
UNDERSTANDING THE RENTAL MARKET – A FRAMEWORK

MACRO & POPULATION

Macro economic conditions, 
population statistics as well as policy, 
regulation and legislation that affects 
the rental market

~ GDP (constant 2010)2: $27 Bn
~ GDP growth2: 4.6%
~ Urban population2: 6.8 M
~ Urban popn growth2: 5.4%

SUPPORT ORGANISATIONS

The organisations and institutions that 
support the rental market. Includes 
developers, financers, credit bureaus 
and rental managers

~ Limited data is available on support 
organisations

LANDLORDS

Providers of rental in the market

~ Limited data is available on 
landlords in Uganda. There is no 
body that collects this on a regular 
basis.

TENANTS

Demanders of rental, includes both 
current and potential tenants

~ 1.7 million households rent their 
dwelling in Uganda (21% of all 
households)1

Uganda’s rental sector is large and growing; an estimated 71% of households in the capital city, Kampala, rent
their dwellings (Uganda National Household Survey 2016/17), while over one fifth of all households nationally
rent. The National Bureau of Statistics collects some useful data including data on the number of households who
rent, the quality of accommodation they live in, and some details of rentals paid. This focus note explores this
available rental data, and presents some new data that has been recently collected to understand additional
aspects of the market.

Rental markets operate within an overall environment in which landlords and tenants supply and demand rental
accommodation. Their practices, terms and conditions are shaped by the macro economic environment and their
capacity to engage is enabled by support organisations such as developers, financers, credit bureaus and rental
managers. This framework, represented below, guides the structure of this report.

FOCUS NOTE: 
UGANDA

1

1 Uganda National Household Survey 2016/17. See the report here:
http://www.ubos.org/onlinefiles/uploads/ubos/pdf%20documents/UNHS_VI_2017_Version_I_%2027th_September_2017.pdf
2 Accessed form the World Bank: http://databank.worldbank.org/data/reports.aspx?source=world-development-indicators
3 The latest comprehensive research into the sector was conducted in 2013 - Peppercorn, I. G., & Taffin, C. (2013). Rental Housing: Lessons from International Experience and 
Policies for Emerging Markets. Directions in Development Finance, World Bank Group: Washington D.C. The report can be accessed here: 
https://openknowledge.worldbank.org/bitstream/handle/10986/13117/761820PUB0EPI00LIC00pubdate03010013.pdf?sequence=1&isAllowed=y

While there is no specific consolidated data set on residential rental in Uganda per se, data on each of these
components is readily available in a variety of sources3. The World Bank provides useful indicator data on the
macro environment and high level population statistics. Uganda’s National Bureau of Statistics recently
published headline findings from the Uganda National Household Survey 2016/17, including some data on rental.
While raw data is not yet available from this survey, we were able to access and analyse raw data from the
Uganda National Panel Survey of 2013/14. This data was supplemented with data collected from face-to-face
interviews with small-scale landlords in Kampala, and interviews with banks who finance the development of
rental stock, conducted in late 2017.
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MACRO ENVIRONMENT & POPULATION
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Uganda’s GDP is around USD 27 Billion (in constant 2010 US Dollars). According to the World Bank, in the five
years leading to 2015/16 the economy grew by 4.5% per annum, compared to 7% achieved during the 1990’s
and early 2000’s. Growth is expected to recover to above 5% in 2017/18, with even higher growth rates
expected in 2018/194.

Investors typically assess target countries’ risk / return profile relative to other potential investment
destinations. According to the OECD, Uganda has a high risk weighting5 with a score of six out of a possible
seven, where seven is the most risky. A key risk for Uganda is regional instability, with exposure to South Sudan
and election-related disturbances in Kenya4. With regard to the Ease of Doing Business Index, Uganda scored
slightly higher than the Sub-Saharan average, but is only ranked 122nd out of 190 countries. Uganda scores
poorly on ‘dealing with construction permits’, ‘Getting electricity’ and ‘registering a property’ all of which could
impact the development and/or formalisation of rental property6. Various macro indicators are summarized
below7.

MACRO INDICATORS

Uganda has a total population of approximately 41.5 million people7. Currently around 16% of the population, or
6.8 million people, live in urban areas. The country is rapidly urbanizing; it is estimated to have the fifth highest
rate of urbanization in the world with the number of individuals living in the urban areas growing by 5.4% per
annum. In line with this, the urban population is expected to increase to more than 33 million by 20508. Demand
for rental housing is likely to increase as more people move into urban areas and require housing.

Using households (rather than individuals) as the unit of analysis, the recent Uganda Household Survey 2016/17
estimates the total number of households at 8.5 million with around a quarter living in urban areas.

4 http://www.worldbank.org/en/country/uganda/overview
5 http://www.oecd.org/tad/xcred/crc.htm
6 Doing Business 2018: http://www.doingbusiness.org/data/exploreeconomies/uganda
7 http://databank.worldbank.org/data/home.aspx
8 https://www.compassion.com/multimedia/world-urbanization-prospects.pdf
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According to the recently released Uganda National Household Survey 2016/17 (UNHS 2016/17), rental,
particularly in urban areas, is significant. That survey indicates that around 21% of all households in Uganda rent
their dwellings. For households in urban areas just under half (47%) rent their dwellings. In fact, households are
more likely to rent than own in urban areas; 44% of urban households own and the remaining 8% live for free. In
Kampala rental is even more common with an estimated 71% of households renting their dwellings.

Raw data from the UNHS 2016/17 was not available for this research and so the Uganda National Panel Survey
2013/14 (UNPS 2013/14) was used to explore the characteristics of renter households in more detail. The chart
below compares the data on tenure status for the UNPS 2013/14 and the UNHS 2016/17 surveys. The UNPS
2013/14 finds a lower proportion of households renting than the UNHS 2016/17. While it is possible that the rental
market is growing, comparisons with other historic data sets highlights a persistent difference in tenure status,
with the UNHS consistently reporting higher rental prevalence than the UNPS.

TENANTS

HOUSEHOLD TENURE STATUS
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Two thirds of urban renter households are families, either nuclear families or extended families, while 14% consist
of a single person. While families dominate the household composition of urban renter households, owner
households in urban areas are even more likely to be characterized as nuclear families or extended families (87%
are families).

36% 30% 14% 13% 7%

HOUSEHOLD 
COMPOSITION

Nuclear 
family

One person 
household

Extended 
family

Single parent 
family

Couple (no 
kids)

31% 56% 4% 8% 2%

URBAN RENTER 
HH’s

URBAN OWNER 
HH’s
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URBAN RENTER HOUSEHOLDS: HOUSEHOLD CHARACTERISTICS

HOUSEHOLD CHARACTERISTICS: URBAN RENTER HOUSEHOLDS

Urban renter households have 3.9 household members on average and more than half live conditions that are
characterized as over-crowded9. While owner households are larger on average, consisting of 6.1 household
members, dwellings are less likely to be overcrowded (34% of owner households live in over-crowded dwellings
versus 52% of urban renter households). Most urban renter households are headed by males (72%). The average
age of urban renter household heads is 36, significantly younger than owner household heads (average age is 48).

9 Over-crowding is identified where there are three or more people per ‘sleeping’ room

Uganda National Panel Survey 2013/14

4

9

TENANTS
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URBAN RENTER HOUSEHOLDS: DWELLING CHARACTERISTICS

The Uganda National Panel Survey includes information on the type of rental as ‘rented public’ and ‘rented
private’. Seventy two percent of tenants say they rent from a private landlord and 28% from a public landlord
corresponding to around 220,000 households. This may, in part, represent housing provision by various
parastatals such as the National social Security Fund and Uganda Railways Corporation among others. However,
it does however appear too high and may indicate that the question was poorly understood by respondents.

While the majority of dwellings inhabited by urban renter households are made from permanent materials (72%
have walls made of burnt or stabilized bricks and a further 8% are made from cement blocks), access to services is
limited. Less than 60% of urban renter households have access to electricity, irrespective of whether respondents
report renting privately owned or publicly owned stock (60% have electricity versus 58% respectively).

Less than 30% of urban renter households have piped water in their dwellings or on site; just 8% of households
have piped water into their dwelling and a further 21% have piped water in their yards10. Curiously, according to
the survey, households who report living in public rental units are less likely to have piped water in their dwelling
or on their site.

Access to flush toilets is also low with just 8% saying that the main toilet facility used by their household is a flush
toilet. This is similar for households that rent privately (9% use a flush toilet) and publicly (7% use a flush toilet).
Most urban renter households in Uganda use a covered pit latrine – 57% with a slab and a further 13% without a
slab. Fourteen percent of households use a VIP latrine and 6% use an uncovered pit latrine. Almost all urban
renter households (81%) share their toilet facility with at least one other household.

In total just 7% of urban renter households live in dwellings that are made of permanent materials and are
adequately serviced (have electricity, a flush toilet and access to piped water in their dwelling or on site). By
implication, over 90% live in inadequate housing, driven principally by lack of access to basic services. While top
structure investment is visible, the low levels of access to basic services highlights a clear need for infrastructure
development, typically a function of local government. There may be some opportunity for household or landlord
investment in off-grid solutions (rain-water collection, septic tanks and solar electricity the most common) these
are unlikely to be as efficient as scale provision coordinated by the state.

5

10 Other sources of drinking water for urban renter households include from a public tap (38%), from a protected spring 
or well (11%) and from a public borehole (10%)

According to the UNPS 2013/14, most urban renter households have just one sleeping room (69%), with most of
these renters living in a ‘Muzigo’, which is a single room tenement often found in low-income settlements.

TYPE OF DWELLING
(Urban renter households)

NUMBER OF SLEEPING ROOMS
(Urban renter households)

69%

26%

5%

One room

Two rooms

Three or more rooms
66%

20%

12%

2%

Tenement (Muzigo)

Semi detached house

Detached house

Room/s of a main houseSource: Uganda National Panel Survey 2013/14

TENANTS
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22%

15%

16%

12%

14%

10%

8%

3%

According the UNPS 2013/14 more than half of urban renter households pay less than USD 20 per month in rent
(inflated to 2016 USD’s). Just 8% of renter households pay USD 50 or more per month.

URBAN RENTER HOUSEHOLDS: RENTAL PRICES AND AFFORDABILITY

MONTHLY RENTAL AMOUNT INFLATED TO 2016 AMOUNTS FOR URBAN RENTER HOUSEHOLDS

Uganda National Panel Survey 2013/14

29%

24%

14%

21%

5%

3%

3%

Less than USD 10

USD 10 - 19.99

USD 20 - 29.99

USD 30 - 49.99

USD 50 - 99.99

USD 100 or more

Blank

UGANDAN SHILLINGS US DOLLARS

Given the multiple and often variable streams of income into a household, it is difficult to obtain household
income data from a survey, and therefore difficult to assess rent-to-income ratios and identify rent-burdened
households. The 2013/14 UNPS does however provide living condition-based indicators of poverty. Ten percent
of urban renter households reported insufficient food in the household in the past 12 months. This is lower than
for all urban households (14% did not have enough food in the past 12 months).
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Blank

UGX 200,000 + (USD 52 +)

UGX 150,000 - 199,999 (USD 39 – 52)

UGX 100,000 - 149,999 (USD 26 - 39)

UGX 80,000 - 99,999 (USD 21- 26)

UGX 50,000 - 79,999 (USD 13 - 21)

UGX 30,000 - 49,999 (USD 8 - 13) 

Less than UGX 30,000 (less than USD 8)

MAIN MATERIAL FOR ROOF

• Iron sheets: 96%

• Thatch: 3%

• Tiles: 1%

MAIN MATERIAL FOR WALLS

• Burnt/stabilised bricks: 72%

• Cement blocks: 8%

• Unburnt bricks & cement: 7%

• Mud and poles: 6%

• Other: 6%

ACCESS TO SERVICES
(Urban renter households)

FLUSH TOILET IN 
DWELLING OR ON 
SITE

PIPED WATER IN 
DWELLING OR ON 
SITE

CONNECTION TO 
ELECTRICITY

59%

8%

29%

DWELLING MATERIALS
(Urban renter households)

TENANTS
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LANDLORDS
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Like most countries, Uganda has limited data on the number and profile landlords. To understand more about
stock development and rental practices of private landlords, three small-scale landlords renting out properties in
and around Kampala were interviewed.

These landlords own between eight and thirty rental units with monthly rentals ranging from USD 50 for a one-
bedroom unit up to USD 332 for a three-bedroom unit. This would place their stock on the upper end of the rental
scale as data from the UNPS indicates that only around 8% of renter households in urban areas pay USD 50 or
more per month. That said, it is likely that rental in Kampala is higher than in other urban areas.

All three landlords interviewed developed their own rental stock incrementally usually taking four or five years to
build the units. Funding for construction was largely sourced from personal savings and income from existing
units. Two of the three landlords interviewed were unable to complete construction using their personal savings
and so required bank financing for the final construction phase. Loans ranged from USD 60,000 to USD 130,000.
Both of the landlords commented on the high interest rates which lead to arrears and partial instalment
payments11.

Demand for rental units in Kampala appears to be high with all the landlords indicating that they usually take one
or two weeks to find new tenants, often with the help of informal rental agents. These agents identify vacant
units and match these with potential tenants, for a commission paid by the prospective tenant. Tenants tend to
stay in the units for relatively short periods of time with an average stay of around 12 months. Landlords do not
vet tenants extensively. To mitigate risk of non-payment, landlords require large deposits as well as advanced
rental payment. One of the landlords interviewed required a six month deposit and three months rental paid in
advance.

The landlords interviewed do not make use of property management services but rather manage their own
tenants and properties. All three landlords have strict collection practices. Tenants are given an eviction notice
and one or two weeks notice to leave the property on non-payment. If the tenant does not vacate the property
either the police, or the village leader is brought in to evoke an eviction. The cost of an eviction ranges from USD
10 for the involvement of the village leaders up to USD 54 for police assistance. More detail on the landlords
interviewed is included below.

11 More information on the structure of finance provided to small-scale landlords and developers is provided in 
the next section
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BACKGROUND

Mr. Christopher runs a travel and tour company and has also been operating as a landlord for the past five years.

He rents out twelve apartments in Kisaasi which is 8km’s from Kampala city.

RENTAL PORTFOLIO

The rental property consists of four two-bedroomed apartments and eight three-bedroomed apartments. All

make use of shared toilet facilities. Rental for the two-bedroom units is UGX 800,000 (~USD 220) per month and

for the three bedroom units it is UGX 1.2 million (~USD 330). Rental includes refuse collection, and a contribution

to a security guard as well as taxes, but excludes water and electricity. His major expenses include a rental income

tax, property taxes as well as maintenance costs. The rental income tax is 20% of his annual rental income, less a

20% allowance for cost and less the threshold of UGX 2,820,00012. Mr Christopher has a gross annual rental

income of UGX 153.6 million (~ USD 40,000) and so needs to pay UGX 24 million in rental income tax (~ USD

6,300) per annum.

JOURNEY TO BECOMING A LANDLORD

Mr. Christopher got into property ten years ago when he started trading in small parcels of land to supplement his

income. One of the pieces of land was in Kisaasi. Initially the location was not attractive to developers because it

was undeveloped and had no road infrastructure. However, as the city expanded the area developed rapidly and

the land became a prime location. He decided to develop the land himself instead of selling it off as previously

intended.

Construction of the apartments began in 2008 and took five years to complete. Construction was phased around

the availability of finance with personal savings funding the first phase of the development. Once the apartments

were around 60% complete he required a loan to finance the remaining construction.

He applied for a UGX 500 million (~USD 137,000) loan from the Housing Finance Bank. He received the full

amount at an annual interest rate of 19% (variable) and a term of 10 years. Because the apartments were already

60% complete he did not need to put down a deposit. His monthly instalment on the loan was initially around

USD 2,550 per month. However, the interest rate increased to 27% during construction. This lead to delayed and

partial instalment payments.

A fixed interest rate loan would have made the repayments more manageable. Other problems faced during the

construction phase included theft of cement and tools which meant that he had to dedicate a lot of time to the

site to supervise the project.

TENANTS

Mr. Christopher’s tenants are generally mid-level employees with families who are new to Kampala. They rent

while they build their own homes. Tenants typically earn between USD 800 and USD 2,000 per month and are

between 30 and 50 years old. It usually takes Mr. Christopher two weeks to find new tenants with the help of

informal rental agents. He has a written contract with all his tenants.

EVICTION PRACTICES

Non-paying tenants are given eviction notices if they fail to pay

rent within a week of its due date. Tenants have two weeks to

vacate the property, after which time the Police will be brought in

to evoke an eviction. The cost of an eviction is UGX 200,000 (~

USD 54) paid to the police for their assistance.

MR CHRISTOPHER

He does limited vetting of new tenants but does require an

initial deposit of six months’ rent. Thereafter tenants pay

three months’ rent in advance.

8

12
https://www.ura.go.ug/openFile.do?path=//webupload//upload//download//staticContent//RGTMENU//306//974_Tax_on

_Rental_Income.pdf

LANDLORDS
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BACKGROUND

Mr. John was a civil servant until his retirement 5 years ago. Currently his main source of income is from his rental
units in Ntinda, 8km from Kampala City.

RENTAL PORTFOLIO

His rental portfolio consists of eight apartments, each with two bedrooms, a sitting room and kitchenette. Toilet
facilities are shared. The apartments are rented out for UGX 800,000 (~ USD 220) per month. This excludes water
and electricity which are paid for separately by the tenant.

JOURNEY TO BECOMING A LANDLORD

Before his retirement, Mr. John used his savings to acquire land from a neighbor. Mr. John originally purchased
the land for his children, but when he saw the demand for rental in the area, he decided to rather develop some
rental units. He used his personal savings as well as his retirement package to commence the construction of the
rental units. He managed to complete around 80% of the development but required additional funding in the
form of a bank loan to complete construction. He applied for UGX 300 million (USD 80,000) and got approval for
UGX 230 million (USD 60,000) from Housing Finance Bank. The loan term was ten years at an interest rate of
23%. He did not need to put down a deposit because the apartments were almost complete. His monthly
payments were approximately USD 1,300. To access the loan Mr. John had to provide various documents
including copies of approved plans and structural drawings, information about the contractor he was using
including their previous projects, a credit reference, bills of quantities prepared by an approved quantity surveyor,
personal identity documents and land title documents in his name. Not all these documents were readily available
which delayed the process of getting the loan. In total it took four years to complete the construction of the units.

TENANTS

Mr. John’s tenants are generally middle income working
families that are employed by private businesses in
Kampala. They earn between USD 600 and USD 1,000 per
month and are between 23 and 45 years old. It takes
around two weeks to find new tenants with the help of
informal agents. Mr. John requires an initial deposit of
three months’ rent and one month’s rental paid in advance.

EVICTION PRACTICES

Mr. John sends tenants SMS reminders on rental payment
dates to remind them of their obligations. Eviction notices
are handed to tenants if they fail to pay rent within a week
of due date. Tenants have two weeks to vacate the
premises once an eviction notice has been handed to
them, after which time the Police will evoke an eviction.
The cost of this process is around Ushs 70,000 (~USD 19)
paid to the police.

MR JOHN

9
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BACKGROUND

Mr. Frank, was a farmer but decided to become a landlord as he got older and needed to slow down. He started
renting out units eight years ago when he was 65 years old. The units are located on his farm, 25 km from
Kampala and 12 km from the Entebbe airport. The plot is well placed to provide housing for people working at
the airport.

RENTAL PORTFOLIO

The property consists of 30 one-bedroom units each with a small sitting room and kitchenette, with shared toilet
facilities. Most of the units are rented at UGX 180,000 (~USD 50) per month, while six units are rented at UGX
220,000 (~USD 60) per month. The rental excludes water and electricity. Mr. Frank does not pay rental income
tax, because of weaker enforcement in the area where the properties are located.

JOURNEY TO BECOMING A LANDLORD

The units were developed incrementally by building three or four units at a time. He financed the construction
with personal savings, and from the sale of his cattle and other parcels of land he owned. He did not want to get
finance from a bank because of the high interest rates and risk of foreclosure.

TENANTS

Mr. Frank’s tenants are usually young, between the ages of 24
and 35, and either single or with young families. They generally
work at the airport and earn less than USD 250 per month. With
the help of informal rental agents, it takes Mr. Frank about one
week to find new tenants. There is a written contract with each
tenant and an initial deposit of three months’ rent is required.
Thereafter one months’ rent is required in advance.

EVICTION PRACTICES

Mr. Frank is strict with non-payments and normally requires the
tenant to vacate the premises within a week of failing to pay. If
they fail to vacate, village leaders would be involved to evoke an
eviction. While this has happened in the past, it is rare. The cost of
this process is USD 10 paid to the village leader.

MR FRANK

10

LANDLORDS

FOCUS NOTE: UGANDA



SUPPORT ORGANISATIONS

Support organisations include developers, financers, credit bureaus and property managers. In Uganda,

interviews were conducted with three banks that provide financing for the purchase or construction of rental

stock including the Development Finance Company of Uganda Bank (DFCU), Centenary Bank and the Housing

Finance Bank (HFB).

DFCU and HFB banks each have approximately 600 loans for the development of rental stock on their books,

while Centenary Bank has less than 80 open loans. All three banks agreed that demand for construction finance

for rental units has been growing steadily over the past three to five years.

All three banks provide loans to both developers and small-scale landlords depending on whether the borrower

applies as a company or as an individual. For developers, documentation such as company documents, audited

accounts and information on all directors is required, while small-scale landlords are required to provide personal

information and proof of income, independent of future rentals to be generated by the development.

Finance in Uganda is expensive with interest rates ranging from 19% to 24% per annum. To assist with

affordability, an interest-only grace period of between nine and 24 months is offered by the banks during the

construction phase. Required deposits range from 20% to 40%, with a larger deposit required when stock is being

constructed rather than purchased. The maximum loan terms are 20 years for developer finance and 15 years for

small-scale landlord finance. However, loans terms are generally between five to ten years. Borrowers can opt for

early loan repayments, although this triggers an additional charge of around 4% of the repaid amount to

compensate the bank for the lost interest payments.

Approval rates for developer finance are between 40% - 60%. The main reasons for rejection are unverifiable

income sources and insufficient contributions by developers (they are required to contribute an amount based on

the value of the property or cost of the construction). On application it takes the banks between three and five

weeks to approve or reject the applicant. For small-scale landlords the approval rates are between 30% - 35%,

with most rejections due to affordability constraints and lack of documentation.

11
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This research was commissioned by CAHF to highlight the importance of rental markets in Africa and to support
the development of a research and data agenda that supports the sector. Five countries of focus were selected;
Angola, Cote d’Ivoire, Senegal, Tanzania and Uganda.

The objective of the research was to develop replicable methodologies to quantify and characterise key aspects
of the rental market in its diversity, breadth and depth.

As noted, while there is no specific consolidated research on residential rental in Uganda per se, data is available
in a variety of sources. The World Bank provides useful indicator data on the macro environment and high level
population statistics. In addition, survey data provides insight into the living conditions and household structure
of tenant households. The Uganda Bureau of Statistics published results from the National Household Survey
2016/17 while this research was being conducted. The survey is nationally representative with a sample size of
15,672 households. Unfortunately raw data from the Uganda national Household Survey 2016/17 data was not
available for this research. However published headline findings were used to size the rental market. The older
Uganda National Panel Survey 2013/14 was used to profile renter households in Uganda. It too is nationally
representative, although it has a smaller sample size of 3,119 households.

To supplement this data interviews were conducted with three private landlords in Kampala and three banks
offering finance for the development of rental stock.

END NOTE

KEY DATA GAPS

13 Contact CAHF form more information on the methodology document 12

While available data provides a useful overview of the extent of rental market activity and the profile of renter
households, there are a number of data gaps.

At a macro level, it is critical to understand patterns of urbanization and employment and to position the rental
sector within that. It would also be useful to gather data on the regulatory environment that governs rental
market activity, and the extent to which existing regulations are, in fact, enforced. There is also limited
accessible information on the organisations and infrastructure that support rental market participants. This
includes developers, construction companies, finacers, estate agents, credit bureaus and property managers. In
addition, there is limited data on the profile of landlords, funding sources, operating models and yields. Likewise
for tenants, there is limited data to assess affordability, choice and housing aspirations. Key data gaps in the
framework are depicted in the image on the next page.

As part of this research various pilot methodologies were tested as a potential means to close some of these
data gaps. Methodologies included face to face interviews with small-scale landlords and banks, mobile surveys,
online surveys and the data scraping of online rental classifieds. These methodologies are discussed in a
separate methodology document13.

Date: August 2018
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