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Executive Summary – Analysis and Findings Report 

 

The Centre for Affordable Housing Finance in Africa (CAHF) launched its Housing Investment Chronicles (HIC) 
project in November 2016 with the aim of stimulating the development of housing finance instruments that are 
more responsive to household needs, resources and spending habits. To stimulate investment in the housing 
and housing finance sector, it is critical to develop an in-depth understanding of how households have invested 
in housing, and how households have managed to navigate various systems, leverage existing opportunities 
and overcome diverse challenges to meet their housing needs.  

The Housing Investment Chronicles document the housing investment journeys of participants over time, 
drawing information from these individual narratives to guide stakeholders and generate recommendations to 
decision-makers in both the public and private sphere. Additionally, the research aspires to stimulate long and 
short-term investment and to encourage down market penetration of affordable and responsive housing 
finance packages. 

The Uganda Housing Investments 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 (GKMA). The study was carried 
out in March and April 2018 with a 680-household survey conducted across the breadth of the GKMA in the 
towns of Entebbe, Kajjansi, Ggaba, Maya, Kiira, Nansana, Ganda, Gayaza, Mukono and Buyale. These were 
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/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/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. The findings, 
documented here, will highlight some of the key issues relating to each theme, as well as highlight areas for 
future research. The study reflects the commitment of respondents to realising their housing aspirations, and 
their intuition that the value of the land lies not only in shelter, but in the house as a financial and economic 
asset. In doing so they have exhibited remarkable commitment. Finally, the Chronicles give a voice to people 
who are not often heard and an opportunity to express their wishes to the authorities and others about this 
important area of their lives. 

As with contemporary research, this study underscores the significant impact of land on the ability of low and 
middle income households to meet their housing needs. The acquisition of land is the first step in the housing 
process, and as formal land markets and their complexities remain inaccessible for this segment of the 
population, low and middle income households continue to rely on informal land markets. These create a 
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complex and sophisticated choreography of power relations between multiple of actors at different levels and 
scales, each indispensable given their important mediating role.  

The report findings offer action areas for both State authorities and the private sector. The state – through its 
departments of housing, land, and urban development need to synchronize policies, institutional frameworks, 
and formal systems for land access, and support the development of relevant and accessible financing systems 
to facilitate the housing development. In the case of land, the Government needs to actively consider the needs 
of low and middle income residents through vehicles such as the National Land Fund and other land banking 
systems. There is also need to streamline the formal land delivery process to reduce bureaucratic inefficiencies, 
and to smooth procedures of land registration, exchange, transfer and acquisition. Private sector finance 
institutions and other investors could work towards collating and consolidating data and data and information 
on housing finance, and availing this knowledge to households; and the development of alternative financing 
mechanisms for housing; among others. 

 
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 through supporting innovation, conducting research, and helping to promote and improve policy, 
laws and regulation that shape the financial sector in Uganda. FSD Uganda’s target group include: women, 
youth, refugees, small holder farmers and Micro, Small and Medium Enterprises (MSMEs). 
 
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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1 INTRODUCTION 

Africa’s urbanisation narrative has especially come into greater focus in the last decade. Far-sighted policy actions 
are required to harness economies and inherent potential of Africa’s urbanisation (Collier, 2016). Responses to the 
challenges that urbanisation presents remain, at best, piecemeal, with entrenched planning traditions in place where 
the urban space is still largely divorced from the rural. While it is commendable that national development plans are 
gradually realising the need to incorporate urbanisation into their overall frameworks, housing is still largely on the 
periphery, yet it contributes significantly to local economies.  

To fully unlock the overall potential that urban development holds in transforming local economies, housing needs 
to be brought to the fore of development interventions. Housing, looked as an industry and not a social good, can be 
a catalyst for accelerating economic growth and development, given the enormous agglomeration economies that 
it holds. At the recent World Urban Forum held in Kuala Lumpur, Malaysia, delegates came to a consensus that 
governments need to invest directly in housing because it holds immense potential to unlock the enormous under-
utilised labour pool of many poor countries.1 In this way, housing can act as a catalyst and driver of economic growth, 
given the multiple backward and forward linkages it can create in terms of creating jobs in various sub-sectors where 
different skills, capacities and expertise can be productively deployed and exploited. Traditionally, housing has 
remained largely considered as a social service especially by governments, thereby leaving it to the vagaries of the 
market. 

The government of Uganda has maintained the role of an enabling actor rather than a direct deliverer in the housing 
sector. However, given the country’s multiple structural problems that continue to stifle attempts to realise 
development goals, informal settlements continue to proliferate, especially in the urban areas. These continue to be 
a visible manifestation of the failure of the market and private capital to respond to the housing needs of the urban 
majority. The housing challenge is further exacerbated by the high urbanisation rate. The patterns and trends 
indicate that if the country continues along this trajectory, the housing crisis will become severe without the 
necessary interventions. The country’s housing deficit, which is currently estimated at about 2 million units, 
continues to widen, with the problem more pronounced in urban areas.  

Kampala, the prime urban centre, is experiencing a housing deficit of 200 000 units, with this figure projected to 
increase as the metropolitan area continues to grow. Kampala’s housing crisis is largely fuelled by the unprecedented 
urban demographic transition within and beyond the city’s current administrative boundaries. Surrounding areas of 
Wakiso, Mpigi and Mukono are the launchpads for a transient population of more than 2 million that travels into the 
Kampala city centre every day. These areas, together with Kampala, form the Greater Kampala Metropolitan Area 
(GKMA), a 1000 km2 city-region which functions as the economic, commercial, administrative and investment hub 
of the country. It accounts for 10 percent of Uganda’s urban population and more than 70 percent of the Uganda’s 
manufacturing industry. It is estimated that it contributes a third to Uganda’s overall Gross Domestic Product (GDP). 
It is also characterised by high unemployment, with a large vibrant informal economy accounting for more than 57 
percent of the labour force of whom the majority are mostly the urban poor seeking means of survival (World Bank, 
2017).  

At the centre of the GKMA is Kampala which acts as the recipient of a highly transient population and the 
accompanying activity, its inadequate infrastructure barely able to cope with the resulting social, economic and 
political pressure. The city’s skyline gives way to an eclectic form of urban agglomeration, where housing is typified 
by a muddled mix of affluent enclaves with their impressive array of modern apartment blocks behind gated fences, 
expansive maisonettes and a few middle income modest working-class bungalows encircled by extensive patches of 
hundreds of tightly-packed shanty houses. In between this highly variegated, multi-grained and fractured social 
texture, large swathes of wetland and other clusters of greenery add to the urban fabric of the city, defiant in spite of 
their impending demise with increasing densification and urban sprawl. This canvas betrays a city undergoing a 
construction and housing boom, driven by a real estate market with an insatiable appetite. It seems houses abound 
in plenty, with millions of dollars being poured into real estate every year. However, scratching below the surface 

                                                           
1 High-level Roundtable; Cities for all and housing at the centre; The Ninth Session of the World Urban Forum, 
Kuala Lumpur, Malaysia (7-13 February 2018). 
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reveals another picture. Beneath this apparently tranquil setting, housing poverty grows deeper, with very few 
households being able to acquire decent and affordable housing.  

Housing poverty in Kampala is a reality, and urgently requires immediate attention. Recent statistics from the 
Uganda Bureau of Statistics (UBoS) show that Kampala currently has a housing backlog that is close to 200 000 units. 
Going with standard rates, more US$ 3 billion is needed to bridge the housing gap facing Kampala alone.2 With rising 
urban poverty levels, many families can only afford the cramped single-room housing units popularly known as 
‘mizigo’, where sanitary facilities are non-existent, if not shared, with toilet ratios of up to 1:400. For the few low and 
middle income households that can afford to meet their own housing needs, the journey is fraught with numerous 
challenges. Access to affordable finance stands out as a major challenge which, if addressed, can potentially 
transform the lives of many. 

This study was carried out to stimulate the creation of housing finance instruments that are more responsive to 
household needs, resources and spending habits. This required an in-depth understanding of Uganda’s current 
financial landscape which is typified by high household loan default rates, a small mortgage market and unresponsive 
housing finance products, among other issues. The study provides valuable insights into these issues through the 
lens of how low and middle income households invest in housing. Using a qualitative research approach, it chronicles 
the housing investment ‘journeys’ of low and middle income households in the GKMA, aiming to build an investment 
profile of these households by answering key questions around time, financing, housing typology, land and title, 
investment priorities and key barriers to accessing housing finance. The study sample consisted of a mix of low and 
middle income households from several towns across the GKMA.  

The findings suggest that there is a significant number of households where women are the main source of support, 
in addition to a majority of the household members falling under the youth and middle-age brackets. These factors 
have strong implications on how future housing finance policy and interventions are to be developed. The majority 
of these can only afford substandard single-room housing, and with unstable and rising rental values, ‘housing 
mobility’ remains high.  The study also provides interesting insights from home-owning households. For most home-
owners, it took between five to ten years to complete their housing projects, with few opting to utilise mortgages to 
finance their projects. Considering the size of the sample, these findings are not necessarily representative of the 
whole population. Rather, they provide a ‘snapshot’ into the dynamics of housing investments. A larger, more 
extensive study would suffice for purposes of validating and corroborating these findings to give a more holistic 
picture of the prevailing realities. 

                                                           
2D. Adengo, ‘Role of architects in providing affordable housing solutions’, Daily Monitor, 8 February 2017.  
http://mobile.monitor.co.ug/Business/Business/Role-architects-in-providing-affordable-housing-
solutions/2471012-3802348-format-xhtml-h0qyf1/index.html. 

http://mobile.monitor.co.ug/Business/Business/Role-architects-in-providing-affordable-housing-solutions/2471012-3802348-format-xhtml-h0qyf1/index.html
http://mobile.monitor.co.ug/Business/Business/Role-architects-in-providing-affordable-housing-solutions/2471012-3802348-format-xhtml-h0qyf1/index.html
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Box 1-1: EVOLUTION OF UGANDA’S HOUSING POLICY 

i. Pre-independence period 
Prior to World War II, colonial housing policies catered for mostly Europeans and some Asians. After 
World War II, African urban housing was established, intended mostly for workers employed by the East 
African Community, under the East African Royal Commission (1953-1955). 
 

ii. Post-Independence period (1962 – 1970) 
After independence in 1962, housing previously reserved for colonial administrators was taken over by 
senior Ugandan civil servants. In 1964, the post-colonial government established the National Housing 
Corporation (NHC) to cater for the housing needs of low income households. Due to limited resources, 
the NHC failed to meet its objectives.  
 

iii. The 1970s and 1980s  
Due to social, economic and political instability that characterized the 1970s, little was done to review or 
implement the housing policies to meet the country’s growing housing needs. Some of the few 
programmes that were designed during this time had to be abandoned before completion such as the low 
income housing schemes in Kampala, Kasese, Entebbe, Jinja and Namuwongo. An attempt to draft a 
comprehensive National Housing Policy commenced in 1978 but the process was not completed due to a 
subsequent change of government. 
 

iv. The National Shelter Strategy - NSS (1992)  
Following the UN General Assembly Resolution No. 41/190 of December 1987 on the International Year 
of Shelter for the Homeless, the Ugandan Government commenced the development of the National 
Shelter Strategy, which was adopted in 1992.  The strategy was aimed at formulating viable shelter 
strategies that are conducive to full mobilisation of local resources to improve shelter and living 
conditions and strengthening policy-making and housing programming capacities of the key actors in 
housing delivery at all levels of administration. The government pursued and facilitated this strategy 
through: reviewing and simplifying legal and regulatory requirements, planning standards, building codes 
and statutes etc. which had constrained housing delivery; streamlining housing-related institutions; and 
increasing budgetary allocations to the housing sector. However, in terms of tangible housing delivery, 
little was achieved. Later, a draft 15-year Strategic Housing Investments Plan was prepared and 
formulated alongside new policies on decentralisation, poverty eradication, land and slum upgrading 
alongside international development agendas such as the Habitat Agenda and the Millennium 
Development Goals (MDGs). 
 

v. The Uganda National Housing Policy (2016) 
The 2016 National Housing Policy developed by the Ministry of Lands, Housing and Urban Development 
replaced the NSS (1992). This policy affirms that the responsibility of housing delivery rests with 
individuals while the government performs its residual role of policy formulation, implementation, 
monitoring and evaluation, standard setting and resource mobilisation. 
This policy is being implemented in a wide legislative framework which includes: the Constitution (1995), 
Land Amendment Act (2004), the National Urban Policy (2017), the Physical Planning Act (2010), the 
Building Control Act (2013), the Land Act (Cap 227), the Slum Upgrading Strategy (2008), the Land 
Acquisition Act (Cap 226), the Landlord – Tenant Bill, the Real Estate Bill, the Mortgage Act (2009) and 
the Condominium Property Act (2012), among others.  
These legislative frameworks still need revision, and there is also a need to streamline the activities of 
implementing institutions. With housing emerging as a more prominent feature of the New Urban 
Agenda (NUA), the government is now compelled to take the initiative to bring housing into the wider 
national development planning frameworks such as NDP III and Vision 2040. 
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2 METHODOLOGY 

The Greater Kampala Metropolitan Area (GKMA), with 
an estimated population of 2.5 million, is increasingly 
recognised as playing a critical role as a multifunctional 
engine driving Uganda’s growth and development. Ten 
sites, including Entebbe, Kajjansi, Ggaba, Maya, Kiira, 
Nansana, Ganda, Gayaza, Mukono and Buyale, were 
selected across the breadth of the GKMA for inquiry.  

A survey of 680 randomly selected households was 
conducted by a team from SSA, supported by an external 
consultant, in collaboration with the Uganda Housing 
Cooperative Union. It was carried out in March and April 
2018, supplemented by three focus group discussions 
which engaged 53 members from different housing 
cooperative unions from Mukono and Wakiso Districts.3 

Additional interviews were undertaken with key players 
from the housing and financial sectors, academia and 
other relevant actors. A total of three focus group 
discussions which engaged 53 housing cooperative 
members, with a fairly balanced gender mix, home-
owners, tenants and people from different income 
backgrounds, were conducted to provide additional data 
to inform the study. These were supplemented by 
secondary data and information (published papers, grey 
literature, policy documents, housing/building 
regulations and guidelines etc.) on housing, housing 
finance and land.  

Table 2.1: Distribution of key informant interviews 

 Organisation 

1. Shelter and Sustainable Alternatives (SSA/UHSNET) 

2. Uganda Housing Cooperative Union (UHOCU) 

3. National Slum Dwellers Federation of Uganda (NSDFU) 

4. Habitat for Humanity International (HFHI) 

5. ACTogether 

6. Ministry of Lands, Housing and Urban Development (e.g. senior planners who engage with different 
actors in the city’s sanitation sector)  

7. Housing Finance Company of Uganda (HFCU) 

8. Finance Trust Bank 

9. Opportunity Bank 

10. Wekembe Micro Finance 

11. Kampala Capital City Authority (KCCA) 

12. Makerere University 

13. Physical planners for selected research sites 

14. LC 1 Leaders 

15. Chronicled households 

                                                           
3 Questionairres and discussion guides are available as appendices to this report. 

Figure 2.1: Map showing sampled sites for the study in the 
GKMA 
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3 HOUSING: A MULTIPLICITY OF MEANINGS AND IMAGINARIES 

 

Figure 3.1: Various typologies of houses in the Greater Kampala Metropolitan Region (GKMA) 

Housing is regarded as one of the most basic human needs, a vital indicator of a population’s standard of living 
(Henilane, 2016). Additionally, increasing research has elaborated on the value of housing not just as a social issue, 
but also as an economic good (Turner, 1976).  

Housing represents a broad concept, encompassing more than just shelter, or the 
house (noun). From a more abstract perspective, housing is literally a canvas upon 
which our ideas and imaginaries of life, nature and culture are imprinted. Housing 
enables us to create, recreate, negotiate and occupy spaces around us almost at 
will, as conditions allow. Housing ultimately serves as a platform which underpins 
the human-environment nexus at different scales. Housing impacts social 
structure, dictating family relations and lifestyles. In this way it embodies personal 
identity, wealth, social well-being, status, power, aspirations, security and safety 
(Nair et al, 2005; Adams, 1984). To Adams (1984), housing is a lens through which 
deeply entrenched social and cultural cleavages become visible.  

Housing-related policies and decisions can perpetuate or reduce social 
inequalities. In so doing, they have accelerated the momentum for bolstering 
spaces of social mobilisation and organisation such as housing cooperatives. From 
an economic viewpoint, housing can be conceptualised as real estate (Jaffe, 1989), a vital indicator of any economy’s 
health, influencing consumption patterns and thus with the potential to enhance economic performance and 
competitiveness if related investments are integrated within the wider economy (Glossop, 2008). As a consumable 
good, it has an extensive value chain with far reaching multi-scalar impacts on capital investment and financial 
systems. 

Box 3-1: The meaning of 
housing 

 ‘…in informal 
settlements you find that 

one room is 
everything…it’s the 

bedroom, the sitting 
room, the dinning, the 

bathroom…’  
Key informant, local 

NGO, Kampala  
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Unlike in the more developed economies, the convergence of various social, economic, political and environmental 
factors has created acute housing shortages in the global South (Nair et al, 2005). In Uganda, the housing problem is 
especially pronounced in Kampala, the capital (Mukiibi, 2012) and locus of rising urbanisation. Housing has been left 
largely to the market, with the government playing the role of providing a conducive policy, legislative and regulatory 
framework to enable sector stakeholders provide housing (NHP, 2016).  Households interviewed during the study 
echoed much of the above viewpoints in their responses. To most, housing denotes the shelter which offers 
protection from adverse elements. Beyond that, status, dignity, privacy, security, locality and proximity to urban 
services are derivatives of housing. Housing was also viewed as the locus which configures the experiences of 
individual, family, household and collective lives. 

 

Housing is seen as an important medium for wealth accumulation. It can be exchanged as legitimate collateral for 
accessing various resources, including loans and mortgages. In Uganda where urban property markets remain largely 
unregulated and therefore heavily influenced by speculation, housing has become a lucrative avenue for 
diversification of cash flow and incomes, creating a range of real estate investors across the spectrum of the income 
chain. Housing is also an important indicator of the level of development in any given context. Housing access and 
affordability is strongly determined by livelihoods, among other factors. On the other hand, respondents pointed out 
the importance of housing in impacting their livelihood pathways and access to urban opportunities. 

The majority of households engaged in the study confirmed that they 
harboured plans to build their own houses, an implicit pointer to the almost 
universal aspiration for home ownership. However, drawing from the 
experiences of those who have been able to negotiate and overcome 
different hurdles towards home ownership, the journey is an arduous one. 
From acquiring land through to securing the necessary financing for a 
typical low and middle income household in the GKMA to successfully 
undertake a housing investment, getting through the different processes 
requires determination, ingenuity and creativity in an economy 
characterised by upheaval, volatility and precarity according to the 
findings. 
 
  

Box 3-2: Housing and livelihoods 

‘Someone will never leave a certain slum area because [his] livelihood is connected to that place. A dobbi 
(informal laundry-man or woman) who has clients in Bwaise cannot move to another seemingly place but 
will stay in this place where he is sure of the income that can support his family…’  
‘Your source of livelihood determines the type of housing you are going to be able to afford and it also 
determines the area where you are going to be able to [secure] housing…’ 
 

Survey informant, low income household, GKMA 
 

 
Box 3-3: Housing as status  

‘Even some people will tell you I 
live…in Kawempe yet in actual 
sense he lives further from 
Kawempe but because he 
associates Kawempe with some 
kind of status…’ 
Survey informant, low income 
household, GKMA 
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4 SURVEY FINDINGS 

4.1 HOUSEHOLD PROFILES 

4.1.1 Gender of household head 

Over half (53 percent) of the households engaged in the study were female-headed, while 47 percent were male-
headed. This stands in sharp contrast with the national average which indicates that female-headed households are 
less than 30 percent, with male-headed households still dominant (UBOS, 2017). Household heads are the main 
decision-makers and also the source of the household’s economic sustenance. This pattern is consistent with other 
data regarding the trend of more women being the primary source of economic support for their families. Of these, 
a higher proportion of the female-headed households do not own the houses in which they live in the GKMA. There 
are more male-headed households that own their houses. This pattern appears consistent across all the sites. Spatial 
differentiation across the sites appears not to have a strong relationship with house ownership vis-à-vis the gender 
of the household head. 

 
Chart 4.1: Household headship by gender across the 
GKMA 

 
Chart 4.2: House ownership by household head 

4.1.2 Gender and age of household occupants 

Demographically, the average 
household gender composition 
is slightly skewed, with a larger 
female population. It is also 
clear that the majority of the 
population lie within the youth 
and middle age segments. This 
data is largely consistent with 
previous national census data 
from UBOS. 
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Chart 4.3: Gender and age composition of sampled households in GKMA 
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4.2 HOUSE TYPOLOGIES 

Low and middle income house types vary, as outlined in 

Chart 4.4 below. And while no distinct pattern emerged at a 

dissagregate level, when the data was aggregated, notable 
trends were apparent. 53 percent of surveyed respondents 
live in tenements.   

4.2.1 Tenements/Mizigo 
The tenement/single – room house is especially the 
dominant housing type in informal settlements within 
Kampala. Outside the city, tenements are an essential 
element of the city-region’s variegated housing typology. 
Commonly referred to as ‘Mizigo’ in Luganda, they are 
normally built in a terrace/block format, comprising as 
many as ten units and housing as many households.  
 
This type of housing is modelled on the colonial-style 
segregated dwellings that were designed for single male 
African migrant workers in many towns across the 
country, with the former Nakawa and Naguru housing 
estates, as examples (Goodfellow, 2013; Byerley, 2013; 
Byerley, 2012; Omolo-Okalebo, 2011). Tenement 
development is mostly financed using a combination 
financial resources, including household savings and incomes, loans from informal money lenders, access to 
credit from microfinance and traditional financial institutions like banks.  
 

 
Figure 4.1: Two partially complete semi-detached tenement housing units 

58%27%

8%
1%5%1%

Tenement/Mizigo Detached_house

Semi_detached Flat

Bungalow Others

Chart 4.4: Type of housing 
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Mizigos are ordinarily single room units with a large internal space divided into two functional spaces: one as a 
sleeping area and the other as a ‘living’ area. The former acts as the designated permanent sleeping area usually with 
a double-decker bed while the latter doubles as a sitting, dinning, kitchen, storage and at night, is converted into 
extra sleeping space. It should also be pointed out that at times the same space can also be used as a bathroom 
especially where insecurity constrains the use of external bathroom facilities during the night. It is not uncommon for 
some landlords to add a small storage space close to the tenement’s entrance, with a sheltered recess that acts as 
the connecting semi-private space.  

Verandas are built along the frontages, acting as extended semi-private space from the sheltered recess. Households 
share external toilet and bathroom facilities, which are normally located within 3-5 metres. Not surprisingly, in many 
cases, the sanitation facilities were inadequate to meet the needs of the households. The verandas also function as 
multiple use spaces, which act as lounging, cooking, washing and play spaces during the day, and after dark they 
have a sanitation function. The average household size is 6 to 8 people. Where clustered tenements exist, the 
exterior/external space is shared amongst many households, and is utilised as a play area for children and other 
domestic activities. Any other space beyond is very much communal, used by passers-by (Nawangwe and 
Nnaggenda-Musana, 2005).  

The tenement has a floor area ratio (FAR) of 0.33 and various tenements range in floor space from 9 – 10 m2. Densities 
are relatively high where these types of housing are the norm, and boundaries between sets of tenements owned by 
different landlords are never defined (Nawangwe and Nnaggenda-Musana, 2005). Access to such units can be 
ambiguous and varied, ranging from meandering footpaths and corridors between tightly packed clusters of 
tenements to relatively wide pathways accessible by car. From field observations, over time, the tenement, 
especially in the GKMA, has somewhat evolved with larger studio-like units (12 m2). These newer units are also ‘self-
contained’ with internal bathrooms, reflecting changing demands of the housing market.  

Figure 4.2: Mizigo use during the day 

 

Figure 4.3: Mizigo use during the night 
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4.2.2 Detached house 

27 percent of surveyed households were living in detached housing units, which are stand-alone units ranging in size 
from 3-4 rooms. They are mostly occupied by a single household and cover more than 30 m2. The floor area ratio in 
detached houses is approximately 0.11 (Nawangwe and Nnaggenda-Musana, 2005). Densities are relatively lower in 
areas featuring detached housing, compared to tenement areas. Detached housing units have defined front and 
back yards, providing ample privacy for households (unlike the tenements). These houses have one or two rooms 
functioning as designated sleeping areas, with the other rooms act as sitting and kitchen areas.  

Owner occupants usually invest in incremental additions to the main unit over time, including tenement-style rental 
units. House design varies in the placement of patios and storage areas which can be placed either at the back of the 
house adjoining the kitchen area or the front leading into the living area or main entrance. Sanitation facilities – 
comprising of a pit-latrine or a ventilated improved pit-latrine (VIPs) were built externally, alongside a bathroom. 
Many residents also had animal pens for chickens, ducks, goats, pigs etc. and patches of land for cultivating bananas 
and vegetables to supplement household food supply. Plots are fenced off with masonry walls to restrict access, 
though some feature rental tenement housing units.  

4.2.3 Semi-Detached house 

About 8 percent of the surveyed households reside in semi-detached units. They are single-family dwellings. These 
are almost exclusively occupied under rental arrangements. Most are very similar to the detached units in relation to 
internal space layout, and contain the most basic spatial elements comprising of two bedrooms, a living area, kitchen 
and internal sanitation and bathroom facilities. 

4.2.4 Bungalows, flats and other house types 

About 5 percent the sampled middle income households live in stand-alone units with at least 3 bedrooms, a kitchen, 
living area, dining and a garage. Bungalows profiled in the sites across the GKMA are almost mostly characterised by 
owner-occupancy. In most cases such housing has ample land, with additional structures in the backyard. Such 
additional structures include what historically served as servants’ quarters which were then changed to tenements 
and are now rented out. 

Households living in flats make up the smallest proportion (2 percent) of the study’s sample population. Most of these 
are gated, multi-level, multiple family dwellings, occupied and rented by middle income households. Structures 
display a higher quality in terms of building design and finishes. They have access to additional services such as solid 
waste management and security, procured through private firms unlike households living in tenements and 
detached housing types. 

4.3 HOME OWNERSHIP 

Housing is the single most expensive investment any household can ever make over their lifetime. The restrictive 
overall costs of house construction and lack of affordable options in the housing market has rendered most 
households in the GKMA unable to own houses. The emerging data corroborates this, with fewer households (39 
percent) actually owning the houses in which they live. 

Mortgages remain largely in low demand across the GKMA, with residents within the low and middle income 
categories opting for microfinance sources, or relying on savings to finance their housing investments. Reasons for 
the lack of reliance on mortgages included: lack of information about such housing financing tools, the prohibitively 
high interest rates charged on mortgages (15 percent and above), and a financial sector that remains relatively 
shallow and restricted, thus excluding low income earners.  
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Chart 4.5: House ownership for sampled households 
across GKMA 

 
Chart 4.6: Share of mortgage uptake in GKMA 

4.4 RENTAL VALUES 

Rental values vary according to the housing typology discussed in 4.2. Aggregated rental values for residential 
housing indicate that most of the households engaged in the survey cannot afford paying rental values above UGX 
100 000 (approximately US$ 30) across all the sites. The vast majority of low and middle income households lack the 
financial resources and capacity to afford housing beyond the 100 000 UGX threshold. 

 
Chart 4.7: Housing rental values across GKMA (UGX) 

4.4.1 Frequency of changes in rental values 

Rental values across all the sampled sites appear to be relatively unstable, changing almost every after a year. In an 
economy characterised by unstable rental values especially where housing demand far exceeds housing supply, 
along with stagnant incomes, unemployment, urban poverty and rising inflation, low and middle income households 
are caught up in a vicious cycle as they grapple to meet their housing needs. 
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Chart 4.8: Trend of changes in rental values across GKMA 

4.5 DURATION OF STAY IN LOCALITY 

The emerging data indicates that households that rent tend to be highly mobile, moving locality after every three 
years, unlike in the case of those who own their homes. It is highly possible that the relatively unstable rental values, 
as indicated in the previous section, contribute significantly to this trend across the GKMA. The site-disaggregated 
data indicates that households that are renting are more mobile than those who own their houses.  

 
Chart 4.9: Housing mobility in GKMA  
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4.6 HOUSEHOLDS PLANNING TO INVEST IN HOUSING 

Over 65 percent of the sampled households that 
were renting across the Metropolitan Area admitted 
to having made plans to start constructing their own 
housing. However, many of the sampled households 
were non-committal about whether their plans are 
effectively backed up by the requisite financial 
resources or savings to realise these plans.  

Of the households planning to undertake house 
construction, the timelines varied between a few 
months to five years, with a relatively large  
proportion falling within the 1-5-year timeline. For 
the renting households that are planning to 
undertake housing investments, data across the 
sampled sites in the GKMA suggests most 
households plan to complete their houses within two 
years. 

 

 

 

 
Chart 4.11: Timelines for renting households planning 
to undertake housing investments 

 
Chart 4.12: Planned timelines for completing house 
construction  

More than 70 percent of the households that were qualified under owner-occupancy claimed to have built their 
houses within 5 years. Based on this data, it appears it takes the average low and middle income household about 5 
years to construct and complete main works on its own house, once the housing investment process has been 
initiated. It appears fewer households spend more than 10 years to complete their houses. 
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Chart 4.10: Proportion of households in the GKMA planning to 
undertake housing investments  
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4.6.1 Housing investment decision-making within household 

In 60 percent of households, decisions regarding housing investments are predominantly undertaken by the 
household heads without significant input from other household members Very few households take such decisions 
collectively as a unit. 

 
Chart 4.13: Housing investment decision-making in households across GKMA 

5 THE HOUSE CONSTRUCTION PROCESS 

Retail hardware stores are the main sources where households undertaking housing construction procure most of 
their materials. Materials procured from retail stores mainly include building tools (including water jerry-cans, 
wheelbarrows, spades, pick-axes, plumb-bobs, torpedo levels, hoes, masonry trowels, head pans, measurement 
tapes, wooden/steel floats, hammers, framing squares, hand saws, ladders, nails etc.), cement, roofing material 
(including galvanised steel sheets, gutters etc.), internal plumbing (including PVC pipes, sinks, mixers etc.) and 
electrical equipment (including wiring, electrical fittings etc.). More than 80 percent of the above essential 
construction materials are procured from building hardware retail stores, aside from masonry like bricks, blocks and 
sand which are largely acquired from independent vendors. 

 
Chart 5.1: Main sources of building materials 
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Chart 5.2: Forms of payment for building materials 

6 HOUSING FINANCIAL INSTRUMENTS 

Income sources of the surveyed low and middle income households vary significantly. Ninety percent of household 
incomes are generated from low-paying formal and informal sources of employment, including salespersons, 
secretaries, security guards, shop/kiosk attendants, teachers and cleaners in small informal businesses or large 
formal establishments 9banks, schools and security agencies0. Others eke out a living as market and street vendors. 
Housing investment decision are therefore highly dependent on the financial resources that a household can 
mobilize, as these would frame the access/availability of land; understanding and accessing processes and systems 
of development, as well as building materials. 

Findings from the identified a variety of sources of housing finance including: home loans and short-term loans from 
commercial banks, loans from friends, relatives and private money-lenders, personal savings, remittances from 
relatives abroad and gifts. Uptake of mortgages remains extremely poor among low and middle income residents, 
mainly due to the unrealistic terms offered.  

 

Although some respondents expressed lack of understanding over the differences between home loans and 
mortgages, others had attempted to access mortgages and some of the challenges faced in this endeavour. These 
included: Those challenges included: restricted access to bank valuation reports where land and other capital assets 
are presented as security/collateral; high costs of engaging professionals (for example architects and engineers) to 
value security/collateral entries for mortgage applications; and the issue of the various fees which have to be paid to 
the bank to check and verify the documents submitted.  
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Box 6-1: Earnings of low and middle income households 

‘‘…low income group[s] have a lot of undocumented incomes… but [it ranges] between UGX 50 000 and 
UGX 200 000 [per month] … UGX 200 000 being the ceiling and UGX 50 000 being the minimum... There 
are also segments within the low – income [group which includes] teachers, the guards… those ones range 
between UGX 200 000 and UGX 600 000. With the middle – income group, incomes start from about UGX 
700 000 going upwards up to UGX 3 000 000… also middle income has several categories that is my view. 
For the high income unfortunately, there is a wide gap, whereby incomes start from UGX 5 000 000 and 
upwards...’ 

Key informant, local NGO, Kampala 
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6.1 PROCESSES AND INSTITUTIONS FOR ACCESSING FINANCE 

The range of formal and informal institutions/actors used as channels for accessing housing finance in the GKMA 
include: commercial banks (e.g. Center Home Loans from Centenary Bank), micro-finance institutions, SACCOs, 
group savings (cash rounds), institutionalised revolving funds, cooperatives (farmers, housing etc.), registered and 
non-registered money-lenders and workplaces (salary advances, allowances and loans). Overall, access to the formal 
financing institutions is highly prohibitive, particularly for low income households, in large part due to high interest 
rates among other barriers. 

 
 

6.2 KEY BARRIERS IN ACCESSING FORMAL HOUSING FINANCE  

As most low and middle income households do not have significant 
capital assets, access to formal financial opportunities is hampered. 
Furthermore, unresolved structural and procedural bottlenecks 
within the country’s banking system persist, limiting the access to 
these resources, and thus indirectly exacerbating the housing 
problem. Based on the narratives of the chronicled households and 
previous findings by Atuheire & Karyeija (2014) and others, some of 
the key barriers that continue to restrict access by low and middle 
income households to formal housing financing options include the 
following. 
 

6.2.1 High interest rates for home loans and mortgages 

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

  

Box 6-2: SACCOs: A vital sources of housing investment finance 

‘I never saved my money with the bank but I only saved on mobile money and also in a SACCOs of youth 
of five people where we used to put UGX 50 000 or at least UGX 10 000. I used those two saving options to 
be able to raise this money that I used to buy land. We used to save for one year in our SACCOs and at the 
end of the year we share the money. We came together as people who had the same interest and this 
made it easy for us to mobilize our savings promptly. Banks are also not bad option for saving but it would 
be better to use a bank if you can maintain your savings [on] a weekly basis but also these banks charge 
taxes on the money banked as compared to SACCOs’. 

Survey informant, low – income household, GKMA 

Box 6-3: Role of income and savings 
on investments 

 ‘…we had three basic ones [sources] 
like our salaries, we had land which 
we had to sell and use the money and 
then the loan which we facilitated 
with our salaries.  
Apart from that, we had friends who 
could help by giving you a bag of 
cement or some give you money to 
buy meat but you [save] it to the 
building…’ 
 

Survey informant, middle – income 
household, GKMA 
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Table 6.1: Lending rates for selected financial institutions, 2018 

 Financial Institution Lending Rate (Jan, 2018)4 

Minimum Maximum 

1 ABC Capital 16%           30% 

2 Barclays Bank 21% 28% 

3 Cairo International Bank 17% 37% 

4 CBAU 20% 28% 

5 Centenary Bank 10% 42% 

6 Development Finance Company of Uganda (DFCU) 18% 36% 

7 Diamond Trust Bank 22.5% 22.5% 

8 Equity Bank 17% 28% 

9 Finance Trust Bank 19% 30% 

10 GT Bank 10% 34.5% 

11 EXIM 14% 25% 

12 Tropical Bank 12% 28.5% 

Source: CAHF Research, 2019 

6.2.2 Inadequate security/collateral 

The majority of low income households and a sizeable proportion of middle income households living in the GKMA 
lack bankable capital assets. Most of the land within the GKMA is still held under the Mailo5 tenure, and is thus 
encumbered by competing layers of claims, thus making its documentation inadequate as collateral. 

6.2.3 Lack of knowledge about formal processes of accessing housing finance 

Information about available and accessible housing financing options has not adequately penetrated the intended 
market. While a significant proportion of households were aware of the products and options in the market, they still 
expressed an inadequate grasp of the detailed architecture of these instruments and were thus reluctant to access 
them. This points to a gap in financial literacy that urgently needs to be. 

6.2.4 Fluctuating building material costs 

The construction sector has been experiencing a volatility of building material prices, and this complicates access to 
housing financing for low and middle income households. This volatility in prices could be attributed to a number of 
internal and external factors. Costs of cement, for example, have been affected by fuel prices which have a knock-on 
effect on transport costs among others.  Residents highlighted the challenge this created, in addition to complicating 
their planning and budgeting processes, as well as additional access to financing mechanisms for credit-worthy 
households. 

6.2.5 Slow and complex bureaucratic systems  

Bureaucratic banking and financing systems, coupled with external systems such as delayed plan approval, slow 
down the process of accessing housing finance. Loan applicants are expected to submit multiple documents, 
including employment contracts, authentic salary slips (up to for six years of bank statements, employer’s references, 
and utility bills for proof of permanent residence. Processes are further delayed by systemic fraud and corruption in 
land titling and house plan approval processes at various levels of government, thus delaying loan approval. 

                                                           
4 Bank of Uganda, 2018. Retrieved from https://www.bou.or.ug/bou/bou-
downloads/banking_charges/2018/All/Bank-charges_Jan18.pdf 
5 Mailo land tenure is one of the four tenure systems recognized by Uganda’s constitution. Under Mailo tenure, 
land is permanently owned by landlords who then sell use and occupation rights to tenants, who are locally 
known as Kibanja holders. Though this system is formally recognized under the Constitution, not all 
transactions and transfers are registered accordin 

https://www.bou.or.ug/bou/bou-downloads/banking_charges/2018/All/Bank-charges_Jan18.pdf
https://www.bou.or.ug/bou/bou-downloads/banking_charges/2018/All/Bank-charges_Jan18.pdf
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7 HOUSEHOLD-LEVEL HOUSING INVESTMENTS MADE OVER TIME 

Majority of interviewed households did not have records tracking their housing investment process, or project costs 
and expenditure. This can possibly be ascribed to the relatively low levels of financial literacy within these 
demographic segments. While average data highlights the high costs of house construction – with a two-bedroom 
(70 m2) house costing about US$ 20 000 and a three-bedroom (90 m2) house costing about US$ 30 000 in the GKMA 
area - interviewed respondents shared a range of strategies employed to lower development costs.  

Incremental building enabled households to meet their housing needs without the burden of shouldering large 
upfront financial demands involved in building in one go. Households were able to bring costs down by as much as 
30 percent (as benchmarked on the above cost averages) by personally supervising site works during the different 
phases of the housing investment. Close supervision of the housing construction process limited incidences of fraud, 
theft and misuse of materials, which would inflate costs.  

Landlords across the GKMA are also building single-room tenements (mizigo) which are relatively cheaper than the 
standard multi-roomed units. According to one landlord, a fully finished 16 m2 single-room unit, with an external 
small store of 2 m2 costs on average around US$ 2 500, without factoring in the cost of the land. Several interviewed 
households actually started out with more two-roomed studio-like units, with one-bedroom, a sitting area and store 
before incrementally expanding and adding more rooms as a strategy of managing costs.  

Based on interviews with building artisans and households, a complete three-bedroomed housing unit in the GKMA 
can actually be built to fit within a budget of approximately UGX 50 million, which is clearly far below the price of a 
similar unit if purchased directly from the local housing market, the economic distortions that underpin the same 
market notwithstanding.  

 

The continued lack of access to adequate and affordable housing financing remains a critical driver behind most low 
and middle income households opting for self-built housing, using their own meagre resources because they are 
incapable of purchasing housing from the real estate and property market where values continue to remain out of 
their reach. As long as the property market continues to have free rein, and no corrective measures against the 
distortions that exist therein are undertaken through carefully planned and managed interventions by the 
government, the housing problem will only intensify over time, disproportionately affecting mostly the low and 
middle income households. 

  

Box 7-1: Housing investments over time 

‘…the foundation took us like 1 000 000 UGX (approx. US$ 280) then from foundation to wall plate 
[lintel/beam] it was like 2 000 000 UGX (approx. US$ 560) then the roofing is 3 000 000 UGX (approx. US$ 
840) because of the iron sheets took something like 1 000 000 UGX (approx. US$ 280) then the timber [for 
the truss system] cost about 1 000 000 UGX (approx. US$ 280), also the plastering the fitting of doors and 
windows they took about 1 200 000 UGX (approx. US$ 335)…’ 
 

Survey informant, low – income household, GKMA 
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Table 7.1: Average building costs for a three-bedroom housing unit in the GKMA 

 
Activities 

Total Cost 

 UGX US$* 

  
Foundation 

• Site clearance 

• Excavation of trenches 

• Foundation/plinth walls 

• Floor slab; 

8 200 000 2 300 

 
Superstructure 

(walls) 

• Raising walls 

• Lintel/ring beam; 

5 000 000 1 400 

 
Roofing 

 

• Galvanised steel roofing sheets 

• Timber for purlins, rafters and tie 
beams 

• Facia boards; 

12 200 000 3 400 

 
Doors and windows 

• Prefabricated steel windows and doors 8 200 000 2 300 

 
Finishes 

 

• Floor screed 

• Wall plastering 

• Wall painting 

5 000 000 1 400 

 
Ceiling 

 

• Plastering (Engalama) 2 000 000 600 

 
Electrical works 

• Electrical wiring 2 800 000 800 

 
Plumbing works 

• Internal plumbing  

• External plumbing (septic tanks, soak 
pits and manholes) 

• Gutters; 

3 600 000 1 000 

 
SUM TOTAL 

 47 000 000 13 200 

*Using an estimated exchange rate of US$ 1 to 3 600 UGX 

8 SECURING LAND 

Uganda has a comprehensive land policy, legal and institutional framework which has evolved over time, emanating 
from the colonial period through to post-independence. However, the country continues to grapple with serious land 
governance, tenure, and administration challenges. While the Constitution of Uganda (1996) ushered in 
fundamental reforms around land rights, it simultaneously also engineered fundamental challenges that appear to 
have intensified over time.  

Prior to the advent of colonial administration, informal land access mechanisms underpinned land management and 
adjudication in traditional societies. These were replaced by British colonial systems of land tenure, administration 
and accompanying institutional frameworks (Nkurunziza, 2006). From this background, a ‘duality’ of the formal and 
informal land markets emerged across the country, especially in Kampala and the GKMA. Both sets of markets are 
very active, and often operate as mutually reinforcing entities (Giddings, 2009).  

Subsequently, the operation of these markets is underpinned by a choreography of actors, negotiating diverse 
interests within the highly convoluted formal and informal institutional frameworks. These include government 
functionaries such as the Ministry of Lands, Housing and Urban Development (MoLHUD) at the macro level and local 
leaders (LC I Chairpersons), individuals and entities such as real estate firms from the private sector, civil society 
organisations, cultural and religious/faith-based institutions and unregistered land brokers/middlemen. Low and 
middle income households in the GKMA employ a combination of these institutions to access land for housing. 
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8.1 FORMAL STEPS FOR SECURING LAND FOR HOUSING 

Focus group discussions and surveys revealed that few households in the low and middle income categories are 
familiar with the formal steps to securing land for housing. There are several reasons for this. First, many households 
are renting, and have never gone through the land acquisition process. Most households identifying as owner-
occupiers had acquire(d) the land through informal mechanisms. The critical role of housing cooperatives was 
apparent since households that had enrolled in housing cooperatives were better informed and acquainted with the 
formal land acquisition processes than those who had not. These unions and societies have therefore played an 
important role in enabling greater access to information and thus empowerment for households. Subsequently, 
these households are better informed to make important housing investment decisions than those that still remain 
outside the fold of the housing unions. For leasehold and mailo land tenure systems, most households engaged in 
the surveys and the focus group discussions had no information or knew very little about the formal land acquisition 
processes underpinning the exchange of respective land rights.  

For freehold tenure, the following were emphasised as the main steps that individuals had to undergo to acquire land 
to meet their housing needs: 

a) An individual/household identifies the land which suits his/her needs, notifies the owner about the intent to 
purchase the said land, negotiates with the vendor the price and payment terms/options (whether by cash or 
check, single lump sum payment or instalments) and if both parties are satisfied, the land vendor offers his/her 
consent to the buyer to proceed to ascertain the authenticity of the property. 

b) The buyer then undertakes a title search in MoLHUD through the relevant zonal office under which the land 
under question is situated. 

c) S/he conducts due diligence with relevant notaries, neighbours and local council leaders to ascertain that the 
land to be bought is free from encumbrances. 

d) S/he surveys the land to be purchased, to ascertain the boundaries and other details such as acreage as laid out 
in the authentic formal title.  

e) The vendor then prepares the necessary sale and rights transfer documentation, i.e. the sale agreement upon 
which the buyer makes payment, and the transfer forms to effect the change in rights of ownership to the buyer. 

In most cases, once a genuine exchange is made between the vendor and the buyer, the former will allow the latter 
to take possession of the said land and proceed to undertake any developments upon the land as deemed 
appropriate, even before the completion of the processing of the formal title. In the past, an individual/household 
intending to undertake their housing investment would proceed with construction works as they simultaneously 
pursued the formal title since it was at times a rather bureaucratic and drawn-out process.  

Before reforms in the land management sector, it took close to 40 steps for one to process a formal title (Lwasa, 
2010). However, it was reduced by a half, and the MoLHUD has gradually attempted to streamline and ease the 
process.6 Some of the participants engaged through the focus group discussions pointed out that this was the most 
commonly known formal land acquisition process. In reality, very few low and middle income households are familiar 
and well-informed about the complex institutional arrangements and procedures around land transfer processes. 
The few who have such knowledge include the relatively small number of housing cooperatives that have been 
mobilised and accorded such valuable information by the Uganda Housing Cooperative Union,7 especially in 
Kampala. 

                                                           
6New guidelines for acquisition of freehold titles (http://mlhud.go.ug/wp-content/uploads/2015/09/2-How-to-
acquire-a-Freehold-Land-Title.pdf)  
7 The UHOCU was established in 2013 by a group of 10 housing cooperatives with the aim of addressing access 
to adequate housing for low – and middle – income households in Uganda (http://uhocu.org/)  

http://mlhud.go.ug/wp-content/uploads/2015/09/2-How-to-acquire-a-Freehold-Land-Title.pdf
http://mlhud.go.ug/wp-content/uploads/2015/09/2-How-to-acquire-a-Freehold-Land-Title.pdf
http://uhocu.org/


  

Housing Investment Chronicles                                                     Uganda (March 2019)                                                                               25 

These steps, as highlighted by participants in the FGDs, are not dissimilar to the formal processes for acquiring land 
not only under freehold, but also the other constitutionally-recognised forms of tenure including customary, 
leasehold and Mailo as laid out below. For land held under customary law, focus group discussion participants alluded 
to extreme difficulties in undertaking formal land transactions, due to the complexities, conflicts, contestations and 
uncertainties that preclude precarious and fractious land ownership largely underpinned by kinship ties.  FGD 
participants corroborated previous findings which confirm that this form of tenure has catalysed land conflicts and 
violence culminating in avoidable fatalities in some cases, at different scales.8 According to one participant, the 
absence of an important neighbour with vital knowledge of land boundaries during land negotiations and 
transactions over customary land can easily agitate deeply-seeded kinship feuds, which can spark 
misunderstandings that ultimately serve as kindling for land-related violence. 

In Kampala, the functioning of the formal sector land market, which is the focus of this study, is constrained by a 
number of factors. These include the existing land tenure systems, the absence of a coherent land policy, urban 
planning standards and regulations and their enforcement, land registration systems, land taxation regimes, land 
speculation and corruption. 

 
 

8.2 INFORMAL STEPS FOR SECURING LAND FOR HOUSING 

Accessing land for housing in the GKMA remains largely driven by informal processes, which, as Nkurunziza (2007) 
points out, are socially well-ordered and structured, and not chaotic as the conventional meaning of ‘informal’ might 
imply. Over time, a sophisticated network of non-state institutions has developed in tandem with bureaucratic state 
mechanisms and institutions. These processes are deeply rooted in the unjust and unequal geographies of the 
colonial legacy of introducing private land rights. Informal land exchange mechanisms, as applied in Uganda, feature 
many elements of the formal system, including employing written, signed and fully-witnessed agreements that are 
recognized by state law. Additionally, their integration with socially acceptable norms, rules and customs further 
embeds them in society. As a result, these informal systems are critical for shaping the form and character of 
Uganda’s urban land markets. 

Informal mechanisms were singled out by more than 80 percent of participants engaged in the surveys and FGDs as 
the main channel through which low and middle income households acquired land to meet their housing needs. In 
particular, participants alluded to the fact that it is these mechanisms that are exploited by low and middle income 
households to appropriate and invade vacant private and public land, wetlands and forests. Mapping the steps 
followed by low and middle income households to access land for housing was not as straightforward a process as 

                                                           
8  This includes intra and inter household conflicts which can take on a gender and/generational dimension, 
between and /amongst households bound by kinship ties, beyond the individual household to the wider society, 
often playing out across ethnic lines in some cases etc. 

Box 8-1: Formal land acquisition 

‘…as I had said you go to a place and you ask for where they are selling land from people they will direct or even 
give you [the] number [of] someone who deals in land. You call him and he gives you an appointment then you 
meet with him and you talk to him about which kind of land you want, he will tell you the land available [and] 
how much you have… let’s say you tell him you are buying at [UGX] 10 million. He will tell you that the owner of 
the land is selling at [UGX] 15 million as you know brokers also add in some money for themselves, then he says 
lets go and you see the land there you pay for his transport too. After seeing the land then they get for you a 
copy of the land title, then you go to lands [MoLHUD] they give you a plot number there are some reading they 
give you and the broker also gives the plot number and some reading which you compare to see if they are the 
same. If they are corresponding you sit with the land owner and you negotiate with him if he accepts your 
money he brings his lawyer and you also have your lawyer if they accept paying in instalment then you make 
the initial deposit and make an agreement when you get another payment you call the lawyers and make 
another agreement like that until you finish the payment.’ 

Survey informant, middle – income household, GKMA 
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with the formal steps. FGD and survey participants intimated that these are very subjective, and therefore not clear-
cut and well-defined. 

 

Based on the accounts of some participants and Local Community Leaders, the steps largely resonate with those 
identified in Nkurunziza’s (2007) insightful analysis. Although Nkurunziza’s study focussed more on how informal 
land delivery mechanisms are structured in informal settlements, the steps are similar in areas beyond the numerous 
informal settlement enclaves dotted around Kampala. Drawing from Nkurunziza’s (2007) work and accounts of key 
informants in the land and housing sector, as well as households involved in the FGDs and surveys across the GKMA, 
households go through the following steps to acquire land for housing: 

a) Obtaining information on available land 

First, information on available land is obtained by the prospective buyer through the dense social networks involving 
informal land brokers, middle-men, friends, family, neighbours and LC I leaders. Information is largely spread by 
‘word of mouth’, although more sophisticated methods such as the print and social media are being exploited. The 
classified ads sections of daily newsprint carry information about land sales across the city and beyond. Posters 
advertising land sales and contact persons pasted onto electric poles along streets and strategic locations are the 
norm around many parts of the city, a very popular means exploited by land vendors, middlemen and brokers to 
attract potential buyers.   

b) Negotiation of the land transaction 

Once suitable land or plot has been identified, the prospective buyer will negotiate with the land owner/vendor 
regarding the price. This process is often characterised by intense bargaining between the two main parties, as on 
one hand vendors will attempt to maximise their profit as much as possible, while the buyer’s efforts will be focussed 
on minimising how much is spent on the land vis-à-vis the perceived value and location, among other factors. At 
times middle-men and brokers are engaged where they are perceived to have better bargaining skills towards the 
success of the transaction. 

c) Land adjudication and boundary delineation 

At this stage the landowner delineates the physical boundaries of the plot/land s/he intends to sell off to the 
prospective buyer after completing the negotiations. Two methods are mainly used to demarcate boundaries. These 
include the meets and bounds system, where natural elements such as plants, large trees, streams or outstanding 
physical features like buildings, roads etc. are used to intuitively differentiate land holdings. Traditionally, especially 

Box 8-2: Informal process for purchasing land for housing 

“It was hard for me to get that land with the money I had since it was little money but my friends helped and 
connected me to a broker he knew here in Kiira. We looked for land until when we got the land that fits the 
money I had. We were able to get this land in Matuga along Bombo road. The land was sold to me through an 
agreement arrangement at the start however the seller/ land lord specified in the agreement that he will give 
me the land title as soon as it’s processed. I paid him five hundred thousand for title processing.” 

“…During writing the agreement, the broker, witness, the surveyor, the chairman the seller and me the buyer 
were all there. I had to pay a commission to the broker, pay fee for the surveyor and also appreciate the 
witnesses on both sides on top of the buying cost of three million five hundred shillings only. Before paying for 
this land, I had to first appreciate what I was going to buy; I did this by surveying the land myself then paid. Since 
I was buying land I had to pay from the ground, everything was done there that is writing the agreement and 
paying for land. The seller was willing to give me the land title at anytime I wanted as he had started on the 
transfer, I got the title after one year that’s early 2017 and there was no any hustle in getting this title since I was 
always following up as he pledged this in the sale agreement.”  

Survey informant, middle – income household, GKMA 



  

Housing Investment Chronicles                                                     Uganda (March 2019)                                                                               27 

in Buganda region where the GKMA is located, a plant called ‘Oluwanyi’ is used to denote plot boundaries. With the 
advent of formal land adjudication mechanisms, surveys are frequently undertaken, with the assistance of surveyors, 
and where surveyors’ concrete mark-stones were then adopted and in many cases are used together with the former 
demarcation methods. In the case where surveyors are employed to help demarcate boundaries, rarely do the actors 
follow the formal titling process taken to its conclusion. As long as the boundaries are set and all parties with vested 
interests are in agreement on their extent, the land rights exchange is deemed acceptable. Where the boundaries 
are set, the buyer/new land owner, resources permitting, fences off the land with barbed wire. Where resources are 
inadequate to fence off the land, the new land owner engages a local hand to either till the land or use it for any 
temporary activity as a way of staking their claim to the land and preventing it from being encroached upon by 
squatters or reclaimed by other parties. 

d) Documenting land rights and completion of transaction 

When a land transaction is concluded through informal mechanisms, some 
form of written agreements is prepared as evidence for the transfer of rights 
from the seller/previous land-owner to the buyer/new land-owner. Many non-
renting low and middle income households engaged in the surveys and FGDs 
alluded to having such written agreements as evidence to stake their land 
rights claims. According to Nkurunziza (2007), such agreements are normally 
recorded in the names of the male household heads. However, in this study, 
where data suggests there are increasingly more female-headed households 
within the low – and middle – class groups, women appear to be gaining a 
foothold in an area where rights where almost always exclusively held by men 
only. 

While such informal processes dominate land access for housing 
provision, especially for low –and-middle–income households in the GKMA, it is also worthy to note that kinship 
relations play an equally strong role in these transactions. A good number of households circumvented these 
processes because they simply inherited land rights and therefore did not have to go through these meticulous 
steps, while others utilise the social capital that comes with having influential relatives as a way of legitimising 
their rights and claims to land. 

In extreme circumstances, at times large apparently-vacant land lots are simply invaded by low and middle income 
households either with or without the knowledge, connivance and support of local politicians and leaders. During the 
surveys that were conducted around the GKMA, several cases of this kind emerged. In one of the sampled towns in 
the southern part of the GKMA, it was claimed that a sprawling wetland had been reclaimed by local leaders, who 
then parcelled it out and sold off plots to low and middle income households. Sources claimed that plots of varying 
sizes were sold for between 600 000 UGX (about US$ 180) and 8 000 000 UGX (about US$ 2 500) to households by 
local authorities.9  

This is similar to several other cases that have emerged within the GKMA where low and middle income households 
systematically take over marginal lands such as forests, infrastructure reserves, wetlands and large tracts of privately-
owned undeveloped land, parcel it out among themselves and settle on it. Such unsanctioned land ‘invasions’ and 
‘incursions’ are bound to accelerate with rising social polarisation and inequality. Unclear and selective enforcement 
of regulations, especially regarding protected ecological systems such wetlands, forests and other equally vital 
ecosystems, has accelerated land acquisition and invasions by low and middle income households. 

                                                           
9 This information was gathered from interviews and focus group discussions. Names of information sources 
withheld for confidentiality purposes. 

Box 8-3: Land rights and 
ownership 

‘…as of now we don’t [have a 
title], we have a certificate [for 
our land], we registered with 
Buganda Land Board...’ 

Survey informant, middle 
income household, GKMA 
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According to participants engaged in FGDs, systematic land fraud, orchestrated by politicians and businesses with 
mutually vested interests, heavily influenced low and middle income households to invade ecologically sensitive 
marginal lands around the GKMA to secure their housing needs. 

Dysfunctional land adjudication institutions (i.e. district land boards and areas land committees10), coupled with 
persistent bureaucratic bottlenecks, allegations of corruption and flagrant abuse of the formal mechanisms by the 
political and business elite continues to compromise formal channels of accessing land, thus forcing low and middle 
income residents to rely on informal land delivery mechanisms. Some participants engaged in intense discussions in 
the FGDs pointed to the fact that the continued manipulation of formal land delivery mechanisms by the political 
and business has contributed to rampant and unlawful eviction of marginalized households, leaving widows, children 
and the poor homeless, as well as grabbing land from absentee land lords. These problems seem to have only 
accelerated over time, showing little or no sign of abating. Although the government of Uganda has invested 
significant resources in improving formal processes of land access, the above problems which plague formal 
mechanisms partly explain why the vast majority of low and middle income households continue to opt for the more 
flexible, less restrictive, socially acceptable and responsive informal mechanisms to meet housing needs. 
Nevertheless, formal and informal land delivery mechanisms are strongly entwined. Informal processes have 
permeated the formal mechanisms, and vice versa in such a way that each mechanism’s functionality is significantly 
reduced if set apart from the other. 

Although the multiplicity of mediators behind both the formal and informal land access mechanisms has 
undoubtedly enhanced the opportunities for low and middle income households to acquire land, it has also been 
accompanied by other complications. Discussions with FGD participants across the GKMA revealed that high 
numbers of unregistered brokers and middle-men has led to inflated land values, as these individuals attempt to 
maximise their commissions. In the same way, land owners also tend to push for the highest possible returns, without 
realistic consideration of actual land market dynamics. These challenges are further compounded by the lack of 
adequate regulatory structures, which expose low and middle income households to many risks, such as fraudulent 
land transactions resulting from purchase of encumbered, contested or caveated land. 

                                                           
10 The Constitution of the Republic of Uganda (1996) and the Land Act (Cap 227). 

 
Box 8-4: Appropriation of wetlands for housing  

‘For example, one moves to a swamp near a washing-bay as if is looking for papyrus s/he later grows some 
yams over a certain when the public is watching him/her. He/ she puts up a small shade where s/he would 
rest from in the meantime the public is watching. S/he later puts a small temporal house and gets someone 
disguised as security personnel to his/her planted yams while the public is watching. S/he later builds a small 
presentable house to live in. And after a reasonable period s/he owns what used to be a swampy area where 
onlookers would hardly tell that there used to be a swamp. S/he later demarcate small plots which s/he sells 
to other people on written agreement. After some good years the former swamp turns out into a settlement. 
When government goes to evict them they then use a political tool to fight back. And most probably they 
would the area member of parliament who in this case may be in opposition or in the ruling party...’ 

FGD participant, Wakiso Destiny PHCS, GKMA 
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8.3 CHALLENGES IN ACCESSING LAND 

Various sources, triangulated with narratives from discussions and interviews 
with key informants and households engaged through the study support 
previous research which indicates the low and middle income households find 
the process of accessing formal land expensive and time-consuming. This was 
partly attributed to the remnant bureaucracies, and perceptions of a culture of 
graft/bribery that features in systems of land registration, administration, 
transactions and adjudication.  The inconsistency and lack of transparency in 
these systems translates into high costs which exclude low income households. 

There is also inadequate information and records on formally registered land 
within the GKMA. Where the information exists, respondents noted that it is 
often hoarded by rent-seeking and well connected individuals. The effect is that 
those without the political currency to enable them access to vital land 
information are exposed to the vagaries of the land market, many falling victim to exploitative middle-men and 
eventually end up in losses by buying ‘air’ since they cannot afford to invest in extensive and thorough searches. 

Another major challenge faced by low and middle income households especially when attempting to access land 
through informal processes is the lack of transparency on the part of local leaders who are important middlemen that 
mediate land relations and resulting transactions between land vendors and land buyers.  

 

FGD participants pointed out that in some instances, local leaders had increasingly become compromised, thus 
throwing into question their impartiality as mediators in land transactions especially where state influence is limited. 
Some local leaders were accused of conniving and conspiring with land brokers to defraud unsuspecting victims in 
bogus land transactions. Continued erosion of public trust in local leadership will only further impede the capacity of 
low and middle income households to access to land to meet their housing needs. 

Land appreciation in and around the GKMA, as a consequence of 
speculation and land hoarding, are making it increasingly difficult for low 
and middle income households to access land for housing. Land values are 
rising on the back of private capital inflows into the land and real estate 
markets, unencumbered by taxation and regulation in the sector. 
Speculation in the GKMA’s land market has also fuelled infrastructure 
development. The opening of new, and expansion of existing, road, water 
and power infrastructure as a consequence of urban sprawl has had a knock-
on effect on land values, making it increasingly difficult to acquire land 
cheaply. Along with the rising land values, low – income and middle – 
income households also have to contend with increasing living costs, in the 
form of rising expenditure against unstable and unreliable household 
incomes. Unemployment remains high, and opportunities for upward 
mobility for low and middle income households is extremely limited.  

Box 8-6: Land-based fraud in the GKMA 

‘A man bought a big chunk of land with three tenants on it in Nkokonjeru Town Council. The LC I Chairperson 
said that this man was shown the land at the top of the hill where he viewed mere trees yet there were 
houses obscured by the trees. At the time when he bought and went to develop the land he discovered there 
were tenants/squatters. He presented himself as the new landlord and that he had bought the land. They 
claimed not to know him. He involved the LC I of the area who only advised him to talk to the tenants. He 
eventually failed to negotiate with the tenants on the land and he abandoned it’. 

FGD participant, Nkokonjeru Caritas PHCS, GKMA 

Box 8-5: Duplicate land 
sales 

‘In Nkokonjeru land has been 
sold more than three times 
with the LC I [Chairperson] as 
the chief mediator 
spearheading these 
transactions…’ 
FGD participant, Nkokonjeru 
Caritas PHCS, GKMA 
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Box 8-7: Rising land values 

‘In Nkokonjeru Town Council the 
cost of land has doubled because 
of the Mukono-Katosi -Nyenga 
tarmac road’.  

FGD participant, Nkokonjeru 
Caritas PHCS, GKMA 
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Participants engaged in the FGDs also alluded to the high levels of ignorance amongst low and middle income 
households about formal land acquisition processes. Subsequently, this has increasingly exposed them to fraud, as 
they are exploited by fraudsters disguising themselves as ‘experts’ in land acquisition. Land-related fraud has become 
an almost pervasive feature around land transactions within the GKMA, aggravating social tensions which in turn are 
catalysing disruptions and culminating into violent conflict. Low and middle income households are 
disproportionately affected, often losing out when these conflicts pit them against the more affluent, rich, powerful 
and well-connected political and business elite. Land evictions perpetrated by the latter have in the past disrupted 
livelihoods, resulted in mass dislocations/displacements, destitution, deprivation, impoverishment and also led to 
avoidable fatalities.11 Another significant challenge underscored by FGD participants was the failure by key duty-
bearers (i.e. state entities such as the Uganda Police etc.) to intervene in land transactions where they end up being 
displaced and rendered homeless. This could manifest in various ways, including landlords selling off their land 
without consulting or informing tenants, as required by law. 12  

Assymetrical and skewed power relations across the social spectrum have created unequal competition for critical 
resources like land, an essential element for meeting housing needs. Without the necessary resources to navigate 
the convoluted land institutions and processes, low and middle income households are rendered unable to easily 
acquire accessible, serviced and affordable land, which deprives them of their inalienable right to adequate housing.13 

9 HOUSE CONSTRUCTION 

9.1 CONSTRUCTION MATERIALS 

The material typology of the vast majority of low-income and middle income residential housing encountered 
in the different towns within the GKMA is characteristically homogeneous. Data assembled through the 
fieldwork indicates that the materials used for the construction of housing sub-structures/foundations, 
superstructures (walls built up from the damp-proof course (DPC) at foundation level to the ring-beam/roofing 
level) and roofing include fired earth/clay bricks, sand and cement (used for the preparation of the mortar and 
concrete), timber for the roof truss systems, galvanised steel roofing sheets and prefabricated steel windows 
and wooden doors for fixtures. This palette is a mixture of both traditional and modern materials, of which 
some such as the bricks, sand, cement and timber are locally-sourced. Raw materials for steel roofing, steel 
profiles used in the fabrication of windows and doors, as well as other items and fixtures (for example plumbing, 
electrical etc.) are imported, for which value-addition processing is undertaken by a variety of local and 
international companies to produce the finished products. For this range of materials, the import-local 
processing value chain exponentially increases costs that are eventually transferred to the 
consumers/households undertaking housing investments. 
 

9.1.1 Fired earth/clay bricks 
Fired earth/clay bricks are moulded from earth (laterite) or clay materials and then dried. After drying, they are 
fired using the traditional scove kiln, where they are stacked in a pyramid-like shape and a small wood tunnel 
left underneath for firing. Mud is then used as insulation cover over the stacked bricks and wood is channelled 
into the tunnel to bake the bricks. The capacity of scove kilns range from 1000 to 10 000 bricks or more, 
depending on the demand. Bricks are mostly made in wetlands, while in a few cases they are made on the 
construction site to reduce transport costs. 

                                                           
11 Dobson et al (2014)  
12Section 29 (2) of the Land Act of Uganda (Cap. 227) 
13 C. Kiwawulo and J. Waiswa, ‘Nakawa-Naguru tenants go to court’, New Vision, 28 August 2017, 
retrieved from: https://www.newvision.co.ug/new_vision/news/1460639/nakawa-naguru-tenants-
court 

https://www.newvision.co.ug/new_vision/news/1460639/nakawa-naguru-tenants-court
https://www.newvision.co.ug/new_vision/news/1460639/nakawa-naguru-tenants-court
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Figure 9.2: Extreme left – brick kilns stacked and ready to be fired; centre – firing of brick kiln and extreme right 
– ponds of stagnant water are common features of degraded wetlands where brick-making is carried out 
across the GKMA. 

 

 
Figure 9.1: Clay bricks being sun-dried before firing close to Seeta town, GKMA 
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Fired/clay brick-making is deeply rooted in the colonial era. In the 
precolonial era, unburnt fired bricks, mud and wattle were the 
dominant wall construction materials used in many parts of the 
country. Brick-making provides considerable employment especially 
for male youth in many parts of the GKMA. However, uncontrolled 
brick-making has serious environmental (soil, water, air, vegetation) 
and human health impacts. Across the GKMA, brick-making has led to 
the degeneration of wetlands. Large unfilled pits are left behind as a 
result of clay or earth excavation. These pits pose serious health risks 
when they collect rain water and form stagnant ponds that provide 
suitable breeding grounds for disease-spreading vectors like 
mosquitoes. Brick-making is also a highly intensive and inefficient bio-
mass consuming activity, contributing to air pollution and loss of vital 
forest resources. Brick-making in the many wetlands across the GKMA 
has compromised the integrity of wetland ecosystems, by acting as a 
catalyst for biodiversity loss, pollution of water by suspended solids, 
calcium and other minerals and a complexity of other environmental 
problems. 14 The cumulative carbon footprint resulting from the 
transportation of bricks from scattered production sites across the 
GKMA using old, used diesel trucks to construction sites is also 
immense. 
 

9.1.2 Cement 

Cement is a vital material in the domestic housing subsector within the construction industry. Although lime exists 
as a potentially cheaper alternative, cement is the dominant base material used for casting concrete, rendering and 
screening. Cement takes a significant proportion of house building costs, since it is a vital ingredient all through the 
different stages from the foundation to finishing. Uganda currently has four registered cement factories which 
include Hima Cement Ltd, Tororo Cement Ltd, Kampala Cement and Moroto Cement, with varying capacities (refer 
to Table 10.1). However, the latter, despite being in existence for eight years, is yet to start production. Besides, its 
licence was suspended in 2017.15 Until the Kampala Cement came online recently, the sector had been largely a 
duopoly between the former two companies (i.e. Hima Cement Ltd and Tororo Cement Ltd) for quite a long time. 
Tororo Cement Ltd and Hima Cement Ltd were originally run under the Uganda Cement Industries, a public 
parastatal which was among many public companies that were divested by the Government of Uganda during the 
1990s. On December 14, 1994, the company was privatized and split into Tororo Cement Ltd and Hima Cement Ltd. 
Kampala Cement Ltd and Moroto Cement Ltd are fully privately-owned start-ups. 

Local demand for cement currently stands at about 2.4 million metric tonnes, against total installed capacity of about 
3.6 million metric tonnes. Expansion plans by Hima Cement Ltd and Tororo Cement Ltd this year is expected to raise 
production capacity to about 6.8 million metric tonnes.16 This anticipated scaling-up of local cement production 
capacity, coupled with the entry of other regional firms, is likely to provide several net benefits for the consumer at 
the end of the chain, the structural bottlenecks that plague the manufacturing sector (for example inadequate power 
supply to match expanding production capacity) notwithstanding. 17 One of the most important benefits especially 

                                                           
14 Vision Reporter, ‘Human activity chocking Uganda's wetlands’, New Vision, 13 April 2013, retrieved from: 
https://www.newvision.co.ug/new_vision/news/1316621/human-activity-chocking-ugandas-wetlands. 
15 E. Eninu, ‘Moroto Cement License Cancelled’, Uganda Radio Network, 30 March 2017, retrieved from: 
https://ugandaradionetwork.com/story/moroto-cement-license-cancelled. 
16I. Khisa, ‘Uganda’s cement industry faces glut’, The Independent, 08 January 2018, retrieved from: 

https://www.independent.co.ug/ugandas-cement-industry-faces-glut/ 
17 Recently, the price of a 50kg bag of cement across the country has risen from 28 000 UGX to 40 000 UGX, an 
increment of almost 40 percent partly because of longstanding problems with power supply (refer to 
http://www.globalcement.com/news/item/7339-ugandan-cement-producers-blame-shortage-on-power-
outages)  

Box 9-1: Typology of housing 
materials  

‘The burnt bricks are the most 
common, iron sheets [and] 
cement of course is a requirement 
even if you are using the 
alternative building technologies 
so that is also a requirement, 
timber or for others who prefer 
fancy [materials] they use steel 
instead of timber… stones for the 
foundation… sand [is] also 
another material that is used for 
building.’ 

Key informant, local NGO, 
Kampala 

 
 

https://www.newvision.co.ug/new_vision/news/1316621/human-activity-chocking-ugandas-wetlands
https://ugandaradionetwork.com/story/moroto-cement-license-cancelled
https://www.independent.co.ug/ugandas-cement-industry-faces-glut/
http://www.globalcement.com/news/item/7339-ugandan-cement-producers-blame-shortage-on-power-outages
http://www.globalcement.com/news/item/7339-ugandan-cement-producers-blame-shortage-on-power-outages
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for households undertaking housing investments will be the expected decline in cement prices which should translate 
into lower costs for households undertaking housing investments. 

Table 9.1: Main cement brands used in housing construction in GKMA 

 Company Location Brands Installed capacity 

1. 
Hima Cement 
Ltd 

Kasese, South-
western Uganda 

i. Power Max 
ii. Power Plus 

iii. Power Crete 52.5 
iv. Multipurpose 

0.85 million metric 
tonnes 

2. 
Tororo 
Cement Ltd 

Tororo, Eastern 
Uganda 

i. Portland Cement P.C. – CEM 1 
42.5N 

ii. Portland Pozolana Cement - 
P.P.C-CEM II:32.5N 

1.8 million metric 
tonnes 

3. 
Kampala 
Cement 

Mukono, Central 
Uganda 

i. Nyati 32.5 
ii. Kifaru 42.5 

iii. Ndovu 42.5 
iv. Supercrete 52.5. 

1 million metric 
tonnes 

4. 
Moroto 
Cement 

Moroto, North-
eastern Uganda 

Not yet operational 
Not yet 
operational 

Source: Authors, 2018 

9.1.3 Timber 

Timber is another important resource primarily used when preparing the structural framework which supports the 
roof on a house. Main factors considered in selecting the kind of timber for the roof framework include accessibility, 
cost, purpose and durability. According to data acquired through the study, mahogany is the widely preferred type 
of timber, though because it is costly, low and middle income households mostly opt for Eucalyptus and Cyprus.  

Hipped roof houses require almost twice as much timber than gable roof types. Conventionally, combinations of 
varying timber sizes (e.g. 4 inches by 2 inches by 10 feet – 4”2”10’, 4 inches by three inches by fourteen feet – 4”3”14’, 
and three inches by two inches by ten feet – 3”2”10’) are used to assemble the roof’s structural framework composed 
of rafts, purlins and beams. According to most of vendors from the main timber markets who were consulted during 
the research, Eucalyptus was found to be generally preferred to Pine because the latter is relatively costly. The 
discrepancy in costs between Eucalyptus and Pine were attributed to the fact that eucalyptus is mainly sourced from 
within the country (Uganda), while pine is largely sourced from the Democratic Republic of Congo, Uganda’s western 
neighbor. Pine notably comes in longer sizes in contrast to eucalyptus, with a minimum length of 12 feet. On the 
other hand, however, Eucalyptus was notably more resistant to infestation by termites, a major problem all builders 
face in Uganda. Some timber vendors supply Pine only on order, especially in markets at Seeta along Jinja Road and 
Busega along Masaka-Mityana Road. 

The cost of building timber at times becomes ‘inflated’ due to the involvement of middle-men in the transaction 
processes, according to sources in the timber business. Middle-men force prices upward as they strive to earn some 
kind of ‘commission’ off the transactions that take place in timber markets daily. Timber vendors recognize and 
actively engage the middle-men in these transactions which are mostly conducted using direct cash payments. 
According to a timber vendor in Ndeeba, the demand of Eucalyptus timber is very high and expected to increase in 
the future. Those who opt for pine mostly prefer the 13 feet length to the 12 or 14 feet length cuts. This was attributed 
to the marginal variation in price when compared with pine wood of 12 and 14 feet. 
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Figure 9.3: Pine timber and eucalyptus poles on sale at a timber yard in the GKMA 

On average, a two-bedroom house with a hipped roof (which is most popular with low and middle income 
households) requires up to about 150 pieces of timber. On the other hand, a gable roof house of similar size takes up 
less timber, almost 25 percent less than the hipped roof, making it cheaper.  

Timber is mainly sourced from vendors plying their trade in large timber markets in places such as Ndeeba, Bwaise 
and along Mukono-Bugerere Road. This is where the largest timber transactions take place, and together they 
account for more than 50 percent of the timber consumption across the GKMA. Other major timber markets are 
found in Seeta and Kireka, Mukono town along Jinja road. The overexploitation of indigenous hardwood species such 
as Mahogany, Mvule and Musizi has generally led to a scarcity of locally-sourced hardwood timber, invariably forcing 
prices of hardwoods upwards over time. Subsequently, non-indigenous hardwoods like Eucalyptus, Nile Tulip, 
softwoods like Pine and Cypress are emerging as alternative substitutes for the more traditional timber varieties. 
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Figure 9.4: Map showing main sources of timber for housing construction in the GKMA 

9.1.4 Steel roofing sheets 

Traditionally, grass thatch was the main roofing material used across different parts of the country until the early 20th 
century. The colonial era ushered in the emergence of more sophisticated Western architecture along with use of 
clay tiles and later, asbestos and steel sheets emerged as alternative materials for roofing buildings. Across much of 
the GKMA, the use of steel roofing is proportionally higher (about 70 percent) than clay tiles given the former’s 
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greater versatility, lower demand in relation to technical expertise and lower cost implications for the foundation and 
roofing support structure. The relatively higher costs incurred using clay/ceramic tiles explains why their use is mainly 
restricted to high – income/affluent neighbourhoods. Almost all the sampled households that are undertaking 
housing investments have opted for steel roofing as a more viable and cheaper alternative. 

The main producers and suppliers of steel roofing and other building materials like steel profiles used for fabricating 
window frames as well as doors include Roofings Ltd, East African Roofing Systems Ltd, Multiple Industries Ltd, Steel 
& Tube Industries Ltd. (STIL) and Uganda Baati Ltd, probably the oldest of them all. Roofings Ltd by far has the 
largest production capacity, at 250 000 tonnes of steel per annum. Almost all the raw materials used in the production 
processes (for example steel coils) employed by the above firms are imported. Subsequently, import duties, tariffs, 
freight, inspection and insurance charges ultimately have an impact on the final cost of the processed products on 
the market, which is borne by the consumer. There has been little or no attempt by key state and non-state actors in 
the housing sector to engage such critical stakeholders especially in the formulation and implementation of relevant 
policy frameworks to address some of the above issues which bear directly on the financial capacity and ability of low 
and middle income households to meet their housing needs. Moreover, the proportion of households procuring 
building materials directly from these companies to take advantage of lower costs at source is very small. Most 
households procure these materials from stores where the prices set by retailers are marginally higher than at factory 
outlets. 

9.1.5 Windows, door and other fixtures 

Windows, doors and other fixtures such as burglar proofing, gates and rails are procured by low and middle income 
households undertaking their housing investments mostly from small-scale informal metal welding and fabrication 
workshops that mostly operate along major roads within the GKMA. These workshops offer informal employment 
for mostly low-skilled artisans at the low end of the urban economy. Most of these workshops employ low-skill 
welding and fabrication processes which utilise metal active gas welding (MAG), among others, for assembling steel 
window frames, doors, burglar proofing and rails. Although these workshops are playing a vital role in providing 
essential building materials for the housing industry, they face a multitude of challenges. According to some artisans 
engaged in the study, small metal welding and fabrication workshops struggle with unreliable power supply and 
rising costs of material inputs. Despite the increase in the number of companies entering the steel industry, costs for 
material inputs continue to rise. The construction sector index for of Uganda Bureau of Statistics (UBOS) the year 
ending 2017, indicates that costs of construction inputs such as steel-bars and other steel material inputs rose by 
0.6%. The sector heavily depends on importation of steel inputs from China, which recently cut down on production 
to increase profitability. The knock-on effects are then transferred to the consumer down the value chain in form of 
high prices for the finished products. 

This segment of small-scale/micro urban informal industry is almost exclusively dominated by male artisans, the 
majority of whom acquire basic skills through experience rather than formalised training. The country suffers from a 
dearth of appropriate vocational institutions with relevant capacities and competencies (i.e. equipment, tools, 
materials and expertise) for training skilled and semi-skilled labour to meet the needs of the housing industry. The 
few institutions that exist lack uniformity, adequate certification and standardised processes, affecting the quality of 
the small labour pool they produce. 

9.1.6 Internal fittings (incl. Electrical wiring and plumbing) 

Uganda’s market is awash with a glut of materials and accessories to meet consumers’ plumbing and electrical needs. 
Materials for conduit works, fittings and other related accessories can be accessed from construction hardware retail 
stores strategically located in across the main towns in the GKMA. The existence of local firms engaged in the 
importation, production and supply of a variety of materials guarantees access to high quality products like PVC pipes 
used for plumbing (incl. water supply and drainage) and electrical conduit works and fittings (incl. lighting etc.). 
However, it was noted through interviews with key informants that cheap and substandard replicas (most times 
locally referred to as ‘fake’) products also abound, exposing the dire inefficiencies and inadequacies of the country’s 
quality control mechanisms. 
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Table 9.2: Comparative prices of main housing construction materials in the GKMA 

Typology of housing construction materials Prices (UGX) 

 Qty Yr. 2005 Yr. 2018 

Fired earth/clay brick 1 pc 50 150 

Cement 50 kg bag 17 500 32 00018 

Iron sheet 32 mm guage 17 500 22 000 

Causal worker/porter  Daily wage 2 500 10 000 

Truck of plaster sand 5 tonnes 40 000 250 000 

Truck of lake sand 1 tonne 25 000 150 000 

Source: Authors, 2018 

The use of the above materials has become the norm, and this ‘orthodox’ typology, adopted by low and middle 
income households alike as they strive to fit in with prevailing trends of ‘modernity’ has almost completely eclipsed 
the more traditional materials like unburnt bricks, grass-thatch, mud and wattle especially within the urban areas. 
According to one of the key informants, for example, before 1971, raw, untreated wooden poles of different timber 
varieties were used for making roofing trusses. However, thereafter, there was a shift to using sawn timber instead. 
This has become the established standard material for making roof trusses especially in urban areas, in spite of the 
fact that sawn timber costs almost 10 times more than raw and untreated wooden poles. Similarly, most poor and 
middle income households opt for galvanised steel sheets and this is the dominant roofing material employed in 
almost all the different towns within the metropolitan area. The former materials could therefore easily become the 
dominant typology for years to come across the country’s rapidly changing housing landscape. 

10 THE HOUSING CONSTRUCTION PROCESS 

Housing construction is almost exclusively executed in phases, with most low and middle income households making 
investments depending on availability of financial resources. Using various combinations of financial sources, low 
and middle income households undertake housing construction following six steps steps/processes, according to key 
actors conversant with the dynamics of the residential housing construction sector. The typical residential housing 
construction process generally follows six steps which entail the sourcing for construction labour, site preparation, 
laying out of the sub-structure (foundation), followed by the superstructure (walls and roofing), internal 
fittings/fixtures and finally, finishing. 

10.1 SOURCING FOR LABOUR 

The typical low and middle income household in the GKMA cannot afford the cost of contracting a conventional 
construction firm. Most households rely on their social networks to source for semi – and unskilled labour to 
undertake and oversee their housing investments. By engaging friends, neighbours and relatives within their known 
social networks, a household will source for the services of semi – or unskilled building artisans, popularly known as 
‘fundi’. Contacts are made through referrals, and these are normally middle-aged small-scale builders with vast 
experience acquired through paid labour on large capital projects executed by large formal construction firms. Since 
it’s almost the heads of the households who take decisions around the housing investment, he/she engages the 
selected builder and provides him with the ‘project brief’. Negotiations around remuneration are mostly informal, 
without formal contractual agreements. Once an agreement is reached, the builder prepares a bill of quantities 
(BOQ) and submits it to his employer. Some household heads prefer to procure the materials themselves and then 
provide them to the builder, to avoid being cheated. However, in other cases, the builder is given the finances by their 

                                                           
18 The cement prices have almost doubled in the last 15 years, though most recently the market experienced 
record spikes in prices, with a 50 kg bag rising from 32 000 UGX to 50 000 UGX in some areas (Kamukama, 
2018).  
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clients to purchase the materials to start construction. In most cases the contracted builder will then mobilise and 
recruit a team of other builders, porters and masons to undertake construction. 

10.2 SITE CLEARANCE AND PREPARATION 

The clearance and preparation of the building site involves manual clearance of unwanted natural vegetation like 
scrub, trees, existing older structures and other redundant features. When purchasing land for building their house, 
there is a tendency of low and middle income households to avoid sites where they are likely to incur costs of hiring 
mechanised equipment for grading. However, a few middle – income households that acquire land where gradients 
are relatively steep given the fact that much of the GKMA is geo-morphologically characterised by plateaux (flat-
topped hills), mechanised equipment must be hired to grade and level construction sites. Site clearance and 
preparation is mostly overseen by the contracted builder (herein referred to as the ‘fundi’), while in some cases the 
client takes this responsibility to hire the necessary personnel to execute this work. Clearing and preparing a building 
site can take between one to several days, depending on the nature of the site’s state, accessibility to labour and 
necessary finances. Once clearance and preparation are completed, a pit-latrine is builtand the building foundation 
is also laid out.19 For some low – income households, make-shift/semi-permanent structures using steel sheets are 
built to house themselves to avoid paying rent while construction works on the permanent house commence. 

10.3 SUBSTRUCTURE (FOUNDATION) 

The foundations and excavations are made in the ground following the finalisation of the house plan, and mass 
concrete strip footings laid out. Onto these footings, bricks are overlaid to form the plinth walls. A heavy plastic sheet 
is laid along the atop the plinth walls to act as a damp-proof course (DPC). 

                                                           
19  In some cases on-site toilets are absent, with labourers exploiting nearby facilities if the neighbourhood is 
fairly well-developed, or where no alternative facilities exist, will relieve themselves in the open. 

 
Figure 10.1: Semi-complete middle income house in the GKMA with roofing 
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10.4 SUPERSTRUCTURE 

10.4.1 Walling 

Walls are built using standard fired clay bricks, with the floor slab comprised of rammed earth and mass concrete 
being filled in. This part of the super structure was considered by most respondents as the cheapest stage of the 
construction process. Most walls are raised up to about 2.8 metres. Upon reaching this level, a steel reinforced lintel 
beam is then cast atop the wall. Three to five additional courses of bricks are then laid onto dry lintel, upon which the 
truss system for the roof is then secured. 

10.4.2 Roofing 

With the ring beam in place, the roof truss system is assembled and then the galvanised steel roofing sheets are 
secured onto the frame working from the lowest end to the top of the ridge. Most low-income households build 
incrementally, as a strategy to suit their meagre incomes. Houses are built over 3-5 years or more in some cases. 
Where loans are employed, this becomes quite expensive because interest rates on short term loans are higher than 
for the long-term mortgages. While they can afford to go through the first steps of building the foundation and walls 
incrementally, the roof has to be constructed in one go, yet it is considered to be the most expensive step in the 
process, accounting for at least twice the cost incurred for the foundation and walling combined. Although building 
incrementally has its obvious advantages especially where resources are limited, it is notorious for exposing 
households to inflation, uncertainties and other market vagaries since housing investments are spread out over a 
relatively longer period of time.  

While large construction firms that deliver mass housing are better equipped to absorb the uncertainties and shocks 
of the market, individual households are not equipped in any way for such. Innovative and appropriate housing 
finance mechanisms especially need to be cognizant of this, and therefore find ways of supporting incremental 
approach while simultaneously lowering the time and costs of the house construction process for low and middle 
income households. Housing microfinance, community-based finance savings and loan groups, consumer credit for 

Box 10-1: Constructing a house 

‘I remember we started with a few materials we went to hardware retail shops and picked a few bags of 
cement and a few items with the little money we had we also went and bought a few bricks then we started. 
We made sure we engage the builders whom we knew we didn’t engage building companies we engaged 
the people we knew that have the experience in building we gave the job on contract basis in a way that the 
first phase was to stop at the window level so the constructed up to the window level and we gave them 
their payment. We looked for resources to push us forward, as the house was at that level again, we called 
them the very people, we called because they have done a good job if they hadn't we would have looked 
for other alternatives. We called them and we went up to the wall plate from the wall plate we continued 
we another contract that was roofing it is from there that we had some financial hardships and I think most 
people take long because of that portion of the schedule where you have to finish up with the roofing like 
my neighbour it was easy for him to build from the ground to the wall plate but now it has taken him about 
2 years trying to look for the money to do the roofing. Luckily enough God was on our side we tried to work 
and within one year and a half we were able to have the structure that we needed, however, we hadn't 
plastered and we also hadn't fixed the windows and the doors. Because we didn’t want to keep renting for 
a long time we ended up getting a soft loan from Centenary Bank [and] we used the loan to get the window 
and door frames, we [did] plastering in [the] two bedrooms [and] from there we moved in. So we moved to 
the house that was otherwise incomplete … the reason was we wanted to stay in this house so that the 
money we would be paying for rent it would help us resolve the loan repayment and the little money that 
would remain would help us maybe fix the plastering … which was not easy definitely because it is all about 
being innovative and being focused so each and every penny we got could count’. 

Key informant, middle – income household, GKMA 
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building materials20 and housing co-operatives hold great potential as potential avenues for expanding housing 
financing options for those who cannot access the more formal options such as home loans and mortgages. 

 

Figure 10.2: Internal timber roof support for house under construction in the GKMA 

10.4.3 Finishing and occupancy 

Finishing involves plastering internal and external walls, screed cementing or tiling of floors, installation of internal 
fixtures (incl. bedroom wardrobes, kitchen cabinets etc.), and completing electrical and plumbing works (mostly for 
the kitchen). Although internal bathrooms and toilets have gradually become the norm, most households find it 
prudent to build external facilities given the unreliability of water supply as a result of intermittent system disruptions 
due to low pressure, leakages, breakages, maintenance works and power outages. Once a house is partially complete 
with habitable rooms, it will then be occupied, with expansion and finishing works being undertaken incrementally 
later on. The largest percentage of self-built housing stock within the GKMA is therefore occupied when it is semi-
complete, and therefore occupancy permits play little or no role in the life cycle of the city’s housing. Turn-key 
housing is mostly available as rental housing, or for high – income households that can afford to fully complete their 
housing before occupancy.  

10.5 FORMAL AND INFORMAL CONSTRUCTION SYSTEMS 

Though often overlooked when determining the cost of housing by low and middle income households, labour inputs 
are a vital component of the housing investment. On average, labour inputs account for no less than 30 percent of 
the total cost of building a house in the GKMA, at times rising further if formal construction companies are engaged. 
Large, medium and small private registered construction companies are mostly engaged on small to medium-scale 
housing and real estate development projects. 

                                                           
20 Ferguson, B., & Smets, P. (2010). Finance for incremental housing; current status and prospects for 
expansion. Habitat International, 34(3), 288–298. http://doi.org/10.1016/j.habitatint.2009.11.008 
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For the most part, low and middle income households engage informal artisans (commonly known as ‘fundi’) and 
masons to execute their housing investments. The former are mostly uncertified builders and a few certified building 
professionals (with some formal training) many of whom have significant experience working with large formal 
companies. These are engaged on an informal basis, most often with only a verbal agreement as the determinant of 
the working relationship between them and the client/household undertaking the housing investment. The working 
arrangements are highly flexible, very much dependent on availability of financing for meeting the needs of various 
construction phases. Fees are mostly paid per work phase and at a times payments are made long after completion 
of the assigned tasks. Given the nature of the loose working arrangements, it is not uncommon for different 
‘contractors’ to be engaged on a phased/incremental housing project. 

According to one household interviewed in Ggaba, within the GKMA, two contractors were engaged when their 
house was built in phases over a prolonged period of time. The first contractor was engaged to prepare the plan, 
initiate the construction of the foundation and raise the walls in the first phase. Later, when the household had saved 
up more money to continue with the roofing and finishing, another contractor was engaged because the contacts to 
the first one had been lost. This experience is common with many low and middle income households that had 
undertaken housing construction in the past. This strategy has its obvious advantages and drawbacks as well, 
however. Low and middle income households can negotiate and better manage the use of their meagre resources 
through the informal engagement of building artisans and masons. The labour costs are relatively lower than for 
formal firms and can also be flexibly met with part payments/instalments as an acceptable form of payment. In some 
cases, payments are deferred and made at a later date even after the negotiated work has been completed without 
unnecessarily constraining the households’ finances. Strong bonds are created between the client and the building 
contractors, reinforcing and widening social networks that can be leveraged for enhancing and widening vital labour 
skills and expertise in the housing sector. 

However, there are also drawbacks to this approach. The lack of formal and binding agreements provide much 
leeway for both clients and contractors to renege on their responsibilities in many cases. Transparency and 
accountability are not guaranteed in such arrangements, and it becomes extremely difficult to seek redress by either 
party through formal adjudication systems. Where several contractors are engaged over the lifespan of a house 
project, difficulties arise in attaining consistency of quality of the final output as per the original plans according to 
the client’s desires and satisfaction. The scale of materials, actors and processes that are utilised for low and middle 
income households to meet their housing needs is quite impressive, and has resulted in a vast network of nodes 
which, collectively, form a complex value chain as illustrated below. 
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Figure 10.3: Value chain in housing journey of low and middle income households 
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11 KEY REFLECTION POINTS 

Drawing upon the opinions, views, perspectives and experiences from a diversity of informants, this study reinforces 
the urgency for committed and commensurate action in response to the housing challenge facing fast-growing cities 
such as Kampala, which is projected to become a mega city by 2050. Although the housing sector has recorded 
impressive growth with increasing investments especially by the private sector given the relatively favourable 
economic environment, the scale and magnitude of the housing deficit remains so high, with demand far 
outstripping supply. While the influx of private capital into the housing market has acted as a welcome catalyst for 
the country’s stagnating economy, it is incapable of meeting the housing needs of low and middle income 
households that remain largely financially constrained and incapacitated. Low cost housing remains a myth, and 
private capital continues to be channelled where profit rewards are highest – in high income housing and real estate. 
Current financial instruments like home loans and mortgages, are, at best, still in their embryonic stage, and thus 
inadequate to respond to the housing finance needs of low and middle income households. Land and property rights 
appear to be an increasingly contested issue, and viewed as having been politicised to the benefit of the elite. The 
undercurrents of land-related conflict continue to exacerbate the housing challenge. The state has unveiled a raft of 
policies recently, and these hold a lot of promise, but there is very little substance in terms of operationalization to 
deliver affordable, adequate and quality housing for low – and middle income households.  

Current global consensus has recognised housing as more than just a social good. It is now widely acknowledged that 
housing is a critical driver of socio-economic development, given the critical value chains that are embedded within 
its various backward and forward linkages. For countries such as Uganda, integrating housing and its value chains 
within wider national economic plans, can act as a catalyst for driving economic growth and ensuring an inclusive and 
equitable development. The following are some of the critical points upon which deeper reflection is needed before 
devising relevant strategies by both state and non-state actors to deliver accessible housing finance for low and 
middle income households in the GKMA: 

In the case of housing:  

• Identify, critically evaluate and harmonise all existing housing policies, housing finance mechanisms (both 
formal and informal) and institutional frameworks to facilitate the development and implementation of 
achievable interventions in response to existential needs and a strategy to anticipate future housing financial 
needs. 

• Collate and consolidate existing data sets around housing financing from different actors (state and non-state) 
to better integrate knowledge for more cohesive and coherent interventions to address housing finance poverty, 
exclusion and inequality. 

• Engage and co-opt important actors in the development of alternative financing mechanisms for housing e.g. 
micro-finance institutions, religious and cultural institutions, housing professionals and professional bodies, real 
estate management and development agencies, construction firms, local building artisans, construction 
material production firms. A combination of partnerships, targeted incentives and fiscal policies can be adopted 
to channel investment in low-cost and affordable housing. Anecdotal information from realtors indicates that 
the high-end housing market has almost reached saturation, yet it continues to be the prime recipient of private 
capital investment. Unproductive capital is therefore increasingly being locked in non-performing housing that 
is targeting a very small percentage of high – income households, and yet it could be re-channelled through 
incentivisation and partnerships to where the need is greatest towards the low and middle income segment. 
Particularly pertinent here is the need to amend legal instruments that underpin the operations of the NSSF to 
enable leveraging of the agency’s vast resources to address the housing needs of low and middle income 
households in the GKMA.  

• Housing finance facilities such as home loans and mortgage facilities need to be revisited, revised and 
customised to enable more households in the low–and-middle–income segments to access affordable housing 
finance e.g. alternative arrangements for collateral. Simultaneously, there is need to deepen and widen the 
housing finance sector by scaling up innovative mechanisms that promote greater housing financial inclusion 
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and equity, such as housing microfinance, community-based finance savings and loans, consumer credit for 
building materials21 as well as housing co-operatives should be upscaled to enable greater access to housing by 
low and middle income households. 

• Closely related to the above is the need to mobilise low and middle income households into housing 
cooperatives with actors such as UHOCU taking the lead, as well as other important social movements like the 
NSDFU. Greater civic engagement could act as a platform for popularizing the housing cooperative model to 
enable pooling of resources for greater impact. 

• There is need to revamp, recapitalise and refocus the National Housing and Construction Corporation’s (NHCC) 
current business model with a mixed approach where high – income housing can be used as leverage to finance 
affordable, quality low and middle income housing, in addition to devising intra-sectoral partnerships (e.g. 
between financial institutions and actors such as NHCC and NSSF). NHCC’s current business model is overly 
reliant on a very small market segment/niche, where demand has almost peaked and supply is at saturation 
point. 

• There is a serious deficit where research and technological innovation around appropriate low-cost building 
materials is concerned. Even where some research has been undertaken, uptake of innovative, low cost 
materials and techniques remains extremely low partly due to the technological inertia in the housing sector 
where there is almost technology ‘lock-in’ with high and costly traditional British building standards.  Research 
institutions need to be co-opted and encouraged to increase focus and attention to exploring more innovative 
low building cost materials, coupled with an aggressive campaign for increased uptake of low cost, durable, 
environmentally-sound building materials. 

• Along with this, data and information from the study suggests that technological innovation needs to be coupled 
with an intensive programme for identifying and mobilising local artisans to be trained and equipped with the 
relevant skillsets to build local capacity as a pre-requisite for enabling uptake of low-cost building 
technologies/effective technological transfer. 

• Several low – cost housing projects have been undertaken in the past generally with mixed results. A fine-
combed evaluation of previous low – cost housing projects such as Namuwongo (Kampala), Oli (Arua), Malukhu 
(Mbale), Mpumudde (Jinja) and most recently Kasooli (Tororo) needs to be undertaken around their respective 
financing models, the lessons of which can act as ‘blue-prints’ for exploring relevant low-cost housing 
pilot/demonstration projects that can be replicated at a scale. 

• Closing the housing infrastructure deficit which constrains the provision of housing across the GKMA. Private 
equity in the GKMA’s housing market continues to be channelled towards high-end housing in the form of 
apartments in relatively developed neighbourhoods where little investment is required in developing housing 
support infrastructure, and therefore the highest returns and profits are guaranteed. Private housing developers 
undertaking investments in areas where housing support infrastructure such as water and power supply, waste 
management, access roads and security is deficient incur higher costs, transferring these to the consumer in the 
form of inflated rental and housing prices. The government needs to expand the focus of macro infrastructure 
development towards housing to address the stark deficits which are constraining provision of low-cost and 
affordable housing. 

In the case of land and other housing components: 

• Land policies and reforms need to be judiciously implemented and equally enforced by the state and its 
constituent agencies. It is especially important that non-citizens needn’t be accorded preferential or favourable 
treatment over Ugandans. It increasingly appears that where foreign ‘investors’ are concerned, the law can be 
flouted with impunity, and most times to the disenfranchisement of low and middle income 
households/citizens. Related to this is the need integrate and harmonise the implementation of land-related 
policy, legislation, institutional and procedural frameworks (for example the Land Act (Cap. 227), the Land Use 

                                                           
21 Ferguson and Smets (2010) 
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Policy, the Physical Planning Act (2010), the National Housing Policy (2016) etc.) for greater effectiveness in 
responding to the housing poverty and deprivation. 

• FGD participants emphasised that the government ought to invest in the translation of land-related policy, 
legislation and procedures on land access and control e.g. the Land Acquisition Act (Cap. 226), the Registration 
of Titles Act (Cap. 230), and the Mortgage Act (Cap. 229) among others into local languages to better inform and 
increase awareness amongst local communities. Lack of access to such information has incapacitated low and 
middle income households in many situations, where they have been unable to demand for their rights partly 
due to ignorance about their rights and the roles of the duty-bearers, especially where rights around access to 
land which and housing have been violated by other more powerful groups. 

• The national land fund should prioritise the housing needs of low and middle income households especially 
where land wrangles are rampant. To support the land fund, land banking, if well-thought out and implemented, 
can provide the ideal tool to enable unfettered access by low and middle income households to access land to 
secure adequate and quality housing in the rapidly growing GKMA. Through engagements with large land 
owners, an avenue can be created to build land stock primarily for housing development. 

• Local land committees need to be better facilitated, monitored and supervised so that they can adequately 
execute their mandate in providing oversight and handling land matters at the lowest levels. Equipping these 
committees adequately is critical in reducing land-related tensions, violence and conflict which would otherwise 
impair progress towards securing housing for low and middle income households in the GKMA. 

• Address bureaucracies within the formal land delivery processes, to smoothen land registration, exchange, 
transfer and acquisition. Stamping out corruption, improving service provision and easing the various processes 
that underpin formal land delivery will go some way in creating public confidence in these systems and thus curb 
usage of informal land delivery mechanisms. 

• Extend government regulation over the urban land market to curb speculation and exploitation orchestrated by 
the horde of middle-men, real estate professionals and other actors within the land market chain. In the same 
way, key players need to be registered, trained, monitored and professionalism promoted to improve the 
functioning of the country’s urban land markets. 

• Streamlining local government processes where approval of building plans is relatively unencumbered to ensure 
that low and middle income households can easily acquire relevant permissions to undertake their housing 
investments. 
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13 APPENDICES 

13.1 APPENDIX 1: QUESTIONNAIRE 

Questionnaire on how households access land and financing for their housing investments 
 
This interview is part of a wider research project being undertaken to help understand the housing investment 
habits of different households within the Greater Kampala Metropolitan Area (GKMA). What is the purpose of 
the survey? 

1. Collect information on how people earn, save and spend their money on housing. 
2. Collect information on what type of housing people live in and the materials they use, the time it 

takes to build etc. 
3. Collect information on how people access land, the titling processes and challenges they experience. 
4. Collect information on the key barriers people face when accessing housing finance options like 

mortgages etc. 
What will this research be used for?  

1. The research will be used to help banks, lenders and governments develop products and policies that 
are designed with the end user in mind and that respond to their actual needs. 

2. The research will be used to provide information to inform strategies for improve land access 
processes by streamlining land markets, registration and adjudication systems. 

3. The emerging lessons and experiences from Uganda’s case will help to inform policy and practice in 
related sectors within the wider region and beyond. 

 
As an important stakeholder in the above sectors, we request for your permission to hold an interview with you 
about some of the key issues as highlighted above. The information you provide will be treated with the utmost 
confidentiality. The questions are also optional, and if you feel uncomfortable in any way to respond to some 
of them, you can opt to decline continuing with the process. Participation in the research is voluntary and all 
answers will strictly be kept confidential. If you have questions about the research, please feel free to contact 
any of the following: 
 

1. Ms. Dorothy Baziwe (Executive Director, Shelter and Settlements Alternatives: Uganda Human 
Settlements Network [SSA:USHNET]) 

Email: dorabaziwe@gmail.com         Tel. Contact: 0772513435 
2. Mr. Peter Kasaija (Research Consultant) 
Email: ptkasaija@gmail.com     Tel. Contact: 0791712953 

 
  

mailto:dorabaziwe@gmail.com
mailto:ptkasaija@gmail.com
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Name of Respondent (Optional): ………………………………………………………………………………………. 
Area of residence: …………………………………………………. Zone: ………………………………………………. 
Contact: ………………………………………………………………………………. Date: …………………………………. 
Name of RA: …………………………………………………  GKMA Region: ………………………………………….. 
 
SECTION 1: HOUSEHOLD Details 
This section asks about your personal details and those of the members of your HOUSEHOLD, including all 
dependants, whether related or not, that you are currently living with. 
Q 1. Gender 

   Male   Female 
Q 2. Are you the head of the HOUSEHOLD? 

   Yes   No 
Q 3. What type of house does your HOUSEHOLD live in?   Please tick one box 

  Tenement/muzigo   Detached house   Semi-detached house 

  Flat   Bungalow   Other (please specify)  

Q 4. Do you own the house your HOUSEHOLD lives in? Please tick one box 

  Yes.         Go to Q5.  

  No.          Go to Q6. 

Q 5. If you own the house, under what arrangement is the ownership? 

  Owner-occupant (No mortgage). 

  Owner-occupier (Mortgage). 

  Other (Please specify)_________________________________________________ 

Q 6. If you don’t own the house, under what arrangement are you being housed? Please tick one box 

  Renting.           Go to Q7.  

  Other (please specify). 

Q 7. If you rent the house, how much do you pay for it? (All in UGX)    Please tick one box 

  40 000 and below   50 000 – 90 000 

  100 000 – 140 000   150 000 – 190 000 

  200 000 – 240 000   250 000 – 290 000 

  300 000 – 340 000   350 000 – 390 000 

  400 000 – 440 000   450 000 – 490 000 

  500 000 and above  

Q 8. Do rent prices increase frequently?    Please tick one box 

  Yes.         Go to Q09.  

  No.          Go to Q10. 
 
Q 9. How frequent do the rent prices change?    Please tick one box 

  Every 3 months.  

  Every 6 months. 
  Every 12 months. 
  Every 2 years. 
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Q 10. How long have you lived in this house?    Please tick one box per option 

 
Less than 1 year 1 to 3 years More than 3 year but 

less than 10 years 
More than 10 

years 

Own house     

Rented house     

Other (Specify)     

 
Q 11. What were the reasons for you moving to your current house? Where did you move from? 

.................................................................................................................................. 

.................................................................................................................................. 

.................................................................................................................................. 
Q 12. How many rooms does your house contain?    Please tick one box 

  1   2   3   4   5 or 
more 

 
Q 13. How many of these rooms are used as sleeping areas? 

.......................................................................................................................................... 

.......................................................................................................................................... 
 
Q 14. How many people of each age and sex are there in your HOUSEHOLD?  Please write the numbers in 

the relevant boxes 

 0-9  years 10-15 years 16–19 years 20-44 years 45-64 years 65-74 years 75 
years 
and 
over 

Male        

Female        

 
 
SECTION 2: Housing need, finance and investment 
This section asks about the HOUSEHOLD that doesn’t own the house it is living in, and is planning to expand/ 
invest/is investing resources in building its own house to meet its accommodation needs. 
 

Q 15. Are you planning to invest in building your own house soon?  Please tick one box 
 

  Yes. Go to Q16  

  No. Go to Q20 
 
Q 16. Are you saving for your housing investment? If yes, How? 

................................................................................................................................... 

................................................................................................................................... 
      
Q 17. How does each HOUSEHOLD member contribute to the housing investment? 

................................................................................................................................... 

................................................................................................................................... 

................................................................................................................................... 
 
Q 18. How many rooms would your HOUSEHOLD need?  Please tick one box 
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  1   2   3   4   5 or more 
 

Q 19. When do you plan to start the construction?  Please tick one box  

  Immediately (0-12 months)   Within 2 years 

  Within 1 year   Between three and five years 
 

Q 20. Are you already building your own house? Please tick one box 

  Yes.                      Go to Question 22.  

  No.                        Go to Question 23.  
 

Q 21. When do you expect to complete the house and move in?  Please tick one box  

  Within 1 year  

  Within 2 years  

  Between three and five years  
 
Q 22. How are decisions made regarding the HOUSEHOLD’s housing needs? Please tick one box 

  Individually by HOUSEHOLD head only   Collectively by all HOUSEHOLD members 

  Collectively between senior members of the 
HOUSEHOLD (Please specify) 

 

SECTION 3: Housing construction and typology 
This section asks about the construction process/chronology of HOUSEHOLDs that have undertaken/are 
undertaking a housing investment. 

Q 23. How long did it take/will it take to construct and complete the house? Please tick one box 

  Less than 5 years 

  Between 5 and 9 years 

 

  Between 10 and 14 years 
 

  Between 15 and 19 years  

  More than 20 years  
 

Q 24. How much was invested/has been invested so far in constructing the house?  
Please tick one box  

  Less than 5M   Between 6M – 15M   

  Between 16M – 25M   Between 26M – 35M   

  Between 36M – 45M    Between 46M – 55M    

  Between 56M – 65M    Between 66M – 75M    

  More than 76M    
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Q 25. Which of these materials did you use or are you using & are they sourced locally or imported? 

Materials Yes No local Imported 

Cement      

Burnt Bricks     

Cement Blocks     

Lake Sand     

Galvanised iron roofing      

Wooden poles     

Wooden windows/doors     

Clay bricks      

Steel bars     

Timber      

Steel Windows     

Steel trusses     

Aluminium Windows/doors     

Glass     

 
Q 26. Where did you purchase/are you purchasing the materials for constructing your house?  Please tick 

as many boxes as applicable 

  Retail hardware stores   Direct from factory 

  Wholesale hardware stores   Direct from factory outlets 

  Local building material vendors   Timber  

  Other   
 

Q 27. Do you see a price and/or value difference in materials from different sources? If yes, Explain. 
....................................................................................................................................................... 
...................................................................................................................................................... 
....................................................................................................................................................... 
 

Q 28. Under what arrangements did you purchase/are you purchasing the materials for constructing your 
house?  Please tick as many boxes as applicable 

  Credit   Hire purchase 

  Cash   Barter trade 

  Credit and cash   Other (Please specify)  
 
Q 29. Do you save up building materials in advance before building? 

  Yes. 

  No. 
 

Q 30. What are the reasons for this? Please specify possible reasons 

____________________________________________________________________________________________
____________________________________________________________________________________________
_________________________________________ 
 

Q 31. Did/do you undertake construction yourselves or hire local contractors? 
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  Yes. 

  No. 
 

Q 32. What are the reasons for this? Please specify possible reasons 

__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________ 

 
Q 33. Do you have/plan to offer rental accommodation on your property? 

  Yes. 

  No. 
 

Q 34. What are the reasons for this? Please specify possible reasons 
 

 
Q 35. What challenges did you face/are you facing in making your housing investment? Please fill boxes 

that apply according to prioritisation of challenges e.g. 1, 2, 3 etc. 

  Accessing affordable land    

  Accessing affordable building materials    

  Accessing adequate and affordable financing    

  Accessing skilled contractors/artisans    
 

Q 36. How did you overcome some of the challenges highlighted? (Please fill in accordingly). 
_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________________________________________________________________________
_________________________ 
 
Q 37. If you were to buy a house, how much would your HOUSEHOLD be able to afford to buy it? 

(As measured against the combined HOUSEHOLD’s gross annual income, savings and other 
resource streams).Please tick one box 

  Up to 10M   11M - 20M   

  21M – 30M   31M – 40M   

  41M – 50M   51M and above   
 

Q 38. How would your household consider paying for a house?  Please tick as many boxes as apply 

  Buy from an individual (informal) 

  Buy from a private individual property brokerage (informal) 

  Buy from NHCC (formal) 

  Buy from a bank/financial institution (formal) 

  Buy from real estate property developer (formal) 

  Other (Please specify) _____________________________ 
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Q 39. In which area(s) of the GKMA would the HOUSEHOLD prefer to live in?  Please fill in as many options 

as possible accordingly 
____________________________________________________________________________________________
__________________________________________________________ 
 

Q 40. For what specific reasons would you prefer such areas?  Please tick as many boxes as applicable 

  Security 

  Better services and infrastructure (e.g. water, water, roads, healthcare, education, etc.) 

  Proximity/closeness to family/friends 

  Livelihood opportunities 

  Other (please specify) _____________________________________________________ 

 

SECTION 4: Housing finance and land 
This section seeks to acquire HOUSEHOLD perspectives on housing finance and land in the GKMA to inform 
relevant policy, legal and institutional frameworks and therefore facilitate more efficient housing processes for 
low-income HOUSEHOLDs in Uganda. 
 

Q 41. What housing finance instruments are you aware of?( mortgages, group lending) 
......................................................................................................................................................
......................................................................................................................................................
......................................................................................................................................................
................................................................................................ 

 
Q 42. Have you ever used formal housing finance instruments to finance house construction? Please 

tick one box 

  Yes.     Go to Q43. 

  No.      Go to Q48. 
 

Q 43. What formal housing finance instruments have you used/are you using to finance house construction?  
Please tick one box 

  Mortgage    

  Bank Loan    

  Other (Please specify)    
 

Q 44. For what reasons did you opt for such financing?  Please fill in accordingly 

____________________________________________________________________________________________
__________________________________________________________ 
___________________________________________________________________________ 

 
Q 45. What were the interest rates and terms of repayment? 

____________________________________________________________________________________________
__________________________________________________________ 
___________________________________________________________________________ 

 
Q 46. Did you encounter/have you encountered any barriers in accessing such financing options?  

Please tick one box 
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  Yes.     Go to Q47. 

  No.      Go to Q48. 
 

Q 47. What barriers did you encounter/have you encountered in accessing such financing options?  
Please tick one box 

  High interest rates. 

  Lack of collateral. 

  Complex process. 

  Other (Please specify). 
 

Q 48. Have you ever used informal housing finance instruments to finance house construction?  Please 
tick one box 

  Yes.     Go to Q49. 

  No.      Go to Q54. 
 

Q 49. What informal housing finance instruments have you used/are you using to finance house construction?  
Please tick one box 

  Loans from family 

  Loans from friends 

  Loans from private money lenders 

  Other (Please specify) 
 

Q 50. For what reasons did you opt for such financing?  Please fill in accordingly 

____________________________________________________________________________________________
____________________________________________________________________________________________
_____________________ 
 

Q 51. What were terms of repayment for such financing? (Time, Collateral, interest rates) 
___________________________________________________________________________________________________
___________________________________________________ 
___________________________________________________________________________ 

 
Q 52. At what stage of the house construction process did you opt/have you opted for such finance options? 

Please tick one box 

  Beginning of construction/foundation 

  Building superstructure/walls 

  Roofing 

  Finishing (Plumbing, wiring, internal fixtures etc.) 

  Other (Please specify) 
 

Q 53. For what reasons did you opt for such financing?   Please fill in accordingly 

____________________________________________________________________________________________
____________________________________________________________________________________________
___________________________ 
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Q 54. If you own your house, or are in the process of building your own house, what kind of land title 
do you have?  Please tick one box 

  Formal    

  Informal  
 

Q 55. How were you able to access the land?  Please explain. 

                …………………………………………………………………………………………………………………………… 
                ………………………………………………………………………………………………………………………………………….. 

Q 56. If you own your house, or are in the process of building your own house, and have a title, are you 
able to sell the property?  Please tick one box 

  Yes. 

  No. 
 

Q 57. If you wish to make any additional input to the research study that might be relevant, please let 
us know so that it can be incorporated into this dataset. 

________________________________________________________________________________________________
________________________________________________________________________________________________
________________________________ 

 
 

Thank you for your time and assistance in helping us collect the data and information in this 
questionnaire! 
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13.2 APPENDIX 2: FOCUS GROUP DISCUSSION GUIDES 

 
Interview Guide for Key Informants/Stakeholders in Housing, Housing Finance and Land Sectors 
Questionnaire on how households access land and financing for their housing investments 
This interview is part of a wider research project being undertaken to help understand the housing investment 
habits of different households within the Greater Kampala Metropolitan Area (GKMA). What is the purpose of 
the survey? 

1. Collect information on how people earn, save and spend their money on housing. 

2. Collect information on what type of housing people live in and the materials they use, the time it 

takes to build etc. 

3. Collect information on how people access land, the titling processes and challenges they experience. 

4. Collect information on the key barriers people face when accessing housing finance options like 

mortgages etc. 

What will this research be used for?  
1. The research will be used to help banks, lenders and governments develop products and policies that 

are designed with the end user in mind and that respond to their actual needs. 

2. The research will be used to provide information to inform strategies for improve land access 

processes by streamlining land markets, registration and adjudication systems. 

3. The emerging lessons and experiences from Uganda’s case will help to inform policy and practice in 

related sectors within the wider region and beyond. 

As an important stakeholder in the above sectors, we request for your permission to hold an interview with you 
about some of the key issues as highlighted above. The information you provide will be treated with the utmost 
confidentiality. The questions are also optional, and if you feel uncomfortable in any way to respond to some 
of them, you can opt to decline continuing with the process. Participation in the research is voluntary and all 
answers will strictly be kept confidential. If you have questions about the research, please feel free to contact 
any of the following: 
 
Ms. Dorothy Baziwe (Executive Director, Shelter and Settlements Alternatives: Uganda Human Settlements 

Network [SSA:USHNET]) 

Email: dorabaziwe@gmail.com 

Tel. Contact: 0772513435 

Mr. Peter Kasaija (Research Consultant) 

Email: ptkasaija@gmail.com 

Tel. Contact: 0791712953  

mailto:dorabaziwe@gmail.com
mailto:ptkasaija@gmail.com
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1. CONCEPTUALISATION OF HOUSING & ITS ROLE AT VARIOUS SCALES IN URBAN DEVELOPMENT 

 

• What does housing mean to you and in what ways does it influence livelihoods in particular? 

• How important is housing within the urban development process generally? 

• What is your role within the city’s housing sector? Do you see it changing in any way over the next 5-10 

years? Is there any way in which your work impacts on the housing conditions of poor households in 

Kampala and the Greater Kampala Metropolitan Area? To what extent does your work impact on the 

housing conditions in the city and beyond? 

 
2. TIMEFRAME OF HOUSING INVESTMENTS/CONSTRUCTION 

 

• About how long does it take to construct a house from start to completion (E.g. laying the foundation, 

putting up the walls up to the ring-beam level, roofing, fittings, external and internal finishing, wiring and 

plumbing and making utility connections) in Kampala or/and the GKMA? 

• What range of construction options (e.g. self-help, use of informal local construction artisans, formal 

private contractors/construction companies etc.) exist for different households, if they exist? Which 

particular options are more accessible for poor households? 

• What factors determine how long it takes to complete a house? Is it easier to complete a house now than 

it was more than ten years ago? Inflation is reflected in the sourcing of materials, property prices are 

continuing to rise even with land. The value of the doallr has appreciated making Why, if so? Why, if not? 

• What major challenges do households face when constructing their own house using self-help methods 

or informal construction artisans? 

• How would you describe the way households manage the construction process over time, if at all they 

do? Has this changed over time? What strategies do different households adopt to better manage the 

process? 

• What materials are predominantly used by different households when undertaking housing construction? 

What are the reasons for the use of such materials? 

• Where are these materials mainly sourced from? Under what terms do different households source for 

the materials? 

• What challenges are faced by different households in sourcing for different kinds of housing materials? 

• Who are the major actors involved in supplying key housing/building materials? How do these different 

actors relate to each other, if at all? Is this industry regulated in terms of quality and standard of materials 

supplied by different actors, and by whom? 

• About how long does it take to purchase a house in Kampala or/and the GKMA? What steps does a 

household go through to complete the purchase? 

• What factors determine how long it takes to purchase a house? Is it easier to purchase a house now than 

it was more than ten years ago? Why, if so? Why, if not? 

• What major challenges do households face when purchasing their own house? 

• How do households manage the process of purchasing a house, if at all they do? Has this changed over 

time? What strategies do different households adopt to better manage the process? 

 
3. FINANCING OF HOUSING INVESTMENTS/CONSTRUCTION 

 

• Who are the key actors in the housing finance sector and in what ways are they influencing the sector? 

What are their specific mandates or interests, if any? 

• Has the nature and range of actors shaping the sector changed over time? If so, how? Who are the least 

prominent of the actors? Why do you think so? 
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• What factors influence the current relations amongst the different actors (local leaders, landlords, 

property owners etc.) in shaping the housing finance sector? Have these changed at all over time? 

• What are the various sources of incomes used by poor and middle income households to finance housing 

investment? 

• On average, how much do low and middle income households living within the GKMA earn e.g. per 

month? Who are the main contributors to the collective household income, and in what estimated 

proportions? 

• What are the various instruments – both formal and informal, credit and other – that households use to 

finance their housing investments? 

• When are different instruments adopted by different households? 

• Who within the household initiates/makes the decisions regarding the use of different financing 

instruments? How does the gender dimension affect who takes the lead? How often are other household 

members consulted/involved in the process? 

• For households which choose to go through the informal options of housing investment, how do they 

access financing, identify and select building contractors/artisans to oversee their housing projects? How 

do these processes play out? 

• What are the basic terms/conditions that define the ‘contract’ between the household as the client and 

the informal contractor? Is there any formal documentation involved at all? If so, what kind of 

documentation? If not, how is accountability achieved through this process? 

• Do conflicts ever arise between the household as the client and the building contractor? If so, how 

frequent are these conflicts? Over what kinds of issues do such conflicts arise? How are these conflicts 

negotiated or adjudicated? And who plays the role of mediator in this process? 

• For households which choose to go through the formal options of housing investment, how do they 

identify and select financing options, building contractors/artisans to oversee their housing projects? How 

do these processes play out? 

• What are the basic terms/conditions of the formal financing options selected by some households? 

• What are the terms/conditions that subsequently define formal contracts with builders selected by 

households? 

• What challenges do households that opt for formal housing finance face? In what ways do different 

households respond to these challenges? 

• Do you think the current housing finance mechanisms are adequate enough to accommodate the needs 

of low and middle- income households in the GKMA? 

• In what ways can different actors ensure that more affordable and accessible housing finance options are 

available especially to poor urban households? 

 
4. SECURING LAND FOR HOUSING INVESTMENTS IN THE GKMA 

 

• How do low and middle income households secure land for housing? What formal and informal 

steps/processes do they engage to secure land for housing over time? 

• Who are the mediators of these different processes, and what is their exact role (land brokers, middle-

men, banks, real estate agencies etc.)? 

• What formal and informal institutions are used to access land for housing? How do these different 

institutions operate? Are they regulated or not? What challenges do they face? 

• How has the land market changed over time? And to what extent does it influence the housing 

investments of different households? 

 
5. EMERGING LESSONS AND REFLECTIONS ABOUT HOUSING INVESTMENTS AND HOUSING 

FINANCE IN THE GKMA 
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• What lessons do we see emerging from the way in which especially poor households make decisions 

regarding housing investments? How can they be enabled to overcome the challenges that they face in 

accessing affordable housing finance? 

• What kinds of policies are needed to ensure poor households can access affordable housing finance 

options and land to meet their housing needs? 

• Which actors need to take the lead/be involved to engender relevant policy, legal and institutional 

frameworks to improve access to affordable housing finance and land especially for poor households? 

 
 
 

 

 
 
 
 


