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Second; full compensation payment by government will require that government construct
reasonably accurate estimates,of the value, of various types of interests, in land. Relying on
individual estimates of value would simply encourage the rights-giver and the rights-receiver to
collude, establishing an artificially high value for the transferred land rights, since government
will pay the cost. Even requiring the rights-receiver to pay a share of the cost does not solve the
problem bec,ause both parties can inflate the value of the transferred rights to the point that the
rights~giver canpayt~e'cost share of the rights-receiver and still enjoy'excessivecompensation.
Therefore, if government pays compensation costs, government would have 'little option but to
establish a procedure for estimating the value of mailoowner interests transferred,to tenants, or
mailotenant,interests transferred to owners. This could be administratively 'difficult, and costly.

Third, an additional major problem with government payment of full compensation is the large
amount of funds that 'potentially could be required. Total compensation requirements are
difficult to estimate because of the thin marKets and wide variation in prices due to differences in
negotiatingskillsandsocialrelationships between buyers 'and sellers. Based on ,the assumption
that total compensation requirements are best reflected by current transactions as tenan.ts buyout
mailo owners' interestsin land, the aggregate compensation would be USh 105to 314 billion, in
April, 1990 prices{see Table 4, Appendix F). 'However,-this level of government compensation
could be paid overseveral,'years,',unlessgovemment decided to implement title registration both
systematically andimmediately, an option that is probably not administratively feasible.

Assuming a gradual transition to freehold according to land market activity, the total' amount of
compensation funds required on an annual, basis would be. greatly reduced. Currently, inmost
sub-counties,less than one percent of the mailo land· is sold each year. Assuming that this
transaction rate triples (to three percent per year) with announcement of a compensation
program, totaJannualcompensationwould range Jrom USh 3.1 to 9.4 billion per year {see Table
4, column 6). For each percentage,increase,in the rateof~onversionof mailo, to freehold through
tenant purchase of owner interests, roughly USh 1~Oto 3.1 billion will be'fequiredin total
,?ompensation.Thus" if 1(),percentof the tenants purchasedthe 'owners' interests 'in' the' first year,
approximatelyUSh 10 to 31 billion would be required for total compensation.

Government must decide ifthis use of scarce public sector revenues should take highest priority.
Alternative funding schemes,such as" borrowing, couldredllce the annual cost to' government.
Thecoststog;0vemment-would be further reduced ,if those recejving new rights inland pay the
cost of compensation. In this case, government costs would be limited to administrative costs
and any annual interest or principle costs of the debt that are not covered by annual payments
from those receiving freehold interests' in land.

D.OPTIONS,.FORFUNDINGCOMPENSATION

Several alternatives "for" the funding ,,' of compensation payments 'can be, identified. Different
approaches may change the timing, amount,and'distributionofbenefits and,especially, costs., In
areas 'of ,tenanted, majlo/freehold lands, some options are more likely to facilitate faster
imple111entation'ofthe proposed bill than others.
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1. DIRECT CASH PAYMENT

This option···is the simplest. C·ash payment would flow directly from one party {the rights­
receiver) to the other (the rights-giver). Payments could be made in instalments jf that were
mutually agreeable to the parties· involved. Since this research has found that rural farmers·have
little money available for land purchases, it wOiIldprobably be necessary to provide them with
cash funding in order for compensation.to be paid in a lump sum. Government could provide the
funds to rights-receivers for compensation payments to rights-givers. Such funds could come
either from external grants or loans or from the internal source of a bond issue or· commercial
bank loan and could take the form of either grants or loans. Who ultimately bears' the cost of
compensation (private individuals or government) would depend on whether government
mandated repayment of the compensation funds by the individual recipients (the rights­
receivers). The initial costto government might be· high, butcould be financed with borrowing.
If ·the beneficiaries pay the·compen~'ltion costs, annual government. expenditures would ·be
greatly reduced. This. option would require administrative overview, either to establish
compensation amounts if government pays, or to monitor and receive repayments ofloans if the
beneficiaries pay.

2. ESTABLISH A CREDIT SCHEME

Three different types of credit schemes are possible. First, rights-buyers could be extended credit
by co~~rciallending·institutions. Second, government could facilitate private-sector credit by
establishing a loan guarantee program.. Third,govemment could dir~ctly provide credit to those
purchasing rights in land{either tenants or owners).

First, itispossible that a low-interest loan program could be arranged with commercial banks so
that a rights-receiver could borrow in order to pay compensation. The rights-receiver would
borrow from a bank to pay compensation in full to the rights-giver at the time of the transfer of
rights. The responsibility for repaying the loan would rest entirely and directly on each
individual borrower. The major advantage of this option is the minimal cost to government-the
costs are borne by the individuals who benefit, and government is removed from the process
altogether, thereby avoiding bothcom.pensation and some administrative costs. The program
might strengthen the commercial sector and introduce mortgage concepts to the· new freehold
landowners. The major disadvantage is that the program may .. ·entail too much risk ·to interest
commercial lenders. Suitable forms of collateral for these .loans would· have to be identified. If
the land itselfwere to be used, it would necessitate registration of title to that land.

Second, government could provide loan· guarantees to privatelenders who would lend to· rights­
receivers, or could directly provide the credit itself. Government guarantees of privately­
provided loans would greatly lower the cost to <govemmentof a credit program. The costs to
government would be repayment of loans on which the rights-receiver defaults,but in this case
the governmentcould receive possession of the· land which could be resold to recapture the.costs
of the loan. Altematively, government could allow the rights~receiverto stay on the property but
assume the role of· the collector of the loan, an option that would entail significantly higher
administrative·costs.
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Third, government could .provide credit directly to the purchaser of rights, such ·asa.·mailo
tenant Assumingthat government borrows to fillance the loan scheme, governmentcould use its
ability to borrow ··at· "low' 'interest to provideconcessional loans to rights-receivers for
compensation. The repayment could be amortised overa,8ufficiently long period to effectively
reduce the annual costto the rights-receiver. Payments from borrowers tog()vemment should
offset the annual cost of interest andprincipal. .A. gradual transition to freehold>willfurther
reduce the costs. Th'e costs of administration couldbetecaptured through a higher interest rate to
borrowers, but· government .would incur the "administrativecosts from .the .. beginning,. while
repayment would be spread over several years. Thus, the cost of administration.of the '. scheme
would be'paid by government, at least in the early years.

3. COMPENSATION IN BONDS REDEEMABLE AT SOME FUTUREDATE,CARRYING

COUPONS FOR ANNUAL INTEREST

The' state could compensaterights~givers in· the .. fonn of government-issued interest-paying
bonds. Each rights-giver would receive bonds whose. face values total· the amount of
compensation deemed appropriate in hislher case. These bonds would ·be redeemable .at some
future date. This option wpuldreduce the annual paym~t requiredfrom govemmentand would
allow the compensation to be amortised overtime·. Rights-givers who desire immediate
compensation. in full could sell the bonds on the: private market. This alternative is feasible only
if government strictly honours the payment s<;hedule stipulated on the bonds. Otherwise the
value .. of the .compensation is' greatly reduced··or··eliminated. If ·government,·requires.·that the
beneficiaries repay the compensation amount to government then, in effect, government assumes
the role of the commercial bank in· the previous option, with the additional feature of spreading
the payment over time.

4. COMPENSATION IN STOCKS IN ENTERPRISES

The value of compensation is paid in the form of stock certificates instate owned enterprises.
These'enterprises' could be government-owned, such as a utility or a basic industry, or could"be
new industrial or commercial enterprises financed .by government or financed by international
donor agencies. The state share in the equity'ofagivencompany could be calculated, and. stock
certificate values in relation to that equity could be issued and distributed on the basis of the
level of compensation previously determined. Rights-giverscould be given ownership shares in
economic enterprises. They would then have ..~ .strong in~entive to. insure that these enterprises
were successful because '. the amount of their compensation would depend on the success of the
enterprise. A similar program was extremely successfulin stimulating economicdevelopmenfin
Taiwan. This divestiture would serve as a mechanism to privatisestate industries. If the
beneficiaries do not pay.government, the net effect is a transfer of resources from government to
the rights-receivers,probablymost often .mailotenants,with mailo owners losing rights in land
but gaining rights to the income produced by the industry, if any. Rights-givers would have a
strong incentive to demand efficient management ofthe industry, but in the end would receive
no compensation if the il1dustry proved unprofitable. If rights-receivers repay government, then
the net effect'is that government receives revenue b4t.. gives up industries, rights-receivers
receive freehold but make payments, and rights-givers. receive rights to industrial incgme but
lose land rights.
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5.· COMPENSATION THROUGH LAND EXCHANGE

In some cases it may be possible for the rights-receiver to compensate the rights~giver by
transferring. some ·of the land back to the rights-giver. For example,a mailo .tenant might
compensate ·the mailo owner by transferring a smallparfof his kibanja area tothe··owner·in
exchange for full··freeholdrights over the remainder. ofthe parcel. In this scenario·.both parties
would incur some costto receive a greater net benefit. Themailo tenant would give upa portion
of land to secure full freeholdtitle to the remainder of his·. holding; themailo owner would lose
title to some of his Tand in exchange for tenant-free land on the remainder of his holding.
Although these options might not be applicable in all areas there may well be selected local
regions in which the land redistribution and reorganisation would be a viable option·.forpayment
of compensation.

This type of in-kind compensation might be of little interest· to an owner if: (1) ·the parcel
received from the tenant would be too small for any effective use; or (2) the parcels received
from many tenants would be both small and scattered. However, asnotedearlier,giventhe
amountof.mailo .·landoccupied by tenants, the· total amount of tenant free lan.d retained by the
mailoowner could be significant. If the mailo owner'sholding is quite large,· it maybe. possible
to redistribute land among tenants so that the owner would receive a contiguous parcel that
would be large enough for.agricultural operations. Or,an entire village may be.able·toorganise. a
land redistribution scheme.

Themailo owner will then be left with tenant-free· agricultural land. If the mailo owner does not
wish to engage in agriculture he would have tenant-freeland which appears to be readily
marketable. If he wishes to. engage in agriculture or needs cash for other investment activities
tenant free land would be acceptable to lending institutions as collateral for loans.
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VIII. SUMMARY AND POLICY CONCLUSIONS

The· drafted Tenure and Control of Land Bill, 1990, would provide the structure fora transition
to a single land tenure policy for the nation. The>draft~ bill recognises the need to protectthe
rights to land of those people who are dependent on the land for their livelihood. The drafted bill
also recognises the need for flexibility and clarity of land rights, so that land tenure can evolve as
the economy changes>andcotnmercially-oriented farm households need access to more land or
increased certainty of their rights to the income from fixed-place investments· in land. The main
issues not resolved in the drafted bill are: {I} how to implement the conversion to freehold
(including titling and registration);{2) who should pay for compensation to those who lose rights
in land; and,(3) how.the compensation program could be funded.

Recognising that each of these issues has many possible solutions, and that each solution has its
own· advantages and .. disadvantages, the· results of this study suggest the following policy
conclusions:

A.TITlINGAND>REGISTRATIONSHOUlD BE GRADUAL

Se",eralarguments .support gradual land registration. First, land. sales are important· to register
because they.are most ·likely to .. result· in disputes, because ··the new owner is most· in need of
regis.tration to provide security of tenure, and because the. land market is critical in enabling
progressive farmers to obtain the quantity of land they need to develop agriculture. Second,
relatively few parcels are exchanged through the land market in a given year. If a parcel is not
sold,an up-ta-date land record is of much ·lower value. Third, many land transfers take place
through inheritance. The rules forsuccession are well-established in customarylaw and practice.
Disputes are usually handled. through the family so thatthere is little use for a land register in
determining Who has rights.in that .land..Registering successions is .. important inke~ping. an up­
to-date registry but is not generally critical in providing security of tenure or>resolving disputes.
These·arguments hold in the· central region as mailo or customary landis converted· to freehold,
and inall.otherareasof the· nation· as customary land is converted to freehold through titling and
registration.

B. THE COSTS OF COMPENSATION SHOULD BE BORNE BY THE BENEFICIARIES

Several strong . arguments support this conclnsion.First, .. requiring the rights-receiver to
comperisate the rights-giver .will ensure that thecoDversiontofreeholdwilloccuronly jf the
benefitsto the rights-receiver outweigh the costs to the rights-giver. If govemmentpays the costs
of compensation, the conversion is "free" to the rights-receiver and will be demanded by many,
even though the benefits would be small and far outweighed by the costs, thus increasing the
possibility ofthe occurrence of inefficient transfers of rights.

Second,. cases in which tenants and owners arrive at a mutually agreeable settlement··without
needing state intervention will be' virtually costless .to government .except for the administrative
costs of registering titles. In the central region, it appears that both mailoowners· and mailo
tenants are eager to settlethe deadlock that has existed between them for so long. Therefore, it is
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expected that.mailo tenants opting to acquire title to the lands they occupy will not meet·· with
strong.resistance frommailo·owners, especially·when adequate compensation is offered. In most
cases,. tenants and owners should be encouraged to negotiate to reach a mutually agreeable
settlement·wherethe tenant would acquire the ownership interest with a payment schedule that is
both manageable to the tenant and acceptable to the owner, thereby eliminating the need for
government intervention and thus reducing the administrative. cost to government.

Third, the costto government will be greatly reduced if beneficiaries pay the compensation
costs. Fourth,.i{government.decided.to pay the full costs of compensation,govemment wo~ld
be forced to establish a system to obtain accurate estimates of the value of various interests in
land, a difficult and expensive undertaking.

C. CREDIT SHOULD BE ARRANGED FOR COMPENSATION

Conversion to freehold can proceed in areas outside the central region, and for customary land
within·· the central.·region,with·goyernment. administration ... of .the titling and. registration process.
However,formailo land in the central region, an additional impediment is the pro.vision in the
drafted bill for compensation.

It is likely thatrights-receivers and rights-givers would be ableto negotiate a mutually agreeable
compensation amount,probably most often with the tenant buying the owner's interests in the
tenanted land.. Relying on this market solution·will guarantee that the·· benefits of conversion
outweigh the costs and will greatly reduce the need for government expenditure. Yet this market
solution cannot occur jf·rights-receivers do not have access to the funds with which to
compensate rights-givers. If the benefits .of conversion to freehold outweigh the costs, then, in
theory, ... rights-receivers. should be .. able to borrow against··the ·land's future increased income
streamto finance compensation to rights-givers.

A government··credit. scheme could help relax this capital constraint which might otherwise
prevent conversion to freehold even when the net benefits of conversion are positive. The mailo
owner and tenant would agree on the compensation amount to be paid by the rights-receiver.
The tenant and owner could also negotiate a payment schedule, but, failing that, government
could provide for the rights-receiver to receive credit to finance the purchase of the rights_giver,s
rights,eitherthrougha loan guarantee to a private lending institution or through direct provision
of credit by government. A credit program would allow the rights-receiver to compensate the
rights-giver immediately.

Allowingmwket.forces to help determine and.transfer.suitable compensation .payments .. is a
reasonable way to implement the proposed.legislation. If an educational campaign were
launched to notify people of their options and the. procedures they should follow, tenants and
ownerscould negotiate to reach a mutually acceptable figure for compensation. Any transactions
that· occur can be ... accepted. as. having transferred· adequate compensation to the appropriate party.
This eliminates, or at .least reduces, the need for and cost of state intervention and regulation in
determining. compensation amounts and procedures. The·market could effectively assist both the
registration and the compensation. processes.
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ApPENDIX A: DRAFT OF THE BILL

TENURE AND CONTROL OF LAND BILL, 1990

Memorandum

The object of the bill is to establish a good land tenure system thatwill optimally steer
the country· to development. Three main objectives were considered whicha·good land tenure
system must satisfy, namely:

1. That a good land tenure system should support agricultural development through
thefunctioning.ofa land mark~twhich permits those who have rights in land to
voluntarily sell their parcels to those who want to extend or enter agriculture or
undertake any other form of development.

2. That a good land tenure system should not force people off the land, particularly
those·who have no other way to earn a reasonable living or to survive.

3. That a goodland tenure system should be uniform throughout the country. This
should be allowed to evolve over a period oftime.

This bill addresses the above· objectives. It introduces, with some exceptions,· freehold
throughout the country and repeals the Land Reform Decree, .1975. The <following observations
on each clause of the bill will further show that the above objectives have been addressed.

Clause·l

The clause is intended to achieve effective administration of land by making it public
and administered by the Uganda Land Commission on behalf of the State. What this means is
that the State as a Sovereign entity is vested with the Qwnershipbeforegrahts of land can be
made. For the purpose of land administrationtheUgandaLand.Commissionmay·delegate any
of its functions to the Commissioner ofLand Administration or any other person.

Clause 2

1. The· conversion of existing titles into and the alienation of land in freehold.is the most
fundamentatchange caused by· this .bill. It will be recalledthat by virtue .of ... the Land Reform
Decree all former mailo and freehold land is· deemed to be held in leasehold out of public land.
The following advantages of freehold tenure are advanced:

a) Individuals are offered maximum protection for their rights.
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b) Freehold tenure recognises the reality of the land tenure system that has so far· de
facto existed in' the formermailo/freehold·areas for many decades. Even former
mailo/fre~hold tenants and customary tenants have had virtualfreehold for many
years..This system .. has worked very well for the development of agriculture
because individuals have shown ·agreat willingness and .ability toresp.ond .to
profitable ,opportunities in farming and other development.projects.

c) The demands on. Government are' less from freehold than .leasehold, especially as
relates tcrenforcement of development conditions. Freehold tenure will free
government resources and manpower to use in other tasks that contribute to the
social .. and economic development of the nation.

d) Freehold tenure gives individuals maximum ability to transfer lalldthrough.a
land market. Under .leasehold, Govemmentis a party. to land transactions,
particularly if the··lease contains lease conditions that restrict the.use of··the.land.
Under freehold tenure, transactions are normally between the buyer and seller.

e) Freehold tenure gives farmers the greatestdegree of security in their land.

f) Freehold tenure is most likely to result inincreased credit for agriculture.

The argument ·in favour of. a leaseholdsystem··is ··thatGovernment ·maintains some
control over the use and ownership .of property through the ability to renew or not to renew
leases' and. the imposition .of development conditions. This .system is. discredited on several
grounds, some of which are that· development conditions have not been effective in causing
development of property especially in developing countries and continue to fan corruption, one
of the biggest hindrances to development.

The system is also expensive to. administer and puts much strain on the country's meagre
resources. In' order to. allay fears of .people' who argue that without. the imposition of
developmentconditions,.development will be retarded, attention should be. drawn to the Town
and Country Planning Act where there is a machinery in place which can ensure development on
land even where there is freehold tenure.

2. Leasehold system is retained in urban areas in order to facilitate re-development. Provision is
also made to enable the Commission to lease fOf'short periods Government land not
immediately.needed for the purpose for\vhich it was ear-marked or set aside. This is a departure
from the proposed freehold system but is justified on .grounds of effective development. . Land
earmarked or set aside .asmentioned above should not be let to lie idle if it can be leased for
development purposes on a short term basis.

3. With regard to sub-clauses (2) and (3) of clause 2, while it is generally accepted that the
urban authorities should ownland to be ableto steer development, Kampala and Jinja are treated
as exceptions. It is submitted that Kampala being the capital city and Jinja being the industrial
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capitalof Uganda, and because ofthe cosmopolitan nature of the two centres,it is advisable that
the land be vested ina na.tional body (that is, the Uganda Land Commission)ratherth(in in the
local authorities.

4. Under sub-clause (6) of clause 2, th.~re shall be no payment of fresh premium on a converted
interest. This is to avoid double payment on the same interest which may create financial
hardship to the owner. Under sub-clause (1) of clause ·2, it is considered desirable to charge
some fair amount of premil1m in respect of customary tenure which is converted into freehold
tenure.· This serves to generate revenue for Government and eliminates the undesirable notion of
free grants.

On the other hand, under sub-clause (8) of clause 2, the Commission is left to charge
high premium for grants in freehold out of land which is notheld,under customary tenure. This
is devised partly to raise revenue for Govemmentand partly to minimise chances of a rush for or
pressure on public land, which phenomenon may otherwise encourage land maladministration.

The proviso to sub-clause (8}of clause 2 is intended to give the Commission discretion
to levy such chargesthatitdeems appropriate for grants of statutory freehold.

5. Under the proviso to sub-clause (9) of clause 2, holdings on former mailoand freehold land
shall not convert into leases like other estates purchased, derived or ·otherwise.held by grant
under the interests so converted. Under paragraph (a) of sub-clause (10) of clause 2, the said
holdingsflre ..deemed to he separate interests from the. said mailo and freehold interests and· to
vest in the Uganda Land Commission in freehold. The purpose of these provisl0ns<and the
others on the same subject that follow thereafter are to enable asystematic end to the
controversial dead-lock that has hitherto existed·between the former maiIo/freehold tenants and
their former··landlords.

Clause 3

This clause provides for the continuance of customary tenure. This system ofland tenure
isthe most widely.used·in the country and difficult to entirely get rid of. Its legal recognition is
therefore very important in short run.

Under sub-clause (2) of clause 3, sub-section (2}of section 24 of the Public Lands Act,
1969 which was deleted from that section by the Land Reform Decree, 1915 is reinstated. This
is important in as far as it re-introduces the requirement of consent of a customary tenant before
his block maybe given away by a controlling authority. This will· .ensure elimination .of
premature evictions.
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Clause 4

The requirement· for the Minister's consent under this clause is a protectionism
manoeuvre. The law as it is now exposes land in Uganda to acquisition by all black Africans
without restriction, which is a luxury that no nation can afford.

All citizens of Uganda should be treated equally as far as acquisition and transfer of land
is concerned. The majority of the indigenous people are now fully aware of the essence of
holding land (that is, as a social/economic security for livelihood), and thus there is little fear, if
any, that they will lose their land to fellow Ugandans hitherto regarded as sophisticated and
wealthy non-Africans.

Under sub-clause (3) (a) of clause 4, churches religious or other societies are subjected to
the same provision of obtaining the Minister's consent. This provision is necessary since more
often than not it is very difficult to tell who is behind such religipus or other societies.

Under sub-clause (3) (b) of clause 4, the fine for contravention of any of the provisions
of the Land Transfer Act is increased to make it more deterrent.

Under sub-clause (3){c) of clause 4, for the expression "one half hectare" occurring in
section 2A of the Land Transfer Act, is substituted the expression "0.1 of a hectare". The reason
is that the current planning standard for average size of plots is 0.1 of a hectare. To leave the
law as it is would exclude most property from being used as security since it would be rendered
unattractive to the mortgagees.

Sub-clause (6) of clause 4 contains amendments to the Public Lands Act, 1969.
Members of Resistance Committees and District Resistance Councils in addition to those
specified under section3 of the Act, shall not qualify for appointment as members of Uganda
Land Commission, Land Adjudication Committee or Lands Adjudication Tribunal. Thereason
for this is that to ensure that there are checks and balances with regard to processing applications
for land and resolution of land disputes, the RC officials or executive should remain outside the
membership of the said land bodies and serve as a watch dog.

Under sub-clause (6) (b) of clause 4, the p<>st of Secretary to the Uganda Land
Commission should be filled by a public officer of the rank of Permanent Secretary. This is to
avoid low-calibre officers occupying this post and to ensure better performance.

Under sub-clause (6) (c) of clause 4, the Uganda Land Commission should at least meet
once in two months. The present law is silent on the frequency of such meetings and the Uganda
Land Commission may take long periods without meeting which may result in back-log of work
and lead to fraud by some elements who are in a hurry to get land titles.

Sub-clause (6) (e) of clause 4 reinstates the power ofthe Uganda Land Commission to
sell land held by it. Under sub-clause (6) (0 of clause 4, such sale shall be under such terms and
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conditions as determined by the Commission. Sub-clause (6) (e) also reinstates paragraph. (c). of
sub-section (1) of section 19 in view of the fact that the bill introduces freehold tenure system.

Clause 5

Under this clause, District Land Committees under the Public Lands Act, 1969 are
abolished and their.functions taken over by land adjudication committees to be set up. at sub­
countylevel. The manner of operations and other matters connected thereto are to be provided
for under subsidiary legislation. The purpose of this provision is to .make the exercise cheap,
convenient and, most· important, .to take services nearer to the people.

Clause 6

A Lands Adjudication Tribunal is established for each District partly to ensure that
parties to land disputes do not have to travel long distances. There are considerations of taking
services nearto the people thus saving, among'other things, time and money.

Another purpose .of· establishing a Lands Adjudication Tribunal .is to encourage the
disposition of land disputes with expedition. One of the important principles of .land
adjudication is that work should be completed' in the field and submitted for title making as
expeditiously as possible. "This .presupposes that any objections or disputes arising out ofland
adjudication should be entertained with minimum delay, if any.

Clause 7

This clause provides that new certificates should',Ilot be. issued relating .to .... conversion
under clause 2. Thismakesthe conversion exercise cheap and convenient.

Clause 8

This is an important clause of the bill which delegates power to the Minister to make
Regulations for the better carrying into effect the provisions of the bill. The bill embodies the
principal or substantive.provisions while the Regulations should embody the details relating to
implementation.

Clause 9 and 10 provide for interpretation andcommencement,respectively.

Clause.11

Apart from repealing the Land Reform Decree, 1975, the possession of Land Law of
1908 is also repealed. The Possession of Land Lawis obsolete and hardly enforced. Some of its
appliCable provisions have, however, been incorporated in the bill.
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ARRANGEMENT OF CLAUSES

CLAUSE

1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.

Land to be public land
Land holding, and compensation for loss of interest
Customary tenure
Minister's consent; amendments to the Land Transfer Act and the Public Lands
Land adjudication committee
Lands Adjudication Tribunal
No new certificatesto be issued relating to conversion
Regulat~ons

Interpretation
Commencement
Repeal

Act
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TENURE AND CONTROL OF LAND BILL, 1990

BE IT ENACTED by the President and the NationalResistance Council as follows:

Land to be Public
Land

Landholding, and
compensation····for
loss of interest

'l··{l) All land in Uganda shall be public land and be administered by the
Commission on behalf of the· State in accordance with the
Public Lands Act, 1969, ·subject to such modifications as
may be necessary to bring that Act into conformity with this
Statute.

(2) The Commission may delegate any of its duties relating to the
administration of land to the Commissioner of Land
Administration or any other person.

(3) Without. prejudice to the generality of subsection (1) of this
section, the following provisions of this Statute shall have
effect with respect to tenure and control of land in Uganda.

2 (1) Any estate in land to be alienated by the Commission shall be
alienated in· freehold, and all existing leases shall,. from the
date of commencement of this Statute,be converted into
freehold:

Provided. that existing leases granted controlling authorities
in urban areas shall not convert into freeho~d:andprovided

further that· all future grants in urban areas by controlling
authorities shall be in leasehold.

(2) All eXisting statutory leases,except those of Kampala City
Council and JinjaMunicipal Council shall from the
commencement of this statute be converted into statutory
freehold and all future grants by the ·Commission to
designated Urban Authorities shall be made as statutory
freehold.

(3) Without .prejudice to the generality of the foregoing provisions of
this section statutory leases of both Kampala City Council
and JinjaMunicipalCouncil are hereby terminated and the
land hitherto comprised therein is vested in the Commission
in freehold.
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(4) The Public Lands Act, 1969, shall with effect from the
commencement of this Statute, be construed as if the
references to the power. by the Commission to make· grants
in leasehold is a power to make grants in freehold:

Provided that the Commission may make a grant in
leasehold out of Government landfor a period not exceeding
five years on such conditions as the Commission may
impose.

(5) Forthe purposes of this section the expression "government land"
includes land which is earmarked or set aside by the
Commission for a specific purpose.

(6) Any estate converted under sub-section (1) of this section shall be
deemed to be a freehold granted by the commission without
the payment of a premium~

(7) Any· future grant by the Commission in freehold in .. respect of
customary holdings shall attract. some premium.

(8) Any other grant by the Commission in freehold shall attract high
premium:

Provided that grants of statutory freehold may attract such
premium as the Commission may determine.

(9) Any.··other estate purchased, derived or otherwise held by grant
under the estate so converted under sub-section (I) of this
section. are hereby converted into leases and sub-leases, as
the case may be:

Provided that the following shall not convert into leases-

(a) any holding on former mailo land under the Busulu and
Envujjo law; and

(b) any holding under the former freehold system created by
the AnkoleLandlord and Tenant· law and the Toro
Landlord and Tenant law.
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All interests in land referred to in the provision to
sub-section (9) of this section, shall be deemed to
be separate interests from the said former mailo
and freehold interests and shall vest in the
Commission in freehold.

Any interest vested in the Commission under
paragraph (a) of this sub-section, may be granted
by the Commission to-

i) the former mailo or freehold tenant or his
legal representative;

ii) the former mailo or freehold owner or his
legal representative; or

iii) any other person, in that order of priority

(11) In order for the commission to grant any interest in land
vested in it under paragraph (a) of sub-section (10) of this
section to any person, under sub-paragraph (iii) of
paragraph (b) thereof, there shall be consent in writing by
both parties referred to under. sub-paragraph (i) and (ii)
thereof.

(12) A former mailo or freehold owner shall be entitled to
compensation for the loss of his interest in land under
paragraph (a) of sub-section (10) of this section provided
that if he acquires the interest from the Commission, he
shall not be entitled to that compensation.

(13) A former mailo or freehold tenant who loses his interest to
his formel' landlord shall be entitled to compensation from
that landlord.

(14) The parties concerned may mutually agree that the interest
in land under which both have a claim, reverts to one of
them on such terms·· or compensation as they may agree
upon.
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(15) For the avoidance of doubt, "former mailo or freehold
tenant" under this section means any person holding an
interest in land under any of the categories referred to in
the proviso to sub-section (9) of this section.

3 (1) The system of occupying public land shall continue and no
holding of a customary tenure shall be terminated except
as stipulated by law and provided that upon such
termination compensation shall be paid to the customary
tenant.

(2) Sub-section (2) of section 24 of the Public Lands Act,
1969 which was deleted from that section by the Land
Reform Decree, is hereby reinstated.

4 (1) No non-citizen of Uganda shall acquire land in Uganda
without the Minister's consent.

(2) The relevant provisions in the Public Cap. 202 Lands Act
and the Land Transfer Act on the acquisition and transfer
of land where the Minister's consent is a pre-requisite,
shall be read subject to the modification in sub-section (1)
of this section. \

(3) The Land Transfer Act is amended,

(a) in section 1 by inserting the expression "church,
religious or other society" between the words
"agent" and "shall" occurring therein;

(b) in section 4,

i) by substituting for the expression "two
thousand shillings" occurring in sub­
section (1) thereof, the expression "five
hundred thousand shillings."

ii) by inserting immediately after sub-section
(1) thereof, the following new sub-section;
"(2) In the case of a company, every
Director or Secretary of that company
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shall be deemed to have committed the
like offence unless he proves that he
ex~rcised due diligence to prevent its
commission or that the offence was
committed without his knowledge" .

(c) in section 2A by substituting for the expression
"one half hectare" occurring in paragraph (a)
thereof, the expression "0.1 ofa hectare".

(4) A non-citizen of Uganda who fraudulently acquires land
contrary to the provisions of the Public Lands Act,1969,
the Land Transfer Act, or ·any other law for the ·time
being in force in Uganda commits an offence and shall
be liable on conviction to a fine not exceeding, five
hundred thousand shillings or to a period of
imprisonment not exceeding five years or to both such a
fine and imprisonment.

(5) A person who aids or abets the commission of an offence
under sub-section (4) of this section commits an offence
and shall·be liable on conviction to ·the· same penalty as
the principal offender.

(6) The Public Lands Act, 1969 is hereby amended,

(a) by inserting the expression "Resistance
Committee, District Resistance Counciln·between
the words "District Council" and "or" occurring
in section 3 thereof;

(b) by inserting the expression "who shall not be
below the rank of Permanent Secretary or
equivalent"· between the words "thereof" and
"and" occurring in sub-section (2) of section 4;

(c) by inserting immediately after sub-section (3) of
section 6, the following new sub-section; "(4)
The Commission shall·meet at least .once
in two months" .

(d) by renumbering sub-section (4) of section 6as
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sub-section (5);

(e) by reinstating paragraphs (a) and (c) of sub­
section (1) of section 19 which were repealed by
the Land Reform Decree, 1975;

(f) by inserting immediately after sub-section (4) of
section 19 the<following new <sub-section and
renumbering sub-section (5) thereof as sub­
~tion (6) "(5) A sale carried out under
paragraph (a) of sub-section (1) of this section
shall be under such terms and conditions as
determined by the Commission. "

(g) by deleting the word "statutory" occurring in the
third line of sub-section (1) of section 36.

(h) by deleting, section 38.

5(1) There shall be established for each sub~county a Land
Adjudication Committee appointed by the Minister.

(2) A person<'shall not qualify for appointment as a< member
of the Commission, a land Adjudication Committee or a
Lands Adjudication Tribunal provided for under section
6 of this Statute if he is a member of the National
Resistance Council, District Council, District Resistance
Council, Urban Authority Councilor a Resistance
Committee.

(3) The Minister may, in consultation with the Commission,
declare an. area to be a Land Adjudication Area.

(4) In areas -declared to be· Land Adjudication Areas, the
Committees shall carry out systematic adjudication over
land rights for purposes of land titling; and in areas not
yet declared Land Adjudication Areas, the Committees
shall assist the Commission ~n Advisory capacity on any
matter relating to land which may be
referred to them and to perform such other fu.octioos as
may be delegated < to· them by the Minister.

(5) Section 11 to 16 of the Public Lands Act, «<1969 are
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hereby deleted.

6 (1) There is hereby established a Lands AdJudication
Tribunal for each Tribunal District which shall consist of
a magistrate grade I or above, or an advocate of not less
than two years standing as. Chairman and· two other
persons all of whom shall be appointed by the Minister
in consultation with the' Attorney General.

(2) An appeal shall lie from the decision of the Land
Adjudication Committee to the Lands Adjudication
Tribunal.

(3) The Minis~r may by Statutory Instrument in consultation
with the Attorney General regulate the procedure of the
Lands Adjudication Tribunal.

7 (1) For the avoidance of doubt, it is hereby declared that it
shall not be necessary for the Registrar to issue or any
person .to obtain a certificate of title to evidence any
rights and interests under this Statute,.but the Registrar
shall whenever any deed, instrument, certificate of title
relating to any land in respect of which the rights and
interests have been so converted in next presented to him
or .produced before him pursuant to his "summons
therefor 'or in connection with any transaction or
registration, stamp such deed, instrument or certificate,
with such stamp bearing a memorandum about the
conversion and at such a fee as may be prescribed.

(2) On the coming into force of this Statute, the Registrar
shall endorse on the •Registry copies of the relevant folio
or volume ·of the register a memorandum to the effect
that the piece or parcel of land. has become subject to the
provisions of section 2 of this Statute.
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The Minister may, by Statutory Instrument, make
regulations prescribing anything that· may be prescribed
under this Statute and generally for the better carrying
into effect th~ provisions of this Statute.

In this Statute, unless .the context otherwise requires,

"Commission" means the Uganda Land
Commission;

"Lands Adjudication Tribunal" .means the Lands
Adjudication Tribunal established under. section
8 of this Statute;

"Minister" means the Minister··· responsible for
Lands.

"prescribed" means prescribed by the r~gulations

and made under this statute;

"public body" has the same meaning assigned to
that expression in Schedule 4 to the Public Land
Act, 1969.

"Registrar" has the same meaning assigned
thereto in the Registration of Titles Act, Cap
205.

"Statutory freehold" means public land held by
either a designated urban authority or a public
body.

This Statute shall come into force on such a day as the
Minister· may, by Statutory Instrument, appoint.

The Land Reform Decree, 1975 and the Possession of
Land Law of 1908 are hereby repealed.
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APPENDIX B: LIST OF SPECIFIC SITES INTERVIEWED IN THE RRA

1.. Central Region
a. Rakai District: visited 6-8 March 1991

1. Buyiisa trading center, Kirumba sub-county, Kyotera County
2. Kakuto trading center, Kakuuto sub-county. Kakuuto County
3. Lwanda trading center, Lwanda sub-county, Kooki County
4. Kaliiro trading center, Kaliro sub-county, Kabula County

b. Masaka District: visited 6, 8, & 14 March 1991
1. Misanvu trading center, Kibinge (Buyoga) sub-county, Bukornansirnbi

County
2. gornbolola headquarters, Kaswa sub-county, Bukoto County
3. Miteete parish, Mateete sub-county, Mawagola County
4. Kawungede trading center, Ntuusi sub-county, Lwerniyaga County

c. Mpigi District: visited 19-20 March 1991
1. Kibibi trading center, Kibibi sub-county, ButarnbaIa County
2. Lukwanga parish, Walciso sub-eounty, Busiro County
3. Kabulasoke trading center, Kabulasoke sub-eounty, Gornba County
4. Kiringente trading center, Kiringente sub-eounty, Mawokota County

d. Mubende District: visited 25-26 March & 10 April, 1991
1. gornbolola headquarters, Ntwetwe sub-eounty, Kiboga County
2. Maanyi trading center, Maanyi sub-eounty, Busujju County
3. gornbolola headquarters, .. Bukuya sub-eounty, Kassanda County
4. Ngabano trading center, Madudu sub-eounty, Buwekula County

e. Mukono District: visited 3,4 & 11 Apri11991
1. gornboloIa headquarters, Kangulumira sub-eounty, Ntenjeru County
2. gornbolola headquarters, Busana sub-eounty, Ntenjeru County
3. gornbolola headquarters, Nakisungasub-eounty, Mukono County
4. gornbolola headquarters, Kayonza· sub-eounty, BbaIe County

f. Luwero District: visited 8,9, & 17Apri11991
1. Butunturnula trading center, Butuntumula sub-county, Katikamu County
2. gornbolola headquarters, Nyimbwa sub-eounty, Katikamu County
3. Nakaseke trading center, Nakaseke sub-county, Nakaseke County
4. KaIungi trading center, Kalungi sub-county, Buruli County
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2. Districts outside the Central.··Region

a. Hoima District: visited 26 March 1991
Concern was with Buyaga and Bugangaiza Counties, which were included
under the 1900 Buganda Agreement. The Bugangaizi County headquarters was
visited, where localgovemment officials from the five subcounties (Bwanswa,
Nkooko, Nabweyo, Kakindu, and Kasanbya) were interviewed. Interviews
were not conducted in specific localities of HoimaDistrict.

b. Mbarara ·District: visited 14 January 1991
1. Kinoni parish, Rugando sub-county
2. Kakigani parish, Ndeijasub-county
3. near gombolola headquarters, Ndeija .sub-county

c. Bushenyi District: visited 14-15 January 1991
1. Kigarama sub-county, Sheema County
2. Itendero trading center, Kagango sub-county
3. Kanyamukando trading center, Shllllku sub-county,

d. Rukungiri District: visit~d 16 January 1991
1. Nyakajeme trading center, Nakajeme sub-county
2. Buyanja town, Nyakayina parish
3. Kebisoni sub-county

e. Kabale District: visited 17 January 1991
1. gombolola headquarters, Bubare, BugandaCounty
~.Bufumbiravillage, Kisoro sub-district

f. Mbale District: visited 1 February 1991
1. 2 sites in .Bumboi·village. Bunkokho sub-county
2. Bubentse village,Wanale sub-county

g. Jinja, Kamuli, and Iganga Districts: visited 26-27 February 1991
1. Chairman of District Land Committee (shortly before his death), Jinja

District '
2. Butagaya gombolola headquarters, Jinja District
3. District Executive Secretary, Iganga District
4. District Adlninistrative Headquarters, KamuliDistrict
The Regional Lands Office,·;located in Jinja town, informed us that there is
neither freehold normailo land in the Region. This assertion was confirmed
by officials in Iganga and Kamuli Districts.
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APPENDIX C: TABLES lA AND 18

Table lao Estimated percentages of land in tenure categories; selected non-central region districts.

percent
private

District Location mailo
(1)

Kabale land office
Bufumbira

BushenyiC land office 5
Kigarama 3-5
Kagango
Shuuku 0

Mbararac land office 5
Kinoni
Kakigani
Ndeija

Rukungiri land office
Nakajeme
Kebisoni

percent
of mailo
tenanted·

(2)

100
100
75

100

100

percent
tenanted
mailob

(3)

5
3-5

5

percent
customary

(4)

35

60
70-75

92
15

40
70
75

'most'

20-30
15

30-40

percent percent
leasehold freehold

(5) (6)

40 25
"leasehold > freehold"

5-10 25
20 5-7
4 4
5 80

55 0
10 20
5 20
1 <1

5-20 60-70
5 80
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(table la cont.)
percent percent percent
private of mailo tenanted percent percent

District Location mailo tenanted· mailob customary leasehold
(1) (2) (3) (4) (5)

Mbale Bunkokho/Wanale 67 13

Jinjad Butagaya 99 1

Igangad 98-99 1

Hoima Kakindu 70 90-95 63-67 26
Bwanswa >80 90-95 72-76 13
Nkooko 60 95 57 34
Kasanbya 70 90 63 27
Nabweyo 40 90-95 36-38 58

percent
freehold

(6)

20

3 (church)
5 (church)
5 (church)
2 (church)
1 (church)

Notes to Table la:

8. The figures in column (2) art the percent·of privatemailo ··land estimated lobe occupied by tenants.
b. The figures in column (3) aref6Aualto the product of columns (1) and (2).
c. Bushenyi andMbarara Districts have the same district land office..
d. Jinja, Ignaga, and Kamuli Districts are all handled by the Busoga Regional Lands Office. While Kamuli District was visited, tenure information

was not. gathered.
Source: MISR Rapid Rural Appraisal, January -April, 1991.
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Table lb. Estimated percentages of land in tenure categories; selected central region sub-counties.

percent percent percent
private of mailo tenanted percent percent percent

District Location mailo tenanted- Inailob customary leasehold freehold
(1) (2) (3) (4) (5) (6)

Lu\vero
Butuntulnula 75 80 60 10 15(church)
Nyimbwa 70 92 64 14 1 13(church)
Nakaseke 75-90 90 68-81 7 1 10(church)
Kalungi 65-70 95 62-67 23 2 9(church)

Masaka land office 75 95 71 4 16 l(tea&ch)
Buyoga 70 70-85 49-60 9 I 15(church)
Kaswa 90 90 81 6 1
Mateete 80 90 72 19
Ntuusi 30 10 3 55 14

Mpigi DA'soffice 75 75 56 10 5 2
Kibibi 80 70 56 15 5(church)
Wakiso 75 85 64 9.5 0.5 lO(church)
Kabulasoke 60 80 48 5 15 20(church)
Kiringente 65 97 63 20 15(church)

Mubende land office 70 80 56 5 20 5
Ntwetwe 80-90 80 64-72 5 3(church)
Manyi 75 75 56 I 1
Madudu 65 70 59 20 10 5(church)
Bukuya 75-80 80-90 60-72 19 1 3(chufCh)
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(table 1b cont~)

percent percent percent
private of mailo tenanted percent percent percent

District Location mailo tenanted' mailob customary leasehold freehold
(1) (2) (3) (4) (5) (6)

Mukono land office 65 85 55 28.5 1.5 5(church)
Kangulumira 45 75 34 45 5 5(chUfCh)
Busana 30 70 21 54 14 I (church)
Nakisunga 80 80 64 II 1 5(church)
Kayonza 40 80-90 32-36 54 6 1(church)

Rakai land office 50 70 35 10 40
Kirumba 98 90 88 2
Kakuto 70 97 68 15 10 4(church)
Lwanda 80 75 60 13.5 1.5 5(church)
Kaliro 60 75 45 8 22 1(church)

Notes tOIablelb:

a. The figures in column (2) are the percent of private mailo land estimated to be occupied by tenants.
b.The figures in column (3) are equal to the product of columns (1) and (2).

Source: MISRRapid Rural Appraisal, January - Aprii,1991.
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ApPENDIX D:TABLE 2

Table 2. Prices for developed land sold to a local buyer; Uganda Shillings; price per acre unless otherwise noted; April,1991.

District Location Land Holdings: Sales last Nontenanted Mailo tenant Mailokibanja Customary
no. of year private· nlailo buys out ~ibanja

parcels total acres rnailo o\vner .....

Lu\vero Butuntumula I 5 20 200,000 (a) 250,OOO/kib 150-200,000 no sales

Nyimbwa 1 3-4 30 200,000 (e) 30,000 20,000

Nakaseke I 3-4 20 100,000 80,000 50-70,OOO(h) 50-
70,OOO(h)

Kalungi I 8-10 4 sales rare no sales 15,000 no data

Masaka LandOftice 2 - 3 15~50,OOO 30-50~OOO(t) 15-30,000 30,000

Buyoga I 2.5 150 300,000 50,OOO(g) 250,OOO(h) 150-
250,000(11)

Kaswa I 2-3 20 100-150,000 150,000 300,000 120-
150,000

Mateete 1 3 5 no data no ·sales 250-300,000 no sales

Ntuusi 1 1.5-2 3 5,000,000/sq 30,000 50,OOO(h) 50,OOO(h)
mi.

Mpigi DA's Office 2 5 10-20 400- (t) IOO,OOO(h) lOO,OOO(h)
500,OOO(b)

Kibibi I 7 1 150-300,000 200,000 70,000 can't .sell

Wakiso I 3-5 3 1,000,000 300,000 400,000 not sold

Kabulasoke 1 10 10
..

50,000 20,000 50,000 not sold

Ki.ringente 1 3 5 no sales no sales 100-150,000 no data
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District Location Yllil HQldings Sales last Nontenanted Mailo tenant Mailo kibanja Customary
year private buys out kibanja

no. of total acres mailo mailo owner
parcels

Mubende Land Office I 30-50,000 10-20,000(f) 1O,000(h) 1O,000(h)

Ntwctwe I 5 5-10 300,000 50,000 60,000 value
developments

Manyi I 10-15 2-6 25,000 2-5,000 27,000 no data

Madudu I 5 2 150-300,000 no data 100,000/kib no data

Bukuya I 3 2 100,000 30,000 300,000/kib 20,000

Mukono Land Office 2-3 5-10 312 150-200,000 30-50,000 600,000/kib few sales

Kanggulumira I 3 20 no data no data 350-500,OOO(h) 350-
500,000(h)

Busana I 2-4 70 no sales no data 300,000(h) 3oo,000(h)

Nakisunga I 2-3 20 80-100,000 30- 450- 450-
100,OOO/kib(f) 600,000/kib(h) 600,000/kib(h)

Kayonza 1 2-3 100 no sales(c) 30.000 250,000(h) 250,000(h)

Rakai Land Office 10-25,000 150- 100-150,000(h) 100-
200,000(g) 150,000(h)

Kirumba 2-3 3 2 > 100,000 <50,000 100-200,000 few sales

Kakuto 1 2 0 I,ooo,ooo(a) 50-100,000 400,000 100,000

Lwanda I 2-3 40 250-300,000 50-100,000 150-2oo,000(h) 150,000(h)

Kaliro I 10 II no sales no sales 80-IOO,000(h) 80-1OO,OOO(h)

Source: MISR Rapid Rural Appraisal, January-April, 1991.
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Notes to Table 2

a. Nontenanted Maile land is sold' in pieces thatcan be very big, even up to a square
mile. One 20-acre piece is currently for sale for 2,000,000, implying a price of
lOO,OOO/acre.

b. This is if theJand is not sold to the owner's neighbors. The price will be high
(2,000,000/acre) if the seller asks his neighbors to buy it.

c. There have been. no sales of mailo land in the last. four years. Respondents
thought 30,000-SO,000/acre would be an ~ppropriate price for undeveloped,
nontenanted mailo land.

d. For mailo land, the price is 1,ooo,ooo/acre if with title. The price is less if the
buyer will have to pay for the surveying and titling.

e. Usually it is the mailo owner who tells themailotenants to buy their interests.
Generally a valuer is called in. The size, location, and developments· are
considered in determining the value (price). Respondents cited two real
examples: (1) 3,000,,000.for four acres located two miles from municipality, on
which the mailo tenant was going to set up a health center; (2) 100,000 for. five
acres because the mailoowner knew ·he could not· evict the mailo tenant.

f. When amailo.tenant purchases the owner's residual interest and himself becomes
a Maile owner, the price sometimes depends on who initiates the transaction. The
prices stated in the table are for when the sale is initiated by the mailo tenant.
The prices for when the mailo owner· initiates the transaction are:

Masaka land office: 20,000-30,000
MpigiDA's office: no exact prices, but price is higher when mailo

tenant initiates than·when mailo· owner initiates
Mubende land office: price decreases
Nakisunga ·sub-county: .price decreases
Rakailand office: 75,000-100,000

g. If the land is not yet surveyed and the mailo tenant will have to·incur the expense
of surveying, then the price is 20,OOO-30,000/acre.

h. "Akibanja isa kibanja" no matter what type of land it is on.
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ApPENDIX E: TABLE 3

Table 3. Areas of land,mailo land, and tenanted mailoland in the central region of Uganda.

Total Land mailo tenanted tenanted
areal areal percent land percent area area

District (sq. mi.) (sq. mi.) mailob (sq. mi.)C tena,ntedel (sq.mi.)e (mil acre)
(1) (2) (3) (4) (5) (6) (7)

Luwero 3,550 1,988 48.7 968 89 862 0.551
Masaka 6,302 2,476 45.8 1,134 88 998 0.639
Mpigi 2,401 2,065 69.1 1,427 81 1,156 0.740
Mubende 3,980 3,979 49.6 1,974 82 1,618 1.036
Mukono 5,497 3,479 60.7 2,112 79 1,668 1.068
Rakai 1,920 1,621 37.1 601 81 487 0.312

Total 23,650 15,608 8,216 6,789 4.345

(LQst
Counties) 1,661 51.9 862 82 707 0.452

Total 17,269 9,078 7,496 4.797
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Notes ·10 Table ·3:

a. Figures in columns (1) and (2) are taken from Langland.

b. Percentages of mail0 land were estimated using the map in West's Land Policy in Buganda.

c. Areas in column (4) ,are the product of columns (2) and (3).

d. Figures in. column (5) were obtained by averaging the percentages estimated by localrespondents .. inlheRRA and presented in column (2) of Table
I (Appendix C). For example, the 89% for Luwero is the average oflhe80%, 92%, 90%, and 95% listed for Luwero in Table 1.

e. Areas iii column (6) are the product of columns (4) and (5).

Sources: 1. MISR Rapid Rural Appraisal, January - April, 1991.
2. Langland. 1974. "A Preliminary Review of Land Use in Uganda," pp. 103-182.
3. West, Henry. 1975. Land Policy in Buganda.
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ApPENDIX F: TABLE 4

Table 4. Estimation of total compensation payments assuming 100% of tenanted maiIo land transfers to either the tenant or the owner.

District

Luwero
Masaka
Mpigi
Mubende
Mukono
Rakai

Total

(Lost
Counties)

Total

Total compensation '.' .(ush bil)
Area of Rural land 'prices· per acreb (ushs 'OOQ) title to title to
tenanted mailo land mailo tenant tenants; tenants owners;
mailo landa less mailo buys out mailo owners buyout tenants
(mil. acres) kibanjaC mailo .owner kibanja compen'dd ownersd compen'dd

(1) (2) (3) (4) (5) (6) (7)

0.551 0-170 50- 80 30-200 ,0- 94 28-44 17-110
0.639 -200- 50 50-150 250-300 -128- 32 32-96 160-192
0.740 0-400 20 50-150 0-296 IS 37-111
1.036 -2-240 2- 50 27- 60 -2-249 2-52 28-62
1.068 -220-140 10-50 60-500 -235-150 11-53 64-534
0.312 50-150 50-100 80-200 16- 47 16-31 25-62

4.345 0-868 104-291 331-1,071

0.452 -2-240 2- 50 27- 60 -1-108 1-23 12-27

4.797 0-976 105-314 343-1,098



79

Notes to Table 4:

a. Areas of tenanted mailo land are taken from column (7) of Table 3 (Appendix E).

b. Land prices listed in columns (2) through (4) are computed from those listed in columns (5) through"(7) of Table 2 (Ap}lendix D). Prices
listed he~reflect the maximum range of prices in sub-counties with at least five land transactions in Table 2. For example, .the price ranges
listed here for Luwero District are the ranges of the Luwero sub-counties visited in the RRA excluding the Kalungi site since it had fewer than
five land .transactions.

c. The price ranges for mailoland less mailokibanja are calculated from those given in columns 5 and 7 of Table 2. The maxiOlumprice
differential between the two types of land ·tenure was calculated for each location. Column 2 reflects the maximum range of all prices
in each district. Thus the three locations in Luwero had price differentials of 0-50,000, 170,000 and 30,000-50,000 per acre resulting

,--. in a maximum range for Luwero of 0-170,000 per acre.

d. Column (5) is the product of columns (I) and (2), column (6) the product of columns (1) and (3), and column (7) the product of columns (1)
and (4).
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ApPENDIXG: TABLES

TableS. Estimation of total compensation payments assuming 90% of tenanted mailo land transfers to former tenants white 10% is retained by mailo
owners.

mailo
kibanja

(5)

Area of
tenanted

mailo land­
(m. acres)

(1)
90%b IO%C
(2) (3)

Rural land prices per acred (ush'OOO)
mailoland

less mail0
kibanja .

(4)

Total compensatiQn(ushsbiJ)
payments payments

to to
former former Dist.
ownersC tenants' Tot.'

. (6) (7) (8)

Luwero
Masaka
Mpigi
Mubende
Mukona
Rakai

Total

0.551
0.639
0.740
1.036
1.068
0.312

4.345

.496 .055

.575 .OM

.666 .074

.932 .104

.961 .107

.281 .031

3.911 .435

0-110
-200- 50

0-400
-2-240

-220-140
50-150

30-200
250-300
50-150
27- 60
60-500
80-200

0- 84 2-11 2-95
0- 29 16-19 ()...48
0-267 4-11 4-278
0-224 3- 6 3-230
0-135 6-53 6-188
14-42 3- 6 17-48

14-781 34-106 48-887

(Lost
Counties)

Total

0.452

4.797

.407 .045

4.317 .480

-2-240 27- 60 -1- 98

14-879

1- 3 0-101

35-109 48-988
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Notes toTableS:

a. Areas of tenanted mailo land are taken from column (1) of Table 3 (Appendix E).

b. Figures in column (2) are equal to 90% of the areas listed in column (1).

c. Figures in column (3) are equal to 10% of the areas listed in column (I).

d. Rural land prices in columns (4) and (5) are taken directly from columns (2) and (4) of Table 4 (Appendix F).

e. Figures in column (6) are the product of columns (2) and (4). Negative figures are set to 0 in the calculation of totals.

f. Figures in column (7) are the product of columns (3) and (5).

g. Figures in column (8) are the sum of columns (6) and (1). Negative figures are set to 0 in the calculation of totals.


