the largest part of the Ugandan labour 

force. The informal sector in fact compri ses more than 60 percent of Uganda 's economy 

(UBOS 20 10). 
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Cornwall and Brock (2005) therefore, propose a world where everyone gets a chance to take 

part in making the decisions that affect thei r lives, where no one goes hungry or is 

di scriminated against, and where opportuni ties ex ist for a ll to thrive: the governab le and 

contro ll able World in which policies offer a neat route-map for implementati on. 

Thi s study doesn' t intend to di scuss all the issues that surround the debate on empowerm ent 

but rather how land tenure empowers low income groups and ult imately increases freedoms 

which reduce poverty. The next section is dedicated to issues of land tenure. 

2.5 Land Tenure and Low Income Ea rners 

In most citi es of the developing world, up to one half of the urban population live in 

inadequate, insecure housing conditions within informal sett lements (UN-Habitat 2003, 7) . 

With at least I billion people currentl y living in urban slums, a number predicted to ri se to 

1.5 billion by 2015, and up to 2 billion by 2030, access to land and housing by the urban poor 

in cities of the south presents one ofihe most serious challenges facing national governments 

and g lobal development commun ity today (Payne and Majale 2004, 11 3). 

In most countries, the public sector no longer contributes to the provision of serviced land or 

housing for low-income groups except in Northern Europe and in form er com munist 

countries, the public sector still provides a great dea l of housing but generally publ ic sector 

invo lvement is in decline. In some European countri es, soc ial housing institutions are tak in g 

over responsibility from the State but genera ll y it is the private sector that provides most of 

the housing suppl y (UN-Habitat 2003). Furthermore, the private sector targets its land and 

housing development activities at hi gh-income and middle-income groups with regular 

employment and access to formal credit (Durand-Lasserve 2006) . As a result, th e urban poor 

and large segments of low- and moderate-income groups have no choice but to rely on 

informal land and housing markets for access to land and shelter, thus fostering th e expansion 

of irregu lar settlements in cities. Informa l land and housing delivery systems rem ain. the on ly 

real isti c a lternative for meetin g the needs of low-income households as w itnessed by the 

in creas ing proportion of renta l accommodation thus found in the low-income settlements that 

surround most cities of deve lop ing countri es. As a consequence, the housing by the urban 
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poor escapes government rules and regulations (UN-Habitat 2003) and is therefore regarded 

as informal settlements. 

Given the large numbers of low-income urban residents, the overwhelming majority of urban 

land and housing transactions in Eastern Africa are now informal in nature and taking place 

on marginal , often hazardous pub li c or private urban land that is deprived of basic servi ces or 

amenities (UN-Habitat 20 10). Between 40 to 60 per cent of people in unplanned settlements 

in Eastern Africa lack adequate water and sanitation. Their access to water is only through 

street vendors. They pay more for poorer quality water than those residents with home 

connections to the municipal water network (UN-Hab itat 20 10: 140) . 

In Uganda, more than 60 percent of the population lives in informal settlements. The UN ­

Habitat even stated that slums in Kampala are not on ly for the poor but for the rich too in 

what they termed as "Rich Man 's Slums" (UN-Habitat 2007). This is because a recent survey 

by UBOS revealed that 76 percent of households live in owner-occupied dwellings while IS 

percent rented the houses they resided in , 74.S% owned land. However, the situation in 

Kampala was different because only 30 percent of households rep0l1ed that they owned a 

house, 70 percent in Kampala were rented 22.2 were owner occupier whi le 7.7 lived free 

(USOS 2010: lOS). 

The quality of housing in Uganda is relatively good. UBOS (20 I 0: 112) reports that despite 

rural-urban variations, the su rvey showed that more urban households (S4%) than rural (51 %) 

had dwellings with walls made out of bricks. 62 percent of households resided in dwellings 

roofed with iron sheets with S4 percent in the urban and 57 percent in the rural areas. 

Despite the high ownersh ip level of land and housing, Ugandan do not enjoy mortgage 

financing because their property is not incorporated in mainstream financing by banks and 

financial institutions. This is because the most important requ irement for borrowing is a land 

title yet over SO% of Uganda's land is untitled (MFPED 200S). Out of the 93,146 titles 

registered between 19S0 and 2002, 7,247 or S percent were mortgaged. The number of 

registered land is none the less on the increase (MISR 2002). 

MLHUD reports that of the certificates of land t itles issued in 200S/09 75,000 were Mailo; 

4500 were leasehold; 3000 freehold. In 2009/ 10 there were 12,000 mailo, 5000 leasehold 

and, SOOO freehold title regi ste red which points to an increasing trend (GOU 20 I 0). The 
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reason for the low registrati on of property is attr ibuted to the high costs involved, lack of 

information, the bureaucracy at the land registry and the private nature of tenure. The USAID 

(2010) and World Bank (2009) report th at there are 13 steps to registering property which 

take 227 days to complete and cost several million Uganda Shi llings (UGX). 

2.5.1 Are they Formal or Informal Settlements? 

Several authors have had confusion and disagreements on the distinction between formal and 

informal settlements in man y developing countries. UN-Habitat (2003: 4) argues that 

ownersh ip embraces a continuum of ownership ri ghts from new settlements founded on 

invaded land through to full lega l titl e in formally built housing. While it often makes sense 

to distingui sh between the formal and the informal and it is easy to di stingui sh between the 

extreme cases, large numbers of househo lds in poor c ities fall into categories that fa ll 

uneasily between the two. This is il lustrated by the prob lems that most census authorit ies 

have in classifying informal housing. For example, official data provided by countries 

suggest that that on ly 1.7 per cent of urban households in South Africa li ve in squatter 

settlements, 0.5 per cent of those in Brazil and only 0.2 per cent in Mexico, when anyone 

who knows those countries w ill recogn ize that these are major understatements. Still worse, 

the census authorities in Egypt, Kenya and the Republ ic of Korea do not record fi gures for 

the numbers of households living in squatter settlements at a ll. Ifofficial figures fail to record 

that perhaps 60 per cent of Nairobi 's population live in 'squatter ' or informal settlements, 

there is little value in using the offic ial fi gures to dist ingui sh between formal and informal 

housing. 

Apart from the practical prob lems of usi ng unreliable data on squatter settlements, there is the 

key philosophical issue of whether formality of title should be considered rather than 

perceptions of tenure. If most low-income famili es cons ider themselves to be homeowners 

well before they are g iven a t itle deed, using measures of informal housing, based on legal 

title is surely insuffic ient. Despite arguments that property titles are the solution to forma li ze 

illegal settlements and improve the human settlements conditions of the urban poor (de Soto 

2000), some writers in the housin g field di spute thi s argument (Durand-Lasserve et ai, 2002, 

Payne 1989). 

A further complication in disti ngui shing between formal and informal ownership is that most 

settlements in developing countries' were once, or continue to be, ill ega l in one way or 
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another. Even elite housing sometimes breaks the rules and there are numerous examples of 

formal estates, even those built by the state itself, having been built on illegally acquired land 

(Gi lberti 989) . At the lower end of the economic scale, much self-help housing lacks legal 

title but is bui lt on land that has been pu rchased. The purchase is illegal in the sense that there 

is no formal title, servicing is deficient, the development lacks the permission of the planning 

authorities and no building li cences have been issued for the construction. 

In man y West African cities Tipp le (1987) as is in much of East African cities Sebina-Zziwa 

el al (2002), housing is often illegal in the sense that it lacks lega l title but the owner often 

has the permission to construct a home on tribal land. This in the end implies that " the legal 

and structural differences that ex ist between formal and informal [settlements] and rentin g 

often make little difference to people' s li ves" (UN-Habitat 2003: xix). 

With the status of formality or in forma lity making little sense to the urban poor in their quest 

for shelter, there are many ways through wh ich these low income earners acquire their land, it 

could be by invasion of public or private empty land (de Soto 2000), taking advantage of 

government programs (UN-Hab itat 2003), settli ng on traditional lands (Tipple 1987) and in 

many cases formal and informal purchases (World Bank 2002; Sebina-Zziwa el aI2002). The 

UN-Habitat (2003:17) says that the craving for ownership is embedded within every man but 

the difference in ownership between countries and within countries largely depends on 

government policy and partly on the nature of the land markets. In places where land and 

property is expensive, it puts ownership beyo nd the abi lity of many fami lies and the 

incidence of ownersh ip generally fa ll s. The leve l of homeownership therefore, seems to be 

more related to variations in state pol icy than to the operation of market forces. But according 

to Gilbert (1989) what is certain is that where land is cheap or freely available, rates of 

ownersh ip will continue to ri se. But, where access to land becomes more difficult for the 

poor, and especially during a period of econom ic recess ion, the rate of renting and sharing is 

bound to ri se. This paper focuses on those low income earners in informal settlements who 

have bought their land and either use it to live or rent as land and/or house. 

2.5.2 Is Self-Help Housing for the Poor? 

At the peak of the econom ic libera li sat ion process and structural adjustments, it turns out that 

the fastest growing su b sectors in Uganda apparently are energy and housing (Mayanja and 

Mayengo 2007). However, th e largest bulk of housing in Uganda is by se lf-help by the 
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private sector, the proportion of hous in g provided by government is small and continues to 

dwindle. Self-help hOllsing has been widespread , with many countries experiencing such 

expressions to levels of 30 to 70 pe r cent of their housing stock (Pugh 200 I). 

Some authors have tried to exemplify this reality of ownership in Uganda for instance 

(Snyder 2000) hi ghlights the fact that women have greater access to capital as they have 

become increas ingly involved in income generating projects; small businesses, and in some 

instances even large businesses. With new cap ital, they have sought to access one of the most 

va luable commodities in Uganda: land. Sebina-Zz iwa el af (2002) expound thi s saying that 

other than inheritance and co-ownership of property with their spouses, women are obtaining 

land through purchase and go further arguing that even rural women [just like urban 1 have 

also used the market to purchase and regain their land ri ghts. 

Turner (1972) saw self-help housing as when low/moderate-income households construct 

their own units over 5 to 15 yea rs. Usually, low/moderate-income home ownership statts w ith 

the acqui sition of land through one of a variety of means including squatt ing or the purchase 

of a lot in an informal sub-division (Ferguson 1996). Particularly when some threat of 

expulsion exists, households build a small, makeshi ft, temporary dwelling to vouchsafe the 

propelty. Family or tj'iends live in the dwell in g, gradually adding space and increasing 

quality. When the lot is small , households usuall y add another storey, ideally on a flat cement 

roof, if the lot is sizeable, th ey expa nd outwards. But as the community becomes established, 

res idents band together to pressuri ze governm ent for basic services, in the meantime, 

households usually obta in some of these services through clandestine connections to 

electricity and water lines. 

For Turner (1976), self-help incremental housing was superior to centrali sed public housing 

in terms of afford ability, • flex ibility, and the essentia ll y human creativity in seeking value in 

life. Of course, incremental improvement is contingent upon long-term employment and 

economic growth: without these sllpport ing conditions, self-help housing would remain 

meagre and, sometimes, substandard . It a lso requires basic services and tenure or occupancy 

rights. This study is however, concerned with self-help construction on and ownership of land 

which has been bought either From real estate dea lers or from private individuals and not the 

sites and services and serviced plots that (Turner 1976; Doebele 1987; Payne 1996; 

Pugh200 I; Ferguson 1996; and UN-Habitat 2003) talk of. This study is co ined in a private 

sector led vein with governm ent stepping in as an enab ler. The interest is more about how the 
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private sector struggle to provide the much needed shelter for themselves and how this 

ultimately empowers the low income groups in Uganda taking the case of Wakiso district and 

Nansana Town council as the study area. The next section briefly conceptualises mechanisms 

through which this self-help housing is funded in the Ugandan context with a few other cases 

from around the world. 

2.5.3 How do the Low Income Earners Fund their Land and Housing? 

Pugh (200 I) relents how the econom ically productive contribution of housing and urban 

development has been largely ignored by 011hodoxies in development economics, 

development geography and development sociology. The result is that policy-makers then 

mostly respond to housing for social advocacy and political legitimacy. Instead, in reality, 

self-help housing represents implicit saving from the value of work effort, and the creation of 

wealth which is often built on some of the higher value real estate in rapidly growing cities. 

Regularising tenure and improving self-help environments tends to bring some socially 

excluded into the mainstreams of social and economic functioning and it transfers wealth 

down the distribution of income in limited, but imp0l1ant ways. 

From the perspective of the private sector World Bank (2002) proposed that, a stable macro­

economic environment is crucial. It can ensure a stable yield curve in housing as it promotes 

initiatives that contribute significantly to poverty reduction and it improves the homeowners ' 

credit rating thereby increasing access to loan products. 

According to Ferguson (1999), mortgage lending particularly when credits are transformed 

into tradable securities uses standard documentation and underwriting criteria. But 

low/moderate-income households have difficulty providing such loan inputs and meeting 

these rules. Instead of a salary - which is easily verified through an employer - low/moderate­

income families often derive a substantial portion of their income from self-employment. 

M0I1gage lenders have difficulty verifying self-employed income and developing an accurate 

estimate of self-employed income from analysis of tax returns. 

Ferguson (1996: 189) reveals that low income households finance the incremental upgrading 

of home and community from many sources. These include individual and group savings, 

windfalls, fabrication of their own building materials, sweat equity, small loans from 

neighbourhood money lenders, barter arrangements and communal self-help, and remittances 

from family living abroad. 
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Mitlin (2007) describes the importance of savings in enabling the consolidation of housing 

with Sheuya' s case in two low-income sett lements in Tanzania. She discusses how savings 

catalyze the development of most of the housing units se lected for study in this case; renters 

and would-be owner-occupiers help to finance construction, with advance rent payments to 

owners once settlements become more established. However, the author emphasizes that 

human capital and land are essential components of the successful transformation process. 

Ferguson (1999) shows that people living in slums and informal settlements have made 

considerable efforts to access credit in the absence of formal, private sector lending. They 

have established their own soc ial lending arrangements, formed cooperatives and federated, 

daily savings associations, and utilized credit made available through a growing micro­

finance sector. Mitlin (2007) also highlights the benefits of sav ings programmes with 

evidence from South Africa and Namibia, with some residents choosing not to take up loans 

that they may be entitled to but, rather, preferring to finance improvements through savings. 

The effect of political turmoil and economic instability of the 1971-1986 era in Uganda has 

led to indiscipline and lack of enforcement of the building standards and regulation and an 

accumulation of housing backlog allover the country with a backlog in 2005 of 80,000 

hOllses at the cost of $2.4 bi Ilion and a projected 20 IS backlog of 300,000 houses to cost $9 

billion. Available existing liabilities for housing would cover only 13% of the value of 

housing backlog in the capital Kampala (UN-Habitat 2006). This statement by the UN­

Habitat implies that government cannot provide adequate housing by itself hence the need for 

private sector involvement. The two main mortgage finance providers, (DFCU and HFCU) 

held a combined total of a paltry 2,000 mortgages worth only USD 43 million by 2005. These 

concentrate primarily on the demand side of financing (completion of construction and the 

financing of the completion of houses- in both cases lenders lIsually require 30% down 

payment in money or equivalent value). Ninety percent of the financial institutions are 

commercial banks with short term money. Out of 5 million households nationwide, only 

approximately 2,000 are financed by mortgages. MOltgages typically require that households 

hold full legal title to their property which many low income households seldom possess 

(ibid). 
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2.6. Conceptual Framework of the Study 

A conceptual model is a diagrammat ic version of a theory which demonstrates processes, 

concepts and relationships. Kitch in and Tate (2000:33) stress that sketching ideas helps to 

place ideas in context and give expression to abstract and complex thoughts. 

Figure 2: A conceptual framework for understanding how Land tenure and Housing 

leads to Empowerment of the Low Income Earners in Nansana, Wakiso District. 

Empowerment through Land ~ .......... .. ..... ... 
Tenu re and Housing 

Forma l nnd Informal La nd Markets 

- Forlllll l - [Rcal estate companies] 
Structuration Theory 
(Structure and 

- Inforllllll - [I nformal Brokers, Local Sub-dividers, Agency) as interplay 
Family/Relational Su.b-dividcrs] 

~ 
of 
- Information 

- Other Actors - Government and Banking Institutions I - Knowledge 

J. 
- Rules 

I - Norms 

Social Empowerment as ; - Cognition etc 

- Confidence I .. 
- Sheller f4. _ . - . ...j 
- Aspirations and Dreams I 
- Social acceptance and stab ili ty I I - Permanent Address 

1 
I I 

I I 
Economic Empowerment as 

! ~ 
- Income Bottlenecks/I mpediments - Diversification of choices 1+- .... - Savi ngs 
- Capital - Structural/ Institutional 
- Collateral - Bureaucratic 

- Regulatory 
~ - Market failures 

- Denial of reality 

Source. Constructed by Researchcl 

The diagrammatic illustration above is intended to link theory and literature with the findings 

and results of the research and to show the interconnections and links between the different 

sections of this research with the entire study. It illustrates how markets influence social and 

economic empowerment, while a ll these variables are affected by various sorts of 

impediments and shows how soc ial systems resu lting in empowerment are enabled or 

constrained by the structuration theory. 
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CHAPTER 3: RESEARCH METHODOLOGY 

3.0 Research Methodology 

Methodology is a "coherent set of rules and procedures which can be used to investigate a 

phenomenon or situation (within the framework dictated by epistemological ideas relating to 

how knowledge is derived or arrived at and ontological ideas)" (Kitchin & Tate 2000: 6). 

Much as there are no set rules for the methods to use, different methods have particular 

strengths and collect different forms of empirical material. The most appropriate method for 

any research will therefore depend on the question you want to ask and the SOli of 

information you want to generate, (Clifford and Valentine 2003). This means that 

considerable attention needs to be paid to tai loring combinations of research methods which 

are appropriate to specific research topics, (Crang and Cook 2007). 

3.1 Qualitative Research and Why Qualitative? 

This study is explicitly based on a qualitative research approach. Qualitative methods are 

those methods that would allow researchers to explore the meanings, emotions, intentions, 

and values that make up our taken for granted life worlds (Ley 1974; Seamon, 1979 in 

Clifford & Valentine 2003: 4). More recently, feminist and poststructuralist approaches have 

criticised the 'grand theories ' of positivism and Marxism and their failure to recognise 

people's mUltiple subjectivities. Instead, the emphasis is on refining qualitative methods to 

allow the voice of informants to be heard in ways which are non-exploitative or oppressive, 

(Moss 2002) and to focus on the politics of knowledge production, particularly in terms of the 

positionality of the researcher and the way ' other' people and places are represented. The 

basic purpose in using this approach is to understand parts of the world more or less as they 

are experienced and understood in the everyday lives of people who 'live them out' (Crang 

and Cook 2007). 

3.2 Research Design 

All research in geography whatever its philosophical stance- involves thinking about the 

relationships among methods, techniques, analysis and interpretations. This important role is 

played by research design (Clifford & Valentine, 2003). With the intention of understanding 

intensively the subject of land tenure as a poverty eradication tool, an intensive -research 

design involving a case study approach and in-depth examination and interpretation of the 

mechanisms and interplays between agency and structures to produce the current state of 
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affairs in the study area is emp loyed. This involves the types of data to be used, the methods 

of data collection and analysis. 

3.3 Samples 

The respondents used in the study are drawn and determined by the population size and the 

boundary of study. In defining the population of stud y Kitchin and Tate (2000: 53) say it is 

"the total of a ll possib le peo ple who display th e characteristics we are interested in" . The 

size of a population is determined by the size of the group that we wish to make 

generalisations about. This involves tak ing a decis ion to involve 'expert' and ' lay' views, 

' those who know' or ' those who are affected ' or both but whatever the choice, the selection 

should greatly be gu ided by the stud y objective Philip Woodhouse in Thomas and Mohan 

(2007: 162). For instance for th is study, the respo ndents involved community members, 

mostly land owners and owners of houses; officials from various agencies concerned with 

land, housing and poverty erad ication issues attached w ith tenure and housing such as Loan 

officers in commercia l banks, govern ment and traditiona l land administrators. 

Table 1: Number of Respondents in the study 

Respondent No of respondents 

Land Administrators 
MoLHUD I 
Local Council Leaders 2 
Buganda Land Board I 
NGO Dealing in Land Rights 
Uganda Land Alliance I 
Real estate dealers and Brokers 
Jomayi I 
Fredco I 
Informal Brokers 2 
Banks and Microfinance 
CRDB I 
Housi ng Finance bank I 
House and Land owners 
Land and house with title 3 
Land and house without title 26 
Land Only 10 
Total 50 

Source: FIeldwork 2010. 
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3.4 Sampling Techniques 

3.4.1 Purposive Sampling 

This is a method where different sub-groups are sampled more or less heavily depending on 

their importance to the purpose of the research or to certain theoretical distinctions wh ich the 

investigator is testing. The other is th e use of key informants 'those who know' who are not 

necessarily representative of a population in any sense but are chosen simply for their 

knowledge or distinctive view-point (Woodhouse 2007). The major advantage of this method 

is that it offers the researcher the views of those whom the study pertinentl y desires critical 

and in-depth information from. 

This method is used on Bank Loan Officers, Land adm inistrators (including Central and 

Local Government Officers and Buganda Land Board), Real Estate Dealers, NGOs dealing in 

land rights (Uganda Land Alliance), Local (council) community leaders, Land/house owners. 

Bank Loan Officers are selected beca use they are the ones who decide how credit worthy a 

client is and what type of collateral is acceptable to the banking institution they work with 

and subsequently how much is available in loans for a particular type of collateral. 

Land admin istrators who in th is case are the customary land admini strators and the central 

government mini stry of land ad mini strators are imp0l1ant for this study for their 

ad ministrative role in managing land and the various rights ten ure offers to different holders. 

The Real Estate Dealers are chosen because they are engaged in the sale and purchase of land 

under the various tenure forms and are in good position to tell and discuss market reaction 

and the value of the different tenure forms to the ir cl ients. 

The NGOs (such as Uganda Land Alliance) are also incorporated in this study because of 

their role in influencing policy through advocacy and lobbying for fair land rights to the poor 

in the country which puts them in a position where their efforts need to be incorporated as an 

indicator of the alternative deve lopment that they think wou ld be helpful and is much needed 

for eradicating urban poor using land and housing development. 

The local council community leaders are chosen because they are the ones who sign on a ll 

land transaction and are in good position to provide a record of who the land owners are and 

also are most like ly in the know of where land on sa le is within their area of jurisd iction. 
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3.4.2 Random Sampling 

The land/house owners owing to the details provided in the land register from the local 

council leaders and/or land administrators were sampled randomly. Land/House owners are 

included in the study because they are the deci sion makers on whether or not to use their 

land/house and tenure status as collateral for funding from financial institutions and more 

importantly are the ones who make the decision on where and what type of tenure they own 

their land/house under and consumers of such rights. On the other hand, the tenants and 

renters were also included in the study because it was im portant to have their view on why 

they chose tenancy other than ownership and the challenges and prospects that come with 

tenancy in relation with individual empowerment. 

3.4.3 Snowball Sampling 

The snow ball method accord in g to Kitchin and Tate (2000) is a non-random method based 

on the number of initial contacts who are asked for names and addresses of any other people 

who might fulfil the sampling requirements. The snowball method is critical in studies such 

as this one that relate to portions of community enjoying particular status of tenure against 

those under other forms. In the case of this study, the snowball method is of great imp0l1ance 

because those people who for instance are holding land under a particular tenure know others 

under the same form of tenure or those who have benefited financially because of their tenure 

clarity in terms of acquisition of loans for home improvements. In that case one land/house 

owner directed/referred me to another person for more information thus justifying the need 

and usage of thi s method. 

3.5 Sources of Data 

Mikkelsen (2005), notes that data in its s implest form means information. Data can originate 

from many sources and take many forms. In development studies interviews and documents 

are key sources. Data can for example take the form of numbers from unsystematic or 

stochastic presentation of material to very structured, easily read tables. Data can also be text 

from conversation , interviews, newspapers, magazines, radio programmes; images from 

children's drawings, maps, photograph s. posters. Sounds from spontaneous s inging and 

sounds to musical scripts and sound rituals : and context in the form of other sensory data 

such as temperature, smells, observations, and a variety of contextual impressions which 

influence the investigator's sen timents and fee lings are a lso data (Bauer & Gaskell 2002). 

"Data is seldom readily present in the ' form' that is suited for further analysis and 
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interpretation ; in most cases we must 'construct ' data: That is, categorise observations, re­

categorise, make summaries of interviews, of pictures, of medical files, of notes from 

organisations ' board meetings, of everyday li fe scenes" (Mikkelsen 2005: 159). Therefore, 

this study relied on primary data from interviews, observations, and focus group di scussions, 

and on secondary data which in its nature consists of information that has already been 

co llected for another purpose but wh ich is available for others to use (Clifford & Valentine 

2003). This was collected from text book such as, Crang and Cook (2007), Kitchin and Tate 

(2000), Clifford and Valentine (2003), Mi kkelsen (2005); j ournals (printed and onl ine), maps 

from GIS software such as Arc G IS; reports like the World Bank's World Development 

Report 2000/1, Uganda Census Report for 200 I; and other ava ilable printed material found 

relevant such as pamphlets and brochures. 

3.6 Methods of Primary Data Collection 

As Crang and Cook (2007) note, apparentl y 'separate ' methods can end up blurring into one 

another in research practice. This is because according to them, " they have both been 

involved in interviews with individuals that have ended up being group interviews because 

other people were unexpected ly present and joined in with the conversation" (Crang and 

Cook 2007: 61). This ca lls for th e need to employ a combination of these qualitative methods 

in tandem with one another. 

3.6.1 Key Informant Interview 

An interview according to Crang and Cook (2007) is a means of gleaning information from 

conversations within and between various research communities. Interviews can range from 

highly structured akin to quest ionnaire survey in which the researcher asks predetermined 

questions in a specific order through semi-structured interviews where the researcher and 

participants set some parameters to a di scuss ion to the relatively unstructured akin to friendly 

conversation with no predetermined focus. Fo r Kitchin and Tate (2000) interviews allow a 

more thorough examination of experiences, feelings, or op inions that closed interviews and 

questionnaires could never hope to captu re. 

Interviews can be treated as ways in whi ch the ' detached scientific observer' can ' collect' 

relatively ' unbiased data ' from her/hi s interview 'subjects' or as ways in which the researcher 

and researched together construct intersubjective understandings (Crang and Cook 2007: 60). 
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This study employs two forms of interviews namely; the semi structured interview and the 

open ended interview or the intervi ew guide. The reason for choosing the semi-structured 

interviews is because as Kitchin and Tate (2000) state, this form enables the intervi ewer and 

the respondent to have some level of control of the research process. The questions are also 

standardised and semi-structured (some open and some closed) in order to keep the interview 

in focus while at the same time offering the respondent the liberty to express themse lves 

more clearly. In this study, aspects such as gender, age, size of land , number of housing units 

are tapped and used in a structured format to determine who has been empowered and how 

empowerment has been ach ieved. These interviews with key informants such as Bank loan 

officers, executives from the NGO, Land admini strators, Real Estate Dealers, were tape 

recorded and notes also taken. 

3.6.2 Focus Group Interviews and Discussion 

A group discussion generally consists of a set of three to ten individuals di scussing a 

particular topic under the guidance of a moderator who promotes interaction and directs the 

conversation (Kitchin and Tate 2000). A gro up di scuss ion can sometimes be a useful 

alternative or supp lement to one-to-one interviews. Focus group work is valuab le to 

ethnographic and related qualitat ive research because it illustrates and explores the 

intersubjective dynamics of thoughts, speech and understanding (Crang and Cook 2007) . 

As Hollander (2004: 608) has argued, such groups ' can sometimes actively fac ili tate the 

discussion of otherwise "taboo" topics because the less inhibited members of the group 

"break the ice" for shyer participants or one person' s revelation of "discrediting" information 

encourages others to disclose'. If all goes well, she continues, 'Not on ly do co-par1icipants 

help each other to overcome embarrassment but they can also provide mutual support in 

expressing feelings wh ich are common to their group but which they might consider devi ant 

from mainstream culture (or the assu med culture of the researcher) ' (Crang & Cook 2007: 

92). However, some of the limitations of thi s method are that so much depends on the 

participants involved and the group dynamics that develop. Wellings et a l (2000), for 

example, po int out that some participants may just as likely find these groups inhibiting or 

intim idatin g whi le (Crang and Cook 2007) noted that it is difficult to conduct a focus group 

interview as it could easily turn into a group interv iew and/or just a conversation. Th is cou ld 

be the case where the par1icipants in the groups know each other well or even do not. This 

meth od was used to solic it th e views of real estate dea lers, renters and land/house ho lders. 
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3.6.3 Non-participant Observation 

Observation relies on the observer's abi lity to interpret what is happening and why. 

Observation then 'entail s the systematic noting and recording of events, behaviours, and 

artefacts in a social setting' (Marshall and Rossman , 1995: 95 in Kitchin &Tate 2000). 

Observation data can relate to observing conversations, and overt behaviours. In particular, 

observation focuses upon people 's behaviou r in an attempt to learn about the meanings 

behind and attached to act ions . Observation then assumes that people's behaviour IS 

purposeful and expressive of deeper values and beliefs (Clifford & Valentine 2003). In 

straight or non-palticipant observation, the method used in this study, the researcher is a 

visible and detached observer of a si tuation. This may involve the use of a check li st of items 

or traits or variable to observe and it is upon these items, traits or variables that 

interpretations can be made. These items were carefully recorded in a note-book and later 

referred to andlor even vi sua li sed using photography. Therefore, the checklist was used 

especially for double checking the items of interest. 

3.7 Data Analysis 

Qualitative data analysis is largely an inductive, open ended process that is not eas il y 

captured by a mechanical process of assembly-l ine steps (Lofland and Lofland, 1995). 

Dey( 1993) in Kitchin and Tate (2000) says qualitative data analysis consists of the 

description of data, the classi fication of data, and seeing how concepts interconnect. These 

processes do not occu r in chronological order when analysis is being done but instead are 

iterative or in other words can be done concurrently. The description of data involves the 

ways in which data can be portrayed to the audience so as to be understandable and easily 

interpreted. This could be in form of tables, graphs, charts and more commonly in inductive 

studies as word sentences and statements. The analysis in this study also involved the 

interpretation of the data and this involved searching for similarities and differences within 

the data and grouping the data into similar segments in order to find causal relationships in 

the data and why they occurred as they did. One way of interpreting data was transcribing 

and annotation (Kitchin & Tate 2000: Thomas & Mohan 2007); this process involved 

searching for dependent and independent variables from the data and coding them on a script 

or note book and then describing the data got out of the transcription. 

Transcription usin g a computer especially for recorded interview data required transcription 

software and in this case the recorded interviews were transcribed and coded using 
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HyperTranscribe and HyperResea rch Software respectively. This process involved entering 

the data into the software and listening to bits of the interv iew while recording or noting 

everything that was heard from the play back recording. When using thi s method, it was 

important to note everything heard includ ing the surround in g noi ses and interruptions or 

laughter and lapses between question and answer as these were helpfu l when analysing and 

describing the data later on (Cran g and Cook 2007) . However, ancillary quantitative data a re 

presented as tables, or graphs fo r instance sex, age, educat ion, income, and these are 

constructed using Microsoft excel programme. 

3.8 Ethical Issues 

It is important to behave ethi cally when conducting any research work because as Kitchin and 

Tate (2000: 35) put it, "every project undertaken has associated ethical issues." This is 

particularly the case when people are involved directly but also when secondary sou rces are 

used. Research ethics are concerned with the extent to which the researcher is ethically and 

morally responsible to hi s/her participants, the research sponsors, the general public and 

his/her own belief'. lain Hay in (Clifford and Valentine 2003) contends "that eth ical research 

in geography is characterised by practitioners who behave with integrity and who act in ways 

that are just, beneficent and respectful." 

Moral behaviour in the conduct of thi s research mainly hinged on not compromising my own 

ethics and beliefs as a researcher, being accountable to my research subjects for example 

through not abusing their cu ltura l norms or showing bias towards their financial situation; 

ensuring that my recommendations did not put my respondents under eminent danger from 

sections of society nor government espec ia lly when dealing with sensitive issues such as land 

which arouse emotions if handled inappropriately or even in the worst scenario leading to 

eviction, so for this case, consent from respondents was sought, and attempts were made as 

much as possible to conceal or treat w ith confidentiality the identities of the respondents; and 

also ensuring that the resu lts and recommendations of this research are communicated in a 

language comprehensible to the stakeholders including the research subjects, the sponsors, 

educational institutions and interested government agencies and other development 

practitioners such as banks and non government organisations (NGOs). 

3.8.1 Sensitivity 

The issue of land tenure as a lready stated is a very sensitive one among all stakeholders; 

government, cultural institutions admin istering land issues, local communities - who may be 
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squatters or insecure of their fate clue to unclear tenure. This calls for caution when studying 

such issues and one way to do it was to ensure that the research findings did not compromise 

the aspirations of one group over the other or if th ey did , were geared in good faith towards 

the betterment of the situation other than endangering and breeding bad blood between the 

stakeholders. Therefore, as Dowling (2002 : 25) puts it, "the conduct of good, sensitive, and 

ethical research depends in large part on the ways you deal with your unique relationships 

with research participants at a parti cular time in particular places." 

3.8.2 Positionality 

Interactions between two or more individuals a lways occur in a soc ietal context. Societal 

norms, expectations of individuals, and structures of power influence the nature of 

interactions. We may use a variety of methods to understand society, but those methods 

cannot be separated from the structures of society. 

There are problem s associated with personal in volvement. The first is the difficulty in 

detaching yourself from the subj ect matter. Obviously, in some approaches this is not a 

problem. However, there is a danger that you may be biased in your view point and in the 

selection of criteria or issues to study. You may fail to notice pertinent questions or issues 

because of the inability to step back from a situation and fully assess the circumstances 

(Kitchin and Tate 2000: 29). 

Therefore, the manner in which the resea rcher pos itions themselves determines the nature of 

results and interpretations made from the study, but for this study, empathy was shown 

towards the respondents in order to represent more of their situation other than the 

researcher 's own knowledge and biases. 

3.8.3 Reflexivity 

Reflexivity is defined by Kim England in Dowling (2002) as a process of constant, sel f-

conscious scrutiny of the sel f as researcher and of the research process. In other words, be ing 

reflexive means analysing your own situation as if it were something you were study ing. 

The two major issues where reflexivity is a prerequisite are power and subjectivity. Power 

relations could be reciprocal where both the researcher and the subject have equal or re lative 

power to influence the findings and inform ation generated in the research process; 

asymmetrical where the research er has less power or posit ion of influence compared with the 

research subject; and exploitative in cases where the researcher has overwhelming power and 
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influence over the research su bjects . Thi s all could be in terms of knowledge, finance and 

experience and they may influence how we position ourselves in th e research process and the 

interpretations we make as well and the representations we make. 

In other words, the way we position ourse lves determines whose view point we take, is it 

about what we want to hear or what exactly the respondents said. In this case it is difficult to 

be objective in social research since data is constructed and often the generation of that data 

is interactive hence making it less like ly that objectiv ity can be achieved under this kind of 

studi es. Instead the knowl edge and ·data created is often intersubjective as it involves the 

inputs of the researcher, the part ic ipants in th e research and the geographical setting as well 

as time within which the research is conducted (Dowling 2002; Crang and Cook, 2007). 

In this study, I take advantage of my knowledge of the study area and also keep my academic 

knowledge at arm's length as a way of presenting the view point of the respondents and not 

my own view as the researcher. Through the research process, care is taken to ensure that the 

researcher is not seen as an outsider but an in sider who understands the local situation and 

whose intention is to express the loca l people 's views. 

3.8.4 Validity and Reliability 

Validity concerns the soundness, leg itimacy and relevance of a research theory and its 

investigation, (K itchin & Tate 2000: 34). For an idea or theory to be tested or become an 

accepted proposition, its theoretical and practical aspects must fu lfil basic validity 

requirements (Russ and Schenkman, 1980). As Si lverman (1994) in Kitchin and Tate (2000: 

34) argues, validity is important in quali tative research when he states that "qualitative 

research has to be more than ' telling conv incing stori es'. It has to be rigorous in natu re so that 

its conclusions can be accepted more definitively." Types of validity relating to theory 

concern the integrity of th e theo retical constructs and ideas that support and prov ide the 

foundations for empirica l research. Types of va lid ity relating to practice concern the 

soundness of the research strategies used in the empirical investigation and the integrity of 

the conclusions that are drawn from a study (Bronfenbrenner 1979; Coo lican 1990; Howard 

e/ at. 1973; Johnston 1986; Kitchin and Tate 2000; Turk 1990). Validity in genera l, can be 

classified into validity that relates to th eo ret ica l or practical issues. Giddens' structuration is 

adopted as a guiding theory to ensure that the study is firm ly linking theory and practice. The 

context chosen is within the theoretical and methodologica l frame of the study and when the 
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findings are representative of the rea l life situation and acceptable and interpretab le by other 

scho lars and stakeho lders. 

Reliability is "the repeatabi lity or consistency of a finding" (K itchin and Tate 2000:34). 

Reliability has most ly been applied to ded ucti ve studies wh ich seek to create consistency and 

rep li cab ility or be reproducible of findings if other similar studies are undertaken. However 

for inductive studies such as thi s one, thi s is seldom the case as (Crang and Cook 2007) 

demonstrate that information in qualitat ive studies is constructed by both the researcher and 

the research subj ects and that people emphasise particular behaviour and responses 

depending on the spur of the moment. This im plies that the intersubjectivity of qualitative 

research does not give much room for consistency and repeatability of the findings as it 

would in deduct ive studies. Therefore, much as the findings of this study may not be 

replicated if a s imilar study is und ertaken, they are reliable as a resu lt of an interactive and 

iterative research and careful data ana lys is process by the researcher. 

3.9 Practical Feasibility and C hallenges in th e F ield 

There are always bound to be chal lenges in any field research and th is one is no except ion. 

Many of the challenges related to se lecting samples or respondents as much of Wakiso is he ld 

under mi xed tenure to the extent that one person can hold land under different forms of tenure 

for instance, it co uld be under customary tenure whil e at the same time one could ho ld ti tle 

over it but of course looks very messy but from my personal experience, I have seen this. 

Therefore, selecting persons that ho ld land under a parti cular tenure was done through the 

reliance on data from the Buganda Land Board and the mini stry of lands cadastral maps, and 

upon that, study area was se lected. The study also zeroed on Nansana because it is mainly 

preoccupied with mai lo land tenure and yet the people are secure being on the King's land 

but a lso because it is a growing town dominated by low income earners who are the interest 

o f this study. 

The other chall enge related to the sensiti vity of the subject under study. As already stated 

land issue has every c itizen of Uganda under tension so there were tendencies of some groups 

or individuals declining to participate full y in the research either due to mistrust or to 

expected consequences but these were ameliorated thro ugh using gatekeepers such as insider 

contacts, and Local council leaders and in many instances building useful rapport and trust 

between the researcher and participants was very helpful in getting th ings started. 
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There were occasions where I would knock at someo ne's gate and some would open and tell 

me that they were not willing to partic ipate in the study wh ile others would simply te ll me to 

come back at ni ght and talk to the fathe r who is the household head something which was too 

difficult for me as I could not interfere w ith people's peace at night. Others s impl y refused to 

open their gates. The only way I went abo ut this was to persevere and keep trying and 

knocking on as many gates and doors as I could until I would meet someone willing to offer 

an interv iew. 
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CHAPTER 4: STUDY AREA AND BRIEF OVERVIEW OF UGANDA 

4.1 Location of Uganda 

Uganda is a land locked country in East Africa, bordered by Kenya in the East, Tanzania in 

the South, Rwanda in the South West, Democratic Republic of Congo in the West and the 

Sudan in the North. The size of Uganda is 241,55 Ikm 2
• Out of the total approximate area of 

241,551 km2
, only 38,000 km 2 is occup ied by open water the rest being Land (NFA, 2003). 

Altitude ranges from 620 (Albert ine Nile) to 5, III meters (Mt.Rwenzori peak). The 

elevation, so il types and the predominantly wet and warm climate impa.t a huge agricultural 

potential to the country (UBOS, 2008). 

Uganda is predominantly an agricultural country but late ly, the agricultural share ofGDP has 

progressively reduced in favour of serv ices. Agriculture nonetheless remains a la rge 

contributor to GDP, contributing 2 1 per cent or approximately UGX 6,000 billion (US $3.16 

billion) of total GDP in 2006/7. Agriculture is a lso a main contributor to tota l employment, 

and the sector's contribution to employment has increased over the last 4 years, from 66 per 

cent in 2002/03 to 73 per cent in 2005/06 (UBOS, 2008). The reduction of agriculture's 

contribution to GDP is associated with the rapid urbani sation among other factors such as 

education and rural-urban migration in the country. At the current urban growth rate of 5.7, 

the total urban population is now about 3.9 million people (MFPED 2008). 

4.2 Overview of Urbanisation in Uganda 

To date, more than 50 per cent of Uganda's urban population lives in informal unplanned 

settlements UNDP (2007) on land owned by other people or the government. The total 

number of househo lds in Uganda has increased from 5.2 million in 2005/06 to 6.2 million in 

2009/ 10. The percentage of househo lds residin g in urban areas has also increased from 17 

percent in 2005/06 to 19 percent in 200911 0 (UBOS 20 I 0). The trend shows an increasing 

percentage of households resident in urban areas over time. According to UBOS (20 I 0) the 

average household size in Uganda has been estimated at 5.0 which indicates that the average 

household size is bigger in rural than in urban areas. 

4.3 Population and Demography 

Uganda' s population growth rate is very high at 3.2 percent per annum, being third in the 

world only after the Niger and Yemen (People and Planet 2009). This rate is hi gher than the 

Sub-Saharan Africa (SSA) average of 2.4 per cent. According to the UN projections, 
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Uganda's population is expected to reach 103.2 million people in 2050, assuming fertility 

rate declines cons iderably to 2.9 between 2045 and 2050 (UN DP, 2007). 

According to UBOS (2010) Uganda's popu lation has been increasi ng over the last ten years. 

In 1990, it was est imated at 21.4 mill ion , it rose to 25.3 Mi llion in 2002/03; to 27.2 in 

2005/06. The UNHS (2009/ 10) estimates the population at about 30.7 million. Forty nine 

percent of the popul ation was male whil e 5 1 percent was fema le. 

4.4 The Informal Sector, Work and E mployment 

UBOS (20 I 0) put the working pop Ul ation in Uga nda at II million which was an increase 

fl'Om 9.3 mi llion persons was in 2005106. This indicates a 4.2 annua l growth rate of the 

working population . 

The informa l sector in Uganda is one of the major employers as UBOS 20 I 0 ind icated that 67 

percent of the working persons in the non- agricul tura l sector were in in fo rm al emp loyment. 

The Informal sector in Uganda has the following two com ponents: Employees working in 

establi shments that employ less than five emp loyees; and Employers, own-account workers 

and persons helping unpa id in their household business who are not reg istered for either 

income tax or va lue added tax ( UBOS 20 I 0: 40) . 

However, there is still a problem of unemployment. According to UBOS (2010), Uganda ' s 

unemployment rate was 4.2 percent in 2009/20 I 0, compared to 1.9 percent observed in 

200512006. Unemployment remains p redominant ly an urban problem as the unemployment 

rate in urban areas is more than three times that of their rura l counterparts; the unemployment 

rate is highest in Kampala the capital city at 11 %. 

4.5 Poverty and Wellbeing 

The 2009/ 10 UBOS survey data, est imated that 24.5 percent of Ugandans are poor, 

corresponding to nearly 7.5 milli on persons in 1.2 mill ion households. Results suggest that 

the majority of the poor are in rural areas, about 7. 1 million out of the 7.5 million poor 

Ugandans. The percentage of the peop le living in abso lute poverty declined by 6.6 

percentage, correspond ing to a reduct ion of 0.93 milli on persons in absolute terms (UBOS 

20 10: 76). Whereas Uganda seems to have met the MGD I of halving income poverty target 

earlier than 20 15, UBOS warns that worsening d istr ibu tion of income, inequality of income 

and high population growth if not addressed might reverse the trends (UBOS 20 I 0: 92). 
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Uganda's HDI ranking has increased from 0.385 in 1985 to 0.505 in 2005, g iving the country 

a position of 154 out of 177 countries and a medium level of human development. In sp ite of 

the tremendous progress th e country has made since 1986 Uganda has not yet been ab le to 

move out of the 40 Least Deve lopment Countries (LDCs) in the world (UNDP 2007). 

4.6 Climate and Vegetation 

Uganda is located in an area where seven of Africa's distinct bio-geographic regions or 

phytochoria converge. Given Uganda's locati on in a zone between the eco logica l 

communities that are characteri stic of the drier East African Savannas and the more moist 

West African rain forests, combined with high alt itude ranges, the country has a high level of 

biological diversity (NEMA 2008). This means that the country is of a highl y variable 

climate, and therefore has a variety of ecosystems (ranging from extensive savannahs and 

wetlands to forests), which will necessarily support a wide range offlora and fauna . EA, GEF 

AND UNEP (2007) broadly categorise Uganda's climate as broad ly sub divided into three 

categories - Highland cl imate, Savann ah cl imate and Sem i-arid c limate. 

According to FAO: AQUASTA T (2005) : UN-Water (2006) Uganda has an extensive lake 

system which covers an area of 38,500 km 2 These lakes include, Lake Victoria and Lake 

Kyoga, the Rift Vall ey Lakes (Edward, George and Albert) as well as up to 160 smaller lakes 

spread across the country. 

Uganda also boasts of wetlands whi ch are widespread and complex. About 13 per cent of the 

country, or approx imately 29000 km 2
, is covered by wetlands (swamps), of which about one­

third is permanently flooded. In the south and west of the country, they form an extens ive low 

gradient drainage system in steep V -shaped val ley bottoms with a permanent wetland core 

and relatively narrow seasonal wetland edges. In the north, they mainl y consist of broad fl ood 

plains. In the east, they ex ist as a network of small, vegetated valley bottoms in a s li ghtl y 

undulating landscape (NEMA 2008: 94). 

4.7 Relief and Rainfall 

Uganda 's climate is bimodal with two rai ny seasons : March-June and OctoberlNovember-

December/January. The ra in fa ll level ranges from 400 to 2200 mm per year (EA, GEF AND 

UNE P 2007). Genera ll y, these two seasons have been relative ly stab le and predictable, to the 

benefit of agriculture. 
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The country experiences moderate temperatures throughout the year. The mean daily 

temperature is 28°C. Extreme temperatures as low as 4°C are experienced in the south and 

below OoC are experienced on the mountain ranges of mountain Rwenzori and Elgon (EA, 

GEF, UNEP 2007). The highest temperatures (over 30°C) are experienced in the north and 

nOitheast (EA, GEF AND UNEP 2007). 

4.8 Political administration in Wakiso 

The responsibility of physical and urban planning was decentralised under the Local 

Government Act, 1997 wh ich requires loca l urban authorities to regulate and contro l 

population activities in respect of housin g construct ion and settlement; manage parks and 

open places; etc. in conformity w ith the Local Govern ments Act, 1997, the Town and 

Country Planning Act, 1964, and the Property Rates Decree 1977 (which is currently being 

reviewed for amendment) among others. The admin istration of urban centres was 

decentralised and is the responsibility of District Local Governments under the Ministry of 

Local Government. Under the Loca l Government Act 2002 all district headquarters are urban 

areas by law because they a re located in town council s wh ich urban areas (MFPED 2007). 

The formation of new d istricts due to decentrali sation and devolut ion of authority and 

services has resulted in the creation of new urban areas, even where they might not have been 

classified as such. Currently, towns or urban areas of varying sizes each ranging from 500 to 

2 million people occupy approx imate ly 0.1 per cent of Uganda's land (MWE 2007) . 

Uganda as of 20 II has 112 administrative d istricts, w ith I capital c ity in Kampala; 22 

Municipal Council s, 174 Town counci ls. Of a ll these, Wakiso di strict has I municipality as 

Entebbe Municipal Counc il , and 3 Town counc ils as Nansana Town Counc il ; Wakiso Town 

Council; and Kiira Town Council (MoLG 20 I 0). 

Wakiso as a district encircles Kampala for the most part, and is bordered by Mityana and 

Mpigi districts in the west; Mukono d istrict to th e east; Luwero, Nakaseke, and Kayunga 

districts to the North ; and the South is predom in antly Lake Victoria around Entebbe 

municipal council. 
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Figure 3: Location of Wakiso District. 
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Nansana is located on the main highway between Kampala and Hoima. The town is located 

approximately 12 kilometres (7.5 mil, by road, northwest of Kampala. The coordinates of the 

town are: 00 22 12N, 32 31 30E (Latitude: 0.3700; Longitude: 32.5250). 

Nansana Town Council is also sub divided into sub administrative units called Wards. They 

include Kazo ward parish, Nabweru North, Nabweru South, Nansana East I and II, Nansana 

West I and II , and a few others which are still contested on where they belong whether to 

Wakiso or Nansana Town Council and they include, Kyebando, Gganda and Bujuko. 

In 2002, the estimated population of the town was 62044 in 2008 it grew to 79, I 00 but 

estimates in 2010 put the population at 86200 which indicates an increase in the population of 

the area (UBOS 2010). 
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Figure 4: Location of Nansana Town in Wakiso District. 

Figure 5: A look at parts Nansana from a Distance 

Source: Photo by Asiimwe George. 
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CHAPTER 5: THE CONTRIBUTION OF INFORMAL LAND AND HOUSING 
MARKETS TO EMPOWERM ENT OF LOW INCOME EARNERS 

5.1 The Land Markets in Na nsana Town Council 

Ferguson ( 1999) indicated that the largest bu lk of housing in developing countries is provided 

by the in formal sector. Governm ents in developing countries are increasingly reducing the 

provision of housing to the ir citizens. Thi s has shifted th e mantle to the market forces and 

their structures. 

In Uganda, the li beralisat ion of the economy meant that government had to change its ro le 

from provider of housin g to being enabler of structures and markets to provide the much 

needed shelter to the citi zens of Uganda. Among the strategies employed to achieve thi s was 

the commerciali sation of the land and housi ng sectors through enablement of markets to 

work, the release of housing fin ance and banking, and relaxation of building regulations and 

standards. The cha llenge for Uganda then just li ke most developing countries was the fact 

that the forma l sector is small and in capab le of prov idi ng all th ese services equitably to a ll 

citizens hence the development and reliance on the informal sector. As already noted in the 

brief overv iew of Uganda in chapter 4, the informa l economy now dominates the Ugandan 

market, in fact, it compri ses more than 60% of the entire econom y (NEMA 2008). This case 

is not different fo r land and hous ing. 

In trying to explore the prov ider of land and housing to the low income earners in Wakiso 

di strict, an attempt was made to find out the major actors in the provision of land and housing 

and the result turn ed out to be the info rm al market fo rces. The major providers o f land were 

real estate compani es and informal land brokers in the di strict but there were too many for the 

interest of the stud y so I decided to narrow them down into Formal real estate dealers and 

Informal Land Brokers and Sub-div id ers. Among the rea l estate dealers, I again narrowed 

down to large and small dea lers as a way of in vestigatin g wh ich of these serves the low 

income earners more suitab ly. Table I shows th e categori sation of rea l estate and land dealers 

studied. 
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Table 2: Dynamics of the land markets and the actors in Nansana 

Company Name Size Number Location 

(Number of interviewed 

employees) 

Formal Real Jomayi Property Large I Formal Offices in 

Estate Consultants Ltd (>200) the city 
I 

Dealers 

Fredco Intern at iona l Ltd Small (2) Small office near 

land sold 

Informal Informal brokers Small (I) 2 All in this 

Sub-dividers Small (I) 2 
category own no 

office prem ises 

Family and Re lationa l Small (I) I 

sub-dividers 

Total 7 

Source: FIeldwork 2010. 

5.2 Formal Real Estate Companies 

The study interviewed 2 formal real estate companies, one large and the other small. Both 

companies sale land to low income earners but there are marked differences in the way they 

operate. 

5.2.1 Jomayi Property Consultants Limited 

The large company, Jomayi is probably the largest real estate dealer in the country apparently 

when it comes to selling land. This real estate company serves both the rich and the poor as 

they can afford . Jomayi purchases land in bulk most ly in sq uare miles from private land 

owners; surveys the land; sub-divides, and acq uires titles for all their land hence they deal in 

titled private mailo land only. The company goes further and provides infrastructure on the 

estates inform of roads, and other pub li c amen ities such as spaces for schools, health centres, 

public spaces and lei sure parks, at least for now, there is vacant land reserved for these 
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activities in most of the estates, but roads, water and electricity are mostly avai lable although 

connections of electricity and water to individua l plots of land have to be made by the land 

owners after purchasing the land. 

The large real estate dealer owns formal office premises and many other regional offices in 

the city and around the country and even inside the estates. The company employs more than 

200 employees hence its large size. Jomayi as a company finances its projects in land from 

private means. They also adverti se the ir trade in a ll media houses in the country and even run 

a major and several small webs ites and links so information about the company, the available 

land for sale and the prices are all availab le to potential buyers but the on ly problem with j ob 

as regards low income earners is that their plots are relat ively far from the town centres and 

occasionally quite expensive for low income earners. 

5.2.2 The small formal real estate company- Fredco International Company Limited 

This study went to Nansana and out of the many real estate companies there decided to go 

with and conduct interviews with Fredco In ternational Company Limited. The company owes 

its name Fredco to the company owner whose name is Fred. 

Fredco was chosen mostly because of the innovative way it operates. Besides being a very 

small company that would norma ll y .be categorised as informal at first site, Fredco own their 

office premises, are formally registered company. They run strategica lly located posters; 

banners, and signposts of themse lves which makes anyone think they are a big company. This 

company is manned by 2 employees who are a lso proprietors. One of company owners holds 

a diploma in surveying and the other doesn' t. Their office is located near to where land is 

being sold. 

The company deals in titled land but does not purchase huge chunks of land from private land 

lords/owners the way Jomayi and other large dealers do, they instead capitalise on their 

knowledge of the local area, and connections to private land owners and their closeness to the 

buyers as their biggest sales tool. Because private land owners know them and trust them in 

business terms, they are entrusted with the responsibility of finding buyers and showing them 

the location and available plots fOI' sale and communicating the prices of land with the 

buyers. Upon agreeing to purchase land , they connect the buyer and the seller and earn their 

profit on a commission basis when the purchase is made and deal is done. Sometimes, they 

also broker deals for other real estate companies whose offices are located far away from the 

location of the land being so ld but their business principle remains large ly the same. One of 
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the workers of Fredco even commented on th e benefits of operating as a small company 

saying; 

"J am contented in being small and flexible J make my money without any hustles of 

having to buy land and then struggle to get title for it before selling it off. The 

business J do puts me in the middle of every thing and allows me to eatfrom every side 

[Buyer and Saler]. We intend to expand this company bllt we will not change the way 

we work because it pays beller and is less demanding in terms of capital" 

5.2.3 Informal Land Dealers and Brokers 

This was the commonest group and they are lluid as they perform this task si multaneous ly 

with other tasks such as running retail shops. This group comprised of th e informal brokers 

and dealers, loca l sub-div ide rs and what I have termed Fam ily and Rel ational sub-dividers. 

Some of the characteristics of thi s group are that they sa le small pieces of land with or 

without titl e but most ly without forma l titles on land. They have direct contact with 

community members, in fact, they are a lso part of the community within which they sa le 

land, they earn their money as commiss ion or even as profit if the sa le is of their own land. 

These informal dealers make the pri ces of the land depending on the deve lopment leve l and 

potential of the lucation, as we ll as, the size of the land and in some cases how informed or 

ignorant the buyer is. 

Informal brokers in Nansana do not operate in offices a lthough some do operate in offices­

many of them are found riding special hire cars and boda-boda 3 Others operate small retai l 

businesses such as hardware stores se ll ing mostly construction materi als, such as cement, 

nails, roofing sheets, paint etc. They access thei r potential customers through snow balling 

and networking among themse lves as brokers and through people who have so ld or bought 

land from them and/or who have friends or family members who al so want to buy land in the 

area. The broker takes a comm ission o f the sold land as a way of thanking them for the j ob 

well done. 

When th e purchase is made, th e purchase is w itnessed by Local Council execut ive members 

and neighbours if there are any and the land purchase agreement acts as proof of ownership 

on non tit led land. These land purchase agreements are fo rmally recognised and can even be 

J Boda-boda is a comlllon term given to comllluter motorcycles and bicycles in Uganda 
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used as ev idence of ownership in the courts or law and as collateral for loans in some banks 

(this [explore in detail later). 

5.2.4 Sub-dividers and Family/Relational S ub-dividers 

This is a special category of land dea lers; the ir deals are not purely commercial and more 

often than not result out of necess ity. They take form when an owner of a relatively large 

piece of land facing finan cial prob lems or challenges decides to sa le off part of the land in 

order to solve the problem or to undertake other developments or the remaining piece of land 

such as constructing their own house or even to start their own business. One respondent who 

was disgusted with these sub-d ividers lamented say in g; "Are they not the ones who sale Iheir 

land to buy boda-bodas and to marry other women only to end lip living in swamps?" 

This is the kind of scenario I am talking about in thi s case . But there are times when the sale 

is made for genuine reasons other than sel fi sh motives as one respondent who had so ld 

explained; 

"] had 10 sale pari of that piece of land because after] bought it, 1 got laid off al work 

and did not have a job anymore and somehow I needed to keep pushing my family so I 

sold and remained with this one and started a trading business with the money] got, 

now I am self employed. " 

There is a lso the relational-famil y sub-divider. This is mostly a family member especially a 

head of household who owns a large piece of land and decides to sub-div ide and give some of 

it to his family, relatives or friends. This cou ld be for inheritance or as a way of helping the 

older children to establ ish themselves into ad ults. This practice is very cu ltural in a lmost all 

parts of Uganda. Parents are expected to pass on the ir land or propelty to their children or 

even relatives and friends when they die or even when they want to while sti ll alive. 

The dynamics of inheritance and d istribution of property are complex and beyond the scope 

of this study but one thing about this act of inheritance is that it could eas ily be blamed for 

excessive sub-divisions in Nansana. This is because many parents are forced into sub­

dividing land among their children when they grow into adults. In cases where the land is 

small , the portions divided among the children become even smaller to the extent that it 

becomes even impossible to construct a meaningfu l and sizeable house. In many cases where 

the land is small, the wiser children often sale off to their siblings or even just leave the land 
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there to stay as family land but where they decide to construct, the result is shown in the 

photo below; 

Figure 6: Sub-divisions and outcomes of inheritance of small plots of land 

Note: These 3 structures in the photos are all on the same piece of land, they belong to 3 

brothers who inherited their father's land and decided to construct their houses on their 

plots. Source: PllOtos by Asiimwe George 

However, inheritance is not the only cause of these intense sub-divisions, there are many 

cases where people who own small pieces of land decide to sub-divide and sale part for 

almost the same reasons given for other sub-dividers and the result is the same as what we 

see on the photos above. 

5.3 Discussion of the contribution of the Markets to Land Tenure and Housing 
The foregoing findings reveal the existence of two parallel and competing markets in the 

form of formal and informal actors. The formal sector involves not only the large and well 

established companies such as Jomayi which can afford to buy land in bulk, service it, 

survey and acquire titles for it before selling it to the last person albeit with formal planning 

and recognition by state completed. There are also some small and very competitive 

companies whose capital is low as to acquire and sale land at the scale of Jomayi but who 
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have the creativity and fl ex ib ility to connect the buyer to the seller without any of the parties 

fee ling cheated. These formal compan ies regard less of their size have one thing in common 

in that they onl y sale titled mai lo for Jomayi and mailo or leasehold for the smaller 

compan ies. Thi s gives the buyers security o f tenure and many other benefits such as arbitrary 

ownership and possess ion of Uganda 's most cheri shed commodity: Land. With title and well 

serv iced plots, the owners of land li ve in organi sed env ironments and can eas ily access 

services such as electricity connections and water w ithin a short period of time, even banks 

and other financial institutions find it easy to lend money to such owners. 

Despite the attractiveness and all the advantages assoc iated with the formal market dealers, 

their serv ices and products sti II evade the low income earners. When a low income earner is 

able to purchase the land in Jomay i, the costs of maintaining such a plot such as construction 

of house are very high. Access to those plots is also difficu lt because the estates are far from 

the main road and thus d iffic ul t fo r the low income earners without a private car, and using 

private transpolt is also still expensive hence making thi s option less attractive to the poor. 

The info rmal sector on the other hand a lso provides housing and land but what type? The 

kind of land sold in this in forma l market is ma inl y without titl e and the only proof of 

ownership is the land purchase agreement. The size of the land is not standard ised thus 

allowing for immense sub-d iv isions but the only lim it to the s ize of the land one can own is 

thei r purchasing power in terms of money. Here in the in formal market, everyone is welcome 

and all sorts of buyers are accommodated ranging from the very rich to th e poor. One of the 

respondents even commented on the conflict in g co-existence of the rich and the poor saying; 

"When he began constructing his house, the neighbour who owns the kalina [storied 

building] behind said that this man was constructing a toilet in his backyard because 

his toilet is even bigger than thai ka house but that small house is one of the most 

beautiful houses on Ihis village and the boy who owns it is now rich. " 
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Figure 7: Low Income housing co-eIisting with High and middle income earners' 
housing 

Note: An example of a low income earner's house on a highly sub-divided piece of land: 
Notice, tlte !ftttried b"ildinp behind indicating mixt"n ttf people of all c/ane!! and income 
and also notice tlte sub-divided plots demarcated by tree stumps and barbed wire in the 
foreground. Photo by Asiimwe George 

For the poor, it is quite obvious why they choose to purchase small portions of non titled land 

and the reasons are affordability, and the need for shelter as soon as possible hence small 

pieces of land bought cheaply although when compared with the larger plots on price - per 

square metre basis are very expensive. The poor find it easy to construct with the little money 

that remains after the purchase is made, it is in fact adequate enough to set off a construction 

project usually small rooms developed incrementally. In the case that money is available to 

begin construction, they usually begin with a room or two, and even these are constructed in 

phases over time, others set up large foundations for bungalows which they also construct in 

phases but much slower than those who go for fewer rooms at a time. However, some of the 

poor do not have the money to start off construction immediately after purchase so they 

purchase the land and give it sometime before they can begin construction projects. 
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There are other categories that purchase the land with the sole intention of keeping their 

money in tangible forms and immovable assets such as land. These speculators wait for 

sometime usually 3 to 4 years or even less depending on how quickly the area is developing 

and the rate at which prices of land raise and then sale when they feel they would make an 

adequate profit out of the sale. In the words of one speculator, he boasted, "You see that plot, 

it is 50 by 50 feet just like all the others but 2 years ji-om now, it will be three times more 

expensive than it was 2 months ago when J sold to all these guys constructing here. " He said 

this while referring to a plot left in the middle of a small estate whose plots he had just 

finished sub-dividing and selling. When those who bought began constructing, he speculated 

that the value of the land would appreciate tremendously and usually they (speculators) are 

right because the value of these plots actually rises as finished structures or ongoing 

constructions surround vacant undeveloped adjacent plots. The other reasons for the rise in 

the value of land are the security of tenure ensuing over time, the provision of services and 

infi'astructure such as roads, electricity and water, and the increase in the local neighbourhood 

population. The owners of land interviewed were not ready to reveal how much they bought 

their land but the new comers indicated that they had bought at higher prices than those who 

settled there before them. 

5.4 Land Tenure in Nansana 

Several writers have defined land tenure III very different way but all have one thing in 

common; the rights to use. This study has taken the GTZ (1998) and Payne (2001) definition 

of tenure; for GTZ, land tenure is the relationship between people and land that is embodied 

in land rights and restrictions while Payne defines land tenure as the mode by which land is 

held or owned, or the set of relationships among people concerning land or its product. In 

Uganda according to the Constitution of 1995, there are four major forms of tenure already 

discussed in the preceding chapters and they are Mailo land, Freehold, Leasehold and 

Customary land tenure. 

[n Wakiso district and Nansana Town council which is the study area of this paper, these 

forms of tenure exist and abound although in differing proportions and have been responded 

to differently. The following section sets out to explore tenure in Nansana. The findings of 

this section pertain to Nansana and although they may be applicable to other areas in Wakiso 
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district and the country indeed, this paper explored them in the context of Nan sana so some 

forms of tenure are missing because they do not exist in Nansana. 

Figure 8: Various forms of land tenure in Nansana 
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land Tenure Forms 

Source: Fieldwork 2010. 

The study interviewed a total of 39 respondents who owned land and house. The findings 

show that majority of the people interviewed did not possess title on their land and while 

those with titles seem reasonably many at 7, these were categorised as such to include those 

with private mailo titles and leaseholds or freehold tenure, the majority, 18 of respondents 

who are categorised as without titles are those who are settled on Crown land which belongs 

to the Kingdom of Buganda underthe trusteeship of the Kabaka4
• 

5.4.1 Private Mailo Land tenure 

Private Mailo land is where the owner of the land has permanent and perpetual rights over 

their land. The holder of this land is free to use it as they please and can easily sale, sub­

divide or even pass it on as inheritance or gift to friends and relatives. This form of tenure is 

common in Nansana for one reason; the crown land which belongs to the Kabaka is also 

private mailo land. Otherwise, very few people have been rumoured to hold mailo titles on 

land in Nansana but the largest part of the land in this study area is private mailo belonging to 

theKabaka and not to private individuals . 

4 Kabaka is the local title given to the King of the Buganda Kingdom. The mention of the term Kabuka in 
Uganda simply implies a King. 
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At the individual level, those who hold private mailo land titles are the lucky few and are 

largely high income earners so the study wi ll not di scuss them except where low income 

earners cross paths with them. This cou ld be in cases where some people have bought land 

from such landlords and want to acquire titles for their portions of the land or how they 

interact with these private landlord s, and also how they relate with them in cases where such 

landlords are absentee landlords. Absentee land lords in the Ugandan context are those 

owners of private Mailo land or any form of private land (lease or freeho ld) who do not 

reside on the land nor care for it and most likely reside in the city or abroad while their land 

lies redundant or has occupants whom the landlord doesn't recognise. These landlords are 

also serious sub-dividers of land despite se ll ing their land to high and middle income earners 

since titled land is expensive. On the other hand , crown private mailo land is as complex as it 

is interesting to study. When in Nansana, you hear terms such as bona-fide occupants, 

squatters, Kabaka ' s tenants, batuuze5
, basenze6

, recognised tenants/occupants by Bulange and 

leaseholders. 

5.4.2 Lawful and Bona-fide Occupant/Tenant 

According to the 1995 constitution of Uganda, a bona-fide occupant/ tenant is a person or 

group of persons who were residing on a private mailo land long before the constitution of 

1995 and the Land act of 1998 came to being in Uganda. The Uganda Law Commission 

(2006:61) taking from the constitut ion, define a Bona-fide occupant as; 

"a person who has stayed on and IIsed the land, or improved the land for not less 

than twelve years without being disturbed or asked to leave by the owner. It also 

applies to a person who has been settled on the land by Government or its agent. A 

Lawjitl occupant on the other hand is a person who before the coming into force of 

the constitution had stayed on and used the land with the permission of the owner or a 

person staying on the land, which he or she has bought or a cllstomary tenant staying 

on the land without having been compensated by the owner. " 

This category of tenants/occupants has spec ial attributes and rights; they cannot be evicted 

without consulting them nor can th eir land be so ld without giving them due compensation 

and before consulting them on the decision to sa le, the first priority is given to them to buy 

j Batuuze is the term given to cultural occupiers or illc land . 'Illesc aTC a group of people who has resided on Kabuku's land long before the 
land even belonged to Kabuka in law and hellce hold customary rights over Ihe land , TIley are inhabitants and some arc those who have 
stayed for a period longer than 20 years. 
6 Bascnze is a term for migrants, new comers, ·1l1is vaguely refers to Ihose wllo occupied the land after the passing of the new constitution in 
1995 and/or those who are basically new 10 <Ill area . So a person who has stayed long at a place is referred to as a Mutuuzc (singular of 
Batuuze) while a new comer is a Musenze (si ngulnr of [3ascnze) 
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themselves out or if they cannot buy the ir who le ri ghts, land can be so ld to another person 

after consu lting the occupants and due compensation based on prevailing market value of 

land has to be offered. 

However, the bona-fide occupants were supposed to pay attr ibute or land tax to the landlord 

on an annual basis and this was previous ly a piece offering and depended on how much the 

occupants own and was willing to offer the land lord but the 1995 constitution and 1998 Land 

act put a sum to this annual nominal .ground rent at a rate which is determined by the District 

Land Board and/or the Minister. The Land amendment act of 2010 in Article 237 of the 

constitution and section 3 1 and subsection (3d) of the Land Act states that "Where the board 

has not determined the annual nominal ground rent payab le by a tenant by occupancy with in 

six months after the commencement of the Land (amendment) Act 20 I 0, the rent may be 

determined by the Minister. Sub section (3e) states that the rent payable under this sectio n 

shall be paid within one year after the mini ster has approved the rent payab le under 

subsection (3) or determ ined rent payab le under subsection (3d)" (MoLHUD 20 I 0). 

Failure to pay this amount of money to the landlord implies a violation of the occupancy 

contract and one has to pay arrears and could not defend themselves if they were being 

ev icted on grounds of breach of contract and gross misconduct by the landlord. But the 

landlords were not happy with the sum that government legislated as supposed to be paid by 

tenants thus many land lords Kabaka inclusive have not been collecting thi s tax. This study 

doesn't not extend as far as disc uss ing these comp li cations in the law and relations between 

landlords-tenants-and the government of Uganda as is an ongo in g and hi ghly politicised 

Issue. 

The bona-fide occupants are very few and invo lve the Batuuze, those who hold land as their 

customary/ancestral land, and those who bought the land before 1995 when the new 

constitution came into force. There are many occupants for instance, out of the 39 

respondents interv iewed, 36 were occupants. The inhabitants are relatively few in Nansana as 

in fact in this study were on ly 3 of the 39 respondents interviewed. The majority of the 

people residing in Nansana as of now are new and came to that place later than 1998. The 

inhabitants are those who have lived in th is area all their li fe and before the 1995 constitution 

whi le the migrants are those who have only li ved in th is area after 1998. 
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5.4.3 Squatters 

This is a term which is a bit blurred in delinition in the Ugandan context as it involves 

unlawful tenants on government and private land as well as occupants who have in vaded land 

or even those who have bought their land provided they are not recogn ised by the landlord. 

The time one has spent on the land may not matter much for these kinds of people/occupants 

or tenants, what matters and di stinguishes th em is the fact that they are not formally 

recognised by the owners of the land as lawful or bona-fide occupants. 

There are many such cases of people in Uganda and Nansana and their major problem is that 

despite buying their land, either from cultura l occupants or private landlords, they don ' t get 

recognised. There are cases where land lords have so ld land to people and then denied them 

their right of occupancy later as with one case in thi s study where the landlord (who is an 

inhabitant on Kabaka 's land) in 2006 so ld palt of her plot of land to a young couple, the plot 

is 50 by 50 square feet. After a year into the couple's occupancy, the landlord so ld the same 

plot of land to another person. What saved the coupl e from eviction (although it didn't 

remove the tenure insecurity) was the fact that they had began ferrying construction material s 

on the land and they were acknowledged by the Local Council leaders and neighbours and at 

that time the foundation of their house had already been laid. Desp ite all this the landlord 

continues to deny their legali ty of her plot of land and the conflict is ongoing with the other 

party who bought the same land a lso still claiming rights over that land. 

In other circumstances, land is purchased on private mailo land between lawful and bona-fide 

occupants selling whole or part of their land to newer occupants. The newer occupants in this 

case would have to go to th e private mailo land owner (usua ll y the possessor of the title for 

the land) to introduce them se lves. But when they arrange to meet the landlord/title holder, 

they are denied and declared as unrecognised as one of the respondents in such a situation 

stated: 

"I bought this landFom Mllkasa my neighbour and went to introduce myself to Henry 

the landlord and see iff could secure the tit/efor my plot. When I arrived at Henry 's 

place, he assured me that he did not know or recognise Mukasa and myself and yet he 

is friends with Mukasa. That made us rlln around chasing Henry for the next two 

years begging him to recognise 11.1' and when he finally did, he asked me to buy a title 

Fom him at a cost which was even higher than the price I had bought the plot Fom 

Alukasa. These landlords are all cheats, Ina longer believe them. " 
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The plight of such people is never known as they li ve in fear of eviction day by day although 

in many cases it has not happened in Nansana as none of my respondents mentioned ever 

getting evicted despite the threat existing. For much of Nansana the threat maybe less 

because the largest chunk of the land belongs to the institution of the Kabaka and the 

Kingdom of Buganda and hence occupants are less threatened with eviction. Table 2 may 

have indicated that there were 7 respondents with title and 18 without title but out of the total 

of 39 land and home owners interv iewed in the study, 10 of the potential title holders who 

were not occupants on Kabaka ' s land had failed to acquire title from their private landlords 

because they were too expensive for them to afford. This is because the process of purchasing 

titled land involves many steps, one can buy land with title but choose to be a tenant/occupant 

on that later and buy title later either s lowly or immediately from the landlord or one could 

buy land and title at the same time. The 4 occupants on Kabaka ' s land were instead getting 

the threats and trouble mostly from the ir unreliable landlords whom they had bought the plots 

from, one illustration is the young couple discussed earlier. 

5.5 Improving Tenure status for Low Income Earners 

The institution of Buganda Kingdom und er the Kabaka through the Buganda Land Board 

(BLB) in 2009 began a recognitio n program for all the occupants on Buganda/Kabaka 's land. 

This could be termed as the Buganda version of regularisation of tenure. According to the 

Land Relations Officer of BLB the program was aimed at registering all the occupants on 

Buganda land . They intended to register 10,000 occupants per year. By the time this research 

was conducted in July-September 20 10, th e program had successfully registered 5,500 

occupants. This number is a little more than hal f of the required target but it was a good 

indicator of the relevance of the program. The major reason for the programme to the 

kingdom is to ensure that all the occupants on Kabaka 's land are registered so as to enable the 

kingdom to levy annual property rents from the occupants. Despite the limited threat of 

eviction for the occupants from their land for non reg istration , there are several reasons why 

people are registering their land with Buganda Land Board. According to the Land Relations 

Officer at Buganda Land Board, some of the reasons why people are registering their land are 

summarised below: 
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Figure 9: Reasons for registering land with Buganda Land Board 

• Increasing Security on their land 

• Adding value for collateral secur ity for loans 

• Acknowledgement of occupancy by Kabaka, the land owner 

• Increases the value of land 

• Helps to authenticate land ownership/occupancy 

• Helps to minimize conflict on land 

• No standard sub-division - any size and/or shape of land can be registered 

Source: Fieldwork 2010. 

There are many people constructing and many more who reside on this land in fact to 

illustrate the magn itude, one Loca l Counc il leader of a zone in Nansana West stated roughly 

that his zone receives at least 5 - 8 new families a week. He used fami lies to imply that these 

probably come with more th an a coup le but perhaps children and dependants. He said, "The 

government has more than 8, 000 volers here and we have to make sure they are protected 

and their tenure is secure. " Thus the Kingdom of Buganda would not be so cruel as to deny 

all these people a chance to be secure and to protect their property through enforcing their 

tenure security hence the land regi stration program is doing just that. 

5.5.1 How is registration done on Buganda Land? 

There is on ly one forma l way registrat ion of Buganda land is done and it is all through the 

Buganda Land Board. The applicant is required to complete a series of bureaucrat ic steps 

before they can acquire their reg istrat ion certificate . The fi gure be low lists II of the major 

requirements for registering land witli the Buganda Land Board: 
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Figure 10: Requirements for Registering Land with Buganda Land Board 

1. Occupancy of land 

2. Proof of occupancy- (Purchase agreement, inheritance letter) 

3. Letter of recommendation from Mutongole - and L C 

4. Postal address and Telephone contact of occupant 

5. Photos of the land 

6. Passport photos of occupant 

7. Diagrammatical direction to the land (Sketch map) 

8. Form of acknowledgement from adjacent neighbours 

9. Filled in registration form 

10. Proof of payment of UGX 200,0001= (USD $87) 

II. Draftsman's approval 

Source: Fieldwork 2010. 

The above are but the major requirements that an applicant must possess when going to 

register their land with the Buganda Land Board: There could be other smaller requirements 

but these are built to illustrate the daunting task that app licants go through to have their land 

registered. While proving actual occupancy requires nothing other than having the land 

purchase letter/agreement, some tasks such as getting the Local Council recommendation 

letter and another from the Mutongole7 also req uire payments which are not stated but differ 

on a case by case basis but th ey are never less than 5,000 UGX ($2.28
). The price which is 

required of applicants is also high at UGX 200,000 ($87). The draftsman is an official 

inspector from Buganda Land Board who must physically visit the location of the land and 

assess all the necessary documents before giving his/her approval and this may take time and 

delay the process. The local Council leaders and Mutongole are also difficult to assess as they 

work at different jobs and only perform these tasks on a voluntary basis. This research could 

not ascertain if the Mutongole is paid or not but surety was made of those Local Council 

leaders who are government worke rs, they were not paid until as recently as late 20 I 0 when 

7 Mutongole is the appointed agent or the Kabaka at Ihe village or Sub county level who executes the tasks of the Kingdom 
slich as verification ofland ownership and watching over Buganda Kingdom property and interests. 
8 The conversion rate of the USD $ to UGX was $1 to UGX 2300/~ as at July 2010. 

57 



government decided to sta lt paying them. The unavailability of these officials whenever 

needed also seemed to delay the process further. 

The offic ials at the Buganda Land Board were certa in that the amount of time taken to issue a 

certificate of occupancy if an applicant has a ll the necessary requirements takes somewhere 

between 2 days in the fastest circum stances but it could go on for even longer for months or 

even years. This is because the program has different schemes of payment, applicants can pay 

the full amount of $87 on spot or they could pay in instalments since they are mostly low 

income earners who would not have $87 (UGX 200,000/=) easily at a moment in time. Those 

who pay in instalments seem to have their papers processed and pending for longer periods 

than those who pay the full amount in cash. 

The amount of money paid for this exercise may not be too high by internationals standards 

at just USD $87 but at the standards of Uganda with a ll the irregularities and uncertainties of 

low income earners, this amou nt is quite higher. Through the research process I was made to 

understand and sympathise with the Buganda Land Board concerning the charge fees. This is 

because the fee paid is used to provide a number of documents and materials to the occupants 

and all these come at a price and are manufactured outside the premises of Buganda Land 

Board. The money paid is used to open appl ication tiles, processing the files through a series 

on double checking and doub le filing systems in the board premises, the provis ion of the 

Occupancy certificate and the s ign post loca ll y known as Akapande which is erected 

anywhere on the owners plot. The Kapande contains on it the Name of occupant, their 

location and plot number and a few other detai ls demanded by the applicants if needed. This 

is illustrated in the figure below: 
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Figure 11: The sigtr post used as proof of I eglsh allou of Land with Bugauda Land 
Board . . 

Note: These are illustrations of the blue and white Signpost given by the Buganda Land 
Board as Proof of Registrotion and authentication of occupancy and ownership of the 

Ja!J.d •. fl/Otos by: Asllmwe George 2010. 

Below is another illustration of what the Signpost contains when seen up close and the 

Registmtion Certificate. 

Figllre 12: Some of the Items given by Buganda Land Board after completion of 
registration. 

Note: The first photo shows what is contained in the signpost (this one even includes duo 
ownership of land by a couple) while the second photo is an example of the certificate one 
gets after successfully registering their land. Photos by: Aslin/we George 2010. 

S!L .. 



5.5.2 Leasehold on Kahaka's Land 

There is also another option in impro ving the occupancy status up and above attaining 

registration of occupancy. Appl icants can register for a leasehold altogether if they wanted to 

there is that provision as well. Leasehold is 

"the owning of an interest in land based on an agreement with the owner of the land 

allowing another person to take possession and use the land to the exclusion of 

anyone else for a specified or limited period of time, usually five years, forty nine 

years or ninety nine years, on payment of money or giving service. When one dies, the 

successor takes over the lease" (Uganda Law Commission 2006: 60). 

Buganda Land Board permits the issuance of leaseholds to successful applicants but this 

option remains expensive to low income earners and is even more time consum ing as it 

involves Buganda Kingdom applying for a lease which is issued by the Ministry of Lands at 

the Central Land registry, a process which takes 6 months in the least and even longer most 

of the time. To illustrate how farfetched th is process is, there was only lout of my 39 

respondents who held a lease and by any catego ri sation was not among the low income 

category, he was a profess ional who owned and run a storied condominium on a commercial 

basis. The leasehold differs from the ordi nary land registration in many various ways and the 

figure below illustrates this: 

Figure 13: Requirements for upgrading to Leasehold tenure 

I. Lowest lease contract - 5 Years 

2. Highest lease contract - 75 Years - Renewable 

3. Minimum acceptable plot s ize for tit le 40 X 50 feet 

4. Premium Oeposit- UGX 1,000,000 

5. Surveying UGX 950,000 

6. Cost of inspecting plot (Oepei1ds on In spector 's rate) 

7. Premium Value (Size of land X Cap ita l Value X 10%) - [Capital Value of 
Nansana is UGX 80,000,000] 

8. Ground rent of 10% annually of premium va lue 

Source: Fieldwork 2010. 
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Other than the first three requirements, the other steps all require money or involve payment 

of money in some way. Take for examp le, ifsomeone an occupant of land in Nansana wanted 

to apply for a lease, they would have to complete all the steps of getting an occupancy 

certificate first and then have to pay for the above process which also involves numero us 

computat ions of values such as Premium va lue and payments to the Land Board and even the 

Ministry and that is not to mention the in spectors, and surveyors and loca l councils officia ls. 

These are way too many payments and take an awful long time hence low income earners 

don't find leasehold attractive. 

5.5.3 Resistance against the BlIganda Registration Program 

The above program seemed to have reg istered success and to have improved tenure clarity of 

low income earners. However, that was just on the good side, there are factions of society 

who dispelled it and rejected the program and continue to refuse registration. They base thei r 

resentment on the constitutional provision which says that a lawfu l or bona-fide occupant can 

only be evicted for non payment of ground rent (MoLHUD 20 10). The respondents indicated 

that they were willing to pay the gro und rent if the Buganda authorities wanted to. One of the 

respondents responded to payi ng ground rent during the Focus Group Discussion saying; 

"We have never refilsed 10 pay grollnd renl Iv Kabaka, Ihe problem is Ihat they have 

never asked liS 10 pay and we don 'l even know how much they want since they are 

alwaysjighting with governmenl over Ihal." 

Other occupants reported that the land was their customary right and they had lived there a ll 

their lives, they had burial grounds and their ancestors li ved there and had never been evicted 

nor threatened with eviction and with that did not see any necessity of regi stering land which 

already belonged to them. One inhabitan t even authoritative ly made a remark saying; 

" You also be serious, how can YOIl lalk abo III eviclion/i'om my land, who would evici 

me, look at Ihal corner, Ihal is II1l'falher 's grave and Iwo vlher relalives, Ihose people 

were buried Ihere more Ihan 20 years ago when J was young. J am nol going 

anywhere, J belong here. " 

These kinds of responses kept coming whene ver inhabitants were interviewed and thi s 

demonstrates how secure they felt despite not having title. 

However, some of them were registered with the Buga nda Land Board and one of them said; 

61 



.. We are Kahoka 's people and if he has a program, it must he supported by 

compliance since no one 'looks Kabaka in/he mOllth'" [Loose ly translated as no one 

objects to the King 's wishes]. 

Others who rejected registration answereel sayin g th e Kabaka would not risk destabili sing hi s 

own subjects by evicting them , the land he owns belongs to him and hi s subjects and it would 

be a misguided thing to do since the peo ple a re what Buganda is, Buganda is the people and 

Kabaka is onl y their spiritual and cultural leade r. 

There was another view which came from those who knew about the current law sections 35 

and 92 of the principal land Act of 1998 whi ch fo rb ids eviction or sale of occupant (s)' land 

or owner(s)' without giving them the first priority to buy their interest. The law forbids any 

landlord from selling the land without consulting and dully compensating lawfu l and bona­

fide occupants and vice versa for tenants, th ey are supposed to sell back the interest to the 

holder of the title if they wanted to sal e lanel wh ich belonged to a land lord who owned the 

title otherwi se the transaction is ill egal and the offender is liable to prosecuti on by law. The 

law even goes further to state that anyo ne who ev icts or participates in the eviction of a 

lawfu l or bona-fide occupant from a reg istered land commits a criminal offence. This section 

of the Land Amendment Act of 20 1 0 gives both the occupant and landlord a certain level of 

security and clarity and outlaws illega l ev icti ons. This accord ing to the findings of this 

research is in the interest of many low income earners especiall y such as th ose in Nansana 

who are largely on Crown or Kabaka ' s land and a few others who are tenants on private 

landlords' land. 

5.6 The Government 

The government owns small proporti on o f land in Nansana espec ia ll y the wetlands such as 

the Lubig i wetland which are entrusted to governm ent as the custodian in the Uganda 

constitution of 1995. This does not mean th at the state is not an actor in the land market; it is 

a very active player in the market si nce it is the ro le of the state to defi ne the rules the 

markets operate by and make regulat ions that enable or constrain the markets and the actors. 

These rules cou ld be inform of land laws, pol ic ies, subsid ies to the various actors, the 
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provision of services such as roads, water anci electricity as well as hea lth and san itation 

serv ices within communities. 

The government also intervenes in the lanci and housing market of course not as a provider of 

land andlor housing but as the planning authority through the Local Governments and the 

setting of building standards as well as the encouragement of private sector investment 

through the creation ofa conducive environment for investment. 

The government also protects private investments through provision of security to property 

and the people in Nansana through the police and other defence forces. Therefore the role of 

government has changed from provider to enabler but it has not reduced in importance, the 

only difference is that it no longer intervenes in housing directly but through making 

conditions for investment conducive hence the enab ler. 

5.7 Financial Institutions 

Financial institutions take the shape and form of banks andlor micro finance inst itutions in 

this area. Since Nansana is a place not known to have many titles, the numbers of banks that 

work with or in other words lend to housing in that area are very few. One notab le bank 

fund ing housing in this area is Centenary Rural Development Bank (CRDB) and a host of 

Micro-finance institutions such as Finca, Brac, Pride Microfinance, and many others. This 

study conducted key informant interv iews with CRDB and Housing Finance Bank in Uganda 

(HFBU). But many of the microfi nance insti tutions cou ld not give clear answers peltaining to 

how they fund housing so they got excluded from the study since they were more interested 

in funding business development than housing despite using land agreements as collateral for 

either case. CRDB which is a microfinance bank that specialises in funding low income 

earners had a cutting edge over all the other banks and financial institutions so it was relied 

upon more than the other banks. 

The banks play an active role in the land market because they use titles and agreements on 

land to fund the activities of low income earners whether for housing or business 

development. The activities that thus take place in Nansana are also of keen interest to the 

banking sector and the way the banking sector operates also enables or hinders the funding 

that low income earners can get for instance in an interview with Housing Finance bank, the 

state bank which offers housing finance se rvices, it emerged that the low income earners are 
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not catered for because the bank onl y accepts titled land (mailo, lease or freehold) as 

co llatera l which majority of the low income earne rs in Nansana lack. The bank a lso on ly 

operates within a 6 -8 kilometre radius of an urban area as the limit for its fund ing. The 

amount of money offered is too high and the loa ns are also too expensive for these low 

income earners to repay comfortab ly hence the bank does not cater for them. 

On the other hand, e RDB does work with low in come earners through several brands such as 

Home Improvement Loans, Loans to insta ll water harvesting tanks and rai ls, and Home 

Equity Loans. Th is ind icates that the ba nkin g industry is also an actor in the land and housing 

sector and therefore cannot go unmentioned in a study on land tenure and housing such as 

this one. 

In conclusion , this chapter has explored how the land market operates and who the actors are 

and their roles and how they serve the low income earners. The chapter has demonstrated that 

the Formal and In fo rmal land markets operate s ide by side and competitively in Nansana and 

that also non market players such as land owners and Buganda governm ent although are 

playing their role to ensure that land investm ent is fostered and tenure security and clarity are 

improved. The manner in which subd ivisions occur and how they affect the physical outlook 

of Nansana is hi ghlighted. The ro les of govern ment as an enabler and/or constraint for 

markets to operate has also been di scussed and the variolls banks offering services and what 

kind of services to low in come ea rners have a lso been explored. Therefore, it is a 

combination of these factors and a ll the actors in the market that have made Nansana the 

emerging residence and home fo r the low in come ea rners that it is today. 
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CHAPTER 6: EMPOWERMENT OF LOW INCOM E EARNERS THROUGH LAND 
TENURE AND HOUSING I N NANSANA TOWN COUNCIL 

The World Bank (2002: II ) defines Empowerment as "the expansion of assets and 

capabiliti es of poor people to partic ipate in negoti ate with, influence, contro l, and holdi ng to 

account institutions that affect their li ves" . In its broadest sense, empowerment is the 

expansion of freedom of choice and action. Th is chapter will hi ghl ight and di scuss how low 

income earners have had thei r opt ions, capabi lit ies and power increased th rough the provi sion 

and acquisition of land , property rights and housing and if or how thi s has enabled the 

eradi cation of poverty, improv ing the soc ial statu s and economic bargaining power of the 

poor. The study investigates the soc ial an cl econom ic aspects of empowerment. 

6.1 Social empowerment 

This section is dedicated to those aspects whi ch have increased the powerfulness of low 

income earners without necessarily increas in g their incomes. These are issues related to 

power relations and how the low income ea rners fit within their community, their cultural and 

personal aspirations and how the avai lab ili ty of these through land tenu re and housing has 

raised their capabilities . There were some part icul ar variables which were attached and 

studied to constitute elements of socia l empowerment and these are summari sed in the Figure 

below; 

Figure 14: Social Benefits of La nd and Housing to Low Income Earners 

• Permanent address 

• Confidence/Pride 

• Childhood aspirati ons 

• Respect and accepta nce in soc iety 

• Proof of adulthood 

• Shelter/ Home 

Source: Fieldwork 2010. 

The respondents were asked to ment ion and d iscuss the social benefits they have ga ined from 

owning land or house. The respondents were free to give mu ltiple responses and the maj or 

benefits are outlined in Figure 14 above . The reason behind all these responses was to 
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ascertain which of the variab les were more important and had been more realised throu gh 

tenure and housi ng for these low income groups. 

6.1.1 Permanent Address 

While thi s cannot ind icate the abso ilite im portance of the variable in the lives of these low 

income earners, the fact that it got mentioned many times indicates that they cons ider hav in g 

a home of their own, a permanent address, a place wh ich can be referred to as their own is 

neveltheless im portant and worthy of ownin g land andlor house for. Thi s is because in 

Uganda just li ke in many places around the world, home ownership is close ly related and 

linked w ith being fu lly establ ished and settled in adu lt li fe. It provides the owner with an 

address of where th ey live, where th ey belong and how they position themselves in society. It 

is even good for chi ldren (for famil ies with children) to have a place they ca ll a home of their 

own. This is clearly an ind icator of the im portance of having a permanent address hence this 

could not be any much less for low income earne rs as it is for any other class of people. 

6.1.2 Confidence and pride 

Powerlessness has been identified as an indicator of d isempowerment and also one of the 

major contributors to poverty and in many cases lack of confidence has even exacerbated the 

livelihood condit ions of poor people and the ir abi lity to ra ise out of povelty (World Bank 

2002). Land is Uganda's most precious item accordi ng to (Asiimwe and Nkayoonj o, 2001: 

Sebiina-Zz iwa et ai, 2002) and having a house in an urban area is the icing on the cake. The 

low income earners too value thi s a lot, in fact they mentioned it often as the major reason 

why they choose to buy land and what they have achi eved fro m owning the land and housing 

in this urban area . Ownership of land accord ing to the respondents is a way of realis ing 

potential in oneself and reali s in g that one can move from not owning anyth ing to a· tangible 

asset in land and house. This raises their confidence to even attempt to do other things for 

instance as this study has shown and will continue to show, low income earners always a im 

even higher with the acq ui sition of land. Table 3 will demonstrate th at of all the respondents 

who were interviewed only three had bu ilt th e ir houses who ll y in one construction phase, a ll 

the others had constructed the ir houses incrementall y and through self- he lp or w ith some 

small loans. Other evidence is avai lable in the literature from Tanzani a (Kombe 1995: 

Ngu luma 2003), South Afhca (M it! in 2007), the Caribbean (Ferguson 1999) and South 

America (de Soto, 2000: Turner 1976). 
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Table 3: How houses are constructed in Na nsana 

Incremental (Severa l Phases) Completed house (One Phase) 

36 3 

Total 39 

N= 39 N- N umber of respondents who owned land and house(s). 

Source: F ieldwork 2010. 

The confidence to begin construct ing derives from the ownersh ip of the first tangible asset in 

land. There seems to be an urge for low income earners to construct regardless of how long it 

takes. This accord ing to the find in gs and evidence presented is surely a tool of empowenn ent 

as it increases the power and willingness of low income earners to participate in their 

personal development as well as nati ona l deve lopment in their own small way. 

6.1.3 F ulfilment of C hildhood Aspirations and Dreams 

People grow up with aspirations and dream s of whom or what they want to be when they 

grow up and everyone has different asp irali ons of their own. Some dream s come true, others 

don 't but the point is that eve ryone has drell ill s and aspirations; low income earners havc 

dreams too. Aspirations to own a good and beautifu l house should be commonplace; th is can 

be envisioned in the words of one of Ill y respondents who said; 

"Since I was a child, I always wanted to have a good house and to set up a modal 

home. During my childhood, 0111' neighbollrs across the hill had a very pretty house 

and they were very close Fie",!.\, qlourfamily, we used to take turns at visiting each 

other's homes. Whenever we visited their home, we were welcomed and caredfor well 

and their home was tidy and velY well organised but when our turn to host came, we 

always felt intimidated to host these people since our home was not as' tidy or 

organised as theirs. So when J got a/amily qlmy own, I decided that I would give my 

children a home they IVould be prolld q/ and not be intimidated to bring their jhends 

to and this is the house YOll see noll'. ,. 

These kinds of stories were very common whenever respondents were asked as to why th ey 

thought it empowered them to rea lise th eir ch ildhood and life aspirations through housing. 

Another interesting response came from a yo ung man presumably in hi s early thirties who 

said; 
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"Who doesn 't want to live in the best house in the village, when you walk through 

Muyenga or Kololo [some of the affluent neighbourhoods in Kampala] don 't you ever 

fee l like owning one of those mansions. This is my Muyenga, J constructed my house 

like the ones J saw in Muyenga but of course it is not as big but it 's designed the same 

way. 1J 

Figure 15: Housing built to resemble those in High income neighbourhoods 

Note: The photo above illustrates how people can transfer their aspirations and modals of 
the houses they have a/ways dreamed of living in to any neighbourhood regardless of their 
class. TI,is was the house designed to resemble the mansions i/l M uyenga that I discussed 
above. PllOto by, Asiimwe George 

6.1.4 Need for II Home/Shelter 

There were also responses that were not related to ambitious needs and benefits but 

emanating out of necessity. One such reason was the provision of a roof over one' s head. 

Many low income earners said that the biggest benefit they had gotten out of ownership of 

land and house was the acquisition of a ' roof over their heads' , a shelter, a place which is 

their home. This point is closely related to the benefit of having a permanent address but the 

di fference is in the reasons they gave for it. Many said that since government could not 
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provide them housing and shelter th ey had to fend for themse lves and find a so lution and one 

such so lution was settling in Nansana and prov iding their own shelter and housing. 

6.1.5 Proof of Adulthood 

This was a point mostly ra ised by yo unger men. It is a benefit embedded in the cul tural 

beliefs of many tribes in Uganda. Many tr ibal groups in Uganda associate ownership of land 

and construction of house as a sign of adu lthood. Many youn g men who wanted to estab lish 

themselves in many cultures in Uganda had do it th rough building a house of their own and 

living by themselves either on family land as part of the extended famil y or buying land and 

constructing e lsewhere far from fami ly. In the contemporary Uganda, these cultura l beliefs 

still hold strong and weigh heavil y on you ng people's shoulders, therefore, being ab le to 

construct a house in the rural areas is good but even bette r when it is constructed in the urban 

areas and many young people considered themselves ad ults because they had been able to 

successfull y construct a home o f thei r own and move out of their parent's and from renting. 

6.1.6 Respect and Acceptance ill Society 

The respondents associated land/house ownership to empowerment because of the respect, 

recognition and acceptance they were accorded in society. The Nansana area is mostly a 

res idential area and tenants are usua lly found in Boys-quarters (a common term g iven to 

housing reserved for older boys in the family) . Many peop le and fam il ies with or without 

children or whose chi ldren are few and yo un g eno ugh to fit in the mai n house always 

construct these quarters just behind the main house and that's where many renters find so lace 

in many of the residential places in Uganda (th is is not to d isregard tenements) . So in 

Nansana, home ownersh ip is attached certa in values to as the real home owners are 

considered more as members of th e community than their counterparts who are renters. This 

is because while tenants may be ex pected to move to other places and/or even construct 

homes of their own, owners are expected to stay in the community as part of it and to playa 

more developmental role such as contributing to road maintenance, constituting Local 

Council leadership and contribut ing to soc ial cohesion and security within the 

neighbourhood. This accordingly gave the respondents stronger power and a large sense of 

belonging w ithin th eir community and soc iety at large and hence became the most mentioned 

social benefit resulting from tenu re and housing for the low income groups. 

To conclude on social empowerm ent, it is imperative not see these benefits as separate as 

their bounds in real life are more blurred tha n how they have been portrayed in the discuss ion 
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above. It is also important to notice that these are not tangible elements but rather 

psychological, moral and emotional e lements which onl y empower people on the inside and 

in the social settings within which they li ve so to attach value to a life of an ind ividual 

through acceptance, reali sati on of amb iti ons and dreams, and offering an opportunity to 

peop le to do what they want with in the confines of th e ex isting social structures and norm s is 

an act of empowerm ent that prod uces more deve lopment and self reali sation among peop le; 

even low income earners. 

6.2 Economic E mpowerment 

The economic aspect of empowernien t for thi s stud y just like the soc ial aspect discussed 

above dea ls in increasing poor people' s options and power to reali se the ir fu ll potential. 

However, the potential is not in psycholog ica l form but rather phys ical such as increasing 

the ir incomes, bargaining power and enh anci ng th ei r savings; basically increas ing the ir 

economic stab ility and potentia l. 

The economic benefits of land tenure and housing for the low income groups that thi s study 

aimed to study were concerned with how land tenure helps these peop le to diversify their 

incomes; how they invest thei r savings; how they secure their future through land and 

housing and how land and housin g he lps them to rai se capital for investment and re­

investment. Figure below shows some of th e benefits respondents mentioned when asked to 

state and exp la in how land tenure and housing had benefitted them econom ica ll y; 

Figure 16: Economic benefits of La nd a nd Housing Tenure to Low Income Earners 

• Diversifi cation of Incomes (sav ing rent and earning from rental 

housing) 

• Increase in Incomes 

• Invest ing savings 

• Capital for business investm ent (Co llatera l, Business capita l etc) 

• Sav ing for the future (Pe nsions and Inheritance) 

Source: F ieldwork 2010. 
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6.2.1 Diversification oflncome 

For low income earners, the prospect of earn in g from multiple sources is one they envision 

with great hope. With the unpredi ctab il ity and irregu larities of incomes for most people who 

work in the informal sector, having one source of income especially if it is only a job is ri sky 

and as such, many low income earners look to d iversi fy their so urces of incomes. But 

whereas many prefer to establi sh several different branches of their businesses, or even 

setting up different lines of trading businesses such as running one business as a trader in 

agricultural products on one hand and trading in car spare-parts on the other- there are other 

informal secto r workers who would rather in vest their monies and diversify their incomes 

through investing in immovable and tangible assets such as land and housing. The last 

category is the interest of thi s study. When interviewed , most of the low income earners sa id 

the biggest benefit of tenure and hO ~l s in g has been the diversification of their incomes. This 

was due mainly through two major ways, savi ng wo uld-be rent money and earning from 

renting their housing. 

6.2.2 Saving would-be rent money 

For the low income earners the fact that w ith perso nal and private housing, paying rent is a 

thing they do not have to incur made them fee l emancipated. This is because it is rather costly 

to be paying rent to someOne every month and yet the incomes of these low income earners 

are very volatile and unpredictable. While th ey could earn highly in one month, it may be a 

different story in another month when things do not go as well as expected. Under such 

circumstances they would worry about where rent was to come from and if their landlords 

would understand their situation or just evict them fo r failure to pay. So when they had a 

chance to build their own homes and' stop renting, it meant a big relief and many respondents 

in fact answered saying; 

"Renl is a Ihing of Ihe pasl and all Ihe lIIoney I lIsed 10 pay in renl is being saved for 

other Ihings such as children 's school f ees. " Someone even sa id, "whenever I had not 

paid renl, I used to gel scared even when Ihe landlord came by to greel me, I always 

thought he had come to ask for his lIIoney or 10 ask me 10 vacale the hOllse, I cOlild not 

eal anylhing good before paying renl bul ever since J got Ihis new house, things like 

renl are history and J eat as I wanl, J wony no more, no one will ever come back here 

knockingfor rent" 
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This clearly indicates that being abl e to fo rfeit re nt money and all the worries that come with 

renting was a big benefit for the low income ea rn ers res ulting out of owing a house and home 

of their own. 

6.2.3 Earning from Rent 

This was a flip of the coin to saving rent money. Many respondents particularly those who 

owned rental housing mentioned earnin g big from renting their houses as the biggest benefit 

they had achieved from tenure security and in vestm ent in housing. 

Renting in Nansana comes in vari ous ways, in co mmercial centres it involves setting up 

houses such as the one in Figure 16 where a number of shops are run whereas in residential 

places, structures such as those in Figure 17 are set and other forms take the shape of boys' 

quarters and garages. However, despite the different forms rental housing comes in, it all 

involves paying monthly rental fees to th e landl ords and in some cases involves signing 

formal contracts but the most common agreements are informal and unwritten, they are 

verbal and vary on a client to client bas is. Some renters may pay 3 to 6 months or even years 

in advance while others pay on a mon thl y bas is. Some tenements are post paid while others 

are prepaid in that you may either pay for the month (s) you will occupy the house or for the 

month(s) you have occupied the house. 
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Figur~ 17: Some oftbe commercial buildiogs in Nansana 

~!. 

Note: The photo above Ulustrates the kind of rental housing used for commercial purposes in 

Nansana. This Is the dominant IJlpe of commerc/Ql housing although storied buUding3 have slowly 

!!RJqr rqllacing these. Photos by; AsUmwe George 

Figure 18: Some of tbe residential rental bonsiog in Nansana 

Note: The photos above~how how tenements in Ransana look /ike and in theIust one, another 

exmnple of Incremental buUdJng and usage of savings to construct in phases. Notice the shared 

spaces and wires for drying clothes, also notice how every tenant Is separated from another by a 

AlJ..iI!ing wall. PholDs by; AsUmwe George 
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Operating tenements and commercial buildings is a lu crative business in Nansana. -Some of 

the reasons are that rent from ten ements is steady, stabl e and guaranteed unlike working in 

the informal sector where wages are unpred iClab le. The owners of tenements can plan ahead 

of time for how to use the money from rent s in ce it is guaranteed to come at the end of every 

month. These earnings from renting are also use ful inputs into other business activities for 

instance many landlords indicated that when yo u construct tenements of at least 5 double 

rooms, you are sure to earn a minimum of over UGX 800,000 (about $348) per month if the 

rooms have power and water nearby but th is depends on the quality of the housing and size of 

the rooms. With that minimum am ount assured on a month ly basis, the owner can easily use 

those savings to begin another phased construction of 10 other tenement rooms and within 2-

3 years, they would have twice as much housin g stock on him/herse lf and would double 

his/her incomes. This was one modal used by the landlo rds in Nansana and they were very 

proud to achieve thi s since many mentioned that it had all owed them the freedom and money 

to cater for other domestic and scho lasti c needs of their children without even dipping into 

their own sa laries or wages. One respondent summed it up boastfully saying; 

"] don't even touch whal the Mizig(/ hring. II 's for my wife 10 caler for all the 

domestic, family needs and scholaslic needs inc/uding children 's tuition on campus, ] 

don't even buyfood al home, whal] earn as salary isfor pullingjilel in the car, eating 

Pork and drinking Bell Beer " 

6.2.4 Investing savings 

There were respondents who indicated that investin g in land tenure and housing had helped 

them to invest their meagre sav in gs. Th is is because in a country such as Uganda where 

banking is still relatively young and less utili sed by the low income earners, being able to put 

their savings into good use especiall y in the form of tan gible assets such as land and housing 

means a lot to the people . One respond ent, a governm ent driver said; 

"I used to get some good money and spend il on playing pool, drinking beer and 

eating pork but after sometime I realised I was headed nowhere with all that stuff so I 

talked to afriend, that neighbour olmine and he advised me to save lip and buy some 

land and he lobbied the landlord to sale a piece 10 me and here Jam, 5 years later, 1 

have my own hOllse and 5 mizigo [tenements] wilh 2 more yet to be completed and yel 

9 Mizigo (plural) is a Local term given to tenement housi ng, A single tenement is cal led Muzigo 
74 



my salary has never been raised bllt I no longer worry about it because J do that j ob 

not f or money anymore but because it is what I trained to do, J simply saved that lillie 

salary and il gal me here. " 

6.2.5 Capital for Business investment and Collateral for loans 

There were some respondents who had bend i ted from tenure and housing especially land 

tenure as a way of realising capita l for investment. Th is is especially so in relation to banking 

and utilisation of land ownership as collatera l to access loans and credit from financial 

institutions. 

The banks in Uganda both commercia l and investm ent banks require some form of collateral 

as a prerequisite for access in g loans from these f'in ancia l in stitutions. This study conducted 

key informant interviews with 2 comm ercial banks: Housing Finance Bank Uganda (HFB U) 

and Centenary Rural Development Bank (CRDB) to ascerta in their programs for low income 

earners and how they fund housin g fo r this category of Ugandans. It turns out that Housing 

Finance Bank a government owned bank whi ch is one of the only two banks formally lending 

to housing finance along with Deve lopmen t Finance Company in Uganda (DFCU) does not 

have programs for low income earners. When asked if they had a credit program for the low 

income earners/urban poor, one of th e cred it ad ministrato rs replied saying that to the Bank, 

the Urban poor were not well known and it wasn' t yet poss ible to determine who these people 

are and how to incorporate them into th e ba nk 's f'i nancing programs hence no financial 

package is ava ilable for the urban poor. On the other hand , to the same question with the 

Credit administrator in Centenary bank, he sa id th ey had programs for these low income 

earners/urban poor s ince Centenary Rura l Deve lopment Bank was a microfinance bank which 

speciali ses in lending to the poor and a ll across the c lass d ivides. 

This explains why few respondents had accessed loans from banking institutions. It is not 

because the low income earners do not need credi t and can make it by themselves but because 

they cannot access loans due to lack of collateral - ti tled land in prime urban areas, which is 

required from banks such as Housin g Fin ance Bank. Therefore, th ose who had sought loans 

and had untitled land as co llateral had mostl y got their loans from Centenary Rural 

Development Bank. They used the ir loans to complete their houses whether tenements or 

residentia l bunga lows. Others reported to have used the ir collateral to get loans which they 

put to other uses such as setting up businesses, one respondent said he had used hi s loan to 

buy hodaboda and a special hire ca r which he uses to supplement hi s income. Cases of 
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people getting loans without title from many except a fe w banks are not so common since the 

banks offering loans to low income earners ofTer small micro loans with high interest and 

short amortisation periods and to make matters worse, the bank has the final sayan how 

much they lend to an applicant despite how much one may apply for. One respondent sa id ; 

"Ihey always make their calculalions and Ihen lell YOll we will give you UGX 600,000 

even when you have applied jor as much as UGX 5 million. You have to lake that if 

you must be their client or Y OIl may never have 10 get Iheir loans again. But that 

money is too little 10 do anylhing on a hOllse. " 

Another home owner who once went to get a loan narrated his story saying; 

"They asked me to pay some amollnl of money and I was supposed to have had some 

money on my accounl and to have at leasl 30 percent of the total construction cost in 

cash before they could give lIIe Ihe loan. They even were to charge a certain 

percentage off the loan they were giving so I chose not to take their loan because lfelt 

cheated from the beginning. 'Ho w can a bank ask YOIl to have money when you are 

lookingfor money yourself! " 

These are some of the challenges but never the less, some people who had used their 

collateral with CRDB said different stories because for them, these small micro loans helped 

them to construct in phases and to be ab le to pay back in small amounts within a short period 

of time and their credit worthiness kept ri sing as well as the amount they qualified for 

depending on their track records over time. 

Out of the 39 respondents interviewed, only 6 had acquired loans from financial institutions 

whereas the majority, 33 has not re lied of financial support frol11 banks to fund their housing. 

However, this is not to deny that some could have relied on non formal sources of finance 

such as money lenders and social iletworks of kin and friends to fund their housing. A 

respondent who had benefitted from CRDB in over 12 years sa id ; 

"When / began, Ihey gave me UGX 500,000 which / paid back faithfully, / didn 'I do 

much with it because it was 100 little for what I wanted 10 do, but over time, / have 

grown and as we speak, / access loans of as milch as UGX 9 million in one go and my 

loan officer no longer losses lIIe arollnd, J j llsl give him a phone call and within 3 

days, 1 have my loan and life goes 011. " 
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The small loans are a good thing for the low income earners because they can access thi s 

lump-sum and do meaningful works on their houses, and then repay the loans in equall y 

small er amounts which don't put a lot of pressure on them. 

6.2.6 Securing the future 
The unpred ictability of incomes in the informal sector and the fact that pensIOns are not 

available for low income earners makes the future look uncertain for thi s category of people. 

Investing their money in tangible assets whi ch apprec iate overt ime seems a good way of 

ensuring a steady flow of income when they are old and no longer able to engage in 

productive work. There were some respondents who sa id they had engaged in housing as a 

way of guaranteeing income during old age since they were sure they could never get 

pensions from the works they were engaged in. Many older respondents in thei r fifti es and 

sixties mentioned saving for the futu re as a benefit they had reaped from housing regardless 

of whether it was a rental or a bungalow. Thi s is because a house is a house and can be turned 

in for rental purposes when need ari ses. Some respondents who had rental housing mentioned 

not having much financial constraints as the ir rental hous ing assured them enough sav ings to 

keep them going even when they were no longer wo rking. An older man said; 

"I lived in Kasuubi for J 7 years and conslrllcled Ihere J 5 mizigos [tenements 1 and my 

residenlial house bUI when J gal older J decided renl Ihe house 100, and moved 10 live 

in Nansana where il 's quieter bUI even here J construcled Ihis house wilh Ihose 2 

boys' quarters and I'm nol aFaid Ihal by gelling old, I'm going to suffer because J 

earn enough income Fom my houses. " 

Another older gentleman said of hi s fri ends who were retired from the government civil 

service saying; 

"When they used to work for Ihe minisli}' of Education, 1 asked my friends to leave 

governmenl houses and conslrucl Iheir own bUI they rejilsed saying it was Iheir 

benefit. When they got retired, Ihey had nOI even construcled anything. I see Ihem 

running around the public service minisll}' evel}' week chasing pensions bul for me 

I'm not really desperate to gel Ihal pension money because I never expecled it in the 

firsl place and made sure J invesled in my jii/lire ahead of time. " 

Therefore, investing in land and hous ing is a good way of ensuring retirement is not a 

disastrous phenomenon and nor a tim e of suffering and regret for the low income earners. 
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In summing up the issue of economic empowerment, it is clear to see that the econom ic 

benefits of land tenure and housing are relatecI to increased incomes, diversi fication of these 

incomes, increasing savings and savings wou ld be costs on rent for instance. There are al so 

other benefits related to usage of te nure ancI housing to raise capital for investment and also 

using ownership of land to generate and increase credit worth iness through collateral. Land 

tenure and housing can be utili sed to secure incomes and a good life in old age even in the 

face of unpredictable pensions of old age. These as pects and benefits therefore differ from 

those of soc ial empowerment in that they offe r incomes and save costs thereby increasing the 

bargaining and purchasing power of low income earners and also empower them to eradicate 

povelty. 
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CHAPTER 7: IMPEDIMENTS TO ACHIEVING EMPOWERMENT THROUGH 
LAND TENURE AND HOUSING 
The livelihoods and the li ves of low inco me earners are pu rsued within a regul ated system, a 

system littered with cultural beliefs and re li gious affil iati ons and therein also the legal. Some 

regulations are des igned by the government or nations states and others adopted or imposed 

by supra national institutions such as the United Nations, the World Bank, the International 

Monetary Fund (IMF) and many other kinds o f regu lators. In addition to these institutional 

frameworks, there are al so personal belie fs, individua l character, behaviours and norms . A ll 

these determine how people behave and interact with others, among themse lves and with the 

wider society at large. 

This chapter explores the impedim ents or chall enges which deter the effective utilisation of 

land tenure and housing from bringing abo ut empowerment and poverty reduction for the low 

income earners with specific reference to find ings from Nansana town, in Wakiso district. 

The impediments are categorised as instituti onall structural, market/economic, soc ial and 

cultural impediments. 

7.1 Institutional or Structural impediments 

These are the chall enges related to the activities o f government and its agencies as we ll as 

those determin ed by supra nati onal in st itu ti ons. Some may be binding or non bi nding on 

nation states but they altogether im pede the effective use of land tenure and housing to 

achieve empowerment and eradicate poverty alllong the low income earn ers. 

7. 1.1 Government and its changed ro le 

The Ugandan government under the decentra li sation pol icy devo lved the power to admini ster 

land issues and the management of urban centres and urban development generall y to the 

District local governments under their di stri ct land boards and urban planning and 

development divisions. The distri ct land boards are charged with the responsibility of 

ensuring that the land rights are protected, med iation of land disputes and the documentation 

of land ownership at district level. The urban deve lopment and planning departments on the 

other hand are charged with the responsibi li ty to ensure orderly devel opment and effective 

urban planning in cOlllmunities and urban centres. According to (UN Habitat 2007b) 

decentralization of the function of ph ys ical plan ning caught the local governments 

unprepared as such they have fai led to cope wit h the challenges o f rapid urbanisation 

basically caused by the rap id populat ion growth. The idea l s ituation should have been that 
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serv ices are provided and cited according to approved development and the structure plan. 

Unfortunately these departments of government are poorly funded and under staffed in that 

they cannot perform their designated tasks if they are operating below their capacity and yet 

the rate at which urban development is taking place is very high, for Wakiso district alone is 

3.7 and the national urbanisat ion rate is 3.5 per annum (NEMA 2008). This passes as one of 

the impediments of effective utilisation of tenure and housing to empower low income 

earners because with all the problems fac ing the institutional regulators of urban 

development, settl ements have developed haphazardly w ithout proper planning and without 

controlled supervision. The proper planning is reserved for large storied buildings in the town 

centres and townships while the res idential areas are left to sp rawl on their own. This creates 

a mismatch between planning, management and development and it is the low income earners 

whose neighbourhoods and settlements end up getting declared illegal and informal despite 

all the effort they put in to establish these settlements . 

7.1.2 Government creating a favourable environment for private investment 

The role of government has changed overtime from the provider of land and housi ng to being 

an enabler. This has left the ordina ry citizen w ith the opt ion of purchasing land from the 

market and through social networks. The problem with the land bought from the market 

especially the informal market where low income earners buy theirs is that the land is 

unplanned, informal and therefore, illega l according to the planning regulations of 

government and loca l governments. Th is a lso demotes settlements occup ied by low income 

earners to mere informal settlements. 

Furthermore, the government loosened the building regulations when they began 

decentralising and liberali sing the economy in the earl y I 990s. The UN Habitat (2007: lOb) 

highlighted this urban development plight in Kampala saying " the land tenure systems in 

Kampala are complicated and multiple, with considerable influence on the way the city has 

grown and how slums have developed. This is because certa in types of tenure easily su pport 

planned development on land whi le others work to the detriment of orderly growth. Since the 

abo lition of statutory leases by the 1995 Constitution , Kampala City Council lost its 199 year 

lease; the land reverted to customary owners. Majority of the s lums and informal settlements 

such as Nansana are now currently on pri vate mai 10. 

Planning is no longer a cond ition for compu lsory acqui s ition of land according to the 1995 

Constitution. This has greatly affected the implementation of planned developmer;ts, since 
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land belongs to people, thus the sprouting of poor housing and sanitation III informal 

settlements. For government, this approach to promoting private investment through land is a 

good sign of private capital investment. However, it presents a huge challenge to planners 

and urban development specia li sts in the respective districts and town counci ls and thereby 

impedes low income earners fro m enjoying habitable settlements. 

7.1.3 Bureaucracy in the Land Offices and Ministry 

This is another big challenge for all Ugandans and/or foreign investors aiming to own titled 

land in the country and not just low income earners. This is because the titles are issued at the 

central land regi stry in the Ministry of Land, Housing and Urban Development. This is a 

place where no one ever wants to go but just find themselves there out of necessity if they 

should ever own titled land . The department of lands and specifically the regi stry is very 

disorganised and mired in corru ption. The country has had scandal after scandal over fake 

land titles and people presenting tit les over land which does not belong to them. 

To acquire a title from the Lands Ministry is a very lengthy process for instance according to 

the Land Relations Officer of the Buganda Land Board, ifan applicant is to acquire a lease on 

Kabaka's land (Buganda land) th ey have to wait a minimum of6 months to get the lease but 

it cou ld take even longer. The process is also very expens ive to such an extent that an 

ordinary low income earner would afford to purchase another lot of land of the same or 

bigger size as the one they are attempting to register. Another key respondent who is the 

Spokesperson of the Ministry of Lands sa id the department is too di sorganised to the extent 

that it is even difficult find where app licat ion form s for land registration and titling are 

located and whether they are for sale or not. He continued to say that some peop le even had 

to buy these land registration appl ication fo rms in the Min istry and yet they are supposed to 

be issued free of charge. 

There were some respondents living on Kabaka's land who said they were more secure living 

on Kabaka 's land than being on private land where landlords ask you to buy your own title at 

a price higher than the land itse lf and even after payin g that amount, the title may take years 

to come out of that registry unl ess yo u see someone (bribe someone) to push it for you 

through the system. One respondent even said ; 
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"Those landlords are merciless and thieves, if you begin negotiating with him over 

how much to buy the tille, he jllsl sells you 10 a tycoon all al once. At this point, you 

remain at the mercy of the tycoon and your God" 

If you failed to buy your own title on private land from a landlord, they could easily sale the 

land with its title to someone else that would evict and compensate you for so little. 

Sometimes the eviction is out-right leading to massive losses of investment and this too is an 

encumbrance to low income earners achieving empowerment through tenure and housing. 

7.2 Denial of reality- Gap between Policy and Implementation 

There seems to be a mismatch between laws and regulations pertaining to land , urban 

development and economic development generally. This a purely a political question because 

when government speaks or documents settlements in Uganda, they say that there are many 

informal settlements in the country; 60 percent of the country's settlements are in fact 

regarded as informal settlements see (UN Habitat 2003, 2007b; NEMA 2008; UBOS 2010). 

The irony in this is that the only places which are not informal settlements seem to be the 

land and houses built on land which belongs to the government itself and not anything else 

that is located in private land and yet government formalised the four forms of tenure as 

customary, freehold, mailo, and leasehold. How can you not recognise all the other 

settlements on private land and yet Uganda is a private sector led economy even to the extent 

of housing. As already illustrated with cases of housing in low income settlements, the houses 

there are not that poor in quality in fact many of these houses are at par with any world 

standard. It is unbelievable how the government even disregards titled and well planned plots 

and settlements designed by professional private real estate agencies such as Jomayi, 

Arkright, Hosanna and many other real estate firms and yet similar estates by the National 

Housing and Construction Company (NHCC) are recognised. NHCC estates incidentally do 

not differ markedly in quality from those provided by private companies except for the 

infrastructure therein. The only problem and explanation is that they are not located in 

planned settlements and that services are not available; but the planning on land is not a 

prerequisite for construction anymore (but is still being done). 

Furthermore, it is not even the responsibility of settlers or home builders to provide these 

services and infrastructures but government. Why then should our settlements take the fall for 

the inconsistencies and failures of government? Many of the respondents did not believe their 

settlements were informal, they accepted that they were on Kabaka's land but that was not 
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adequate for government dec lare th em informal settlements. And if they were informal , how 

come government was not do ing anything to prov id e the much needed services such as roads, 

and drainage channels? One disa ppo inted respondent even sa id; 

"We are not recognised because there is no serious Minister who lives here but if 
there was, we would also be praised and incorporated in the :,ystem, which is how our 

government works. " 

The other aspect of denial is how the settlements issue has been politicised. This is shown in 

the way govern ment talks of these informal settlements as private investm ents which must be 

protected and enhanced in econom ic terms since they are examples of eradication of poverty. 

They also amplify the relevance of the private sector to national development. But when it 

comes to urban development perspectives, the very settlements are regarded as informal not 

s lum although this is not to deny the ex istence of slum s in many places in the country. One 

such area to begin seeing thi s controversy is to critica ll y analyse the land act of 1998 and the 

consequent amendments that have taken place. These have been mainly aimed at protecting 

and securing these private investm ents fo r instance the constituti ona l amendment of20 1 0 that 

outlaws eviction on land is ai med at"protecting the propelty of the poor and vulnerable from 

the strong and wealthy. Ironi ca ll y, these wea lthy people are the ones who follow planning 

regulati ons when constructing new structures, the poor whom the law is protecting do not 

follow planning regulations. Converse ly, the National Land Use Policy of2006 and the Land 

Policy 20 I 0 whi ch is in draft form and awaiting approva l all talk of these settlements as 

informal and ill ega l in some kind of way. These are controversial pieces of legislation which 

put the investments of low income ea rners at crossroads and impede the will of would be 

investors in housing to become even more reluctant to engage in the activity. 

No wonder the UN Hab itat (2007: 12b) stated that "Slums in Kampala are not only for the 

poor, but for the rich as well (rich man 's s/1Ims) where selliement is unplanned and the areas 

are un-serviced." How can houses such as th e one in the Figure below be regarded as 

informal or s lum just because it is located on an unpl anned settl ement according to th e 

District master plan? How do these master pl ans work where land is privately owned and 

protected by law to the benefit o f the owners anyway? Th is Figure is reflect ive of the bulk of 

housing in Nansana town but neverthe less they are still regarded as " informal settlements". 
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Figur~ 19: The kind of houses found in the Informal Settlements of Nansana 

Note: An example of some of the houses found in the so called "informal settlements ", these are 

houses and homt!$ thoroughly completl!d and wdl serviCl!d with watl!T, dectrlcity and f1CCI!$S roads 
but still regarded as informaL Photos by; Asilmwe George 

7.3 Economic or Market Related Impediments 
This section looks at those challenges to tenure and housing that are economic or market 

oriented in nature. The section seeks to explain the challenges in the economy and the market 

which make it difficult for low income earners to achieve empowerment through ownership 

ofland andlor housing. 

7.3.1 Speculation ou Land 
This is a condition perpetuated by some real estate companies, private landlords, and 

informal brokers. This is where an owner of the land or an individual buys land and instead of 

using it or selling it prefers to keep it until such a time when the value of the land has risen so 

that they can sale at a higher price. This is a common practice in Nansana where some land 

owners and informal brokers come early and buy land when it is still relatively cheap. They 

wait for 3 to 4 years and then sale it off at more than double the price at which it was 
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originally bought. These speculative tendencies have caused the prices of land to rise in 

Nansana and also have caused many places to develop incons istently with many vacant plots 

between various developments. This situation makes it difficult for even the municipal 

authorities to provide services such as water and roads on these uneven developments. 

The high prices of land put land ownership far from the price range of some. ActualIy starting 

construction is difficult especialIy where one has to be the first to bui ld their house in a place 

where alI the plots have been so ld but none of the owners has started construction. People are 

always waiting to see the first building take off before they can start building their own. One 

respondent experienced this situation and was eager to discourage it in saying; 

"When 1 bought here, all those 7 plots had been sold off like 6 months before mine, 

but those guys didn·t want to construct because it involved paving ways and roads 

and clearing bushes. But as soon as 1 bought and made the road, they all came 

running and began pouring their construction materials as if they had been waiting 

for me to come and make the road b40re they could begin their own construction. 

And they never paid me or shared costs wilh me for the road 1 constructed. " 

This practice ought to be di scolll"8 ged as it has disab led many would-be land owners from 

buying in some places because many places look rural and with little hope of development 

when in fact the owners are simply speculating over the land. 

7.4 Exclusion of Low Income Earners 

"Mr. Asiimwe, do you know who the urban poor are? 1 know you have something in 

mind since it is what you are" researching but for liS here it is the most difficult thing 

to establish. It is very difficult to tell who the urban poor are and also difficult to 

incorporate them in our housing finance programs so we are still exploring how to 

incorporate them" sa id one of the Credit Administrator of Housing Finance Bank. 

This was the response from the government owned Housing Finance Bank (HFBU) which is 

the bank responsible for fund ing housing in the country along with Development Finance 

Company in Uganda (DFCU) bank. The reason they sa id thi s is because HFBU only requires 

a loan applicant to have a titl e on their land, to have formal employment in government or a 

reputable firm (this mostly pertains to large NGOs, International agencies and private 

companies), or to be an owner of a wel l run private companies with proof of registration , 
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taxation and profit margin accounts. Furthermore, the land to be developed must be located in 

a radius of 8 km 2 from the city centre or municipal centre wh ich implies that the bank 

SUPPOltS urban based investments . This also applies to the title applicants must possess; they 

cannot be of land beyond that radius. The bank further requires applicants to have upfront 30 

to 35 percent of the total construction cost of the proposed project in cash before the bank can 

fund the 70 to 65 percent of the project. Repayment takes as much as 35 percent of gross 

monthly income of the app licant. It is no surpri se that the UN Habitat (2006) stated that 

private lending in the sub-region (Kenya, Tanzania and Uganda) is confined to the high­

income borrowers and is on ly just recent ly being extended to middle-income borrowers. 

Low-income borrowers at present are largely exc luded from the formal private sector 

lending. 

The other reason for exclusion of the low income earners is because these loans themselves 

are big. The minimum amount of money issued in HFBU loans is UGX 5 million 

(approximate ly $ 2200). This 5 million is not a lot of money but it is only the minimum so the 

amount issued is quite too much for low income earners to repay. The amortisation periods 

for the loans are also too long as land Loans have a 5 year amortisation period; 7 years for 

equity release; 10 years on commercial buildings and 20 years on total purchase and 

residential construction. The amortisation periods can sometimes be tailor made depending 

on the terms of agreement between the bank and the client. None the less, these terms of 

doing business are far from the reach of low income earners who require micro loans which 

can be repaid within a short time hence the current formal mortgage finance doesn't cater for 

low income earners which also reduces their chances for investing in land and housing. 

7.4.1 High Interest Rates 011 Loalls 
The low income earners have traditionally been known to rely on social networks of kin and 

friends to fund their livel ihood act ivities and housing. Other recent studies World Bank 

(2002) have highlighted the relevance of informal money lenders and saving groups in rai sing 

finance for low income earners and poor people. In Nansana, there are several commercial 

banks and many micro finance inst itutions which offer financial services to low income 

earners. Out of these commercial banks, the study chose Centenary Rural Development Bank 

(CRDB) because it was mentioned more often by the respondents and the fact that the bank is 

indeed engaged in funding housing among low income earners. The bank accepts both titled 

and untitled land as collateral , they even fund non government and informal sector workers 
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provided the app li cant shows proof of a steady source of income. Their interest rates are quite 

hi gh though at 19 percent but not as high as many other commerc ial banks. The loans 

amortization period is short term and ta i lored based on the terms of reference agreed between 

the loan officer and the cl ient. The co ll ateral needed in CRDB need not be land alone they 

also accept chattels which include household items, motor vehic les and motor cycles; stock of 

goods so ld ; fi xed deposit receipts, bonds and debentures; treasury bills; and certificates of 

shares. 

Despite interest rates being as high as 25 percent for some banks and 19 percent for 

Centenary bank, housing loans for low income earners in CRDB constitute 20 percent of their 

loan clients; arou nd 100,000 customers are on housing and land loans according to the Credit 

adm inistrator. This is a reasonable number cons idering the circumstances surround ing low 

income earners such as reluctance to take up loans and preference of investing sav ings other 

than repaying loans. The number of people on housing loans 100,000 in centenary a private 

commercial micro finance bank is far greater than th ose in Housing Finance bank around 

2,000 between 2007 and 2009 and yet I-lousin g Finance is designated by govern ment to 

provide hous ing finance services to the citizens of Uganda. 

The high interest rates in many banks whether commercial and/o r micro finance a ll 

discourage low income earners from seek in g loans to fu nd their housing and land deals. This 

in a way slows down the rate at wh ich these groups of people develop and complete their 

houses as one respondent mentioned; 

"There is no rush to construct and complete the house. Why should I get a loan and 

wear it around my neck like a dog chain when J can slowly work on my hOllse while 

living in it. And you also know how some of these banks have taken people's properly 

due to failure to pay. J use my own savings on my hOllse I don't need those loans 

which are like curses, .. 

7.5 Cultural and Social impediments 

Nansana is a town largely built on Buganda land in that even the town headquarters ho ld a 

lease fro m Buganda Land Board. This shows that th e land in this area is embedded in the 

cu lture of the people and the way peop le behave on it is also partly d ictated and reflective of 

the cu lture . For instance, there are cases whe re land is passed on as an inheritance to children 

by their parents. Whether the children choose to sa le it or construct on it is not the problem of 
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this study, what becomes the problem is the amount of sub-divi sions taking place due to 

inheritance. Many of the children who in herit this land take small porti ons of the land and 

either sale or construct on it but when the land is sma ll it also dictates that one constructs a 

sma ll structure. The problem of sub-divi sions is too pronounced in Nansana that it makes the 

town look like a slum despite this study insistin g that Nansana is an informal settlement and 

not a s lum and that it need not be either. A loca l council leader commented on the level of 

sub-divi sions saying; 

"Here you cannot stop anyone ji'om sub-dividing, they sale anything in any size, they 

can even sale you land only enough to construcf one grave. Our people are poor and 

desperately in need of housing, so even getting land as small as 20 X 30 feet becomes 

good enough for them fa construct 2 rooms fa sleep in as long as they don 'f have fa 

pay rent. " 

The other soc ial factors that do not differ a lot from cu ltura l factors are poor people's 

ambitions to own something for onese lf. It is quite prestigious to own land in Uganda and to 

the poor it doesn't always matter how big the land is provided it is recorded in their name and 

known as theirs, is all that matters. This has also exacerbated sub-divi sions and reduced on 

the quality of the settlements where these low income people live. Thi s is the case because 

the open spaces are so few, the roads are narrow and non-existent at some point. The 

buildings don ' t follow any constru ct ion pattern except in a few places where the residents 

determine the quality and type of housing perm itted there. Municipal authoriti es cannot 

deliver services easily in these di so rgan ised settlements and commercial serv ice providers 

such as water and electr icity compan ies and agencies cannot find a way through for their 

water and electricity distribution lines respectively all of which hinders the development and 

ultimately empowe rm ent of these low income earners. 

In conclusion, th is chapter has discussed the challenges or imped iments that prevent low 

income earners from ach iev ing meaningful empowerment on their land and housing and these 

impediments were categorised as in stitutional or structura l, economic or market led, and 

social and cultural impediments. These just like most of the issues discussed throughout this 

study work hand in hand alongside ·each other and interplay with a ll the other factors and 

many others beyond the scope of this study to e ither empower or lead disempowerment of 

low income earners in Nansana . 
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CHAPTER 8: SUMMARY, CONCLUSION AND RECOMMENDATIONS 

8.1 Summary of key findings 

The study ex plored the contribution of land tenure and housing to the social and economic 

empowerment of the urban poor/low income earners in Nansana Town Council in Waki so 

District in Uganda. 

The methodo logy used was qualitat ive . It reli ed on key informant interviews, focus group 

discussions and observations for data collection. The study used purpos ive sampling, 

snowballing and random sampling meth ods to se lect respondents. 

This study employed the structurati on th eory by Anthony Giddens (1984) which emphasises 

the duality of structure and agency. In th is theory, structures shape soc ial practices and 

actions, but in turn, such practices and actions can create and recreate socia l structures. The 

agents cannot act without structure, and structure is produced by agents. Th is study has 

shown how structures such as governm ent through its liberali sation strategy, the promotion of 

informal sector and private investments are causing agency among the private sector- low 

income earners particularl y to engage in se lf-help housing. Government now only enables 

agency through poli cy and no longer provides housing directly. But it a lso constrains the 

agency of low income earnerS through the num erOUS rules such as planning, building 

regulations, bureaucracies and land ten ure complications. The low income earners who are 

also agents res ist these structures through the creation of a parallel informal market which is 

intense ly sub-dividing the land. The social systems are recreated through the continued 

behaviour of low income earners who are continu ing to construct housing despite the rules 

and regulations that constrain them. 

The study has shown that the land in Uganda belongs to the people of Uganda and not the 

state although the state holds its share as well as a ll protected areas. Th is implies that the 

people have utmost control over the ir land and what they do or don' t do with it. The role of 

government has changed from the prov ider of housing and land to being an enabler or 

fac ilitator of private investment through making condi tions favourable to private investment. 

The inform al sector is the largest sector of the economy; th is sector provides more than 60 

percent of a ll employment in th e country and produces mOre than 80 percent of all the 

housing in the country. The workers in the in formal sector do not have regular salaries and do 

not keep proper documentation of thei r tax and profits returns. 
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The land market in Uganda is di vided into the form al and the informal. The formal sector 

deals in titled and sometimes well planned and serviced land . This type of land is quite 

expensive for low income earners so the informal land markets come in handy as they 

provide very sub-divided land sold accordin g to the amount of money available to the buyer. 

Informal brokers and sub-dividers are the dominant players in Nansana and sale land with or 

without title. The largest chunk of the land is crown land and belongs to the kingdom of 

Buganda under the Kabaka hence most of the land in Nansana is untitled except a few people 

and institutions who hold leaseho ld on it. 

The people who are settled on Kabaka's land are not insecure because they don ' t believe that 

Kabaka would ever evict his su bjects . Some of them particularly the inhabitants have been 

there s ince time immemorial and are the ones who sold off to the vast majority ofmigrants. 

The Buganda Land Board is devising a method of recognising the tenants on Kabaka's land 

through registering them and offering them registration/recognition certificates and marking 

their plots with sign posts indicatin g who the owners/occupiers are. 

Many of the low income earners build their she lter through self-help and incremental 

construction because of the difficulty of access ing funding fro m financial institutions. The 

high interest rates and the over head costs all discourage them into self-help. 

Land tenure has empowered the low income earners through enabling them to own land as 

well and being ab le to construct homes of their own. This has brought them soc ia l 

empowerment through enabling them to realise the ir childhood and lifelong dreams of home 

ownership. It provides acceptance and recognition in soc iety and the right to play an active 

role in their new communities. It has ra ised their confidence and pride and helped many 

youth and yo unger adults to transit successfu ll y into adulthood an act that brings a lot of 

accompli shment culturally for many Ugandans. 

The liberalisation of land tenure and housing has empowered low income earners 

economically through enab ling them to put their savings to good use. This is because to the 

low income earners, their incomes are quite irregular since they work in the informal sector. 

But when they get lucky and earn enough to invest, it is very rewarding to be able to in vest 

their money in fixed assets such as land and hous ing. 
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With a house of their own, they can save the money that would have otherwise gone to 

renting. They can also rent the extra space to tenants and earn some good money from 

tenements. Some people are able to construct more tenements using the savings earned from 

renting their houses. Others have adequate finances to solve their problems and provide for 

their families ' needs such as paying school fees and tuition at the university, medical care and 

feeding their children. Despite the lack of pensions for many ageing workers, housing 

ensures them a steady income which offsets the financial worries of old age. They also have 

the opportunity to bequeath their property to their children. 

The low income earners take pride in home ownership because it also gives them the 

opportunity to have a roof over their heads and a shelter, a place they can call home. In the 

challenging situation where government no longer provides housing and in which 

government housing is out of reach for low income earners due to prices. Anyone without a 

house thus, is more 01' less condemned to renting which is also expensive and insecure hence 

home ownership in this case is pure liberat ion for a low income earner. 

The efforts of low income earners are impeded by the denial of their security and status on 

land by municipal authorities who claim their settlements are informal according to the 

various district master plans. This research has contested the effectiveness of master planning 

and structural plans on private land as with the case of Uganda and Nansana particularly 

where land belongs to the people who have a right to use it for their development. There are, 

however, some genuine concerns that impede prov ision of services and acceptance of these 

settlements. They entail the existence of intense land sub-divisions and many substandard 

buildings which make provision of services such as roads, drainage channels, electricity and 

water very difficult ifnot impossible. The sub-divisions also make the places look like slums 

despite not necessarily being so . 

8.2 Conclusion 

The growth of the informal sector has resulted in many people migrating to urban areas to 

engage in this economy which more 01' less has free entry and exit. The problem that many 

low income informal sector workers face is that the government does not provide housing. 

Therefore, the people have to find a way of providing their own housing through private 

sector led means. The government agencies providing housing and housing finance such as 

National Housing and Construction Company (N HCC) and Housing Finance Bank Uganda 

(HFBU) all target salaried government and formal sector workers but their services remain 
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large ly inaccess ible to low income earners . The low income earners then find the ir own 

housing solutions through relying on the informal sector and informal land markets to 

provide their own housing and homes. 

The reliance of many low income earners on their wages to build their own houses and homes 

indicates that there is potential and wea lth in the informal sector that ought to be tapped into 

the main stream economy so as to benefit a ll citizens. The self-help practices of low income 

earners are also an ind icator of agency and the fact that the private led economy is a reali stic 

tool which can spur national deve lopment but none the less requires good and clear 

supervi sion to iron out the inefficiencies such as sub-divisions. The commerc ia l banks need 

to tailor packages for low income ea rners in order to support this budding land and housing 

sector. 

The forma l and informal markets are working towards the provision of housing and land for 

a ll sectors of the economy. Many low income earners now rely on the informal land market 

to provide land and housing. This has encOllI'aged low income earners to also invest in the 

land and housing so as to reap the soc ial and economic and other benefits such as the political 

and moral benefits which have not been exp lored in thi s study. 

The people are aware of their rights and status on land and are either pushing to be 

incorporated into the wider system by attempting to raise their tenure status through seeking ' 

firmer forms of tenure such as leaseho ld. 

8.3 Recommendations 

From the findings 111 this study, there are some recommendations proposed to the 

problems facing the people of Nan sana and they include the following; 

• There is a need to incorporate low income ea rners and their assets into th e mainstream 

funding for housing. This exc lusion so far is impeding the empowerment of these low 

income earners and also the financ ial inst itutions in a way. Therefore, Housing 

Finance Bank (HFBU) shou ld cons ider the opt ion of defining who the low income 

earners are and incorporati ng them into the system so that either party cou ld mutually 

benefit from each other. Thi s cou ld be through beginn ing to tolerate land purchase 

agreements as collateral just lhe way other banks such as Centenary Bank (CRDB) do 

and also stalting to provide sma ll micro loans to these groups of people. 
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• There is clearly a need for innovative bottom up planning interventions. This is 

because Nansana just li ke Uganda's physical plann ing is mainly based on master 

planning and district led physica l planning. Th is ought to change since the land on 

which the planning is being done is private and it is very costly to have to compensate 

the residents whenever the master plan is be ing implemented. 

• There needs to be co llabo rative planning mechanisms between the private land 

owners, sub-dividers, brokers and local council official s emerging from the grassroots 

headed upwards. The municipa l governments or town counc ils, civ il society 

organisations and NGOs co ul d facil itate this process through sens itisation and training 

programmes. This is because when the mantl e of planning is passed on to the local 

people who interface with the neighbourhoods on daily basis and who are the sub­

dividers creates the wi ll to prevent these condit ions that result in s lum like conditions 

in their sett lements. This could be one way of minimising sub-divi sions but not 

through decreeing and declarin g settlements as informal after they have been built. 

• Whereas the cost of titling land is rather bizarre and expensive for the local person , it 

may be w ise if government looked at the option of partnersh ips and subsidising land 

owners. It wou ld also be good to encourage them to register their land and to help 

Buganda kingdom in their efforts to regularise settlements on Buganda land. The 

government would benefit doub ly if th ey supported Buganda kingdom initiatives; 

they would manage to register the people occupying Buganda land, be ab le to control 

and manage plann in g on these sett lements. Government would as well earn from 

Commercial Property Taxes as thi s is one options that the Uganda Revenue Authority 

(URA) has began capital is ing on to widen the tax base. 

• Another proposal from an interview with Uganda Land Alliance (ULA) was a 

suggestion to provide Leasehold tenure on urban land so that taxation of property 

maybe facilitated . With a lease, mi suse or abuse of land can cause the lease holder to 

lose their rights over th e land. Thi s could help in mitigating the problem of absentee 

landlords and to control the sub-divi sions. It wou ld also enable taxation of idle land 

while at the same time enab li ng orderly private an d public investments on land. 
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8.4 Proposals for further research 

• It would be helpful to undertake studies on the relevance of Master Planning and 

District Managed Planning in a Private Sector led economy and in areas such as 

Uganda where land belongs to the people and where planning regulations and 

building standards have been relatively relaxed. This could give new insights into new 

forms of planning that ought to be initiated. 

• Some studies need to be conducted to establish the potential for private public 

partnerships in Land cadastre exercises and Land management systems. The potential 

for more involvement of the civil society organisations and NGOs in settlement 

planning and urban development projects and programmes needs exploration. 
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Appendices 

Appendix 1: Interview Guide for NGOs Working on Land Rights 

Dear respondent, 

I kindly request you to respond to the questions on thi s interview guide. The reason for thi s is 

because I am conducting an academ ic resea rch on the contribution of land tenure to the 

empowerment of the urban poor and housing improvement in Kampala: Uganda. 

I am Asiimwe George a Master student of the Norwegian University of Sc ience and 

Technology (NTNU) and Addis Ababa Uni versity (AAU); and completion of this research 

will partially contribute to the award of a M.A. Urban Development and Chall enges in East 

Africa. 

I assure you that the information you provide on this sheet will be treated as confidential and 

will only be used for academic purposes and your identity wi ll also not be revealed without 

your permission. 

A. Background Information 

Name Sex A ge Marital status Edu c. Level Main Occupation 

Male Marri ed No education GOV! worker 

Female Single Primary school Private employee 

Separated Secondary level Self employed 

Divorced Tert iary Unemployed 

B. On Land and Property Rights 

I . How long have you been engaged in the campaign for land ri ghts? 

I year 2 to 5 years 6 to I 0 years I I to 15 years Over 15 

2. Do you believe tenu re is a tool for the empowerment of the urban poor? Why 

is Yes or NO? 

3. What are the successes you have recorded in your fi ght for land rights? 

4. How does your work benefit the poor? 
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5. What are the cha ll enges in your ri ghts fight? 

6. What wou ld you love to see done in ord er to make land tenure beneficial to 

the poor in the city of Kampala? 

7. Who are your major clients? Wh y? 

8. How is your wo rk perceived? (By State, other NGOs, Land administrators, 

and comm unity members) . 

A. NGOs 

B. State 

C. Commun ity Members 

D. Land administrators 

9. What is the reaction of women to your wo rk? 

10. What is the response of women to possess ion of property and land generally? 
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Appendix 2: Interview Guide for Bank Credit Administrators 

Dear respondent, 

I kindly request you to respond to the questions on thi s interview gu ide/questionnaire. The 

reason for thi s is because I am conduct ing an academic research on the contribution of land 

tenure to the empowerment of low income earners (urban poor) and housing improvement in 

Kampala: Uganda. 

I am Asiimwe George a Master student of the Norwegian University of Science and 

Technology (NTNU) and Addis Ababa University (AAU); and completion of this research 

will partially contribute to the award of a M.A. Urba n Development and Challenges in 

East Africa. 

I assure you that the information you provide on thi s sheet will be treated as confidential and 

will only be used for academic purposes and your identity will a lso not be revealed without 

your permIssIon. 

A. Background Information 

Name Sex Age Mar ital status Educ. Level Main Occupation 

Male Married No education Govi worker 

Fe male Single Primary schoo l Privale employee 

Separated Secondary level Selfc mployed 

Divorced Tertiary Unemployed 

B. On land tenure, banking, and credit to low income groups. 

I . Which tenure arrangement does the bank recogn ise as collateral/security for loans and 

why? 

2. How has the current land tenure arrangements affected provision of loans to your 

customers? 

3. Has the current tenure system increased people's demand for loans? How? 

4. What percentage of you r cl ientele and new loan app l icants possess titled land? 

I -10 

1

20
-

40 
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5. Do you have any ceilings on financin g fo r housing and land held under particular 

tenure status? If yes, why and what are the implications? 

6. What value does the certificate of registration of Kibanja from the Buganda Land 

Board add on your clients seeking loans with Kibanja on 8uganda land? 

7. What is your biggest challenge regarding financing which is tied with land tenure? 

8. What is the formal interest rate on housing/ land loans in your bank? 

9. Is title/land purchase agreement the only acceptable form of collateral in your 

inst itution? Ifnot, which other item/arrangement serves as collateral? 

10. Is a single title/ purchase agreement enough guarantee for loan and proof of credit 

wOlthiness? Explain for Yes and No answer. 

I I. What is the response of women to lending and loans? 

12. What impact has your in stitution had on low income groups? 

13. How are people responding in terms of seeking loans for housing? 

14. What is the minimum and maximum amortization period for your loans for housing, 

land purchase and home/ house improvements? 

15. What is the major aim for going into lending for housing? 

16. How does your bank perceive housing/home and possession of land by your clients? 

17. What advantages/ benefits do your clients get by seeking loans for housing from you 

bank? 

18. What is the number of clients on loans? 

19. What is the number (percentage) of clients on loans for housing and or land purchase? 

20. What would you like to have done differently in light of lending for land and 

housing? 
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Appendix 3: Interview Guide for Land Admi nistrators 

Dear respondent, 

I kindly request you to respond to the questions on this interv iew gu ide. The reason for this is 

because I am conducting an academ ic research on the contribution of land tenure to the 

empowerment of the urban poor and housing improvement in Kampala: Uganda. 

I am Asiimwe George a Master student of the Norwegian University of Science and 

Technology (NTNU) and Addis Ababa Univers ity (AA U); and completion of this research 

will partially contribute to the award of a M.A. Urban Development and Challenges in East 

Africa. 

I assure you that the information you prov ide on this sheet will be treated as confidential and 

wi ll only be used for academic pu rposes and your identity will also not be revealed without 

your permission. 

A. Background Information 

Name Sex Age Marital status Edtlc. Level Main Occupation 

Male Married No education Govt worker 

Female Single Primary school Private employee 

Separated Secondary le ve l Self employed 

Divorced Tertiary Unemployed 

B. On Tenure as a tool for Empowerment 

I. Does the current land tenure situation help low income groups in Kampala to 

eradicate poverty? 

Please explain for Yes or No answer. 

2. Does ownership ofland influence th e way others perceive you as house/land 

owner? 
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3. What advantages/ benefits result from ownership of land/house with secure 

tenure? 

4. Does land tenure security/clarity motivate you/citizens to invest in land? How 

and why for Yes or No answer respectively? 

5. Has land tenure clarity helped you/citizens gain access to sa leable land? 

6. Has land tenure clarity helped provide security on land? (Explain for Yes or 

No answer) 

7. Does land tenure security/clarity help house owners to make improvements on 

their houses? How (Why not) if you answered Yes or No respectively? 

8. What has the land ten ure fai led to add ress concerning land development and 

housing in Kampala? 

C. On land tenure and housing stock, quality and improvements 

1. How and why is it ~asy or difficu lt to make a lterations and improvements on 

land/housing unit as and when one li kes? 

2. Has the land tenure and housing situation helped to reduce povelty in Kampala? 

How? 

3. Could you blame the proliferation and prevalence of slums in Kampala on unclear 

land tenure? Why and Why not? 

4. Has the current land tenure resulted in the di splacement! movement/ location ofthe 

urban poor (low income groups/individuals) to areas with less clear tenure status? 

5. Who are currently the dominant actors in the land and housing business? 

Government Real estate firms Organisations Private individua ls 

(NGOs, school s etc) 
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D. On the Land Management and Administration Program (s) 

I. What is the a im of the new land reg istry program? 

2. What impact has the program had so far and what is the expected impact? 

3. How have finan cia l institutions reacted/ responded to you r new initiative 

(land/tenant/occupant registration program)? 

4. Do you think the program clarifies tenure for low income sections (groups) of 

society? 

5. Do you think the program offers tenure security? Exp lain for Yes or No answer. 

6. What are your biggest challenges in land administration? 

7. How much do clients pay to get registered? 

8. What is the annual subscription fee? 

9. Is there a difference in subscription between sizes of land and between urban and 

rural areas? 

10. What benefits are there for low income groups in your program? 

II . How can one gain ul t imate security of tenure on (Kabaka's) land? 

12. How long is the process from registration to issuance of certificate of occupancy/ 

title? 

13. What type of document is offered after one has successfully completed 

registration? 

14. What are the structural challenges fac ing your program and initiatives? 

15. Would you like to add anything concerning land tenure and hou si ng quality? 
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Appendix 4: Interview Guide for Real Estate Dealers 

Dear respondent, 

I kind ly request you to respond to the questions on thi s interview guide. The reason for thi s is 

because I am conducting an academic resea rch on the contribution of land tenure to the 

empowerment of the urban poor and housing improvement in Kampala: Uganda. 

I am Asiimwe George a Master student of the Norwegian University of Sc ience and 

Technology (NTNU) and Addis Ababa Univers ity (AAU); and completion of this research 

will partially contribute to the award of a M.A. Urban Development and Chall enges in East 

Africa. 

I assure you that the information you provide on this sheet will be treated as confidential and 

will only be used for academic purposes and you r identity wi ll also not be revealed without 

your permission. 

A. Background Information 

Name Sex Age Ma rita l status Educ. Level Main Occupation 

Male MalTied No education Govt worker 

Female Single Primary school Private employee 

Separated Secondary level Self employed 

Divorced Tertiary Unemployed 

B. On Land Business, Real estate, and land purchase 

I. Who are your major clients? (Tick where appropriate) 

Government Companies Organisations Private individuals 

(NGOs, schoo ls etc) 

2. How do you get your cl ients? 

3. What is the size of your cap ital? (Tick where appropriate) 

50-100 M 101-150 151-200 20 1-250 251-300 More than 

300 M 

. . .. 
M - Mllhon (Uganda Shtlhllgs) 
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4. What are your sources of capital? 

Private arrangements Bank loans Co-operatives Government funding! 

support 

5. How do you access (receive knowledge) about availability of saleab le land? 

6. Is there a difference in price between titled and non titled land in the same area 

(location)? Please expla in for Yes or No answer and why is it so? 

7. Which of the 2 types ofland (tit led and untitled) is more attractive to the urban 

poor? Which one is attractive to the rich and or wealthy? 

For the urban poor The Rich and wealthy 

Titled land Untitled Titled Untitled 

8. Do the poor often offer you land for resale? If yes, why do they do so? 

9. What is the response of women to land purchases? 

10. Have you noticed an increased involvement of women in transactions and 

investment in land! housing? If yes, why do you think such is the trend? 

II. How many people does your company employ? 

I to 5 5 to 10 II to 15 16 to 20 More than 20 

12. What are your biggest challenges encountered in your business? 
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Appendix 5: Interview Guide for Land/House Owners. 

Dear respondent, 

I kindly request yo u to respond to the questi ons on thi s interview guide. The reason for this is 
because I am conducting an academ ic research on the contribution of land tenu re to the 
empowennent of the urban poor and housing improvement in Kampala: Uganda. 

I am Asiimwe George a Master student of the Norwegian University of Science and 
Technology (NTNU) and Addis Ababa University (AA U); and completion of this research 
will partially contribute to the award of a M.A. Urban Development and Challenges in East 
Africa. 

I assure yo u that the information you provide on thi s sheet wi ll be treated as confidential and 
wi ll only be used for academ ic purposes and your identity wi ll also not be revealed without 
you r permission. 

A. Background Information 

Name Sex Age Marita l status Educ. Level Main Occupation 

Male Married No edu cat ion GOV! worker 

Female Single Primary school Private employee 

Separated Secondary level Self employed 

Divorced Tert iary Unemployed 

B. On land tenure and Land/House Ownership (For Land/House Owners). 

I. Are you an inhabitant or migrant where yo u reside now? 

Inhabitant Migrant 

2. Do you own? (Tick where appl icable): 

Land and House Land onl y House only Tenant 

. 
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I • 

3. What is the size of yo ur land? 

Size of land (Ha) 
< I 
1-3 
4-6 
7-10 
>10 

4. Under which tenure arrangement do you own your land/house? 
Mailo Freehold Leasehold Customary Renter Mixed (more than 1 form) 

5. How do you use your land? 

Home Rentals/ Residence/ Agriculture Ren ti ng land Mixed (> 1 use) Tenements apartments 

C. On Tenure as a tool for Empowerment 

4. Has the current land tenu re situation empowered you? 

Please explain for Yes or No answer. 

5. Has ownership of land influ enced the way others perceive you? 
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6. If yes, how/where does land/house ownership placed you among society? 

Address Prestige/ pride · Connection with Leadership Security 

rura l relatives pos itions 

7. Have any benefits/options resulted from the land tenure s ituation for the urban 

poor with regard to possess ion of land and housing? (Explain fo r Yes or No 

answer) 

8. Has land tenure motivated yo u to in vest in land? 

9. Has land tenure clarity helped you gain access to saleable land? 

10. Has land tenure helped provide security on land? (Explain for Yes or No answer) 

I I. Has land tenure helped house owners to make improvements on their houses? 

How (Why not) if you answered Yes or No respectively? 

12. What has the land tenure fa il ed to add ress concerning land and housing in 

Kampala? 

13. Would you like to add anything concern ing land tenure and housing qua lity? 

Thank you Sir/ Madam for your contribution and response to my questionnaire, May 
the Good Lord Rich ly Bless You. 

Thank You!! 
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