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A household’s success in achieving their housing investment 
goals rests on their ability to secure land. 

Despite a comprehensive range of policies and legislation 
on land, Uganda continues to grapple with serious land 
governance, tenure, and administration challenges, with the 
main obstacle being the presence of dual and overlapping 
land access systems and mechanisms. Prior to the advent of 
colonialism, land access and management were coordinated 
through traditional systems. These were replaced by 
British colonial systems of land tenure, administration and 
accompanying institutional frameworks (Nkurunziza, 2006). 
As a result, a ‘duality’ of formal and informal land markets 
emerged across the country, especially in Kampala and the 
Greater Kampala Metropolitan Area. 

Today both the ‘formal’ and ‘informal’ systems of land access 
and administration remain active and operate as mutually 
reinforcing entities (Giddings, 2009). These are underpinned 

by a range of actors, negotiating diverse interests within 
formal and informal institutional frameworks. Interviews 
with low and middle income households in the Greater 
Kampala Metropolitan Area indicated that residents utilise 
both systems to access land.

As part of the larger Housing Investment Chronicles 
(HIC) research project in Uganda, this brief consolidates 
some of the key emerging issues and processes identified 
by respondents in relation to accessing land, as well as 
opportunities for policy intervention and advocacy. It 
highlights some of the key institutions (formal and informal) 
that are used in accessing land; some of the processes 
and steps undertaken through the formal and informal 
processes; and the emerging opportunities and challenges 
experienced within both processes. Finally, we provide a 
list of recommendations and intervention points for a more 
effective system of land acquisition in the Greater Kampala 
Metropolitan Area.

 Ministry of Lands Housing and Urban Development (MoLHUD)
Policy preparation and implementation
State custodian of all land-related information
Land Information, management & administration

Local Council I (LC1) 

Mediate formal and informal land transaction processes
Provide legitimacy to informal land transactions
Act as witnesses and legal sanction for informal transactions

Private sector actors

Examples: Real estate agencies, Banks/financial institutions, Attorneys
Critical roles in formal transactions
Involved in housing development
Intermediaries in formal and informal land transactions
Attorneys are mostly engaged to facilitate land transactions
Attorneys are also involved in mediation of conflict or disputes
Focused on middle & high income market segments
Capacity insufficient to meet housing demand

Civil society organizations (CSOs)

Examples: SSA-UHSNET (Shelter and Settlements Alternatives: Uganda Human 
Settlements Network), NSDFU/ACTogether (National Slum Dwellers Federation of 
Uganda) and UHOCU (Uganda Housing Cooperative Union)
Engaged with low and middle income households
Advocacy role – for just, inclusive and equitable land rights
Some undertake housing projects
Limited success in enabling greater access to land and housing.

Religious and cultural institutions 

Examples: Buganda Kingdom through the Buganda Land Board [BLB], Roman 
Catholic Church, Church of Uganda, Uganda Muslim Supreme Council
Institutions own significant amount of land across the GKMA 
Most of this land is encumbered by squatters or conflicts
Lease out their land to public or private agencies for development
Occasionally offer free land for charitable causes and other community-related 
projects

Unregistered land brokers and middle-men

Brokers act as important 
nodes and as ‘information 
gate-keepers’ in urban 
land markets, influencing 
information access as well as 
land values.
There is no known figures 
of how many land brokers 
operate in the GKMA. 
Land brokers are however 
easy to access as they 
advertise their services in 
posters across the city.

Social networks

Social Networks e.g. friends, relatives 
etc serve as critical forms of social capital 
employed by low – and middle – income 
households in the process of legitimizing 
their rights and claims to land. 

ROLE OF FORMAL AND INFORMAL INSTITUTIONS IN ACCESSING LAND
The HIC project differentiated 
between ‘formal’ legislated 
institutions for accessing and 
negotiating access to land, and those 
that are quasi- formal, as outlined 
below.
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HOUSING INVESTMENT CHRONICLES IN UGANDA 
DISCUSSION BRIEF ON FINANCIAL INSTRUMENTS

Uganda’s housing sector has recorded notable growth, as 
signified by increasing investments by the private sector and 

a relatively favourable economic environment. The scale and 
magnitude of the housing deficit however remains high, with 
the market still unable to cater for the housing needs of low and 
middle income households. 

A key gap in this sub market remains the lack of appropriate 
and effective financial instruments for supporting households’ 
investment journeys. Existing financial instruments – such as 
home loans and mortgages – remain in their embryonic stage and 
are therefore inadequate to respond to the housing finance needs 
of low and middle income households.  
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effective financial instruments for supporting households’ investment 
journeys. Existing financial instruments – such as home loans and 
mortgages – remain in their embryonic stage and are therefore 
inadequate to respond to the housing finance needs of low and 
middle income households. 

The majority (0ver 90%) of respondent 
households generated their incomes from 
low-paying formal, or informal sources of 

employment. 

INSTRUMENT INSTITUTION DEFINITION

FO
R

M
A

L

Home loans Commercial banks
Medium-to-long-term products customised for housing purchase, 
construction or improvement.

Short term loans Commercial banks
Short-term loans with both regular and irregular repayments targeting 
home owners with regular income. Interest rates are charged on the 
declining balances. 

Personal savings Individuals
Households’ savings kept for non-immediate use, and mainly stored in 
banks and accessed by households at will.

Group SACCOs SACCOs
Organised community savings groups that allow members to borrow 
easily using their savings and repayment history as collateral. Some of 
the SACCOs have associated into formal micro finance institutions.

IN
FO

R
M

A
L

Soft loans Community
Money borrowed from friends and relatives, with amount and repayment 
based on trust.

Private money lenders Community Loans received from private money lenders with interest.

Remittances Community
Money received from friends and relatives abroad, also based on a trust 
system.

Group  SACCOs Community
Arrangements whereby people come together and collect money, save 
it and lend it out to fellow members at a specific interest rate. SSACO 
members can borrow from their SACCO to meet their housing needs. 

61%
Does not 

own a house

39%
Owns a 
house

4%
Owns a house
(Mortgage)

96%
Owns a house
(No Mortgage)

From our survey, 
we found that 

only 4% of 
home owning 

respondents had 
mortgages.

This Discussion Brief is drawn from the larger Housing Investments Chronicles in Uganda research report, which is available at: http://housingfinanceafrica.
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KEY BARRIERS IN ACCESSING HOUSING FINANCE 

1. As most low and middle income households do not have significant capital assets, access to formal financial 
opportunities is hampered. Furthermore, unresolved structural and procedural bottlenecks within the country’s 
banking system persist, limiting the access to these resources, and thus indirectly exacerbating the housing 
problem.  

2. The uptake of home loans and mortgages in Uganda has remained low largely due to high interest rates and loan 
terms in comparison to other countries within the region. With interest rates as high as 16 percent (compared 
to Kenya 14 percent and Tanzania 13 percent), Uganda’s low and middle income households find it difficult to 
meet the requisite demands for accessing housing finance. Where such loans are accessed, repayment remains a 
challenge, thus excluding many low and middle income households. 

3. The majority of low income households and a sizeable 
proportion of middle income households living in the GKMA 
lack bankable capital assets to use as collateral. Most of the 
land within the GKMA is still held under the Mailo tenure, 
and is thus encumbered by competing layers of claims, thus 
making its documentation inadequate as collateral. 

4. Residents also highlighted lack of knowledge about formal 
processes of accessing housing finance as a key barrier 
and this could be because information about available and 
accessible housing financing options has not adequately 
penetrated the intended market.  

5. The construction sector has been experiencing a volatility of 
prices of building materials, and this complicates access to 
housing financing for low and middle income households. 
Residents noted that this has complicated their planning and budgeting processes and their ability to access 
finances. 

6. Slow and complex bureaucratic systems, including banking and financing systems coupled with external systems 
such as delayed plan approval, slow down the process of accessing housing finance. Required application 
documents and steps also delay loan approval. 

RECOMMENDATIONS 

1. Collate and consolidate existing datasets and information on housing finance from different actors (state and 
non-state) to integrate knowledge for more cohesive and coherent interventions. 

2. Engage and encourage key actors to develop alternative financing mechanisms for housing, including microfinance 
institutions, cultural institutions, housing professionals and professional bodies, real estate management and 
development agencies, construction firms, local building artisans, and construction material production firms.  

3. Develop and adopt targeted incentives and strategic partnerships to channel investment into low-cost and 
affordable housing.  

4. Revise existing housing finance facilities (e.g. home loans and mortgage facilities) to customise them for low and 
middle income household needs. 

5. Scale up innovative mechanisms and housing instruments to promote greater financial inclusion and equity. 
6. Mobilise low and middle income households to join housing cooperatives to enable pooling of resources for 

greater impact. 
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to integrate knowledge for more cohesive and coherent interventions.
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institutions, cultural institutions, housing professionals and professional bodies, real estate management and 
development agencies, construction firms, local building artisans, and construction material production firms. 
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This chart indicates the number of steps required 
to access formal and informal finance, highlighting 
why many households prefer to access funds through 
‘informal’ channels.
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