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PREPACE

This report was prepared based on RFS 94 issued to PADCO, Inc. The work
consisted of review, in Washington, of secondary source materis,ls on Uganda
and meetings with the World Bank and PRE/H. Two days were spent in
Nairobi for briefing. Mr. Van Huyck visited Uganda from June 20 to June
2'1, 1984. During this time, he participated in a Housing Policy Workshop
for two days involving 2'1 senior Uganda officials representing most of the
key housing organizations of the country, as well as the private sector, and
several local authorities (see Appendix I for listing of participants). The
report was written in the RHUDO office in Nairobi on June 28 and June 29,
1984.

Special thanks is given to the Ministry of Housing in Uganda for organizing
the Housing Policy Workshop, and providing excellent overall support during
the visit. The USAID/Uganda Mission's extensive assistance with all logistical
arrangements was greatly appreciated. The USAID Mission Director, Mr •
Coker, spoke to the Housing Policy Workshop and dbcussed the work with
the consultant.



DlTRODUCTIOM

It is well-recogni:zed by' all Ugandan housing officials that there is a serious
housing crisis in the (!()untry. Their estimate is that the existing national
deficit is 150,000 unit." of which 70,000 dwellings are needed in urban
areas. This number essentially suggests that there have been almost no net
additions to the urban housing stock over the decade of the 1970s.

If urban areas grow at four percent between 19 St.) and 2000, tbere will be a
need for an additional 2~!0 ,000 dwelling units, and if urbanization begins to
accelerate, to perhaps six percent annual growth, the need wfil be for ap
proximately 400,000 dwelling units.

It is impossible to eoneeive of an, eeonomlc scenario which eould lenerate
the shelter sector reso...ees nec!s••", to lDeet these needs at the preaent
minimum standardl set by Government. Furthermore, even If this ......ve
eapital investment were mobDlzed, the present and projected Ineome levels
of the people would mate It impolSible to repa, the loa.. required witbout
enormo.. sublidies.

The Government of Uganda, therefore, faces a fundamental and difficult
choice in housing policy for urban areas:

• It ean attempt to enforce existing standards and continue present admi
nistrative practice, thereby forcing the vast majority of Ugandans to
build illegal and uncontrolled holSes on the periphery of towns, and/or
eontinue to overcrowd existing housing stock.

• Alternatively, the Government ean define a bold new strategy and
housing policy based firmly in the realities of their current economic
situation.

Fortunately, the consensus seems to rest with the realization that a new
strategy is required, and indeed the draft housing policy prepared by the
Ministry of Hotming takes the first steps toward defining the new approach.

This report will highlight the housing issues to be addressed, suggest specific
policy and program actions which, after further study, could stimulate the
shelter sector, and define areas in which selective technical assistance from
USAID or other donors might be of value.
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CHAPTBR I

POPULATION, BCONOMY AND SHBLTER

A. THE DEMOGRAPHIC SITUATION

Uganda bas a high national annual population growth rate of 2.7 percent, but
the urban population growth rate between 1969 and 1980 has been only 3.8
percent. This relatively low urban growth rate may be refiective of the econo
mic and political conditions of the country during the 19'10s, since woban
growth during the 1960s was considerably higher. It is uncertain t therefore,
whether the urban growth rate will begin to increase (now that stability is
returning to the country) •

.Table I indicates the total population growth by district and region in Uganda.
The national population grew from 9.5 million in 1969 to 12.6 million in 1980 ..
If there is no moderation of the growth rate in the year 2000, population will
reach 21.5 million. This will be a net increase of 8.9 million persons.

Table n indicates the population of major urban centers. The national urban
population grew from 747,000 in 1969 to 1.1 million in 1980. The urban popu
1&tion as a percentage of total population increased from 7.8 percent in 1969
to 8.7 percent in 1980. This can be considered a very modest rate of growth
compared with most low-income countries. It probably refiects the political
conditions of the 1970s, as well as the fact that agricultural land in Uganda is
abundant and can support increased population growth.

Table n indicates the very wide variation of population growth rates among
urben centers (from a negative 6.3 pereent for Arua, a town that was heavily
damaged, to a positive 24.2 percent in Bombo, a small town which grew from
600 to 5.6 thousand during the decade). Kampala grew at 3.2 percent which
was less than a percent above natural inerease and below the overall urban av
erage.

If urban growth continues until the year 2000 at four percent, the urban popu
lation will reach 2.4 million, or 11.2 percent of the national population. If
urban growth accelerates to an average of six percent per year, in the year
2000 urban population will be 3.5 million, or 16.3 percent of the total. In
either case, the percentage of the population which will be urban will be
modest as compared to most low-income African countries. Nonetheless, even
these modest rates of growth will present enormous problems to the shelter
sector, given the economic conditions in Uganda.

Accepting ~;he existing urban housing unit deficit to be 70,000, the total re
quirements i will range between 288,000 and 470,000 new units to be built •
Even under! the more prosperous economic setting of the 1960s, the public ,:;ec
tor's contribution to the housing stock never became more than a minor source
of dwelling units. For the rest of this century, it is unlilr.ely that the public
sector willi be able to add significantly to the housing stock" The burden will II

therefore,! fall onto the private sector and individual households to meet their
own housing needs.



TABLE 1.1
2 POPULATIUN BY DISTRICT AND REGION

(In Thousands)

eRMA RAtE
ITEM 1969 1980 (I P.A,,)

KNPALA1 351.8 479.8 3..0
LlM:RO 315.2 412.5 2•. 6
MASNCA 458.0 631.2 3.1
..IGI 492.4 639.9 2•.5
tIJBEN)[ n1.0 510.3 4.~l
KJ(lW(J2 541.0 634.3 1.5
RAKAI 182.6 274.6 4.0

SOOTl£RN REGIa. 2,672.0 J·a2•4 .L%
8tN)IBOOYO 79.4 112.1 3.4
BUSl£NYI 410.7 524.7 2.4
HOIMA 184.1 294.3 4.6
KASALE 403.4 455.4 1.2
KABARCLE 328.0 519.8 4.5
KASESE 164,1 277.7 5.2
MAS001 167.8 223.2 2.8
I6VlMA 450.5 688,2 4.2
RtJQJtf;!RI 244.6 296,6 1.9

tIlESTERN REGION 2,412.6 '.m.1 la1

IGMGA 470.2 643.9 3.1
JINJA2 196.3 228.5 1.5
IWIiLI 278.3 "9.5 2.2
KAPOI"lRWA 64.5 74.0 1.3
KUMI 190.7 m.5 2.2
MBALE 421.4 556.9 2.7
SOROTI 379.9 476.6 2.2
TDRORO 527.1 668.4 2.3

EASTERN REG ION 2.528.4 3aU',· 1a!

!*PM:. 225.4 313.3 3.2
ARUA 369..6 472.} 2••
GUlU 223.7 270.1 1.8
KIrCUM 240.1 308.7 2.4
1C011OO 105.6 161.4 4.2
LIRA 278.9 J70.3 2.e
IIJROT03 164.7 188.6 I.}
tllYO 90.0 106.5 1.6
NE88I 204.1 2n.0 1.3

NORTtERN REG ION 1'902•2 2.424.2 la!
TOTAL POPULATION 9.5U·1 12,§l§.2 .L.Z

1 Includes K-.pala City and Entebbe Ta-n.

2 Excluded NJe1"U Ta-n (Papulation 4.637 in 1969 and 3,880 in 1980) Mhich haS
.... included in Mukono.

} Excludes papulation or Kar_uk tr_rerred to K..ya after 1969 (population
13,796 in 1969).

Source: wro, C..sus Office, Report on the 1980 Papulation Census (Yol. 1)
_ presented in the "Uganda Country Econotic .....r ......., World s.nk,
Dec....r 1983.



TABLE 1.2
3

POPULATICJ.! or MAJOR URBAN ttNTERS

tRDiI" RAtE
ITEM 1969 1980 (I P.A.)

KAMPALA no»7 458.5 '.2
JINJA 47.9 45.1 -0.6
MASAKA 13.0 29.1 8.1
MBALE 23.5 28.0 1.7
KMARCI.E 7.9 26.8 12.4
MBARARA 16.1 23.3 3.6
EHlEB8E 21.1 21.3 0.1
KABALE 8.2 21.5 9.6
TORORO 16.0 16.7 0.4
SOROn 12.4 !S.O 1.9
GULU 18.2 15.0 -1.9
IGANGA 6.0 9.9 5.0
KASESE 7.2 9.9 '.1
ARUA 10.8 5.5 -6.'
LIRA 7.' 9.1 2.1
BUSIA 1.1 8.7 21.4
dOTO 5.5 8.1 '.8
HOIMA 2.' 6.9 11.0
tI&NDE 6.0 6.6 1.0
IQ(CJ.!O '.5 5.8 4.8
BOMBO 0.6 5.6 24.2
KITGUM 3.2 5.0 4.2
MSOOI 5.2 5.0 -0.5
..IGI '.4 4.6 2.9
lUt£RO 0.7 4.2 18.5
KISORO 1.1 4.1 13.8
KNlJLI 2.9 3.9 2.8
N.ERU l\»6 '.9 -1.7
MBIKKO 3.5 '.4 -0.1
MAGAMAGA T.C 4.8 '.4 -3.2
tllYO 2.7 3.2 1.9
8'1:RA T.C 1.2 '.2 9.7
BIGI 0.8 3.2 14.0
KOTIDO 1.7 3.2 6.4
KIBOGA T.C 0.6 2.9 15.6
KA~A 0.7 2.8 13.6
MOBULENZI 1.5 2.8 6.ll
HIlMA 1.6 2.7 5.%
KOLONGO 1.2 2.7 8.4
KAnE 0.8 2.6 11.9
MITYANA 2.3 2.5 1.1
BlN)IBUGYO 2.9 2.3 -2.2
KATAKWI 0.4 2.2 17.1
BUst£NYI 1.0 2.1 7.0
KANGUlUMIRA 1.0 2.1 7,,3

SUB-TOTAl 615.5 892.2 '.6

LlCAZI 10.4
KlLEMBE 5.7
NEBSI 3.6
KIlGORO T.C 3.1
SEETA 2.8
RNENSHAMA T.C 2.7
MASAJJA 2.6
EU<DlooTO 2.4
NANSANA T.C 2.4
MAGANJO 2.0
GTI£R URBAN AREAS 37.7

SUB-TOTAl 131.5 207.8 4.5

TOTAl l.,_AN POPULATI£It 747.0 1,100.0 '.8

SOURa:: tPED, Cenws Office, Report on the Population Census (Vol. 1)
• presented in the "U~d. CCIJI1try Econc.ic "-orin"'", World Baric,
Oec"'r 1983.
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B. THE ECOIOIIIC SITUATIOI

The World Bank report, "Uganda Country Eeonomic Memorandum" of December
1983, awnmariz. the significant accomplishments of the Ugandan eeonomy sinee
the War of Liberation, and outlines the major problems which remain to be
addressed.

Uganda has enjoyed 8 GOP growth rate of five percent per annum during 1981
and 1982 (and probably 1983, though data is not eomplete). Exports have in
creased 45 percent between 1980 and 1983, and are reported to be growing at
satisfaetory levels in 1984. Govemment revenues have increased substantially
and general inflation has been moderated.

In the new budget message, substantial increases in civil servant salaries were
announeeci and further steps taken to strengthen the exchange rate system
through reunification of the previous duel rate system.

While these are significant improvements is the economic sit_tion, the. reality
is that GNP is still approximately only two-thirds of what it was in real terms
in 1970.

The Governme."t's Revised Reeovery Program" whieb runs through 1985, has
been C!Ommenck~ by the international donor eommunity. It places priority
emphasis on the short-term revival of the produetive seetors (agriculture and
industry), on rehabilitation, and the utilization of existing capacity.

This situation is not expected to change in the mid-term. The Ministry of
Planning and the World Bank recognize that the disbursements under the
Revised Reeovery Program are lagging and that some form of "ronover" plan
extension is expected into the late 1980s. Furthermore, GDP growth rates are
projected to average 3.8 pereent during the second half of this decade. In
addition, a number of very serious administrative and management issues must
be addressed and internal security improved substantially.

Uganda's current economic sit_tion and the time r",quired for rehabilitation
make it very clear that the shelter sector win continue to be a low priority ·to
both Government and the international community for the foreseeable fut...e.
No substantial capital funding from the public sector or international eommunity
for shelter can be expected until mueh more progress is made on high priority
economic programs and projects. Furthermore, sinee the basic infrastructure of
most urban areas is in need of massive rehabilitation, it is unlikely that ...ban
services will be available for widespread EXtension to new settlement areas for
a number of years to come.

Pinally, under the projected economic growth rates, household ineomes for
10w- and middle-income groups will rema~n far short of levels required to
amortize mortgages on even modest homes of permanent materials.
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C. THB OVERALL S8BLTBR SBCTOR SITUATIOM

The basic issues coneeming the shelter sector in Uganda are well-established:

1. 80.... Is receivilll. and wD1 Ukely continue to receive, low
priority in public sector and donor investment priority.

2. 'ftle ea.ts of a ho.. built at the Govermaent of Upnda IDinim_
standardl out of peraaanent ...terials are unaffordable by all but a
very small fraction of the hOlBeholds needing holBing. For example,· a
60 square meter holBe (costing Ush 80,000 per mZ) is estimated to
eost Ush 4.8 million. Assuming a downpayment of 10 pereent and·· a
mortgage loan from the HPeU at 18 percent, for twenty years on the
balance, the monthly payment would be Ush 6"1,255. It is obviolB that
sueb a monthly payment is unaffordable by the majority of holBeholds.

S. TIle recovery of the buildinl ...terials inRtri. .... not been pro
eeecHrc weD. SeriolB constraints still exist in most materials which
have an import eontent (though the Housing Poliey Seminal' par
ticipants raised seriolB questions concerning the reasons for this poor
performance given the investments already made in many of these in
dlBtries such as celDent and iron sheets). Even traditional, locally
produced materials remain in short supply and at what are believed to
be artificially high priees.

... 80_111 finance Is alIDost totaBy unavailable. even at full market in
terest rates. Currently, only the HFeU is making housing loans.
These are being provided only to high-income households to complete
buildings which are at least 8Qpercent complete at the time of the
loan.

5. TIle loeal C!ODStruetion indUItrJ is ;mreUable. under-eapitalized. UIlder
equipped, and bas ineffief_t ........eDt and poorly trained
wort... In short. the construction in~lBtry is not in a position to
respond if and when construction activities begin to accelerate.

8. Urban infrutrueture in IDost loea1 autboriti. ill in a serio. state of
dllrepair and distribution networks .... not been expanded to meet
IfOwllll needl. Large areas of the towns have been left unserved; but
there is little hope of major new increments of inff:'8StrUlcture being
added until existing networks are upgraded, and this process is only in
the planning stages.

7. Only raw land witbin loeaJ authority boundari. Is in adeq1ate sup
ply. While the supply of raw land is adequate» bureaueratic entangle
ments (procedures, standards. town planning regulations» ete.) aet as
a constraint on making this land available for settlement.
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8. 11le 110.1.. stock owned by the public sector (of .bleb 85 percent is
reported to be eontroDed by the BeC) is in a Mrio. state of
dilapidation due to extensive nonpayment of rent and large arrears.
However, the costs of rehabilitation are. so Il·eat and households' abi
lity to pay monthly rents is so low that there is no economie way to
upgrade the existing housing stoek" This situation suggests that no new
publie seetor hovsing should be built in the foreseeable future.

9. 'ftIe Oyerall .belt.. seetor sittatlon, th..efore..... led to the alIIIost
total atqnatlon of the publie seetor housing organizations, the immo
bilization of the Ministry of HOlBing, and the deeapitalization of the
related parastatals.

The National Housing Poliey was formulated in response to this grim status of
the hOlBing seetor. It takes the first signifieant steps toward forming the basis
for future aetion.
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CHAPTER D

THB RATIONAL BOUSmG POLICY

There has been a draft Uganda National HOtBing Policy in circulation since
1981. At the Conference on HotBing Strategies in Uganda in October 1981, the
Minister presented the draft policy and it was a(>proved in principle by the
participants as part of their recommendations. It has not yet been given offi
cial Government approval. The draft policy represents a tBeful starting point in
addressing the realities and opportunities in the shelter sector. It is to be com
mended for its implicit emphasis on private sector initiative, and the limitation
of the public sector role. It stresses the "inputs" required for the sbelter
sector (land, building materials, construction capacity, and finance) as
opposed to "outputs" (numbers of dwelling units to be built and standards to be
achieved) •

The draft Housing Policy contains many useful innovative approaches which at
present still lack implementation strategies and operational procedures (as well
as official sanction). It is the purpose of this section of the report to com
ment on these concepts, and in the section which follows to develop some spe
cific suggestions for furtber actions which might include international donor
agency tecbnical assistance support.

The material whicb follows should be considered, not as criticism of the com
mendable work done by the Ministry of Housing, but as complementary to it. It
is offered to stimulate further discussion and study.

Ultimately, the Government should formally adopt a national housing policy to
assist in the recovery of the shelter sector over the long-term, while at the
same time responding to the immediate priorities.

A. NATIONAL HOUSmG POLICY OBJECTIVES

The draft National HotBing Policy sets four objectives:

•
•
•
•

To rehabilitate the housing indlBtry

To increase the hotBing stock

To enC!ourage as man.y Ugandans as possible to own houses

To improve the housing situation generally•••"

These objectives should be made explicit and amplified to reflect the underlying
views already well-established in the Ministry. They might be restated as
follows:
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•

•

•

•

•
•

To rehabilitate the hO\Bing indlBtry

To increase the holBing stock through self-help and private seetor de
velopment

To faeilitate home-ownership for all Ugandans according to their means
and ability to pay

To improve hOlBing conditions generally through imprOVed aeeess to
infrastrueture and services on a self-finaneing basis at standards whieh
are affordable

To faeilitate the aehievement of these objeetives, the publie seetor
will assist in the provision of suffieient land and plots, with or
without serviees, to meet the needs of all income groups in towns

To withdraw the publie seetor commitment to provide oolBing.for eivil
servants and to replaee it with a system of holBing aUowaneesas
sisting eivil servants to meet their housing needs through the private
seetor and individual home ownership

The overall impaet of these housing objeetives is to recognize that the private
seetor must be responsible for holBing output, and that the publie seetor'srole
is to faeilitate the provision of the essential housing inpu\S. Housing inputs ean
be listed as land t building materials t construetion industry eapacity t finance,
and overall management and planning. These are diseussed individually below.

B. LARD AVAR.ABILITY

Land availability is mainly an urban issue, since land is not.a problem in rural
areas. The total supply of raw land is adequate in most towns and the control
of the land rests mainly with local authorities (and, in some eases, with the
Ministry of Lands). In addition, Bee bas considerable land reserves available.

The key point, therefore, is not the land itself, but the terms and conditions
with whieh land will be made available for shelter development. Under the
present eonditions, it is not possible for the publie seetor to provide an ade
quate supply of fully serviced plots for housing construetion. The issue, there
fore, is: should the Government provide basically unserviced plots in planned
neighborhoods (estates) in response to the demand. Otherwise, there is likely
to be continued overcrOWding of the existing housing stoek and the prolifera
tion of uncontrolled settlements.

The Ministry of HOlBing is consideril'..g the development ofa "Reception Area
Program" which would provide plots (at low prices) without fullinfrastrueture,
but in a well-planned manner. By encouraging development in a planned way,
the eventual provision of infrastructure and the upgrading of the dwelling units
themselves ean proceed in an orderly and efficient manner in the future as the
economy and incomes of the residents improve. Such a program should be
encouraged and the details worked out. NHCC might be the logieal organization
to initiate some pilot projects of this kind to test the feasibility of this con-
eept.
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The program would be relatively nexible with building standards and controls.
It would anticipate that low-income hotBeholds would initially construet their
hotBes using traditional materials. It might be useful to run this program under
some form of occupancy permit (rather than long-term leasehold) until such
time as the minimum standards are achieved. Then the property would automa
tically qualify for the long-term lease.

Some local authorities control urban plots which have access to full services.
Lease prices for these plots should renect their high value (in 8 situation
where very few serviced plots will be available for the coming few years). At
present, serviced plots are allocated in long-term leases at prices way below
their market value. For example, the consultant viewed a hotBe under
construction valued at Ush 50 million on a plot which was allocated flor
Ush 60,000. Clearly, the private individual capable ()f financing such' .an
expensive hotBe should be required to pay' a much more realistic price for the
plot lease upon which it is located. As local authorities have enormoWl
problems in raising adequate levels of finance, market values should· be charged
for existing serviced plots. Along the same lines, ground rents are only rarely
adjtBted by local authorities; these should be adjtBted on an annual or bi
annual basis.

The Ministry of HOtBing is preparing an upgrading scheme for the Namuwango
area. Upgrading is a highly desirable concept and should be encouraged. Care
will have to be taken, however, to ensure that the provision of infrastructure
services is feasible economically and that the standards are set at levels
affordable to the residents. The need for upgrading projects is so great that a
program which relies on heavy subsidies is bound to fail.

C. BUILDING MATERIALS

Most observers recognize that the failure of the building materials industry to
respond to rehabilitation has added to the burden of the shelter sector. The
Government must consider the importance of the building materials industry in
its overall rehabilitation efforts--not only for hotBing, but for agriculture and.
industrial development as well. There was not time during the mission to pre
cisely establish the continuing constraints which contribute to both overall
scarcity and what many believe to be the artificially high prices.

The approach to building materials needs to foctB on the differences between
permanent and traditional materials. The production of permanent materials
(often with imported raw materials) and related finishes and fixtures is one
issue. Reports that up to 10 percent of the permanent standard of construction
involves imported materials raises serious questions about the scale of per
manent construction which should be encouraged given the overall economic
conditions and balance of payments situation. Reports that a large number of
high-standard structures have been started, but not completed because of the
unavailability of building materials, or becatBe the owner has run out of funds,
are extensive. The Government of Uganda might consider placing a "cap" on
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the size of high-standard houses which are allowed to be constructed in order
to ensure that more are completed and that extensive foreign exchange allot
ments are not wasted on luxury construction at the expense of other more pro
ductive uses.

A more important issue is the need to increase tbe supply of traditional
materials and locally produced materials. It is clear that the majority of houses
built over the neX'i; few years must be of traditional materials. The Govemment
has a primary responsibility for ensuring that this supply be increased aod that
prices be reflective of true martet forces, rather than artificial scarcity•. In
this regard, the comparative advantage between tbeparastatal building
materials industry and the private sector should be reviewed. The generalopi
Rion expressed at the workshop was that the private sector was responding
much more rapidly to rehabilitation efforts than was the parastatal sector.If
this is indeed the case, it would seem logical to review the parastatalsona
case-by-case basis to see why their performance bas not been as good. Where
the comparative advanbtge rests with the private sector, every effort should
be made to free-up the private sector to produce the needed traditional
building materials on a cost-efficient basis. Of equal importance is the need to
review the distribution system of ~ullding materials to ensure equity and effi
ciency.

One idea raised at the workshop which should be given furtber study is the
potential for the establishment of a building materials bank (along the lines of
a similar institution in Peru). Such a bank, if it could be made operational,
would provide building materials credits to low-income households for the con
struction of traditional houses (possibly as part of the Reception Area Scheme
disct6Sed Above). rile principles of such a bank might be to provide a credit
In the ferm of a "chit" which can be redeemed in selected building materials
from private suppliers (or parastatals). The supplier, in turn, redeems the
"chit" for cash from the bank and the "borrower" repays the credit in monthly
installments. Such a system, if feasible in Uganda, has the advantages of
making modest credit available to low-income peop1e to build traditional
houses. At the same time, it will increase demand for traditional building
materials and, perhaps, serve to moderate prices (since the bank and the
suppliers should agree on "bulk" purchases at a "discount").

D. SHELTER SECTOR PIHAHCE

The Government has the responsibility to establish the policy framework for the
mobilization of shelter sector finance. At present, this is an almost impossible
task, but it must be assumed that the situation will gradually improve.
Therefore, the first step should be to und€l"take a shelter sector finance
planning exercise (see the following section <.'n possible areas of technical
assistance). Such an exercise would explore the ~t~ntia1 sources of domestic
savings mobilization for shelter and outline the policy guidelines required to
channel these savings under appropriate terms and conditions to borrowers.
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Presently, only the OFeU is providing any lending to the shelter sector, and
that is directed at only high-income borrowers. -Nonetheless, an urgent and
important issue is to ensure the viability and continued operations of theHFCU
dUl"ing these difficult times. The HPeU is undercapitalized and this could pose
8 significant threat to its continued operations.

The draft national helming policy identifies various potential institutional sour
ces of' finance such as commercial bann, insurance companies, and employers.
An of these sources should be reviewed as to their potential contribution.

Ultimately, however, the strength of the shelter sector financial base depends
on the mobilization of significant household savings.

The building materiats benk, discussed in tbe preceding section, is another
approach to providing credit to low-income people which should also be con
sidered in a shelter sector financial planning exercise.

While existing economic conditions are not conducive to mobilizing domestic
savings for shelter, it must be recognized that the Government cannot forever
delay responding to the enormous pentup demand for housing. Housing is a
basic necessity. It is of enormous importance to the household and a main
incentive to save and work. Eventually, the Government mw;t allow a now of
funding to pass through in the form of lending for new hOlBing in Uganda. The
key issues are when and how.

B. THB MANAGMEHT AND PLANNING PRAMEWORK

The above discussion illustrat1!S the fundamental change in shelter policy in
Uganda from a concern about shelter outputs to a concern about shelter inputs.
It means that the Government's role in the direct construction of oow;ing will
dramatically decline (certain housing construction in special situations will still
be necessary) and the role shifted to the private sector and individual house
holds. The Government's role in hOiBing finance win also become more evenly
balanced between the pUblic sector savings mobilization and private sector
savings mobilization. The main function of Government, therefore, can be
viewed as facilitating the private sector to undertake the job of building
houses.

1'he present management, planning, and control procedures of Government are
based on a historical period when it was hoped that the public sector could
playa much larger and direct role in the provision of housing. It will, there
fore, be necessary to totally review the public controls, building by-laws,
regulations and procedures to ensure that they do not unduly hinder the private
sector in meeting its responsibilities, do not add unnecessary costs and delays
to the process, and are in harmony with the stark economic realities of the
times. The World Bank's work on local authorities management and finanee
should be partieuIarly w;eful in this regard.
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In addition, it may be necessary to reorganize NBee to divest it of its unpro
ductive assets, ensure its financial viability, and restructure its programs to
renect the new objectives of Govemment (sueh as taking a lead role in tbe
initia~ Reception Area Program). This should be the subject of special study
along the lines described in the next section of this report on the possib~e role
of technical assistance.

The Ministry of Housing and Urban Development will need to be strengthened in
order to take on the new policy objectives as stated in the draft National
Housing Policy. The major focus of its activities should sbift to policy formu
lation and advisory services, rather than direct construction and maintenance.

F. THE SPECIAL ISSUE OF CIVIL SERVANTS BOUSIIIO

The draft housing policy has correctly identified civil servants housing as a
critical issue to be addressed. It is widely recognized witbin Government tbtlt
the capital resources are not available to meet the Government's self-imposed
obligation to provide a dwelling unit for various levels of eligible civil ser
vants. Furthermore, it is no longer possible for Government to allocate the
funm necessary to provide essential maintenance of the existing public housing
stock. This has resulted in substantial deterioration of the housing and, in
turn, has led to re~rtedly massive nonpayment of rents (even though the
established rent is way below market levels). The result is a costly, but ine
quitable, system in which some benefit but many, with equal entitlement, get
nothing co A change in policy is widely recognized as essential on both equity
and cost grouncm.

The Government would like to adopt a "housing allow'ance" system which would
provide eligible civil servants a cash allowance in lieu of a dwelling unit,
which will assist them in seeking housing through the private sector. This
approach is to be commended and encouraged. It is recommended that discus
sions be held with the Ministry of Finance in order to incorporate a housing
allowance system in the ne}tt national budget. Since all agree that--in spite of
the recent significant salary increase provided civil servants--this group is still
very much underPaid; a housing allowance ean therefore be provided within the
framework of returning civil servant pay to reasonable parity with private sec
tor compensation.

The Ivory Coast, for example, has recently adopted a housing allowance for
ranking civil servants in lieu of Government provided housing. This is resulting
in significant savings of Government resources, lower aspirations among those
served, reduced rental valtr1!S for private dwellings, and greater production of
more moderately-priced dwelling units.

The second part of the civil servants housing issue is the question of what to
do with the existing public housing stock. Much of this stock is in need of
substantial rehabilitation and is thoroughly depreciated. Some units have been
started and are not yet completed for lack of funds. There are substantial



13

arrears among the present sitting tenants. This part of the housing problem
will require study and the preparation ,of a plan for the divesture of the units.
The first step of such e plan should be the detailed inventory of the existing
stock in order to estabbsh its physical condition, dwelling type, related land
issues, arrears status, and opinions of the existing tenants on the options for
divesture.

In the 1970s, during robust economic growth, the Ivory Coast produced about
10,000 public housing units annually, but in doing so it accumulated significant
foreign and domestic debts. Now faced with a period of severe economic
austerity, it is correctly divesting itself of many of these units in order to pay
off these debts. Though the Ivory Coast has not yet established a definitive
plan for divestiture of these units, experience will be readily applicable to
Uganda and other nations with similar difficulties.

The plan will have to provide a definite set of options to be offered to the
sitting tenants. Among the more obvious issues to be addressed are:

1. The priority to be given the sitting tenants to purchase the unit. If
the tenant ends up with the unit it will be least disruptive and poli
tically more feasible for implementation. Among the options to .be
considered are the terms of sale:

a. Should all arrears be paid in full before sale?

b. Should the future housing allowance of the individual be withheld
as payment?

c. In the ease of large units in good condition, should something
closer to market prices be achieved?

2. In the eases of multi-family flats, consideration to the formation of
cooperatives or condominium organizations will be important in order
to ensure maintenance of common areas and grounds. This will require
additional planning and probably training of participants as well as
some form of continuing technical assistance until such time as they
are working well.

3 • Should there be some form of "employment agreement" tied to the sale
of the house to ensure that the individual does not leave Government
service as soon as they receive title to the dwelling unit?

4. What procedures should be established to cover those civil servants
who decide they do not want to take title to their dwelling unit?
Should there be some agreement as to how long they can continue to
live in the unit as a renter to allow time for them to find aiternative
accommodation?

5. Should the Government continue to act as landlord of wits provided in
places of temporary duty assignments {say, in upcountry town or other
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places in wbicb there is no well establisbed botBing martet in the
private sector)? It migbt be prudent to start the divesture program in
Kampala and keep the upcountry oolldllg stock. In fact, .it might be
demonstrated tbat MHCC migbt be required to continue to build
bOllJing in selective upcountry locations in order to allow tbe posting
of officials. However t it is bard to justify any furtber public botBing
in Kampala.

It was reported that the Govemment already has in place a committee working
on the problem of civil servants hotBing. The work of this committee sbould be
supported by the required technical surveys and financial analysis needed to
make informed policy and program judgments.
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C&APTEam

THE POSSIBLE ROLE OP TECBJICAL ASS.TARes

There are many eorapetent and dedicated professionals in the shelter seetor in
Uganda, in both the public and private seetors. The work that has been
accomplished is admirable and the eritieal issues are already the foeusof
attention. Nonetbeless, there appears to be a good ease for limited and selee
tive teehnieal assistance to be provided from t.he donor eommunity.

The overall purpose of any teehniea1 assistance would be to bring world
experience to the attention of the Ugandan professionals. Many developing
countries nave faced similar, though perbap$ not as severe, shelter sector
issues. Many of these countries have experimented with imaginative solutions.
This experience should be available as Uganda responds to its problems.
Second, Uganda ultimately will have to adopt a housing policy and set of
implementation programs whieh win be adapted to the realities of the present
situation. This process, while well understood at the technical level, is likely
to require support in order to achieve a politieal level consensus for action•
Technical assistance by world-recognized shelter seetor specialists provided by
the donor community could well be useful in supporting the adoption of new
policy directions and innovative programs.

The critical areas which technical assistance efforts could assist would include
the following:

A. THE REORGANIZATlOM OP THB ROUSING CONSTRUCTION COMPANY

The Bee is presently facing enormous difficulties. There is a elear need to
reorganize the Bee on a sound financial basis and with a fresh mandate to
implement critiea1 elements of the emerging housing policy. The overall purpose
of the technical assistance, working in full C!OOperation with the management
of HeC, would be to assist in the preparation of an overall "Corporate
Strategic Plan". Such a plan would fully investigate how the BCe could divest
itself of unproductive assets (perticu1arly the public hOlBing stock), recover its
arrears, establish a new capital bese, establish an appropriate manpower plan,
arid organize to undertake new programs (such as the proposed Reception Area
Program) •

The level of technical assistance should be determined after discussions with
the Ministry of Housing and HHCC. It could be usefully divided up into smaller
increments which, taken collectively, would lead to the overall "Corporate
StrategiC! Plan" suggested above. The individual components would include:
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1. . Assistanee in preparing the "Reeeption Area Program". This might re
quire an arcbiteet!plar.ner with some costing skills for a period of
tt.ree weeks to work with the staff of the HHCC to defiee the
program and develop a pilot project tiling MRee land reserves in
Kampala.

2., The assistanee related to the development of a divesture program
could involve both an architect/planner as well as a developer/financial
analyst. The. work would be to assist the HaCC in designing the
necessary field surveys of the existing stoek and to analyze the data
after completion in order to make recommendations to the Ministry for
an Action Plan. This would require two visits by the technieal 85
sistanee team (with continuing work by MaCC during the interim be
tween visits) of about two weeks each visit.

3. If the above two technical assistance are completed sueeessfully--and
the results have been well received by Government and the manage
ment of NHCC--then a final visit by the technical assistance team
should be planned to work with NBCC to develop the overall "Corpor
ate Strategic Plan" which would link the Reception Area Program and
the divesture of the public housing stock together and redefine tbe
staffing and capital requirements of NHCC to play its full potential
role in the shelter sector.

Ba SHELTER SECTOR PIHAHCIAL PLAMMDlG

There is simply no source of finance for the shelter at present, other than the
limited activities of the Housing Finance Company. Given the priorities of
Government and the overall economic conditions of the country, it is unlikely
that any major outside sources of finance will become available in the near
future. Nonetheless, now is the time to undertake a shelter sector financial
planning exercise in order to layout a systematic plan for increasing the flow
of domestic savings and funds into the shelter sector as economie conditions
improve in the future. The need here is to examine the potential for mobilizing
domestic resources from the full range of potential sources, planning the kind
of shelter financial institutional structure that is most appropriate under pre
sent and likely future conditions, and to relate shelter sector finance to the
overall national financial planning.

Of particular importance win be to consider a range of new institutional ar
rangements and financial instruments for Uganda, drawing upon world exper
ience. Such concepts as Building Materials Banks, savings programs, and new
mortgage instrum'~nts should be considered for application in Uganda among
other financing concepts. The respective roles of the public and private ,sectors
in shelter finance should be defined. Special attention should be given to the
HPC (possibly ifi cooperation with assistanee from the CDC, if feasible) in
order to ensure the viability of that institution.



1'1

The technieal assistance to be provided should inelude e sbelter seetor financial
institution speeialist with broad experience in a range of innovative sbelter
seetor financial systems (of particular relevance would be the experience of
Latin America). The second person should be a financial analyst C8pe.ble of
relating sbelter sector finance to the national financial situation and prepare
tbe m&ero-level financial projections on savinas mobilization and finaRcial allo
cations. Approximately two ~"'I'SOn-montbs of effort would be required initie1iy.

c. OTHER ARBAS OP TECS.ICAL ASSISTANCB POTBIiTlAL

Discussions are already underway with several donors in response to otber areas
of technical assistance requirements. These subject areas are equally vital to
the two new areas discussed above, and all efforts should be made to resolve
tbe terms of referenee, level of effort, and firm commitment of the respective
donors to proceed. If for any reason, the required technical assistance is not
forthcoming in these areas, tben alternative sources should be sought by the
Govemment. Tbese areas include:

1. ........._t and finanee support for loc!al autboritf.
Discussions are underway with the World Bank as to tile policies, pro
cedures, and training requirements needed.

2. Construetion Incl.-try ........_t and traininc
Work has already been done by UNCUS, and further discussions are
underway witb the ILO ..

3. Production of loeal buBdinI materials
Discusssions and possible pilot projects are being reviewed with the
UNCHS.

D. ARBAS OP TECHNICAL ASSISTABCE SUGGESTED BY THE MDUSTRY OP
HOUSING

Two additional areas of technical assistance were suggested by the Ministry of
Housing during the mission. In both cases, the consultant feels that wbile these
are legitimate areas of assistance, they do not renect tbe highest priorities
for assistance under the" present cire..dDstanees. These areas include:

1. Auistanee on buildilll materials f'eleafeb
The Ministry has a building materials researcb unit whieh apparently
laeks equipment and finance to conduet useful work. There are two
or three potential donors which might be eontacted for support.
UNCUS has provided assistance in this area to e number of countries.
Also, the British and Dutch aid programs have provided similar
assistance from time-to-time.
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I. Mbdstry data eoDectioD and aD81'"
The forward planning unit of the Ministry bas Umited e8paeity to
undertake data collection and no appropriate equipment for analJlis.
They presently have a housing survey underway in Kampala II but no
means to undertake sophisticated analysis of the results. At some
point in the future, improvements in the data coUeetion and analysis
skills will be important (possibly at the time when a final draft of the
housing policy is prepared).

B. PlRALlZATIOB OP THB NATIOHAL BOUSDIIG POLICY

The last area in whieb technical assistance could prove useful is in tbe fina
lization of the national housing poliey. This report has noted that the present
draft National BOlBing Poliey bas taken the first important steps toward
redirecting the shelter sector in response to the current sit_lion. If II and
wben, the specific teebnieal studies discussed above are completed ~ it will be
appropriate to redraft the National BOIBing Policy, finalize it. and seek to
obtain full cabinet recognition. The future of the shelter sector wiD depend on
baviog in place a National Housing Policy whieb defines clearly the public and
private sector responsibnities, the policy instruments to be IBeeI to develop the
inputs for shelter, and the guidelines for ensuring that the housing needs of aD
inMlne groups will be met at affordable standards.

Teehnieal assistanee in the policy area should be C!OI'ISidered for sometime in
mid-l98S. At that time, the other studies will have been completed, and the
Revised Recovery Program will be subject to review as part of the proeess for
preparing for the next national planning exercise. Shelter should be a com
ponent of the national plan at that time, under conditions wbieh refleet overall
national priorities.

Finally, it is recommended that means be found to stimulate inter-African
dialogue on current shelter policies and options. 'I1le refereneed experience of
the Ivory Coast, for example, should be shared with Uganda and other
countries struggling witb similar problems. Conferences and seminars are
vehicles for some dialogue to occur; however, organized missions to selected
countries should prove to be a more effective means to transfer working know
ledge and experience.



APPBIIDIX I

THE WORKSHOP AMD PARTICIPAMTS

The Housing Policy Workshop was held on June 25 and 26, 1984, at the Inter
national Conference Center in Kampela. 11le list of the persons attending the
workshop is presented below.

The purpose of the workshop was to bring together the senior efficiaJs in the
shelter seetor, b~th public and private, to review the status of the draft
Housing Policy (which was last diseussed in detail in 1981) and to exchange
points of view on the current issues of the shelter sector in Uganda in 1984.
USAID hosted the workshop in eooperation with the Ministry of Housing. USAID
made available Mr. Alfred P. Van Huyck, President of PADCO, Inc., as a
eonsultant and resouree person for the workshop.

The workshop opened with a series of topics, selected from the 1981 Rousing
Conference, whieb were actively diseussed as to what actions bad been taken,
O!' not taken, during the three-year intervening period. The eonsultant sug
gested various activities and solutions that had been attempted in other
countries to deal with similar problems.

The moming session on the first day was fonowed by luneh. The two luncheon
speakers were Mr. H•B. Lwanga, Permanent Seeretary; Ministry of Housing;
and Mr. Irving Coker, USAID Mission Director.

The afternoon session foeused on the draft housing poliey which was disclBSed
by the participants point-by-point. The overall eonelusion was that the draft
housing policy offered a realistic starting point for shelter sector planning with
its stress on the Govemment's role to facilitate the inputs required for private
sector and individual initiative. Discussion was also held on urban policy issues
and the role of the Reconstruction Development Corporation ( which was not
represented though invited to attend).

The morning session of the second day was bullt around a presentation by the
consultant. It started with a discussion of urban policy issues and then moved
to his reactions to the housing policy and shelter sector problems that had
been disclIISed. There was an active discussion following the presentation. The
workshop concluded at 1:00 pm (an hour after the scheduled time which is
renective of the full and vigorOLB nature of discussions held).
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fW£IIJ[SIGNATION

TA8l£ Al.l

"SID' PMTlCIPMT5

MINISTRY/ORGANIZATION

1. J.K. Kalebo, Ag. Deputy Director

2. .... Km.., General lIgft

3. Patrick Kllbanero, l Officer

•• s.nto Ojara-Qngora. Deputy G.M.

5. Wair_-o.t:e, Ecan.tst

6. l.I. Qazi. P.H.F.O.

7. I.K.8. Tibendo. S. Pl8nner

8. 5.5.~. Ag. Chief Pbnner

9. C.l. Walakira. P.8.E.AE.I.C.
(M.D.U.)

10. S.G. ~. Planning ....ager

11. E.l. Seaqa, Mivule TC*n Clerk

12. M.E.A. EJupu, C.8.S.

ll~ A.K.........

1.. C. Ony-.ga ApHr, Chief Estates
Officer

15. Or. A. lubep. Secretary for
Houaing/thief Architect

16. Eng. J. K.....8ku. Chief Pl&nning
EngJ.rteft

17. C.G.A. Ajilcu, C~.sioner for
Penonnel AdIIinistraUon

18. Kalenguka, Kayohcl1o

19. E.T. Kiyillba-Kagwa. Vice President

20. Ben W~:'. P.A.5.

21. S.S. MulUllba

22. George OkeUo. Ag. .....icipal
Engineer

2). 5. Gehleng. Ag. T'CMl Clerk

2•• P. T.M. Wepulchulu

25. E.M. 8yaruhanga. Chief Housing
Officer

26. Sarah Ib8nda. senior Housing
Officer

27. Alfred P. V.. Huyck. Consultant

Inatitute of Public
Adldniatrat10n

Hauaing Fin8l'lCe Co. (U) ltd.

Hauaing Fin-.ce Co. (U) Ltd.

Housing Fin..ce Co. (U) ltd.

M.O.H. &: U.D.

M.O.H. &: U.O.

M.O.H. &: U.D.

M.O.H. &: U.D.

M.O.H. &: U.D.

N.H. &: C.C.

Jinja

M.O.H. " U.D.

M.O.H. &: U.D.

M.O.H. &: U.D.

M.O.H. &: U.D.

Ministry of Works

Ministry of Public Service &:
Cllbinet Affairs

Ministry of Pl8nning .,d Econ..ic
DevelapEt')t

Uganda Association of Technical
Prof...ions

Ministry of local Gover.-nt

Faculty of Technology Makarere

Entebbe tlInicipal Council

Klllpala

Ministry of Industry

M.O.H. i U.D.

M.O.H. 11 U.D.

USAID. RtlJdo Office
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APPEJlDIX B

URBAN POLICY COltSmSRATIOltS

The main focus of this report is on National Housing Policy, but the
Government expressed some interest in urben poliey for Uganda. It seems to
this observer somewhat premature to be eoneerned abOut formalizing a national
urben poliey at this time in Uganda.

Urben policy, based on analysis, implies that there are alternative ehoices that
need to be studied and whieh will be responsive to national objeetives. Such
does not seem to be the ease in Uganda in tbe near term. The elear and
overriding priorities are to revitalize the agricultural and industrial sectors,
and to rehabilitate infrastrueture. This, by definition, means investing in
existing plants, equipment, and infrastructure already in place in the various
towns. It is likely tbat this process will eontinue throughout the 19805, and
therefore, the settlement structure is not subject to major modification.

Furthermore, the settlement system of Uganda is quite logically established
already. In essence, there are two major transportation corridors within Uganda
along which the urban settlements are clustered. The dominant C!OI'I'idor runs
east/west from Tororo in the east to Kab61e in the west and links Uganda with
Kenya (and the Mombssa Port) through to Rwanda, Burundi, and zaire. The
second corridor runs north to Southern Sudan from Tororo to Gulu. The future
of the urban settlement system depends on the strength of the international
trade (and through-put) along these transportation corridors. It is logical to
assume that urban industrial growth will oceur in response to the growth and
strength of the agricultural and mining seetors in those urben centers which
offer the highest comparative advantage in relation to the international
markets. The consumer market for internally generated goods and services is
likely to cluster around the Kampala. Entebbe. and Jinja centers which contain
the highest urban populations (and. therefore. consumers), as well as the most
central locations for distribution throughout the country.

Kampala is clearly the "primate citY" of Uganda. It is ten times the size of
the next largest town (Jinja). Many urban planners are concerned with primaey
and view it negatively, but leading urban economists believe there are no
inherent economic disadvantages related to city size. In Uganda, no specific
actions need be taken in response to the primacy of Kampala. The city is still
very small in aggregate (less than 600,000), other towns are already growing
at higher rates, and the economic situation requires that all investments be
made on purely economie efficiency-criteria at this time.

While national urban spatial poliey does not seem to be a matter of significant
concem, there are a number of important urban administrative and management
issues which are in urgent need of attention. The World Bank has sent a
mission foclBed on the issues of municipal finance and management, and is now
preparing its report. Their "Aide Memoire" has highlighted a number of urgent
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issues. This report supports the World Banik conelusions coneerning munieipel
serviees t local govemment administration and finaneial management t training t

land poliey t and planning and building regulations. Overall t it is of the utmost
importanee to strengthen loeal authorities and phlee them on a largely self
finaneing besis ..

•
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APPENDIX m
RBCOIfSTRUCTIOM DEVELOPMBIfT CORPORATIOIf

While somewbat tangential to the toea! point of this report, eonsideraJ>le dis
cussion was generated at the Housing Policy Seminar concerning the
Reconstruction Development Corporation (aDC), and the priority being given
to the war-damaged towns of Masaka, Mbar.ra, and Arua. The Government
wishes to give priority to these towns for reconstruction and rehabilitation.
This is widely recognized as appropriate since these towns were so beavily
damaged. Nonetheless, questions were raised regarding the Government's choice
to proceed with the reconstruction through the creation of the Reconstruction
Development Corporation (apparently at the urging of the United Nations). The
rationale given at the time was that international donors would be more willing
to donate capital to a specialized agency established for reconstruction, rather
than to the various governmental organizations who otherwise would have borne
the responsibilities for reconstruction. While this premise might have appeared
logical at the time, in fact, very little donor support bas been forthcoming.
The RDC depends on Ugandan bUdgetary allocations for maintenance of its
growing administrative and management staff (which also includes a six-person
team sponsored by the UNCRS organization in Nairobi that is just now getting
into pla\!e at Masaka).

The RDC's work to date has been mainly the preparation of structure town
plans for the three urben centers. These town plans have gone beyond imme
diate reconstruc~'on and rehabilitation objectives and have made wide-ranging
proposals for th<1 total reorganization of the towns concerned (at standards
considerably above any levels affordable without donor grants and considerably
higher than existing standards in other Ugandan towns).

The special powers granted to the ROC over planning and land use control
have partially superseded the local authorities and other Government agencies,
and added an entirely new level of bureaucracy to the procedures. The net
impact, according to some workshop participants, bas been actually to slow the
private sector and individual initiative within the towns to carry on their own
reconstruction and rehabilitation.

The Ministry of Housing might usefully undertake a careful review of the RDC
and the prospects for actually achieving the reconstruction of the towns
following the present ROC strategy. If the situation proves to be as stated at
the Housing Policy Seminar, corrective action should be considered to allow
those in the private sector and individual households to continue with
reconstruction, using their own resources, without further interference.


