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Executive Summary – Six Individual Household Stories 

The Centre for Affordable Housing Finance in Africa (CAHF) launched its Housing Investment Chronicles (HIC) 

project in November 2016 with the aim of stimulating a greater understanding of low and middle income 

housing needs and investment journeys. The Housing Investment Chronicles document the housing investment 

journeys of participants over time. The goal of the project is to enhance increased and in-depth understanding 

of how households invest in housing, and how they navigate various systems, leverage existing opportunities 

and overcome diverse challenges to meet their housing needs. Additionally, the research aspires to stimulate 

long and short-term investment and to encourage down-market penetration of affordable and responsive 

housing finance packages. Last but not least, the project draws from these individual narratives to inform 

stakeholders and generate recommendations to decision-makers in both the public and private sphere.  

The Uganda Housing Investment Chronicles project was coordinated and carried out by a team of staff from 

Shelter and Settlements Alternatives, supported by an external consultant, in collaboration with different 

housing cooperative groups working in the Greater Kampala Metropolitan Area. The study was carried out in 

March and April 2018, with a 680-household survey conducted across the breadth of the Greater Kampala 

Metropolitan Area (GKMA) in the towns of Entebbe, Kajjansi, Ggaba, Maya, Kiira, Nansana, Ganda, Gayaza, 

Mukono and Buyale. The survey was supplemented by three focus group discussions with members from 

various housing cooperative unions from Mukono and Wakiso Districts, as well as with key players in the 

housing and financial sectors. Finally, detailed housing investment journeys were recorded with 20 low and 

middle income households.  

The research focused on four key thematic areas:  

• The housing investment decision: including the various sources of income and levels of access to 
financial resources to meet housing investment needs. 

• Securing land: including the formal and informal steps and processes taken to secure land for housing 
over time; and the development of a database of formal and informal systems for accessing land for 
housing. 

• The housing construction process: including the steps and processes followed in house construction 
and the institutions involved in the process.  

• Financing the housing investment: including the formal and informal institutions that offer finance to 
low and middle income residents, and the steps and processes undertaken to access finances. 

The Housing Investment Chronicles contain a wealth of detail about the housing construction and investment 

decisions of a representative sample of poor people in Uganda’s capital city, Kampala. Additionally, the 

chronicles give a voice to people who are not often heard, offering them an opportunity to express their wishes 

to the authorities and others about this critical area of their lives. The study findings reflect the commitment of 

respondents to realise their housing aspirations, and their intuition that the value of the land lies not only in 

shelter, but in it being a financial and economic asset.   

The first report in the series – Housing Investment Chronicles – Analysis and Findings Report – presents a deeper 

analysis of the issues facing low- and middle-income residents in their efforts to access housing. This report is 

the second output of the series and presents six household stories, detailing the individual housing-

investment journeys of selected respondents. 
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The narratives documented here highlight the diverse and varied choices made by individual investors in 

accessing housing and the particular opportunities and challenges experienced along the way. The stories cover 

a number of key themes including: acquisition of land; financing the housing investment; and finally, house 

construction. Respondents were also asked to reflect on how the state and other public sector institutions could 

support and enhance their investment journeys. Some of the critical points and emerging issues along the 

pipeline are summarized below:  

• One of the most critical challenges for low and middle income household remains that of accessing land. 

Many households employed informal and quasi-formal systems and networks to identify, verify, purchase, 

and register land, which highlights the need for synchronization of these systems with existing formal ones.  

 

• Finance is required along the entire housing investment chain, most notably in purchasing land and during 

the construction process. In most cases, households relied on their own savings and personal sources of 

income. In many cases, these were unable to sustain extended development periods. Additionally, reliance 

on personal sources placed unnecessary burden on low and middle income households, as it leaves them 

exposed open to shocks and vulnerabilities. 

 

• While households demonstrated adequate knowledge of formal finance systems and mechanisms, they 

however expressed wariness and mistrust of these institutions. This could be attributed to the fact that 

households feared losing these assets in case of default. This suggests a need for banks and other lenders 

to develop amenable and flexible loan instruments for inconstant incomes; and also, to disseminate 

accurate information to households to counter such fears.  

 

• The construction process was, across the board, undertaken in a phased and incremental manner, utilizing 

own and hired labour. This implies that in addition to delivering their own housing, low income residents 

also create employment opportunities at the local level. The housing construction process is however 

contingent on funding availability and thus inevitably slow. It took an average of 2-4 years for households 

to complete construction. The knowledge and capacity acquired over the construction period however 

served as a critical resource, with households undertaking future investments with greater efficiency, and 

future projects proving cheaper and easier to complete. 
 

• In the case of policy, there is a need to synchronize policies and formal systems for land access, and to 

streamline the varied bureaucratic institutions and systems that cater to housing delivery. Additionally, 

there is need to collate and consolidate data and information on housing finance and the provision of this 

information to households.  

 

Financial Sector Deepening Uganda (FSDU)  

FSD Uganda is an independent not-for-profit company committed to 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 (MSMEs), through supporting innovation, conduct research, help 

promote and improve policy, laws and regulation that shape the financial sector in Uganda. 

Centre for Affordable Housing Finance in Africa 

The Centre for Affordable Housing Finance in Africa (CAHF) has been operating as an independent think tank in South Africa 

since May 2014, pursuing its mission of making Africa’s housing finance markets work. It grew out of the housing finance 

theme of the FinMark Trust, where its research and advocacy programme began in 2003. CAHF’s work extends across the 

continent, and it is supported by and collaborates with a range of funders and partners. CAHF brings information to the 

market place to enable stakeholders in the public and private sector to make policy and investment decisions in favour of 

improved access to affordable housing. Our emphasis is on the role that finance plays in realising this, and we champion 

market intelligence—data, market analytics and research—to stimulate investor interest and to support better policy. We 

are highly networked and engage with stakeholders at the local, national, regional, continental and global levels to support 

the realisation of investment towards affordable housing in Africa. 
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Figure 1.1: Context map and location of interviewed households 
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Glossary of Terms 

GKMA: The Greater Kampala Metropolitan Area, an urban agglomeration extending beyond the 

administrative boundaries of Uganda’s capital, Kampala, to incorporate adjacent districts of Mpigi, Mukono, 

and Wakiso.  

The Buganda Kingdom: The Buganda Kingdom a subnational constitutional monarchy in Uganda and, 

following its reinstation in 1993, a recognized cultural institution under the law.  

The Buganda Land Board: The Buganda Land Board (BLB) is a professional body set up to manage land and 

properties within the Kingdom, under the Restitution of Assets and Properties Act of 1993. Assets managed 

by the BLB include tracts of land in urban areas and towns, including many areas in Kampala and surrounds. 

LC1: The Local Council One is the smallest administrative level in Uganda’s system of local administration, 

covering a village or a neighbourhood in the case of urban areas. LC 1 representatives include a chairperson 

and executive members. 

Mailo tenure:  Mailo tenure is one of the constitutionally recognized systems of tenure under the Uganda 

Constitution, in addition to freehold land tenure system, leasehold tenure system, customary land tenure 

system and public land. It refers to land held under freehold tenure that was granted by the colonial 

government in exchange for political co-operation under the 1900 Buganda Agreement. As a result, it applies 

to land mainly in the Buganda and Bunyoro regions. Land held under Mailo tenure is mainly subdivided and 

transferred, as no new titles are being issued under this tenure. Use and occupation rights are sold and 

transferred in the form of ‘Kibanja’. 

Kibanja: A kibanja holder is a bonafide or legal occupant of land in areas held under Mailo tenure. This 

includes owners and tenants. An occupant of a kibanja acquires an interest in the land and cannot be evicted, 

and on their death, the kibanja can be inherited by his widow or heir.  

Busuulu: Ground rent paid on land held under Mailo tenure.  
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1. ‘I used my technical construction skills to build step-by-step’: Henry 
Kaligi 

AREA: KISUBI–KITALA 

INVESTMENT: One house, two rental units 

SOURCES OF FUNDING: Savings, SACCO loan 

TIME TAKEN TO COMPLETE: Two years 

 

Henry Kaligi is in his early 50’s and currently lives in Kisubi-Kitala, one of the many rapidly changing semi-rural 
areas in Wakiso district, south of Kampala. According to Henry, few households where he lives earn more than 
UGX 500 000 per month (approximately US$ 150). 

ACQUIRING LAND 

Land is arguably one of the most critical assets that determine the delivery and ultimately, the price of housing 
in any context. For many residents in the GKMA today, land is not only expensive to acquire through the formal 
markets, but the formal process and institutional frameworks are effectively closed off to them as well, making 
it extremely difficult to meet their housing needs. For such residents, the informal markets and processes, 
which have operated parallel and most times in concert with the formal land markets and processes, provide 
the only avenue through which housing needs can be met.  

For Henry, like many other poor households deprived by the exclusionary formal land regimen, kinship relations 
are powerful mediators that are critical in shaping access to housing: 

This plot of land was for my mum she passed on …she is the one who gave me this place and when she 
gave it to me she cautioned me that the plot is not for sale that it is only for developing. My mother told 
me she bought it in 1970 at UGX 700… the procedure l really don’t know… When I finished school, I started 
to build…am the one who drew the plan of the house and even started building it up to the stage it is now. 

Henry inherited the land from his mother, and built his own house and to two studio-style rentals from which 
he earns an extra income. His mother purchased the land as a ‘kibanja’ more than 40 years ago. Since he already 
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owned land, he did not have to deal with the laborious process of formal land acquisition, often one of the major 
housing-related challenges faced by most low-income households living in the GKMA.  

Despite this, however, Henry only has limited rights over the land he inherited. The land is actually owned by 
Buganda Kingdom - a cultural institution - under the Mailo tenure. Land is therefore held in trust under the 
stewardship of the Kabaka (the Buganda King). Like many other families holding land as ‘kibanja’, Henry merely 
has usufruct rights over the land. Few ‘kibanja’ holders have formal documents as evidence to safeguard their 
rights. Recently, however, the Buganda Land Board launched a system to mobilize the formal registration and 
recognition of all legitimate occupants on the Kingdom, and Henry participated in this process: 

As of now we don’t have a title. We have a certificate for our land, we registered with Buganda Land 
Board…there was a massive survey of the Kabaka’s land then they told us that anybody who has a 
‘kibanja’ must register, we joined that project and we registered our plot. We had to show proof that we 
are the owners of this plot by getting consent from the surrounding neighbors to endorse a form, you take 
it back to Buganda Land Board, after which they come and survey even if you aren’t around then they put 
the mark stones. 

FINANCING THE HOUSING INVESTMENT 

When building my house, I didn’t yet have a family and so I used to work and save for the house. I have a 
family now, and so for the rental units, I used two sources of income. First, we make bricks in Kitala, my 
ancestral home. I sell some of the bricks and used the bricks for this house and for the rentals. I also have 
a piggery but the money that comes out of it is little. 

Like most households undertaking self-built housing, Henry used various sources of income and finance to 
meet his family’s housing needs, including savings and business investments. Additionally, like majority of low-
income households across the GKMA, he did not use formal financial institutions for his housing investment.  
Henry however borrowed money from a Savings and Credit Cooperative (SACCO) where he holds an account. 

I have never borrowed and I don’t have an account in the bank, I save in our SACCO that is where I borrow 
from but I don’t borrow that much. I don’t like borrow and I borrow when I experience serious difficulties.  

SACCOs have emerged as a popular informal mechanism for low and middle income households to access 
funds, not only for supplementing income to meet day-to-day expenditure needs, but also for investing in 
housing. Feedback from investors like Henry revealed that these SACCOs have sophisticated organization and 
self-regulating mechanisms which could justify their relevance as critical links in formulating viable strategies 
for effectively addressing the urban housing challenge. Informal social networks are especially vital for enabling 
households gain entry into SACCOs, as they enable to them to increase their savings as collateral and thus later 
on access low interest loans at flexible terms to provide housing for themselves:  

At first you need to come by yourself and introduce yourself, you open an account and save at least for 
three months and then you can borrow. The SACCOs can’t give a new person UGX 10 million…they give 
according to your saving, and loans cover a period of six months or less. The security is based on your 
intentions as a member and we understand you. If you have become a member for some time and we see 
your ways even if you need UGX 10 million, we can give it to you… in our SACCO we borrow but we lend 
to only our members at 5%. We don’t like the non-members but if they come and we see they have a big 
problem we can lend them at 15%.  

HOUSE CONSTRUCTION 

In the absence of formal housing finance or assistance, Henry managed to meet his family’s housing needs 
using his meagre earnings. The house sits on a small 50ft by 100ft plot and measures about 25ft by 32ft. He has 
also managed to build two small studio-like rental units on the same plot. Henry has a diploma in construction, 
and used this skill in addition to general knowledge and some experience as a construction worker, to undertake 
his housing investment. As has become common practice, low income investors like Henry that undertake self-
built housing start by saving and stocking up on basic building materials before embarking on house 
construction, often with the help of a few employees:  

Since I already had a plot the first thing I did was to gather the building materials and that was the hard 
thing because while I had the knowledge of how to build, getting the building materials was difficult. I 
started buying building materials slowly by slowly. When I had gathered some materials to start 
construction, I started building. I did it myself and saved some money to pay two porters and two masons 

https://www.bugandalandboard.or.ug/register-your-kibanja


Housing Investment Chronicles                                                     Uganda (March 2019)                                                                               8 

 
 

to help me. When we reached the wall plate level, I paid some friends with roofing expertise, since I did 
not have those skills to help me. 

Henry stressed that the different investments he made on the housing were carried out in an incrementally, 
over a period of two years to completion, depending on the availability of financial resources. 

My house is 25ft by 32ft, and has four rooms: two bedrooms, a sitting room and dining, and a kitchen plus 
a bathroom. The other part is an extension which was not in the original plan. We added it because the 
owners of the other plot (our neighbors) were beginning to encroach on it. We built in phases starting with 
the foundation, but then we stopped for about three months, after which we built from the foundation up 
to the ring beam, then stopped for a month, then again built up to the wall plate then we stopped for about 
six months then we roofed. It took me two years to finish the house. 

According to Henry, each of the two studio-like rentals (i.e. single-room with a bathroom) cost him 
approximately UGX 9 000 000 (US$ 2 500). This estimate was however influenced by his choices on sources of 
materials, labour and the cost of land. 

Henry used fired earth bricks, lake sand, cement and steel roofing sheets as the main building materials used 
for constructing his own house and the rentals. Across the GKMA, these are the popular materials for house 
construction. There are few or no affordable alternatives to the established brick-mortar and steel roof material 
typology in the construction industry: 

I used iron sheets called eco-tile iron sheets and for my house at UGX 60 000 (US$ 17) per sheet and used 
17 of them. With the foundation, we used 3 000 bricks, from foundation to the ring beam we used 4 000 
bricks, the ring beam used 7 iron bars and then cement from foundation to ring beam we used thirty 50 kg 
bags of cement. Cement was cheap at the time, selling for UGX 28 500 (US$ 8).1  

While the broader survey revealed that most households in the GKMA that build their own housing mainly 
purchase building materials from retail stores, Henry leveraged his knowledge and experience in construction 
to purchase his roofing materials directly from the manufacturer, Roofings Uganda Ltd. This allowed him to 
access additional benefits, including expert service and advice, relatively lower prices but perhaps more 
importantly, a customised payment plan cognizant of his personal financial limitations:  

Roofings Ltd can allow you to deposit money on condition that by the time go to make an order, you had 
at least paid three quarters. It is like opening an account but when you go to make an order you must have 
three quarters on your account of the order you want to make. So, for a low-income person that helps you 
a lot because that is the system that I used to buy these iron sheets for the rental units. 

Regarding the distribution of housing investment expenses across the process, Henry estimated that based on 
the experience, the foundation and roofing combined took up the largest share of the budget. Using estimates 
for the two self-contained rentals he had completed most recently; the roofing was the most expensive 
followed by foundation and raising the walls. Since he used his own labour, he estimated that his total labour 
costs were not significant:  

The foundation took us approximately UGX 1 000 000 (US$ 280) then from foundation to wall plate it was 
approximately UGX 2 000 000 (US$ 560) then the roofing is UGX 3 000 000 (US$ 840) because the iron 
sheets took something UGX 1 000 000 then the timber and the layout the roof work approximately UGX 
1 000 000. The plastering, the fitting of doors and windows took approximately UGX 1 200 000 
(approximately US$ 335).  

Although the roofing turned out to be the most expensive, Henry admitted that the foundation was the most 
challenging, since he felt that one had to get it right to avoid compromising overall structure stability. 

It is the foundation that is most challenging because you have to make sure the materials used are durable, 
the mixtures must be standard while you can compromise on the walls the foundation has to be to 
standard. 

Unlike most households undertaking self-built housing, Henry had the advantage of specialist training from a 
technical institution, in addition to the experience and additional skills he accumulated over time as a local 

                                                           
1 Recently a 50 kg bag of cement costs UGX 50 000 (14 USD).  
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builder. Nonetheless, this vast intangible capital has only been enhanced by the equally valuable experience 
Henry has acquired through his self-built housing project. Enrolling such collective capital, Henry was able to 
find ways of significantly reducing his costs to meet his investment targets within the shortest possible time:  

Through experience as I had told you that I studied construction, with time you find that building a small 
house like this one (the new rentals) with experience is cheaper. When you are starting it seems like a big 
burden but after some experience, you see you can do something cheaply because the building materials 
for these rentals we made them ourselves but the old house (his house) we bought them so you make your 
own burnt bricks you can save 20% of the money you would have used to buy bricks which can help you in 
other ways may be buying cement or sand. And with the labour am the one who built the house. 

 

  



Housing Investment Chronicles                                                     Uganda (March 2019)                                                                               10 

 
 

2. ‘I phased construction to match availability of finances’: Kaweesi George 

AREA: GGABA-MUNYONYO 

INVESTMENT: One house 

SOURCES OF FUNDING: Savings, Equity Bank loan (for roofing) 

TIME TAKEN TO COMPLETE: Four years 

 

I am a member and number three in Wakiso Destiny Housing Cooperative and I work as a project manager 
in this group. I have even bought a ‘kibanja’ which is an informal agreement for acquiring land, different 
from ‘kyapa’ which is a formal title. I bought my ‘kibanja’ in 2013 in Munyonyo.  

Kaweesi George William is a resident of Munyonyo, one 
of the fastest growing suburbs south of Kampala along 
the shores of Lake Victoria. The neighbourhood is 
characterised by a mix of low income settlements and 
enclaves of upscale gated communities. In 2013 he 
bought a small 50ft by 100ft plot (470m2) in the area and 
started his housing project which he completed about 
four years later and moved in. 

ACQUIRING LAND 

It took me about one month to look for and pay for 
the plot.  First, I informed a friend that I wanted to 
buy land somewhere to build. He took me to 
Munyonyo near the swamp and worked with 
brokers in the area to get me a ‘kibanja’. Before 
paying for the land, he took me to the area 
chairperson (local council leader) to inquire if the 
person we were going to buy from was the 
legitimate owner of the land. The chairman said 
he knew the person and ascertained that she was 
selling. Later, I went by myself to verify from the 
neighbours and they assured me that she was the 
legitimate owner. After three days I paid the lady 
who was selling the ‘kibanja’ and we made a 
written agreement after paying. 

George employed a number of quasi-formal and informal channels of identifying, verifying and accessing land. 
Such combinations of processes are commonly enrolled by low and middle income residents because they are 
more expeditious in delivering access to land and command significant social legitimacy. Much of the land 
where George has invested is owned by the Buganda Kingdom, and there is minimal threat of eviction since the 
institution has long had a non-antagonistic attitude to communities settling on its land. George’s plot of land is 
held as a ‘kibanja’ which gives him user rights which he can transfer at any point in time. 

FINANCING THE HOUSING INVESTMENT 

George used his savings to embarked on his housing project in Munyonyo, drawing from a mobile money 
business and other supplementary sources of income. In addition to these savings, he also acquired a loan from 
Equity Bank specifically to cater for the roofing costs: 

When my house reached the roofing part, I got a UGX 2 000 000 (US$ 500) loan from Equity Bank. It took 
me four months to get the loan and one year to repay it with monthly instalments of UGX 140 000 (US$ 
40). I can borrow again because it helps in one way or another. 
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HOUSE CONSTRUCTION 

After paying for the land, George then constructed a toilet on the site rather than leaving it undeveloped. The 
toilet served as a tacit stake on his claim, and as a means of executing his rights over the land. George’s action 
in this context reveal one of several issues that distinctly affect Kampala in relation to provision of urban 
housing. Though informal markets have enabled greater access to housing for the urban poor in the short term, 
they also feature contested claims and compromised forms of legitimacy, as often, residents may not have the 
proper documentation to secure these claims:  

I was remaining with some money after buying the land, and within a week, I started building a toilet 
because I feared that I might have been sold someone else’s land or they might resell it to another person. 
It took me about one month to finish the toilet, but then I stopped because I didn’t have money to start 
building the house so the toilet would keep the place.  

Six months after, George contracted a local builder to plan and start construction work on his house and like 
many low and middle income residents, opted to forego the formal systems of approval. Construction was 
spread out over six months, and was largely dictated by the availability of financing.  

After 6 months I bought hard core, then a trip of sand, and then a trip of bricks. Within a period of one year 
the materials were on site. I got a builder, brought him to the site and told him that I wanted a 2-bedroom 
house with a sitting room, and he drew the plan.  

After two months I called him up again to start construction. He was able to build up to foundation level 
that is the money I first paid him and then I stopped for about five months. I called him up again and he 
built up to the beam and we agreed on the money.  

He stopped again for about two months after which I again called him after I had got money to continue 
up to the roofing stage, but then he stopped again because they money had reduced after one year. When 
I got money, he got people to roof and the structure started looking like a house. After four months, I 
decided to enter it the way it was. 

I built in stages because I never had enough money so I used the money I got. 

In his experience, roofing turned out to be the most expensive phase of the construction: 

Roofing is the most expensive, followed by foundation and then the walls. The foundation took about 
2500-3000 bricks, 4 trips of hard-core, I trip of half inch stones, one trip and two trips of sand. Altogether 
I used about UGX 1 200 000 (US$ 350) 

With a shell in place, George had windows and doors fixed and then moved into the house before it was fully 
completed. He undertook the finishing, plumbing, electrical wiring and other internal fixes after occupancy. 
According to him, altogether the house took about four years to complete. Through his experiences, though, 
George admitted that the process was a steep learning curve for him working through the informal process of 
housing. 

There was no written agreement with the builder besides the materials he wrote down for me to buy. I 
wouldn’t recommend that to others. I would advise them to use the right channels of getting the paper 
work done, then get the right people to get the work done. 
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3. ‘When you have land, it becomes easier’: Mr. & Mrs. Kalibala Thomas 

AREA: MANYANGWA, KASANGATI 

INVESTMENT: One house, rental units 

SOURCES OF FUNDING: Land sale 

TIME TAKEN TO COMPLETE: Two years 

My name is Kalibala Thomas and I am the area secretary in Manyangwa Zone A LCI, Kabuudu Parish, 
Kasangati Town Council in Wakiso District. This village is on Gayaza road 12 miles from Kampala. I was 
born in this village and it is where I have grown up from. Where you live has an impact on your life. If you 
don’t sleep well you don’t have the energy to work well. If you live in poor housing, even the mood for work 
is not good. If where you sleep is bad you will suffer from mental and physical illness. If someone has a 
house to sleep in, they become calm, and that is where you start to plan from.  

Kalibala Thomas was born and raised in Manyangwa, Kasangati where he also built his family home. Here, he 
and his wife raised six children. The couple also have four grandchildren. He attributes the growth of his 
neighborhood largely to the Government’s development of the Gayaza-Kalagi road in 2005. 

ACQUISITION OF LAND FOR HOUSING INVESTMENT 

The land on which Thomas built his home was originally held as a ‘kibanja’ by his father. Thomas inherited it 
when his father passed on in 1996 and later bought the land through formal processes to acquire a title: 

At first, this land was a ‘kibanja’ that I inherited from my father. The land was owned by an individual who 
had a Mailo land title. So my current title is also under Mailo.  

It was more than two acres but in 2003,  the landlord wanted us to formally buy the land. In that period I 
didn’t have money to buy this place so I found someone whom I negotiated with and he gave me the 
money to buy the land and in return, I gave him a portion of land that we agreed upon, about 60 decimals  
(0.6 of an acre). I retained 1.4 acres, and I got the title.  

That is where I started and was able to change this place. I also sold another portion of the land to develop 
the remaining part. I don’t know if you saw up there because all those houses are mine. I sold some of them 
to get capital to build others. I sold the pieces of land because I didn’t have enough money to develop the 
whole land and I could not just leave all the land idle. It was also hard to do agriculture here because the 
soils needed a lot of care which I could not afford, and so I saw the easy way was to go into the business 
of building houses.” 
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At the time when Thomas inherited the land from his father in 1996, a spate of land-based conlicts had been 
ignited across the country as landlords sought to evict squatters from their land. Proactively, he sought his 
landlord and negotiated a settlement. However, acquiring a legitimate title to secure his rights was a long and 
tedious process which involved many other challenges. 

In 1996 when I inherited this land, I started looking for a way of how to get a title because people were 
being evicted in many places and then the law had not yet been revised accordingly so landlords could 
easily evict any kind of occupant from their land. So I contacted my landlord and told him that since I was 
not paying him rent or “busuulu” I requested him to give me the land. Instead, he proposed that he could 
sell the land to me if I could raise the money. After raising the money and paying him, I started the process 
of getting a title in 2003. 

Having successfully negotiated to buy himself out, Thomas went through the regular formal channels of 
acquring a title for the two acre plot.  

I got the title after buying from the landlord, a neighbour of ours called Mzee Nteka. In most cases when 
someone has sold to you a title and the land is big the responsibility of processing your own title is yours. 
When you have finished paying he (the landlord) signs for you a mutation form and the mutation form 
allows you to bring a surveyor to survey your land and take the measurement to Lands  and they bring for 
you a deed plan for both titles yours and that of your landlord. After that your former landlord will sign for 
you the transfer forms in the names for your title and he will give you his title for you to take to lands so 
that you are able you get your title off his.  

The process of acquiring title however turned out to be challenging, as Thomas narrated: 

It was difficult for me to get this title because at the time completing the title processing process cost 
approximately UGX 700 000 (USD 188). When I brought a surveyor to survey the land we found that there 
was a discrepancy with my boundaries which were overlapping with another property, according to the 
existing titles. I was informed that the survey had to be redone for the other person’s land to correct the 
overlap. However, when I told the other person about it he said it didn’t concern him, and so I had to look 
for money for the surveyor to re-survey the neighbor’s land to correct the title. I couldn’t stop the process 
so I painfully looked for money to correct the problem. The entire process cost me UGX 1 400 000 for both 
titles, and took me more than a year. 

We also got a challenge because Mzee (the landlord) did not trust younger people. He got for me someone 
who worked for Lands in Mukono to help effect the transfers. In those days the land administration 
process was undergoing a transition from analogue to digital, and while the person Mzee got to assist me 
was used to working with the analogue process, when he went to Wakiso district, they insisted on receiving 
the data from the surveys in digital format. I therefore had to get another person to change the sruvey 
data. Despite these challenges, I had to move forward. 

FINANCING THE HOUSING INVESTMENTS 

Thomas had to rely mostly on personal savings from his work as an electrician, without many other alternative 
forms of financing to support his family’shousing investments. Later on, when constructing the rental units, 
though, he did take some microfinance loans. 

I am an electrician so I get some money from that, even the rentals that are available am able to get some 
money to buy materials and once in a while if I need more money I can go to the bank only that I don’t like 
borrowing from the bank. Last month when I had a rental unit that I wanted to finish I borrowed UGX 
1 000 000 because a tenant needed it fast. But I don’t usually borrow money. I got it from some 
microfinance. 

Microfinance institutions have brought a lot of problems to people. They ask you to provide security, but 
do you know the kind of security they want? They want the title, now once you have given it to them which 
guarantee do you have you won't lose your property? Those microfinance institutions that you see can 
easily close business and you will never know how to trace them if they have your title. 

When probed as to why he was against borrowing from banks or engaging other similar institutions to finance 
their family’s housing investments, Thomas and his wife both expressed mistrust towards these institutions, 
from their experiences: 
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You know for us our house is where our life is! Maybe other types of security which do not include my home 
should be considered but we don’t have it. What if I fail to repay the loan or after giving me the money am 
robbed, you see how you end up giving away your home? It’s very risky! 

Mrs. Kalibala agreed with these sentiments, noting that she was also reluctant about exploring formal housing 
finance options, though she also expressed wariness towards Microlenders, highlighting a need for trust 
building and communicaton from these institutions: 

He got a loan last month from a microfinance and it is even small but we could not trust the microfinance 
institutions with our title because you can wake up and find it having relocated. We have come from far. 
First we started when we were young while he was still studying and it was his father who took care of us. 
When I consider how far we have come I don’t see a reason why we should borrow against our title as 
security. I want us to go slowly because I don’t think we can fail, since we aren't badly off.  

DECISION-MAKING REGRADING HOUSING INVESTMENTS  

Thomas’s depiction of their decision-making approach suggested that he is the lead decision maker in the 
family, with the wife supporting him: 

I inform her that am going to develop something. From there, her responsibility is to cook for the builders 
and that is her ‘office’ which she runs and I as the head of the family I provide the finances and supervise 
the ongoing work.  

HOUSING CONSTRUCTION PROCESS 

For Thomas, the construction process was more than just about having the finances. It is more about having 
the focus and the determination to go through all the way: 

In building when you have land it becomes easy because in that very place the materials for building are 
there like you can make bricks from that land at your own pace depending on your income. But that is only 
possible if you are focused because once you have started building you will not bear to watch the rain 
destroy your incomplete house. You will begin thinking it is going to fall and you will have to start all over 
again. So that makes you look for all ways to make sure you complete the house. 

When I was going to build here I had two ready ‘tanuulu’ (brick kilns) that I had made by myself each with 
6000 bricks. There was a lady who had sand which she sold to me. I had three iron sheets and two bags of 
cement but I feared to start building even though we had the land. My friend Ssenkya advised me to sell 
off one set of brick stacks and use the money to start building. 

As with many low and middle income households, Thomas’s project progressed incrementally, and would be 
put on hold when resources ran out: 

First we built one half to the window level. When we got there we were drained financially so we put the 
project on hold and we went back to making more bricks. We sold off half the stock of bricks we made and 
used the remaining half to continue with our house. When we finished one half of it, we moved in and lived 
there for some time. Later we got more money to complete the other half. 

In the end, Thomas had built the three bedroomed house into which they moved.  

INVESTING IN RENTAL 

Rental housing as a business doesn’t have a lot of risks and it is the business that a child and grandchild 
will inherit yet other businesses you are not sure of the same. And it is the kind of business that won't 
prevent you from doing other things. 

After a while, Thomas set upon investing in rental units. To finance this investment, he sold off part of his 
remaining land: 

In 2003 I started to consider building some rental houses that would sustain me in the future. We used the 
money we got from selling part of the land for financing the construction of some of the rentals. As I told 
you, we had remained with 1 acre and 40 decimals. We tried farming but it required a lot of money for 
fertilizers and we didn’t have that money. So we decided to divide the land into one plot that we sold and 
we were able to build on the other part which we retained.  
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Thomas leveraged on knowledge acquired while building his family home to make the rental proejct cheaper 
and more efficient, including making the bricks on site, and saving costs by using his own labour: 

Since I had acquired some experience in construction I started building some rental units following the 
same process that adopted for our house. We made bricks on site and then built. Most times I hire builders 
and porters to do the construction if I have the money but if I am not doing well, I join the builder and when 
kids are on holidays they also join in to help out. 

CHALLENGES FACING LOW AND MIDDLE INCOME INVESTORS 

Thomas noted that in his experience, all stages of the building process had their own difficulties, though the 
start is often the most difficult of all stages: 

Whatever stage you are on when it comes to construction is difficult even when you haven't started that 
is also difficult. That is what I told you the mindset and beginning are hard because people who lack 
confidence will say they can’t build. 

LANDLORD-TENANT DYNAMICS 

We don’t have many rules here and our tenants rarely move out. Those who do are mostly defaulters who 
don’t pay. One of our requirements is about children. We prefer tenants with less than two children to 
avoid overcrowding. The other thing is about keeping a certain level of cleanliness. We also don’t want 
drunkards. All tenants are required to pay for at least three months in advance at the beginning. This helps 
us to know that they are financially sound and able to pay on time.  

Mrs. Kalibala. 

According to Mrs. Kalibala, they have had relatively good relations with most of their tenants, who they either 
acquire through local brokers, or directly. She attributes their good relations with tenants to the set of rules 
that they have laid out for their properties. In addition to adhering to these ruels, tenants are also required to 
provide information about themselves prior to renting, for record management purposes, and in case of 
emergencies: 

We have brokers and other prospective tenants come by themselves. Those brokers are always there if you 
want land and we also have their numbers in case we have an empty house. At times we are randomly 
approached by prospective tenants, because the demand for housing is high especially since many people 
have left the villages and come to urban areas yet the government has failed to develop service 
infrastructure in the villages.  

We give the tenants an agreement which they have to read and receipts when they pay. Tenants also 
have to give us a copy of their national identification, working phone number and another number for the 
next of kin. This helps for security purposes and in case the tenant has a problem you can contact someone 
they have given you as next of kin. 

IDEAS ON ADDRESSING THE GKMA HOUSING CHALLENGE 

As a starting point for addressing the housing challenge facing the GKMA, Thomas proposed the spatial 
decentralisation of important government functions via the relocation of some State agencies. This, he argued, 
would catalyse housing provision:  

The first thing government should do is take two or three ministries out of the city. The government should 
decongest the city by moving some ministries elsewhere. Take the Ministry of Lands to Luwero and you 
will see people move there, the roads will open up, the hospitals will be built, and even houses will be built 
there. The youth should also get jobs because if they don't have an income to buy land they won't be able 
to build. With the jobs they will be able to access salary loans that will help them. 
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4. ‘I used furniture and my sale agreement for collateral’: Nalumoso Salim 

AREA: KATOOGO-GGABA 

INVESTMENT: One house, rental units 

SOURCES OF FUNDING: Savings, Loan (PostBank) 

TIME TAKEN TO COMPLETE: Two years 

My name is Nalumoso Salim, I am a Muslim man and a Muganda. I came from Bugerere when a friend 
brought me here and he got me a job as a porter at the lake shore. I started with that, and then got involved 
in trade as I slowly got more money. 

Nalumoso Salim lives in Katoogo-Ggaba with his wife and five children in a relatively well-established informal 
settlement in Makindye division on the shores of Lake Victoria. He migrated from the rural areas to the 
neighborhood in 2000 and started working as a porter at the landing site near the settlement. Later on, after 
saving up some money, he acquired land through informal channels, built a two-roomed unit, in addition to 
several single-roomed rentals. Salim’s wife works as a small-scale trader in the area, and according to Salim, 
has played an influential role in shaping their household investment decisions:  

In our culture here in Buganda it is important for a man to have a wife. I wanted to buy a Sahara pick-up 
truck, but my wife advised me to buy land. She advises me and I also advise her, and we make decisions 
together. For example, when tenants have given me money, we sit and decide what to do with the money. 
She may say like we have yet paid school fees and that her business needs some more capital so we get to 
divide the money. But if you don’t have a wife, you would use the money anyhow. If I didn’t have my wife, 
I would not have achieved what I have achieved now. 

The site in Katoogo-Ggaba where Salim has invested is considered flood prone. However, when asked about 
investing in such an area, Salim rebuffed the idea: 

I don’t see Katoogo-Ggaba to be a flood prone area. Not like Bwaise, Nateete, Kisenyi, Mulago and Owino 
where, when it rains, all the drainage channels are flooded. The whole of Kampala is a flood prone area 
because after it rains the entire place will have flooded. Here, after it rains, people are able to move and 
go about their businesses. It doesn’t flood. 
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ACCESSING LAND FOR HOUSING INVESTMENT 

Salim saved up slowly and bought a plot of land in the area with the help of his brother-in-law. His process for 
identifying, purchasing and registering land was undertaken through informal networks. Salim was able to 
purchase the land through his own savings: 

There is a lady called Margaret who works at shore. Once I had told Margaret that I needed land, she told 
me she would look for someone who is selling. Two days later, she came and told me that she had found 
someone, and I organized to meet them. When I saw the plot, I liked it because it was near the road. It was 
about 50ft by 40ft, and I paid so I paid UGX 3 500 000 (USD 945) for it. Whenever I earned UGX 10 000, I 
would save UGX 2 000 and use the rest to support my family. I saved until I had UGX 3 500 000 to buy the 
land. First, I first paid UGX 3 000 000 (USD 809) upfront, and was allowed to occupy the land. I then paid 
the balance of UGX 500 000 (USD 134) later. 

The purchase agreement for the land was registered at the LCI under the name of his daughter, as a means to 
safeguard their children’s interests: 

We put it in the names of our daughter Sufula. We did this way so that if there are problems, the assets 
will remain with the children. The agreement states that I, Salim, have bought this plot of land for my 
daughter Sufula. Her mother also signed the agreement. 

The informal mechanisms through which Salim acquired land command a high level of social legitimacy. These 
systems are however fraught with competing claims, thus raising uncertainty regarding long term tenure 
security for households like his. The land where Salim has settled is owned by the Kabaka Buganda Kingdomand 
while he claims to pay the compulsory rent (busuulu), he is yet to formerly register his claims with the Land 
Board: 

There was something like paying rent or taxes (busuulu). There were agents of the Kabaka around the 
areas who used to collect the taxes (land rents). The agents would come and educate us, and advise us to 
register ourselves and pay busuulu but as you know, it isn’t easy to get the money (UGX 60 000 per month). 
In those days, they used to collect the tax every two months and yet, by the end of the month you may 
not have the money. I haven’t yet gone through this process of registering and formalizing my rights over 
the land.  

HOUSE CONSTRUCTION PROCESS 

Salim first built a simple unit using steel sheets for walls and roofing which he would later develop with 
permanent materials. After a while, and with more savings, he built several tenements for rental purposes. 
Salim and his family moved into the first ‘temporary’ structure in order to save the income they were spending 
on rent:  

After buying the plot, I decided to just put up a structure made of old steel sheets I bought from Kisenyi. 
We moved in with my family and I was able to save the money that I would have paid as rent to the 
landlord. I was paying UGX 85 000 per month (USD 22) in a rented unit in Upper Ggaba trading center. 
After we move into the structure, I was able to save for about five months, and used the savings to pay 
the balance of UGX 500 000 on the land.  

After completing payment for the land, Salim then started saving for materials to build a permanent house. It 
took Salim more than two years to complete the permanent two-roomed unit where the family later moved 
into. 

I can’t seem to remember when I really started building, but I spent approximately two years because I 
used to save slowly. At first, I saved up about UGX 2 000 000 (USD 539) but when my child got sick I had 
to use some of the money. 

Salim sourced for materials such as bricks from local brick-makers in the neighborhood and others like steel 
roofing sheets were sourced from retail hardware stores. 

We got the bricks from Salaama nearby. We used to give the person UGX 200 000 (USD 53) to bring 1000 
bricks (for both transportation and the cost of the bricks). Now the cost has gone up to about UGX 230 000 
(USD 67). Sometimes they cheat us and they bring 900 bricks instead of 1000. We bought the steel sheets 
from the hardware stores. When I was building, a sheet cost UGX 17 000 (USD 4.5) but now it is at UGX 
20 000 (USD 5,4). Things are now expensive. 
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ACCESSING FORMAL HOUSING FINANCE 

Salim and his wife opened up a joint savings account with Post Bank. Through the same bank they were able to 
acquire loan financing for their housing investment, with an interest rate of about 20 percent. 

We opened an account in Post Bank in my names. When I had saved about UGX 800 000, I withdrew UGX 
650 000 from the account, and decided to get a loan from the bank. I was given a loan of about UGX 
1 500 000 (USD 404). This, in addition to the UGX 650 000 came to about UGX 2 000 000, and with this, I 
started to build a single roomed house. Post Bank wasn’t bad for me because with the loan of UGX 1 000 
000, I paid back UGX 1 250 000. The bank didn’t treat me badly as I paid back slowly. I repaid the loan over 
a period of one year.  

Low income households like Salim’s often find it difficult to acquire formal housing finance due to lack of capital 
assets to offer as collateral. Some banks have however innovated around this hurdle, by offering loans which 
can be secured against regular household items, borrowing a leaf from informal money lenders. For security, 
Salim used his furniture and the informal land sale agreement. The use of the latter is especially interesting, 
because the lack of secure ownership rights has for long discouraged formal financial institutions from lending 
against such collateral: 

Banks aren’t like money lenders because with money lenders when you get a loan from them, they make 
an agreement that in effect makes you lose whatever collateral you offer. What I gave as security were 
the things I had like the chairs and an agreement of the plot of land which weighed more. 

Few low income households have the confidence or capability to explore formal financing as an option. Salim 
decided to apply for a loan after witnessing firsthand the benefits accrued by colleagues and friends who had 
engaged formal financing options to meet their goals: 

I used to see friends going to banks, getting loans, and being able to do great things with the money. I had 
stuck to using my own savings and I realized that’s why I took long to complete my building projects. I 
therefore decided to go to Post bank for the loan. 

LANDLORD-TENANT DYNAMICS AND RELATIONS 

Salim’s investment in rental units provides additional income to meet his most pressing household needs in the 
form of school fees for his children. He shared some of the challenges he has faced as a landlord, including 
misuse of toilets and inconsistency in rental payments. To mitigate this some of the damages, Salim prepares 
rules for his tenants, requiring them to pay three months’ rent in advance. It is also a given that new tenants are 
duly introduced to the local area LC I chairperson before moving in. 

They pay three months in advance. That is what most landlords do. A tenant must pay rent in time, ensure 
they keep basic cleanliness, and when they leave the house, they don’t bring in other tenants without my 
consent. Even if a tenant has been with us for ten years and then they decide to leave, they can’t bring 
another tenant into the house. If they have someone in mind, that person is supposed to come and 
introduce themselves to me and pay three months in advance. This is because I don’t know them and I 
haven’t yet related with them. We give people receipts after payment and a set of rules for them to read 
through and they sign them. And later I take you to the chairman and he asks you where you are from and 
what you do for a living.  

Rental values for housing in Katoogo-Ggaba are highly variable, with very few going above UGX 150 000 
according to Salim, though his rents are cheaper: 

There are place where rent can be at UGX 150 000 but here at my place, I charge between UGX 70 000 and 
UGX 100 000 for a single roomed unit with the highest rates being UGX 150 000 for a two-roomed unit. 
These rates however change vert fast. You may find a house renting at UGX 60 000 one month, then in 
two months, this rent will be UGX 70 000. Reasons for changes in rent include the cost of electricity, as 
well as levels of hygiene which can influence increase in rent. Another important factor is the negotiating 
power of the tenant. A tenant who is very persuasive can force you to reduce on the rental price. 
Sometimes, the intended use by the tenant determines the rent for example some want space for small 
businesses, for commercial space, landlords can charge an average of UGX 80 000. The quality of finishing 
is important. A house with a ceiling and electricity fetches not less than UGX 80 000. 
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FUTURE PLANS AND RECOMMENDATIONS FOR IMPROVING ACCESS TO AFFORDABLE HOUSING 
FINANCE 

Salim hopes to save more money and move to Mityana or back to his ancestral home in Bugerere where he 
hopes to buy land and set up a farm: 

I came to look for money, if I get someone who can give me like UGX 30,000,000 for this place, I will get 
my family and my wife and go to another place like Mityana or back to Bugerere. Only that things are bad 
now, and after selling a place, you may go and buy land somewhere else only to be messed up by land 
conflicts. Still, for me, it is a good idea because I know I can get a larger place and be able to rear some 
animals. 

When asked how low income households’ prospects for accessing to housing finance can be improved, Salim 
highlighted a need for research engagements with poor communities to better understand them, as well as 
encouraging local savings via SACCOs. 

The president can help us and get for us people who can come to us in our settlements like the way you 
guys have come to learn about our journeys. We low income people we have to work so hard despite 
limited opportunities.   

If the president can help us make groups like SACCOs, it would be useful. If I was in a SACCO I wouldn’t 
have gone to the bank. With a SACCO we can easily get access money from the leaders and we will be 
able to do something with that money to meet our own needs...” 

  



Housing Investment Chronicles                                                     Uganda (March 2019)                                                                               20 

 
 

5. ‘I sold part of my land to raise funds’: Namirembe Immaculate 

AREA: KYENGERA-WAKIMESE 

INVESTMENT: One house, one rental unit 

SOURCES OF FUNDING: Savings, Microfinance loan (Pride Microfinance) 

TIME TAKEN TO COMPLETE: Two years 

I am called Namirembe Immaculate I live in Kyengera Wakimese Zone. I came here in November, 1981 
from Masaka after getting married. I was a house wife and my husband was working in Kampala as a 
mechanic. We first lived in a rented house before we built this house in 1995. Rent was between UGX 25 
000 and UGX 30 000 for a two-roomed unit in 1981, but even getting that money was hard. We used to 
live in a house like five people.  

Immaculate is now a home-owner, and lives in the house she built with her husband in Kyengera, Wakimese 
zone in 1995. She runs a local catering business. Immaculate was initially not involved in the development of 
their first house, as her husband was in charge of the whole process: 

I really don’t know because I wasn’t the one paying for anything and some men once they take you to 
show you where they bought land you never get to step there again. Another may just say I have land and 
then proceeds to build, and then that is when he will tell or show you as his wife because they think that 
if they involve you from the start before building you may not like the place. I saw the place and I thought 
he would never build but when I came here again, he had built and finished roofing. I think he had prepared 
himself because when I came back after three months, I found a house at roofing level. It was complete 
though it never had a ceiling. Up to now there is no ceiling but it has running water and electricity, and the 
external finishing had not yet been completed. 

INVESTING IN RENTAL 

Following the death of her husband, Immaculate used her own resources later on to build a rental unit to 
augment her income. Her experience in generating and income and raising adequate funds to support this 
investment highlights some of the vulnerabilities faced by low and middle income residents, as well as some of 
the methods towards overcoming them: 
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After the death of my husband in 1999 I found a lady who owned a school called St. Lawrence, and she 
offered me an opportunity to run a canteen at the school. It is from there that I earned some money. I also 
got a loan from Pride Microfinance. In the beginning I got small amounts like UGX 150 000 with which I 
bought a fridge, and I would put in drinks. In 2001, I got a loan of UGX 1 000 000 which I used to buy a plot 
of about 50ft by 100ft here in Wakimese zone. I failed to raise the money to build so I opted to sell off the 
land. A year later in 2003 I was able to sell it off for UGX 3 500 000. With the UGX 3 000 000 I looked for 
land in another place called Namagoma, where I bought a plot of about 100ft by 230 ft for UGX 2 500 000, 
and used the balance of UGX 1 000 000 to start construction. Later on, I sold off a portion of this land to 
raise money for a service power connection and to buy a water tank.  

ACQUIRING LAND 

The land on which our house is and where the rental unit is in Namagoma are ‘bibanja’. Local brokers 
helped me to get this land.  

Like many low and middle income households across the GKMA, Immaculate engaged informal land access 
process to acquire land for her investment. In her experience, it is not difficult for one to find and connect with 
land brokers, especially around Kampala. After going through the rigorous process of searching, and selecting 
the land she wanted to buy in addition to establishing contact with the rightful ‘owners’ or ‘claimants’, 
Immaculate went ahead to pay for the land: 

I went to measure the land with a measuring tape with the owner and then paid for the land. There were 
witnesses to the process including the measurement of the land. The brokers charge the seller 
approximately 10 percent of the total land costs. Witnesses are paid UGX 10 000 or UGX 15 000. I used 
the same process when selling off a portion of the land later.  

When Immaculate sold off part of the land she had bought, a new agreement was drafted stipulating the terms 
under which she was transacting the transfer of her occupancy claims and rights to another party. She 
emphasized that the involvement of neighbors and witnesses with knowledge of land ownership relations in an 
area was very important to avoid conflicts: 

We prepared another agreement and I also gave there the old one that I bought the land with. We involved 
brokers and followed the same process. Involving neighbors is important when you are buying a ‘kibanja’ 
or buying a fully titled plot. 

HOUSE CONSTRUCTION 

With about UGX 1 000 000, Immaculate embarked on the construction of the rental unit: 

I built the house with the remaining UGX 1 000 000 upto the roofing level. In those days UGX 1 000 000 
was a lot of money. It is a small two-bed roomed house with a sitting room and a bathroom. At the time a 
trip of sand cost about UGX 35 000.2 I don’t remember how much I used for the foundation and walls. I 
had started recording my expenses, but someone told me if I do this then I would not complete the project. 
I bought hardcore (stone filling) for the foundation which was about half a meter. They used a ‘kiveera’ (a 
plastic strip is normally overlaid along the plinth wall before the walls are raised to act as a damp-proof 
course - DPC) and then they started the walls. It took me just three weeks for the roofing because I had 
some money, approximately UGX 1 000 000. I don’t remember how much I used for roofing it must have 
something like UGX 2 000 000 to 3 000 000 and then I took a break. If there is money things move fast. 

Since she was financing the construction using mostly her meagre income, Immaculate encountered financing 
problems along the way, which forced her to sell off a part of her plot: 

When the house reached roofing financing dried up. After one year there was no money and the bricks 
were getting damaged. So, I decided to sell of part of the land to enable me to roof and finish. I used to 
buy the building materials from retail stores in Namagoma, aside from the iron sheets which I bought from 
Roofings Ltd. In those days, hardware stores were expensive and I wanted colored iron sheets which most 
stores didn’t have. I used about 60 iron sheets each measuring 20ft by 40ft. I used to pay cash for the 
materials as and when needed.  

                                                           
2 The same amount of sand costs approximately three times as much in 2019. 
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Initially, Immaculate had the layout plan for the rental units in her head and had been advised to go through 
the formal processes for approval. The formal process of approval proved to be expensive, and Immaculate 
bypassed it: 

They told me that I have to go to the sub county to pay about UGX 800 000 for approval which I didn’t 
have. So I told the builder what I wanted and then construction work began. 

For labour, Immaculate employed her brother who worked as a building artisan, noting that for construction 
work of this kind, builders were easy to come by. Immaculate already has a tenant in the house, though the 
rental unit is yet to be completed: 

The house is not yet done up to now there is no ceiling but God has helped me to get some tenants to rent 
it. The biggest challenge was getting the land while you handle other things slowly.  

CHALLENGES ENCOUNTERED DURING LAND TRANSACTIONS AND CONSTRUCTION  

Accessing financial resources 

Immaculate faced considerable challenges in accessing financial resources for land, and during construction, 
especially from formal financial institutions: 

I didn’t have enough money so I had to borrow. There are banks, microfinance and informal moneylenders. 
In those days it was hard for banks or microfinance institutions to accept ‘kibanja’ agreements as 
collateral. The money lenders are bad since they can’t give you enough time to repay a loan. And even 
after the loan is cleared, these moneylenders do not return assets presented as security. Also, the problem 
with banks is that they give strict deadlines for example if you said to pay on 14th of every month they will 
be waiting for you exactly on that date and if you don’t pay on that date, they charge more money interest.  

High cost of materials 

Immaculate’s views on access to formal housing finance resonate with previous evidence about the low uptake 
of long-term housing finance in Uganda’s housing sector. She highlighted a need for the government to support 
low income investors, for instance by enabling access to low cost building materials: 

They government are not doing anything. All they are doing is to add taxes on us which also make us 
increase rent for tenants which is also problematic on their part. They should reduce on the taxes on the 
building materials. 

Financial education and literacy 

In the case of accessing finance from formal financial institutions or microfinance agencies, Immaculate noted 
that borrowing households would need to understand the feasibility of taking on loan obligations, suggesting 
the need for increased financial education:  

If low and middle income people want to borrow money for housing from a financial institution, they need 
to first evaluate and decide what they can manage. For example, if you get a loan of UGX 2 000 000 and 
you are going to repay it within a year every month you need UGX 200 000. You have to make sure you 
have the income to complete it within a year. There are also microfinance institutions like Pride but I left 
it because I could not afford the weekly loan repayments as they needed me to be making money every 
day. 

Landlord-tenant relations 

Immaculate appeared to have successfully negotiated the different challenges that came with the processes of 
securing land and building the rental unit, especially given that her vulnerability as a woman and a widow. The 
experience of being a landlord also appears to have come with its own difficulties, particularly regarding the 
relationship with tenants. 

It took some time for me to get tenants I don’t remember when I got them. But they are very difficult to deal 

with, they don’t pay rent and they are dirty. 
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6. ‘Majority of my earnings have gone to my house project’: Muhanika 
John 

AREA: MAYA, WAKISO 

INVESTMENT: One house, rental units 

SOURCES OF FUNDING: Savings 

TIME TAKEN TO COMPLETE: Two years 

 

Muhanika John is a 40-year old resident of Maya town, one of several fast growing small towns in Wakiso district 
which currently comprises a large part of the GKMA. John was raised as one of six children in his family, and has 
lived much of his life here where he was born. For most households living within John’s neighbourhood, the 
average monthly income is less than UGX 500 000 (USD 134). 

My name is Muhanika John and I was born in this area. My parents were also born here therefore this is 
our village and home. This land was given to me by my parents. I went to school but didn’t go so far, since 
my father ran out of school fees. Immediately after school I joined business and up to now, I still do 
business. I have a shop which I’ve been operating for the last 10 years, where I sell general merchandise. 
That’s where I earn my income from. I also do other small businesses, like chicken rearing and stuff like 
that. I mostly spend on children’s school fees, medical bills and maybe daily expenses for home 
requirements. 

LAND ACQUISITION FOR HOUSING INVESTMENT 

Before John’s father passed on, he divided and apportioned land to his children. John would build his house on 
this land in 2000: 

Land was already available therefore construction wasn’t as hard as someone who had to buy land first 
then construct. We were born six children and before our father died, he divided this land and gave every 
child his share. What was unique with our father, even girls were give a share which wasn’t common back 
then. I own this plot where we are and I inherited it from my father. I was able to add some more share 
from my sister who was selling her plot because she was married. 

An informal agreement, duly witnessed by the area LCI chairperson and other relevant witnesses, was signed 
as evidence of the arrangement to share the land amongst the children. Maya town is less than 25 km away 
from Kampala, and has experienced increasing land values.  

I think a plot of land goes for about UGX 20 000 000 (USD 5 398) and above. I am not sure about the 
market these days. But the markets have been more congested with brokers and these are the ones that 
have been determining land prices in this area…there are more brokers in the market who bring people 
from outside this place and this has caused land prices to shoot up. More people have also constructed in 
this area thereby attracting more people this side. 

In 2017, the Buganda Kingdom kick-started a campaign meant to offer greater tenure security for settlers on 
over 350 sq. miles of Mailo land held in trust by the Kabaka. Through the Buganda Land Board, all bonafide 
occupants/tenants on such land were invited to acquire 49-year leases, thus upgrading from bibanja holders to 
full title holders. John was among the many who heeded the call, and he went ahead to register through the 
Kyapa Mungalo campaign. 

We only have a certificate we registered with Buganda Land Board through the ‘Kyapa Mungalo” 
programme. Buganda Land Board officials came around registering everyone who had a ‘kibanja’ and 
that’s how I ended up registering it. Everyone had to show proof that they were the owners of their 
respective plot by getting consent from the surrounding neighbours. There was a consent form they 
provided where the neighbours would sign as proof that the land belongs to you. After you take it back to 
Buganda Land Board, they come and survey your land even if you aren’t around and then they put the 
mark stones. We paid about UGX 60 000 for the registration process which took between a month and 
one and a half. We don’t pay any tax to the BLB. There weren’t any challenges with our neighbours since 
they knew us as the land owners and how we got this land. 
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John holds land in high regard as a valuable asset and decried the habit by many youths who are selling off land 
for short-term gains to move to urban areas in search of other opportunities. 

If someone has their home or village, they should love their villages or home places just like my father 
encouraged me to do, most youth these days sell their small plots to buy boda-bodas and go to urban 
areas hence losing out land that is more valuable compared to boda-boda. For as long as one has a base, 
that is land then it’s easy for that person to construct and later use land for more useful things like 
constructing rentals and maybe farming. It is the mind-set that is limiting people. 

FINANCING THE HOUSING INVESTMENT 

John displayed a fairly good understanding of how formal financial institution operate. As is the case with many 
low income households, John was very cautious and guarded about using formal financial for acquiring housing 
finance, even though he could admit that one cannot get along without borrowing: 

You can never do business without borrowing. Every time you want to expand your business you must 
borrow some money, I have an account with Centenary Bank and that’s where I sometimes go to borrow.  

However, I am in two groups where I go to borrow if I need little money of about UGX 1 000 000 or 2 000 
000. I mainly borrow to invest more capital in my business and the business itself pays back the loan. I find 
that the conditions for borrowing from local savings groups more friendly than banks. Banks have a lot of 
bureaucracies.  

Banks are the main institutions that can offer housing finance however if someone wants to deal with the 
bank to finance his/her housing construction, then they should make sure that they are capable of paying 
back otherwise one may make a double loss after failing to pay back the amount borrowed. I know banks 
never lose any penny from their coffers as long as one is still alive. It’s better for someone to save money 
and build his or her own house instead of going to the bank for a loan.  

John was largely reliant on his personal savings to accomplish his house project. 

Before I started constructing my own house, I was working with a construction company in Kawempe 
where I had saved most of my earnings for my house project. I had worked for about three years before 
constructing my own house. My plan was to get land in Kampala especially that side of Kawempe and 
Kawanda. However, my father encouraged me to come back home and do business on ground. I moved 
and when he gave me the land, I used the money I had saved to build my own house. My friends and 
brothers helped me a lot during the construction process and this made it relatively easy for me. 

In addition to formal banking, John also relies on SACCOs. He is currently a member of two registered SACCOs 
in his neighbourhood.  

I am in two groups/SACCOs and they all lend money to its members whether for construction or otherwise. 
However, our group doesn’t allow borrowing for non-members therefore you must be a member to borrow 
from these groups although people do lend amongst themselves for different reasons and on different 
terms/ understanding.  

On the requirements for joining: 

First and foremost, as a new person you must be seconded by a member within a group who introduces 
you to the chairperson and later to the committee. As a new member you pay subscription and 
membership fees and from there one must keep a good record of monthly savings. In one SACCO we save 
UGX 50 000 per month and in the other we save UGX 70 000. As a borrowing requirement one must have 
saved up to UGX 1 000 000 and above, then you can get a loan equivalent or less. Other requirements 
include two passport photos and LCI letter confirming where one lives. 

HOUSE CONSTRUCTION PROCESS 

I constructed my house in 2000, and entered it house in December 2001. It is a three bedroomed house 
with a sitting room. I constructed that house myself with assistance from my brother, a local mason. I 
started gathering materials, I got a boy who helped me with brick laying and then bought sand and later 
bought cement.  

Construction was relatively affordable and not as expensive as today. It was even easy for someone to ask 
friends to come and help him for a day or two, someone who didn’t know how to construct would at least 
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fetch for you water. This is not like today where you have to buy everything starting from water to roofing 
iron sheets. There were also some challenges back then because my source of income was little and 
whatever I did was a sacrifice as a youth back then. 

I started from the foundation up to roofing at once then relaxed as I looked for money for the iron sheets 
then in a few months I started again and finalized. I planned my construction process earlier before I 
embarked on real work. I bought materials using money I had saved. 

The house was completed in approximately one and half-years.  

I spent about UGX 7 000 000 (USD 1 889) to have a complete house as you can see. I used ordinary steel 
sheets. For the foundation and walls, we used bricks, from the ring beam (lintel beam) we used iron bars 
and cement, timber, nails and water. The foundation took us like UGX 2 000 000 (USD 539) and then from 
the foundation to the wall plate (ring beam) it was like UGX 2 000 000 (USD 539) and then the roofing was 
about UGX 3 000 000 million (USD 809).  

Little has changed in some aspects though when comparing the costs of building materials between the time 
when John built his house 18 years ago and today. Cement, roofing sheets and timber were among the most 
expensive materials then, according to John, and this is no different from today’s situation because they remain 
as some of the most expensive materials on the market. John has tried to invests in maintaining his house to 
ensure its durability.  

IDEAS AND RECOMMENDATIONS 

One of the main recommendations for enabling low and middle income households to access housing and 
housing finance, John highlighted the role of SACCOs. 

I think SACCOs should look into housing issues where they can encourage members to save for housing, 
and also go ahead to help them get loans for building their own housing. I hear some banks have products 
on the market for housing although few people know about them. There is a need for more sensitization 
about these products. The low income earners should be encouraged to adopt the culture of saving. 

In John’s opinion, there are several ways through that different actors in the housing and housing finance sector 
can help low and middle income households to access housing and housing finance do to ensure that the low-
income people have access to housing or housing finance. 

This government cannot build affordable houses for its citizens especially the low income group. It can 
only put in place an enabling environment for its citizens so that at least people have a source of income 
that will enable them to meet their housing needs. It can also to reduce taxes or subsidise costs of 
construction materials.  

I also think NGOs should look into issues of encouraging low income groups to form cooperative groups so 
as they can develop each other together. 

Low income earners should join more of the SACCOs than running to the banks. SACCOs are more reliable 
than banks and informal money lenders.  

I think SAACOs should look into housing issues where they can encourage members to save for housing 
and also go ahead to help them get loans for building their own housing. I hear some banks have products 
on the market for housing although few people know about them. There is a need for more sensitization 
about these products. The low income earners should be encouraged to adopt the culture of saving.



 


