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The Republic of Uganda is a landlocked
country in East Africa, bordering Kenya,
Tanzania, Rwanda, South Sudan, and the
Democratic Republic of the Congo. Its
population is 44.3 million, with most people
(78 percent) living in rural areas. Uganda,
however, has one of the highest rates of
urbanisation in the world, necessitating
signi�cant planning and infrastructure
investment. The capital city, Kampala, has
more than one million inhabitants.

With the high rates of urbanisation, the
market potential for housing delivery is
immense. According to the Uganda Bureau
of Statistics (UBOS), Uganda has a de�cit of
2.1 million housing units, growing at a rate
of 200 000 units a year. It is estimated that,
by 2030, the housing de�cit will be three
million units. The high urbanisation rates
urbanisation brings signi�cant opportunities

for developers, particularly in the a�ordable housing segment. Stability in lending interest rates has
encouraged an upsurge in mortgage �nance over the past two years and the additional availability of
low-cost �nance could further increase this uptake.

This newsletter gives an overview of housing and housing �nance markets in Uganda, drawing from
the Uganda pro�le written by Duncan Kayiira in the Housing Finance in Africa Yearbook 2019 (10th
Edition), which was launched at the joint African Union for Housing Finance (AUHF) and International
Union for Housing Finance (IUHF) Conference and AGM, in Cape Town, South Africa in November,
2019. This edition of the Yearbook covers 55 countries and �ve regions across the continent. This
newsletter also draws on the Housing Investment Chronicles research, undertaken in 2018 in the
Greater Kampala Metropolitan Area (GKMA), and the FinScope 2018 Survey, as well as highlighting
issues raised at the Ministry of Lands Housing and Urban Development’s National Urban
Forum initiative, which hosted a public dialogue in July, 2019.

O V E R V I E W  O F  H O U S I N G  F I N A N C E  M A R K E TS  I N  U G A N D A

Uganda’s economy is heavily reliant on the
agricultural sector, which accounts for
approximately 25  percent of gross domestic
product (GDP). Uganda’s economy expanded
by 6.1 percent over the �nancial year to June
2019, up from 5.2 percent in the 2017/18
�nancial year. Private sector credit grew by 13
percent to USh15.09 trillion (US$14.08 billion)
in June 2019 from USh13.4 trillion

The Central Bank Rate was maintained at 10
percent over the nine months to June 2019
after an increase from nine percent in
September 2018. This stability in the rate
echoed through the range of interest rates,
and accounted for the increase in commercial
banks’ lending.

Private sector credit from commercial banks
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(US$3.63  billion) in June 2018, spurring
business development and expansion. This
strong performance was achieved partly as a
result of strong household sector demand.
This positive economic trajectory is expected
to continue over the next �nancial year to June
2020, with an anticipated 6.3 percent growth
rate built on stronger private sector activity
and increased public infrastructure
developments.

Uganda’s �nancial sector remains strong with
more than 90 percent of �nancial institutions
posting improved results during 2018 and the
�rst half of 2019. The country’s domestic
�nancing conditions improved over the
2018/19 period despite tightened global
�nancial conditions that challenged emerging
markets.
 

grew by 9.3  percent or USh1.19 trillion
(US$322.06 million) to USh13.97 trillion
(US$3.78 billion) over the year ending
June  2019. Government borrowing was also
signi�cant over the same period, with credit to
government through commercial banks’
purchase of government securities growing by
29.5 percent. The higher level of lending to
government compared to private sector
lending is attributed to increased government
investment in infrastructural projects. The
main sectors that posted increased borrowing
included the building, construction and real
estate sectors, which accounted for the largest
share of banks’ credit, rising to record a 10.1
percent growth in March  2019 from 7.5
percent in March 2018.
 

H O U S I N G  A F F O R D A B I L I T Y

Housing a�ordability remains a challenge, with an estimated 20 percent  of households in the
Kampala area living in their own houses and 80 percent living in rented apartments. The key
constraints to housing a�ordability in the low and middle income segments include the high cost of
completed housing units and the high cost of borrowing for housing �nance.

On average, a newly completed two-bedroom house sells for about USh50 million, (US$13 532),
which is beyond the reach of most Ugandans. Using formal income data, only 4.4 percent of
Uganda’s urban population have the purchasing  power to a�ord the  cheapest newly built three-
bedroom house valued at US$20 000 (USh74 million). To meet these high prices, homeowners often
combine both formal and informal income sources.

Lenders often o�er up to 80 percent �nancing for residential mortgages, and this makes it
impossible for the bulk of prospective homeowners to raise the remaining 20 percent to qualify for
home �nancing. To address this, some banks, including Housing Finance Bank (HFB) and Bank of
Africa, have introduced 100 percent �nancing for residential mortgages under which borrowers may
be fully �nanced without down payments to acquire property. HFB has also introduced incremental
housing �nance under which a client can take small loans to build a house in phases, thereby
reducing the burden of a large mortgage.

K E Y  F I G U R E S

Ease of doing business: In 2019, Uganda was ranked 116 in the Doing Business Indicators, with an
overall score of 60. This was an improvement from the 2018 rank of 127.

Cost of registering property: In 2020, the World Bank doing business indicators ranked Uganda at
135 out of 190 countries, with 42 days required to complete a 10-step process costing 3.9 percent of
the property value.

In�ation: From the IMF World Economic Outlook data, Uganda’s in�ation rate rose from 2.6 percent
in 2018 to 3.6 percent in 2019.

Cost of cement: According to CAHF 2019 Research, the cost of a bag of cement was Ush28 000 (US$
7.58).

Mortgage market: There was no available data on the total number of mortgages in Uganda in
2019. The prevailing mortgage interest rate was 20 percent, with a 20 percent downpayment and 20-
year term.

http://housingfinanceafrica.org/app/uploads/Uganda-2018-Final.pdf
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House costs: From the CAHF 2019 survey,
the cheapest newly built house by a formal
developer was selling for Ush125 million.
The average rental price was estimated at
Ush500 000.
 

P R O P E R T Y  M A R K E TS

Uganda’s property market is dominated by a handful of property developers with capacity to deliver
over 100 units per annum each. Some key players of this scale include the National Housing and
Construction Company, Comfort Homes, Universal Multipurpose Enterprises and Waves Limited.

There are also a few small-scale developers that deliver less than 20 units per annum, often at prices
closer to market rates. A secondary housing market in the country is driven mainly by the need for
loan recovery for borrowers who have had di�culties meeting their loan instalments on mortgaged
property. The rate of owner-occupation increases outside the city to reach 91 percent in rural
northern Uganda.

The property market is however still signi�cantly a�ected by una�ordable lending interest rates,
which result from the banks’ high cost of funding and operating costs. Creating alternative funding
structures to support long-term bank lending is therefore needed. Uganda’s Ministry of Finance,
Planning and Economic Development has established committees to �nalise arrangements for
setting up a mortgage re�nance company and to operationalise the regulations for pension-backed
mortgages.
 

https://www.nhcc.co.ug/


A CC E S S I B I L I T Y  O F  H O U S I N G  A N D  H O U S I N G  F I N A N C E  D ATA  I N
U G A N D A

Information on Uganda’s housing and housing �nance sector is compiled and shared by Uganda’s
Central Bank (Bank of Uganda) under its supervisory oversight function for the banking industry. The
Bank produces an Annual Report, which includes a summary of economic developments and
prospects, �nancial inclusion and �nancial markets. The data is, however, quite general and relates
to private sector credit.

Additional pricing information on the housing sector is compiled and released quarterly by UBOS.
UBOS also produces annual statistical abstracts which provide information from the latest surveys,
censuses and administrative records of Ministries, Departments and Agencies. This information
tracks policy outcomes and is also useful for decision-making. The 2018 Statistical Abstract covers
statistics on the environmental, demographic, socio-economic, production and macroeconomic
sectors. This document is publicly available for collection at UBOS in Kampala and on the o�cial
UBOS website www.ubos.org.

Key data challenges include high levels of privacy by �nancial institutions, which make it di�cult to
track the size of their mortgage books, or to document key housing-related projects �nanced over
the period. Data on constructed units can be found in various private institutions, but this is also not
easily accessible. Housing research therefore relies on aggregated data from government ministries
and bodies mandated to collect and publish data on a regular basis, as well as key private sector
players including �nancial institutions, property developers and international development �nance
institutions.

R E P O R T :  H O U S I N G  I N V E S T M E N T  C H R O N I C L E S  I N  U G A N D A

CAHF’s Housing Investment Landscapes
project is driven by an acknowledgement
that across Africa, the vast majority of
citizens cannot a�ord to purchase a home
using formal housing �nance instruments.
This project aims to achieve a better, more
nuanced understanding of household level
investment in housing. In particular, it looks
at what assets, networks and strategies
households draw on to secure land and

build their homes. How do policy, market and regulatory contexts shape these household decisions,
and how can they be in�uenced to enable households to secure shelter for themselves?

In Uganda, the Housing Investment Chronicles research was undertaken in 2018 in the Greater
Kampala Metropolitan Area, implemented by CAHF in partnership with Financial Sector Deepening
Uganda (FSDU) and the Shelter and Human Settlements Alternatives: Ugandan Human Settlements
Network (SSA: UHSNET). The focus of the research was low and middle income households in
Uganda’s GKMA.

The study underscored the commitment of respondents to realising their housing aspirations, and
their intuition that the value of the land lies not only in shelter, but in the house as a �nancial and
economic asset. The Chronicles give a voice to people who are not often heard and an opportunity to
express their wishes to the authorities and others about this important area of their lives.

Key recommendations from this research included the need for the State to synchronise policies to
ease formal systems of land access; and the need for relevant and accessible �nancing systems to
facilitate the development of housing. In addition, bureaucratic ine�ciencies in the formal land
delivery processes need to be reduced to smooth land registration, exchange, transfer and
acquisition. There is a need for collation and consolidation of data and information on housing
�nance to make this knowledge available to households.

To access the main report, household stories, and information briefs on land, �nance and policy,
click here.
 

http://www.ubos.org/
http://fsduganda.or.ug/
http://ssauganda.org.ug/
http://housingfinanceafrica.org/documents/uganda-housing-investment-chronicles-2/


R E P O R T :  B A N K I N G  A N D  T H E  S TAT U S  O F  F I N A N C I A L  I N C LU S I O N
I N  U G A N D A  –  I N S I G H TS  F R O M    F I N S CO P E  2 0 1 8  S U R V E Y

( Ext e r n a l )

Published in April 2019, this report presents �ndings from the FinScope 2018 Survey in Uganda. The
report aims is to provide a comprehensive understanding of the sector, exploring the speci�c
challenges faced by the sector, and the capacity that exists to deal with them. The objective of this is
to inform the development of e�ective interventions – �nancial or otherwise – for the development
of the sector.

The main drivers of �nancial uptake in the country is the need to save with 37 percent of banked
adults began using banking services in order to save. The second most common reason for opening
a bank account was to have somewhere deposit a salary or wages. Another �nding from the report
was that only 19 percent of banked adults borrow from banks, with nearly half of surveyed
individuals borrowing from savings groups or Village Savings and Loan Associations.

Proposed interventions in this sector included: the need to develop innovative products, and the
upgrading of channels used to access banking services in order to lower costs of service delivery, and
increase uptake of banking services to 45 percent.

Access the report here.

P U B L I C  D I A LO G U E  O N  U N LO C K I N G  M E T R O P O L I TA N  P L A N N I N G
A N D  G O V E R N A N C E :  C H A L L E N G E S  A N D  O P P O R T U N I T I E S  I N  T H E

CO N T E X T  O F  U G A N D A’ S  U R B A N I S AT I O N  T R E N D S

The  Ministry of Lands Housing and Urban Development  under its Uganda National Urban
Forum initiative hosted a public dialogue in Kampala on 21 July, 2019. The purpose of the dialogue
was to assemble various stakeholders in the urban sector to discuss urban development issues in
the region.

The forum explored existing urban challenges in the country’s main urban area, calling for the need
for better Metropolitan planning. Challenges in the region include urban sprawl, congestion, limited
interconnectivity, and ine�cient commuting patterns which strain economic productivity, the
proliferation of informal settlements, poor housing, strained social services, and the di�culty of
de�ning the jurisdictional boundaries of interconnected urban areas.

Panellists highlighted the need for a deeper understanding of urbanisation trends, the dynamics of
metropolitan planning, and the innovative opportunities arising from coordination and acceptance
by various stakeholders. In addition, the adoption of a metropolitan strategy, and formulation of
metropolitan planning and governance models, was emphasised.

Civil society members present noted that communities have the potential to drive their development
initiatives and are able to self-organise and participate e�ectively in governance and transparency
initiatives. There is therefore a need to foster engagement and collaborative platforms, such as the
Municipal Development Forums.

https://fsduganda.or.ug/wp-content/uploads/2019/05/FSDU-Thematic-Report-on-Banking.pdf
http://mlhud.go.ug/
http://mlhud.go.ug/urban-forums/


Read a brief of the dialogue here.

U S E F U L  R E S O U R C E S

To access blogs, documents and other useful publications on the housing finance system in

Uganda, '

Visit our Uganda page.

Key CAHF research documents on Uganda include:

 

Housing Finance in Africa Yearbook 2019: Each year, CAHF publishes its Housing Finance in

Africa Yearbook. The 2019 edition has an up-to-date profile for Uganda and the East African

Community.

Uganda Housing Investment Chronicles: In 2019, we published and launched the outputs from the

Uganda Housing Investment Chronicles study which documented the housing investment journeys

of low and middle income households in Uganda’s largest metropolitan area, the Greater Kampala

Metropolitan Area, unpacking the ways in which households earn, save, and invest in housing. The

project was undertaken in partnership with Financial Sector Deepening Uganda (FSDU)  and

the  Shelter and Human Settlements Alternatives : Ugandan Human Settlements Network (SSA:

UHSNET).

Report Series: Landscape of Housing Investment – Uganda: Published in 2017, this presents an in-

depth analysis of the landscape of investment in Uganda. The report forms part of The Centre for

Affordable Housing Finance’s Investor Programme, which aims to quantify the breadth of

investment activity on housing and housing finance across Africa, and to establish a mechanism to

track this on an ongoing basis. This provides useful data on existing development finance institution

(DFI) investors, the type of instruments they use to invest, and the investment environment they

operate in.

Other useful resources include:

FSD-Uganda

Financial Sector Deepening Uganda (FSD-Uganda) is an independent not-for-profit company that

works towards promoting greater access to financial services in Uganda. FSD Uganda seeks to

develop a more inclusive financial sector with a focus on low income individuals (particularly

women) and micro, small and medium enterprises. The company, which is a key CAHF partner in

Uganda, supports innovation, conducts research, helps promote and improve policy, laws and

regulation that shape Uganda’s financial sector.

 

Ministry of Lands, Housing and Urban Development

The Ministry of Lands, Housing and Urban Development is tasked with ensuring sustainable and

effective use and management of land and the orderly development of urban and rural areas as

well as safe, planned and adequate housing for socio-economic development. The main roles of

the ministry include the formulation of national policies, strategies and programmes in the land,

housing and urban development sectors; setting standards for sustainable use and development of

land; and coordinating initiatives in local governments that relate to lands, housing, and urban

development.

Bank of Uganda

The Bank of Uganda is the Central Bank of the Republic of Uganda. The Bank works closely with

the Ministry of Finance, Planning and Economic Development (MoFPED). The Bank of Uganda is

http://housingfinanceafrica.org/documents/public-dialogue-on-unlocking-metropolitan-planning-and-governance-challenges-and-opportunities-in-the-context-of-ugandas-urbanization-trends/
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responsible for formulating and implementing monetary policy as well as regulating and supervising

financial institutions.

 

Ministry of Finance, Planning and Economic Development

MoFPED is tasked with coordinating development planning; mobilisation of public resources; and

ensuring effective accountability for the use of such resources for the benefit of all Ugandans. This

is achieved by the formulation of economic policies that maximise revenue mobilisation, ensuring

efficient allocation of public resources, and accountability. The ministry also publishes reports on

the performance of the economy, which can be accessed here.

AFRICAN UNION FOR HOUSING FINANCE (AUHF) MEMBERS IN UGANDA

Housing Finance Bank 

The Housing Finance Bank was incorporated in 1967 as a non-banking credit institution providing

mortgage finance and also accepting savings deposits from the public. In 2007, the Bank was

licensed as a commercial bank to carry on the business of banking under the Financial Institutions

Act. Major shareholders of the HFB include the National Social Security Fund, the Government of

Uganda, and the National Housing & Construction Company Ltd.

D A S H B O A R D S  O F F E R I N G  U G A N D A  D ATA  I N  A N  A F R I C A N
CO N T E X T

Housing and Construction in Africa 2010-
2019
This dashboard presents data on house prices,
construction costs, a�ordability, and income
across Africa, o�ering a rough indication of the
range of house prices and sizes being provided
by the private sector, as well as some insights
on a�ordability across the continent.
 

Calculating Mortgage and Housing
A�ordability in Africa: 2019

This dashboard measures how a�ordable a
house is to local incomes, based on prevailing
minimum mortgage rates, typical mortgage
terms, and the distribution of household
incomes in both urban and rural areas. This
o�ers a relative comparison of a�ordability
across the continent. The dashboard has been
updated to re�ect the most recent data
available as of August 2019.
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