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BACKGROUND  

In Kampala the cost of building an average 46 square metre house in the formal 
sector is estimated at US$52,737. The cost associated with securing land is the 
main contributor to this at US$15,229. While the cost of construction is relatively 
lower than other countries in the study, 60% of these costs are linked to the 
purchase of materials1. The Ugandan National Housing Policy aims at increasing 
the number of houses constructed each year from 60 000 to 200 000 in order to 
meet its estimated backlog of 1.6 million housing units2. This represents a major 
addition in transactions along the housing value chain and therefore contribution 
to the broader Ugandan economy.  

Quantifying the economic multiplier of transactions along the housing value chain 
supports more nuanced and evidence-based decision making- both in the policy 
and investment environments-and advocates for increased investment in housing 
due to its catalytic role in stimulating job creation and economic growth.  

The project aims at understanding the ways in which the housing sector impacts 
the broader economy of countries and regions. Under the HEM, CAHF has 
developed a Benchmark Construction Cost comparison study testing the costs of 
building a a 46 square metre house in 16 countries across Africa, including Uganda. 
This project provides a generalized benchmark on the construction costs according 
to specific parameter and is useful for comparing cost across cities, countries and 

                                                
1 Centre for Affordable housing Finance (2017) Benchmark Construction Cost Dashboard 
[ONLINE] accessed on the 21.09.2017 

regions, locate contributors of high costs, and to identify finance blockages along 
the housing value chain.  
 

Due to the wide-reaching impact of the housing sector on the economies of 
countries, good quality data and market intelligence is critical and forms a key 
aspect of CAHF’s agenda. The Housing and the Economy Model project draws on 
local sector performance, demographic, macroeconomic and trade data and 
depends largely on the cooperation and critical engagement of local stakeholders 
to validate its data inputs and analytical outputs as well as operationalize its 
strategic relevance.  

WORKSHOP DESCRIPTION AND OBJECTIVES 

 
On the 26-27 April 2018, to assess the validity of this model, the concepts, and the 
data inputs used to construct it, CAHF held a Validation Workshop in partnership 
with Financial Sector Deepening Uganda (FSDU). The workshop was intended to 
bring together technical and managerial staff- from key data collecting actors in 

2 Ministry of Land, Housing and urban Development (2016) Ugandan National Housing 
Policy 



the country- to critically engage with the model and operationalize its strategic 
relevance to participating institutions.  
 
The workshop was also used as a platform for sharing CAHFs overall programme 
of work and the research, data and assumptions upon which it is based. This 
allowed key actors in the housing, finance and data collection sectors to provide 
feedback on CAHF projects in Uganda and to assess whether these projects would 
address the research and data needs of their respective organizations and 
institutions. This engagement was intended to identify possible points of 
collaboration and to co-create a strategy moving forward.  
 
Objectives related specifically to the Housing and the Economy Model are outlined 
below.  

OBJECTIVES 
  

• To provide a platform for local participants to critically engage with the 
Housing and the Economy Model and Benchmarking Construction Costs 
study  

• To demonstrate the importance of collecting detailed and disaggregated, 
housing and housing finance data and its specific relevance to 
participants 

• To validate the data inputs and analytical outputs of the HEM and 
Benchmarking Construction Cost Study 

 

WORKSHOP PROCEEDINGS 

1. CAHF Programme of work in Uganda – Uganda strategy, workshop 
objectives, partnerships – by Raisa Cole 

Ms Raisa Cole presented the projects that make up CAHF’s programme of work in 
Uganda. These consist of three main projects. Ms Cole also presented on the key 
assumptions, data and market intelligence that drove the development of these 
projects and the market system shifts they wish to stimulate.  

HOUSING AND THE ECONOMY 
 
This project aims at understanding the ways in which the Ugandan economy builds 
houses and the ways in which the construction of housing builds the Ugandan 
economy.  
 
What has informed this project?: There is insufficient patient capital to support 
housing investment. The average investment horizon is about 10 years. The 
average 10-year horizon is less than the average tenor for mortgages on the 
market – the tenor for mortgages provided by DFCU and Stanbic Bank is 20 years, 
HFB is 15 years and more. This has resulted in a shallow mortgage market where 
the vast majority, 98%, of the population cannot access a mortgage on current 
terms.  

HOUSING INVESTMENT CHRONICLES 
 
This project forms part of CAHF’s Housing and Households Programme. With such 
a small percentage of the population capable of accessing mortgage finance, this 
project aims at understanding how the rest fund their housing. Its objective is to 
chronicle the ways in which low and middle income households earn, save and 
spend their money on housing and the policy, processes and institutions that they 
draw on to do so.  
 
What has informed this project?: There is a lack of data to support housing 
investment & policy making 71.9% of women and 67.5% of men working in non-
agriculture sectors are informally employed, making them largely ineligible for 
formal mortgaged finance, but this is not necessarily a reflection of their housing 
investment capacity. 

Feedback on session: Participants expressed the need to 
tie housing issues to land. Land is at the centre of the housing 
process and it is crucial to understand the politics around land if 
we are to make interventions in housing.  



 
 

HOUSING INVESTMENT LANDSCAPES  
 
As mentioned above, there is a serious lack of patient capital required to drive 
investment in the housing sector of Uganda. The figure below illustrates the 
limited nature of investment into the housing sector in general, requiring 
increased focus on the investment environment and regulatory framework to 
support this investment.  
 

 
Source: Kayiira, D (2017) Landscape of Investment Report: Uganda. Centre for 
Affordable Housing Finance in Africa 
 
 
 
 
 

HOUSING INVESTMENT CHRONICLES – BY DOROTHY BAZIWE 
AND PETER KASAIJA 
 
Dorothy of Uganda Human Settlement Network gave a background to the 
research, its objectives and its relevance to the Ugandan housing sector. Dorothy’s 
presentation included,  
 

• Presentation of Affordable Housing finance Vis Vie- decision making 
by household on housing finance packages. 

• Housing investment decisions and the basis 
• Securing land Formal &Informal system 
• Housing Construction Process, Material, affordability, accessibility, 

availability & Impact. 
• Housing Finance/ banks Institutions and other informal Sources. 
• Influence of Tenements. 
• Land Policies and there interactions with the people.   
• Housing Sector Challenges, in reference to policies and programme 

implementation eg Housing Budget, Resource Allocation. 
• Land Speculation in respect to costs of land. Allows speculation by 

Real estate Agents who then inflate prices making land unaffordable 
by low income earners. 

• Lack for legal and regulatory frame work for Real Estate Agents. 
• Urban Sprawl and informal building without approved plans. 
• Alternative Housing (Real Estate Market) to National Housing 

remains expensive and unaffordable for the low income earners.  
• Limited institutional Housing and lack housing policy investments 
• Recent increase of micro finance to boast household income. The 

need for banks to  come up with lower rates on micro finance 
• Lack of Security for Low and Middle Income earners to excess 

Housing Finance  
• Decision making by household on housing finance packages. 

 
Kasaija . P. a Reseacher at Makererere University made a presentation about the 
Housing Realities in Greater metropolitan Kampala.  These were findings from the 



household interviews and households surveys conducted as part of the Housing 
Investment Chronicles research.  
 
• Most households are female headed as opposed to the traditional Male 

Headed Homes as Women had better loan repayment records. 
• Low Income earners inhabit tenements with less space which have 

implications on their health and in turnover in productivity. 
• Home Ownership challenge has a direct impact on productivity. Households 

that owned their homes were found to be more productive. 
• Uptake of Mortgages and Housing Finance packaging is low. That there is need 

for Financial Institutions should catalyze the process. 
• Cost of affordability was between Uganda Shillings 30,000- 40,000/= which is 

very  Low quality housing. 
• There is an annual inflation of rent prices/ values 
• Urgent need for Government intervention to regulate annual rent inflation 

levels. 
• High rate of mobility due to annual inflation rates which adversely affect 

productivity. 
• Urgent need to provide housing to the middle aged group. 
• None Home owners had plans of building their own homes within a period of 

3-5 years. 
• Expected time of completion of the homes was within 5-10years 
• Decisions making with regards to housing were majorly independently taken 

by the family heads. 
• The major sources of building materials are Hardware/ Retailers and yet 

factory sourcing assures discounts hence lowering the costs of building within 
the value chain. 

• Modes of payment were cash, hire purchase, barter and loans.  
• Financing tools include loans, banks, gifts, household savings, Saccos 

Mortgages, remittances from abroad and other informal Sources. 

• He stated that the Formal and Informal Institutions as access to Housing 
Investments included were National Housing and Construction Cooperation, 
Buganda Land Board, Brokers/Real Estate Agents, Inheritance and social 
Agreements. 

• That the Written Agreement either formal or informal not registered or 
endorsed by Authorities but give raise to claim of ownership. 

• That the Informal regulatory modes were Local Councils and customary 
ownership. 

• That there is the informal/legal ownership that recognize informal settings 
• Most households engage both formal and informal ways for accessing land for 

housing. 
• Household tend to engage the  informal process more because it is less costly, 

less bureaucratic, flexibility and less cumbersome. 
• That the Construction Materials preferred are based on British standard 

model which is dominated by Bricks, sand, cement, steel which is 
homogenous not heterogeneous  

• That the Process is usually is determined by Building Architects, budgets, 
availability and accessibility of resources, materials and local artisans 
determine the process. That there is minimal engagement of professionals. 

• The majority of households surveyed, who owned their own homes,  built 
their homes incrementally over time 

 
 
 
 
 
 
 
 
 
 

Feedback on session: There was a suggestion that if rural livelihoods are supported it could take pressure of urban centres. There was also a suggestion that if more 
population is moved to urban settlement it would free up space in the rural areas for massive commercial investment. Urbanization has contributed to inflation and uncertain rent 
prices. Positive or negative change in livelihood forces households to migrate through areas in search for places that suit their needs. Concerns were raised about the sample space to 
which it was clarified that the sample space was about 680 households in 10 surrounding neighborhoods of kampala and that the entry points were the Local Authority. 
Participants discussed the need for Government intervention in construction of infrastructure in rural areas that will attract human settlements in those areas. 
Participants mentioned the value of  documenting and understanding the ways in which people earn their incomes in order to understand affordability  and tap in to them and 
quantify them if they are not financial. The need to differentiate between government and private informal sector. Aggregate land owners. 
 

Action point: Findings will be shared with the Bureau of Statistics as a 
way of complimenting the findings from the National Household Survey 
conducted published in 2017. This would allow for a nuanced look at the 
household level characteristics on the sample group in GKMA  



DATA AND MARKET INTELLIGENCE TO DRIVE INVESTMENT - BY 
MIRIAM MAINA 
Miriam Maina presented CAHF’s data drive as having the following objectives  
 

• To Understand Housing market, Involvement and Government 
Affordability. 

• To Explore Private Investment/ Real estate Developers. 
• To ensure General Monitoring of the Housing Sector through document 
• To offer Support development of the Housing Sector 
• Innovation in Housing Finance. 

She presented the benefits of improved data collection, use and management as 
resulting in,  
 

• A better understanding of the entire Value Chain. Infrastructure, 
maintenance and provision of the sector. 

• A better understanding of the modes of  affordability of Housing for Low 
income earners 

• A way of better answering questions around Land and Land ownership. 
• Improved, evidence based decision making 

Miriam stated that the Data is intended to provide certainty to developers and 
investors, to give a clear picture and narrow down sample space for indictors and 
guide informed decision making but not to make investment recommendations.  

• Data is not intended to make Investment suggestions or 
recommendations; it gives health indicators, recommendation and 
warning signals since it is used in collaboration with the shared 
information from stakeholder. 

• Its intended to expand understanding surrounding Affordable Housing 
Finance as opposed to direct recommendations 

• Data Raises key issues relating to affordability of Housing Finance, land 
and regulatory frame work. 

• Engages stakeholders for protocols to access information for purposes of 
understanding the matter of Affordable Housing Finance. 

Miriam presented CAHF’s dashboard to calculate affordability as well as the 
Benchmarking Construction Costs Dashboard  
. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXERCISE ON EVIDENCE BASED DECISION MAKING  

This was a group work assignment to  will allow participants to 
think critically around the data required to make investment and 
policy decisions in the Ugandan housing sector.  
Participants were asked to separate into two group – one representing a 
developer/investor and the other representing a local authority/policymaker. Each 
group were given the task identifying decision making questions attached to a 
scenario, identifying the data required to answer these questions and to identify 
the policies, processes and institutions required to access this data. The scenario 
is outline below.  

 
 
The exercise bore very interesting results that mapped the housing construction 
value chain, identified challenges and opportunities that regulators and 
investors/developers experience as well as revealing the nature of the housing 
sector of Uganda to CAHF staff.  

RESULTS FROM THE INVESTOR/DEVELOPER TEAM 
 

The investors thought that the following Questions were relevant 
before making investment decisions; 

• What is the preferred funding instruments and what is its 
availability? 

• What are the details and nature of tenure for current tenants? 
• Whether it is a viable investment in terms of profitability and 

demand. 
• What are the Current and future Land use plan. 
• What are the Policies, Regulations and Incentives/disincentives 

available concerning the Investment? 
• What are the Physical features, quality and conditions of the 

land? 
• Accessibility to infrastructure. 
• Accessibility, Availability and Cost of Raw materials 
• What are the required Architectural designs for the area 
• What are the Government Structure, Local Council Management 

& regulatory Authorities governing the area 
• What is the purpose of investment, Rent, Rent to own or Sale? 

 
The following Meta Data/indicators are required to answer the 
above questions. 

• Funding and availability  
- Sources of funding and alternatives sources. 
- Terms & conditions of accessing funding 

• Squatters/Tenants 
- Types of tenure and ownership systems 
- Nature of the developments. 
- Details of cost of land, usage and costs of the 

developments. 
• Viability of the Investment. 

- Prevailing cost of rent and purchase price. 
- Cost of the investment. 

Scenario: A developer in Kampala would like to build 200 housing units on 
a 3ha piece of land along Entebbe road, 10km from Kampala. 
She would like to deliver units of varying size (1 bedroom units (50m2), 2 
bedroom units (75m2 ) and 3 bedroom units of (100m2 ). 
 
The piece of land is currently sparsely occupied by 10 households who have 
informally constructed houses on the land. One of these households runs a 
makeshift car repair workshop on the land and another household engages in 
small scale agricultural activities. Only one of the households has legal tenure 
on a 300m2 through Mailo Tenure inherited from her deceased husband. The 
developer has approached a Development Finance Institution offering finance 
to SME’s in the housing sector, to fund her project. 
 
As part of the roll out strategy of the new Housing Policy, the Ministry of Land, 
Housing and Urban Development has instructed the GKMA to partner with the 
DFI to support local developers in the region. 



- Mortgage Rates. 
- Effective demand. 
- Population Information. 
- Income level 
- Household expenditure breakdown. 

• Current and future Land use. 
- Physical plans. Local and Government plans. 
- Existing plan details 
- Development Plans. 

• Policies, laws, Regulations, Incentives and Disincentives. 
- Relevant laws to the area. 
- Prevailing regulations. 
- Presidential Directives if any. 

• Physical Conditions & Accessibility to infrastructure. 
- Physical Plans. 

• Access, Availability and cost of Raw materials. 
- Available Types, stocks and Suppliers. 
- Price Indices of construction materials. 
- Certified Materials and standards. 

• Architectural Designs 
- Preferences, Standards, regulation, Culture and existing 

designs. 
• Government Structures (Local Council) Approvals. 

- System on ground. 
- Consider the approved process, Real Process. 

• Purpose (Sale, Rent or Rent to own.) 
- Existing Occupancy Trend. 
- Profit Margins on the options. 

 
The following data sources were identified as ways of finding these 
indicators.  

• Funding. 
- Bank of Uganda information on Funders and prevailing 

investment rates. 
- Uganda Investment Authority. 

- Associations for Real Estate Developers. 
• Details Current Occupants 

- Baseline Surveys from Residents. 
- Local Councils, District land Offices and Ministry of 

Lands. 
• Accessibility, Availability and Cost of Raw Materials. 

- National Bureau of Standards 
- Retailers, Whole sellers and Market Vendor. 
- Property Managers and Agents (Knight & Frank) 

• Housesold Expenditures 
- National Housing Surveys. Uganda Bureau of Statistics. 

• Policies, Regulatory Framework of the area. 
- National Municipal Authorities and Local Municipal 

Authorities. 
• Physical Plans and development. 

- Mapping and Survey’s. 
- Zonal Local Council Offices. 

• Accessibility, Availability and Costs of Resources. 
- Market Places. 
- Individual Suppliers 
- Construction Prices. 
- Bank of Uganda Prices Indices. 

• Existing Architectural Designs. 
- Individual Architects 
- District Land Offices. 
- Photo types. 

• Stipulated and actual process 
- Associations for Real estate developers 
- Zonal Land Offices. 

• Occupancy Trends/Profit Margins 
- Uganda Bureau of Statistics. 
- Property Managers (Knight Frank) 

 
 



RESULTS FROM THE POLICY MAKER/REGULATOR TEAM 
 
The group gave opinions based on an assumption that it was Private 
Public Partnership hence policy should be inclusive and beneficial. 
 
The policymakers/regulators thought that the following Questions 
were relevant before making investment decisions; 

• Chronology, land acquisition and maintenance. 
• Who are the Stakeholders & the nature of their interests with 

security? 
• The physical development plan of the Area.  Residential, 

Commercial, Commercial residential or open space. 
• The beneficiaries of the project and effective demand, capacity 

and willingness to buy. Needs assessment plan. 
• Required infrastructure of the area like Access Roads, Sewerage 

system, water, electricity. 
• What Incentives can government provide in terms of Tax 

Holidays, subsides 
• Construction standards should be laid and followed. 
• Environmental Impact Assessments. 
• Sources of finances ( government Interests) 
• Business Model, Rent, rent to own or sale. 
•  Operation and maintenance plan. 
 

The following Meta Data/indicators are required to answer the 
above questions. 

• Stakeholders Interests 
      Indicator 

- Duration of the tenure/percentage of land ownership. 
Source 
- Local Council officials 
- Documentation. 

• Physical Development Plan. 
                              Indicators 

- Residential or Commercial 
Source 
- Physical Development plans at the Local Authorities 

• Beneficiaries/effective demand. 
Indicators 
- Income Levels of the beneficiaries 
- Income use and expenditure. 

                         Source   
- Household Surveys. 

• Required Infrastructure. 
Indicators  
- Actual distance from the nearest infrastructure 

developments 
- Percentage of coverage 

                         Source 
- Household Surveys. 

• Government Incentives. 
Indicators. 

- Tax holidays.  
- Subsides. 

                         Source 
- Relevant ministries like Finance 

• Construction Standards followed 
Indicator 

- Impact Assessment Reports 
- Bills of quantities 

                        Source  
- Building Codes 
- NEMA Act. 

• Sources of finances 
Indicator  

- Bank loans, grants or savings. 
                         Sources 



- Audited books of Accounts for partners 
• Business Model 

- Rent, Rent to own or Hire Purchase. 
Source 
- Project documents 
- Memorandum of understanding. 

 
 
After the session participants identified Strength, Weaknesses, Opportunities 
and Threats that emerged through ought the exercise. These are captured 
below.  
 
 

 
 
 
 

 
 

Feedback on session:  
 

Weaknesses, strengths and bureaucracies of Accessing these indicator 
as a developer or policy marker. 

• Lack of information sharing culture making it difficult to access the 
data and also to know who has the data. 

• Closed door operations by both governmental institutions and NGOs 
and lack of platforms with such information. 

• Lack of information on the actual processes from the acquiring land 
for the development to handing over keys to an individual. 

• The available information about the processes only favors the 
literate. 

 
Concerns were raised on Reliability, Inconsistences and Standardization 
of Data especially information got from Uganda Bureau of Statics.  

 
• Residential Real Estate index-no actual prices as Individuals 

understate values for fear of taxation. 
• Development index is based on asking price not actual price. 
• Verifications are based on information given hence fear that correct 

information may be withheld. 
• Concerns on duty of confidentiality hence necessity to withhold 

certain useful information. 
 

Quality assurance suggestions.  
• Platforms should give allowance for alterations and involvement of 

Stakeholders before releasing the data. 
• Develop a culture of sharing available information. 
• Close the policy gap of policy and procedural awareness and benefits. 
• Increase accessibility to data 
• Encourage coordination of information in government institutions. 

 
 



INTRODUCTION TO THE HEM – BY DAVID GARDNER 

David presented on the Housing and the Economy Model/ Housing Economic 
Value Chain incl. its key assumptions and data gaps 

The session allowed participants to critically engage with the Housing and the 
Economy Model, its inputs, outputs and strategic relevance.  The purpose of the 
presentation was to provide a better joint understanding of the place of housing 
in the economy. Gardner began his presentation by providing a list of the data 
sources that went into the model.  

These were,  

• The Housing Finance in Africa Yearbook published annually by CAHF 
• The Residential Rental Market Study Data: A study on how to count 

rental data in Africa 
• Landscape of investment Report : Uganda  

Gardener stated that his approach to the housing value chain was that; All housing 
Action matters-Economically. There is need to create targeted economic growth 
and housing Policy. He went on to describe how the economic effects of housing 
were both direct and indirect.  

The direct impact of housing were listed as follows,  

• Can drive economic growth and income generated growth. 
• Activates spend of household savings to build  
• Long term base for future wealth and economics 
• Provides housings. 
• Household income generating asset 
• Income generator 
• Value added to the economy through buying resources. 
• Stimulates economic growth. 
• Stimulates upstream flow in the economy outside housing. 

• Contributes to the fixed Capital Engine of the economic growth. 
• Base for future household investment 
• Stimulates need for other goods and services 
• Stimulates Government services 

David Gardener went into the economic impact of the construction of a 
USD10 000 rental investment. These impacts include,  
 
David listed the following questions that hope to be answered through 
modelling Uganda’s Housing Economic value Chain.  

1. What is the Housing Economic Value Chain?  
2. How do we measure it’s impact in Africa’s economies? 
3. How do we engage with the value chain? 
4. What is it’s potential for growth? 



He then explained the generic value chain theory upon which the model is based. 
This is simplified in the figure below.  
 

 
 
This includes intermediate inputs from the three sectors – primary, secondary and 
tertiary plus value added inputs to calculate the production outputs (housing 
supply).  
 
He then went into a discussion on the definitions used when collecting data for the 
model. Participants had a discussion around the differences between, formal, 
informal and illegal housing, processes and institutions. It was agreed that the 
formality of these processes exist on a spectrum and that the formal and informal 
sectors activities are inextricably linked.  
 

David gave participants a background to the Housing and the Economy model 
project. CAHF first studied the impact of ”Housing in the Economy” for South 
Africa. This included a study on Housing Cost Benchmarking for 16 African 
countries. Based on the South Africa findings, a methodology was developed for 
assessing impact in other countries. They models assumptions are therefore based 
on the housing construction and rental process, regulatory frameworks and 
practice in South Africa and will have to be tailormade to other localities. Initial 
findings have been developed for Nigeria and Tanzania. We are now developing 
HEVCs for Uganda and Rwanda 

The study uses both top down and bottom up approaches to modelling. These are 
illustrated in the image below.  
 
 
David then presented the South Africa and Tanzania findings before delving into 
Uganda.  
 

Intermediate 
Inputs Value Added

Value Added 
Inputs

Production
Housing 
Supply 

Housing 
Demand 

The study methodology uses standard economic theory of value 
chains, and applies this to the housing construction and rental 

sectors.

Simplified Value Chain Theory
Our approach analyses and quantifies economic value creation in 
an economy during the process of building and renting housing  

Imports

Exports



He began the presentation on Uganda’s Housing and the Economy Model by going 
into the Rental Studied conducted by CAHF in early 2018. This study drew primarily 
on a panel survey conducted locally with the following results.  
 

 
 
The preliminary findings on the Ugandan model were presented as follows 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



The following assumptions and data gaps were communicated.  
 

Residential Construction 

1. The value of output of the housing contruction sector is equated 

to the value of dwellings in the gross fixed capital formation in the 

national accounts.   

2. The value of intermediate inputs is determined as the residual of 

output less GVA/GDP from the ratio of residential housing 

construction output to total construction output in the national 

accounts 

3. The composition of intermediate inputs is based on the CAHF 

construction cost study.  The share of tertiary intermediate inputs 

appears to be high and the share of secondary intermediate inputs 

and primary intermediate inputs seem to be low. 

4. There appears to be no basis from available data to support the 

split between labour remuneration, GOS and net indirect taxes in 

the GVA. Nigeria was used as a proxy.  Indirect tax composition was 

based on the VAT rate in Uganda.   

5. Employment is estimated from estimates of total employment in 

construction (12.5% of total Ugandan employment) and the ratio 

of GVA in residential housing construction to GVA in total 

construction 

6. The resulting average remuneration per worker per month is 

around UShs260,000/month – compared with a national median 

wage of UShs168,000/month 

7. According to national accounts data the GVA is split between 

formal economic activity and informal economic activity  52% to 

48%.  

8. The ratio of intermediate inputs to GVA results in a direct impact 

multiplier of 2.5 – which is high.  However, it has not been possible 

to estimate the impact of intermediate input leakages through 

imports on this multiplier. 

Residential Real Estate 

1. The value of the output of residential housing real estate activity is 

estimated from the percentage share (weight in the CPI basket) of 

housing rentals paid multiplied by gross household consumption 

expenditure 

2. The value of intermediate inputs is determined as the residual of 

output less GVA/GDP from the ratio of residential housing real 

estate output to total real estate output in the national 

accounts.  This value is incredibly low compared with other 

countries studied.  National accounts data suggest that 98% of all 

real estate activity in Uganda is informal.  This could point towards 



relatively lower linkages with other sectors of the economy, but a 

ratio of intermediate input to output of 8% seems too low. 

3. There appears to be no basis from available data to support 

estimates of the composition of intermediate inputs. 

4. There appears to be no basis from available data to support the 

split between labour remuneration, GOS and net indirect taxes in 

the GVA. Indirect tax composition was based on the VAT rate in 

Uganda.   

5. Because of the very low level of intermediate inputs into 

residential real estate activity, the direct impact multiplier is low 

(1.09) 
 

BENCHMARKING CONSTRUCTION COST BY MIRIAM MAINA  
 
Miriam Maina gave an in-depth presentation on CAHF’s Benchmarking 
Construction Cost Study.  CAHF developed a detailed breakdown of housing 
construction costs in sixteen African countries. Using a standard house 
design and Bill of Quantities, we asked a professional Quantity Surveyor in 
each country to provide a quotation for building the house in the main city 
and in a secondary city. 
 
In this dashboard, we explore the variation across countries and cities 
while also drilling down to cost components, exposing highs and lows and 
raising questions around the differences. The cost of the house varies by 
more than 100% from the country in which it is the most expensive to 
build, through to the country in which it is the most affordable.  The 

presentation was followed by an exercise to validate the costs found in 
our dashboard.  
 

BENCHMARKING CONSTRUCTION COST EXERCISE  

 
Miriam Maina led the participants in an exercise to validate the cost in 
the dashboard. This exercise involved a group discussions on whether 
the figures found in the dashboard were representative of local 
developer experiences, the possible causes of high costs and possible 
interventions for addressing these high costs.  
 

 
 
Participants raised issues around the study methodology which involved 
detailed questionnaires in the form of a bill of quantities being sent to local 
quantity surveyors. Participants questioned whether this methodology was 
based on costing for a medium or high density development or freehold 
houses.  



 

Participants attributed high costs along the housing construction value 
chain in Uganda to the lack of capital markets, transaction cost related to 
the registration process and bureaucracies. The costs of procuring 
ownership and compliance cost make land in Kampala even more 
expensive. Additional reasons behind high construction costs include,  

• Administrative delays increased cost of construction 
• Poor infrastructure,  
• The lack of affordable finance,  
• Complex land process and ownership frameworks, 
• Low levels of building  
•  

Participants discussed the need to Interrogate industrial policies to 
promote local production and reduce import costs related to construction.  
Participants shared concerns with the estimated costs of approvals saying 
they were a bit inflated and not representative of the current situation. 
Costs vary due to many factors like, time, individual interests, and period 
of construction. According to participants, due to the fact that the study is 
based on an assumption that all factors are constant, figures are therefore 
inflated. However, other costs related to construction are higher in reality. 
It is therefore important to understand the methodology used by quantity 
surveyors – whether they calculated the costs based on 20 units or 1 house. 
The cost of construction of 20 units may be lower than the cost of 
construction of one unit there can be discounts on materials.  

Participants communicated the challenge of developers (individual or 
multi-family unit developer) maintaining standards for a long period due 
to changes in labour materials hence difficulty in quantifying cost over 
time in an incremental process.  Participants also expressed the need for 
feedback on informal constructions sine they are now dominate in Uganda, 
it would give a clear picture of costing. ( Informal housing costs as opposed 
to the model provided) 



WAY FORWARD BY RAISA COLE  

 
In the final session of the workshop, participants expressed the need to 
continue the conversation beyond the workshop. CAHF committed to 
sharing the detailed programme of work for Uganda with workshop 
participants to comment on. The intention of local peer review of this 
strategy is to ensure relevance of CAHF projects to the research and data 
needs of local institutions and the sector in general.  
 

 
 
The following actions points were identified as a way of taking the 
conversation forward.  
 

 
 


