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BACKGROUND

�‡ Land is an important resourceand one of the key
factors of production. It is fundamental in the
development of human shelter, Infrastructure,
agriculturalinvestmentandeconomicactivities.

�‡ Land ownership and administration is governedby
Law; the Constitution of the Republic of Uganda
1995, the Land Act Cap 227 as amended, the
National Land Policy,and the Registrationof titles
Act, the PhysicalPlanningAct, TheBuildingAct, the
PublicbuildingRules,etc. Thelawsabovedefine the
land resource, land tenure systems,land use and
administration.

�‡ Accessto landprecedesdevelopment. Accessto land
is governedthrough land tenure systemswhich are
�^�Œ�µ�o���•invented by societies that define how
individualsandgroupsaccessrightsto use,control or
transfer land and the associatedresponsibilities. This
hascausedmanyLandManagementchallenges
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LAND MANAGEMENT STRUCTURE IN KAMPALA CITY

MINISTRY OF 
LANDS HOUSING 
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DEVELOPMENT

KAMPALA 
CAPITAL CITY 
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LAND 
MANAGERS & 
AGENTS 
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KEY LAND MANAGEMENT STAKEHOLDERS IN KAMPALA CITY 
AND THERE MANDATE
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KAMPALA DISTRICT LAND 
BOARD

�‡ Hold and protect �<�������l���[�•
Land

�‡ Facilitate registration and 
transfer

�‡ To ensure that all �<�������l���[�•
land is titled and secured.

�‡ Exercise the power of the 
lessor

BUGANDA LAND BOARD

�‡ To ensure the effective and efficient 
management of all government land 
and property 

�‡ To develop and maintain updated 
inventory and database of all 
government land and property.

�‡ To ensure that all government land is 
titled and secured.

�‡ To ensure proper use and 
accountability of land fund

�‡ To enable bonafideand lawful 
occupants acquire registrable 
interest

UGANDA LAND 
COMMISSION

�‡ Hold and allocate land not owned by 
any person or authority

�‡ Facilitate registration and transfer

�‡ Take over role of and exercise the 
power of the lessor

�‡ Cause surveys, plans, maps drawings 
and estimates to be made by or 
through its officers

�‡ Compile and maintain a list of rates 
of compensation 

�‡ etc

MINISTRY OF LANDS HOUSING 
AND URBAN DEVELOPMENT

�‡ Formulatenationalpolicies,strategiesandprogrammesin the lands,
housingandurbandevelopmentsectors;

�‡ Initiate, review and makeamendmentsto existinglegislationin the
lands, housingandurbandevelopmentsubsectors;

�‡ Set national standards for matters of sustainable use and
developmentof land and provisionof safe,plannedand improved
humansettlements;

�‡ Monitor and coordinate initiatives in the Local Governmentsas
regardsthe lands,housingandurbandevelopmentsubsectors;

�‡ Provide support, supervision to Local Governmentson matters
regardinglands,housingandurbandevelopment;

�‡ Liaisewith relevantstakeholdersfor the mobilizationof resourcesin
support of national lands, housing and urban development
initiatives;

�‡ Provideguidanceand effective managementof lands,housingand
urbanization;

�‡ Mobilization of financial and technical assistance for the
developmentof lands,housingandurbandevelopmentsubsectors.



KEY LAND MANAGEMENT STAKEHOLDERS IN KAMPALA CITY 
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5

�‡ To create, establish and
maintain an efficient
mechanismfor sustainable
environmental and natural
resources management at
the national, district and
communitylevels

NATIONAL ENVIRONMENT 
MANAGEMENT AUTHORITY

�‡ Hold and protect Land 
belonging to the Catholic 
Church

KAMPALA ARCHDIOCESE 
LAND BOARD

�‡�$�W�W�U�D�F�W�Y�D�O�X�H�D�G�G�L�Q�J�L�Q�Y�H�V�W�P�H�Q�W�W�K�D�W
�E�U�L�Q�J�V�W�H�F�K�Q�R�O�R�J�\���V�N�L�O�O�V�D�Q�G�M�R�E�V��

�‡�&�R�Q�W�U�L�E�X�W�H�W�R�W�K�H�L�P�D�J�H�R�I�8�J�D�Q�G�D
�D�V�D �O�H�D�G�L�Q�J�$�I�U�L�F�D�Q�,�Q�Y�H�V�W�P�H�Q�W
�G�H�V�W�L�Q�D�W�L�R�Q��

�‡�6�W�L�P�X�O�D�W�H�	 �O�H�D�G�N�H�\�V�W�D�N�H�K�R�O�G�H�U�V
�L�Q�F�U�H�D�W�L�Q�J�D �F�R�P�S�H�W�L�W�L�Y�H�E�X�V�L�Q�H�V�V
�H�Q�Y�L�U�R�Q�P�H�Q�W��

�‡�6�H�W�X�S�D�Q�G�G�H�Y�H�O�R�S�,�Q�G�X�V�W�U�L�D�O�D�Q�G
�%�X�V�L�Q�H�V�V�3�D�U�N�V

�‡�2�I�I�H�U�V�X�S�S�R�U�W�W�R�6�0�(�V��

UGANDA INVESTMENT 
AUTHORITY

UGANDA PROPERTY 
HOLDINGS LIMITED

�‡ To Secure �8�J�D�Q�G�D�¶�VLocal and Foreign
Assets

�‡ To Provide Real Estate Development
Servicesto GOU

�‡ Investment Vehicle: To operate as a
holding and investment company to ensure
appreciation of GOU real estate assets and
a return on such assets to the GOU

�‡ Maintenance of GOU Properties: To offer
maintenance services for GOU properties
by undertaking the full range of requisite
activities
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�‡ Hold and protect Land 
belonging to Church of 
Uganda

KAMPALA DIOCESE LAND 
BOARD

�‡ To increase the housing 
stock in the country by 
building homes in well 
planned environments

NATIONAL HOUSING AND 
CONSTRUCTION COMPANY

�‡ Hold and protect Land 
belonging to the Queen 
Mother

�����������������ï������������

�‡ Uganda Muslim Supreme
Council (UMSC) is the
mother organization and
governing body of all
Muslimsin Uganda

�‡ Hold and protect Land
belonging to the Islam
institutions

MOSLEM SUPREME 
COUNCIL

KEY LAND MANAGEMENT STAKEHOLDERS IN KAMPALA CITY 
���������������������������������������������ä���å
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�‡ Hold and protect reserves 
for roads and utilities

�‡ Facilitate acquisition and 
transfer

INFRASTRUCTURE AND 
UTILITY AGENCIES

KEY LAND MANAGEMENT STAKEHOLDERS IN KAMPALA CITY 
���������������������������������������������ä���å

�‡ To improve the real estate 
business in Uganda

�‡ Engaging business 
stakeholders in order to 
increase business 
opportunities for our 
members.

LAND MANAGERS & 
AGENTS

INDIVIDUAL LAND OWNERS

�‡ Development of land in line 
with existing policy



LAND MANAGEMENT 
CHALLENGES IN 
KAMPALA CITY
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As Kampala city continues to experience
significant urban and economic growth, many
challengeshaveput a strainon its development.

Increasingpopulations,globalizationand climate
changehave increaseddemand for land, while
market forces have raised prices to levels
unaffordableto many.

Urbanizationhas been the engine of economic
development, though the current methods of
managingurban growth havefailed to meet the
needs of predominantly low-income migrants
andthe indigenousurbanpopulations.



KAMPALA LAND TENURE 
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Freehold Lake Victoria

Leasehold Private Mailo

Public Mailo

�&�R�Q�I�O�L�F�W�V���R�Y�H�U���O�D�Q�G���D�U�H���W�K�H���P�R�V�W���F�R�P�P�R�Q��
�I�R�U�P���R�I���O�L�W�L�J�D�W�L�R�Q���L�Q���.�D�P�S�D�O�D���&�L�W�\���D�Q�G��
�8�J�D�Q�G�D�����L�P�S�H�G�L�Q�J���V�R�F�L�D�O���D�Q�G���H�F�R�Q�R�P�L�F��
�G�H�Y�H�O�R�S�P�H�Q�W

�'�X�D�O���R�U���P�X�O�W�L�S�O�H���O�H�J�D�O���O�D�Q�G���W�H�Q�X�U�H���V�\�V�W�H�P�V��
�S�U�H�V�H�Q�W���E�R�W�K���S�R�O�L�F�\�P�D�N�H�U�V���D�Q�G���U�H�V�L�G�H�Q�W�V��
�Z�L�W�K���P�D�M�R�U���F�K�D�O�O�H�Q�J�H�V



Relationship 
Between 
Land Tenure 
and Key 
developments

10



Relationship 
Between 
Land Tenure 
and Slum 
developments
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Relationship 
Between 
Land Tenure 
and Satellite 
data
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SAMPLEOUTLOOKOFAREASUNDERTHEDIFFERENTTENURES
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Mailo Land

�‡ Buganda Land 
Board

�‡ National housing 
and construction 
company

�‡ Namasole
�‡ Kampala 

archdiocese land 
board

�‡ Kampala diocese 
land board

�‡ Moslem Supreme 
Council

Leasehold

�‡Kampala District Land 
Board

�‡Uganda Land Commission

�‡Kampala Archdiocese Land 
Board

�‡Uganda Investment 
Authority

RELATIONSHIP BETWEEN LAND TENURE AND THE LAND OWNERS

Freehold

�‡Kampala District 
Land Board

�‡Uganda Land 
Commission

�‡Uganda 
Investment 
Authority
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LAND OWNERS AND SOME OF THE AREAS WITH THE LAND

�‡ Bukoto

�‡ Makerere

�‡ Kawaala

�‡ Munyonyo

�‡ Mbuya
�‡ Bugolobi

KAMPALA DIOCESE LAND BOARD

�‡ Kololo

�‡ Nakasero

�‡ Naguru

�‡ Bukoto

�‡ Ntinda

KAMPALA DISTRICT LAND 
BOARD BUGANDA LAND BOARD

�‡ Nabweru

�‡ Kawaala

�‡ Nakulabye

�‡ Kasubi

�‡ Lubaga

�‡ Busega

�‡ Masanafu

�‡ Lubya

�‡ Nabulagala

�‡ Kabowa

�‡ Kitebi

�‡ Katwe

�‡ Makindye

�‡ Salaama

�‡ Kiruddu

�‡ Buziga

�‡ Kansanga

�‡ Mutungo

�‡ Biina

�‡ Najjanankumbi

�‡ Areas of Mulago

�‡ NsambyaKirombe

UGANDA PROPERTY 
HOLDINGS LIMITED

�‡ Nalukolongo

�‡ Bugolobi
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LAND OWNERS AND SOME OF THE AREAS WITH THE LAND

�‡ Kololo

�‡ Nakasero

�‡ Naguru

�‡ Bukoto

�‡ Ntinda

�‡ Kawempe

�‡ Mpererwe

�‡ Kanyanya

�‡ LukuliNanganda

�����������������ï������������

UGANDA LAND COMMISSION

NATIONAL HOUSING AND 

CONSTRUCTION COMPANY

�‡ Lubya

�‡ Namugoona

�‡ Industrial Area

�‡ Lubowa

KAMPALA ARCHDIOCESE 
LAND BOARD

�‡ Nsambya

�‡ Lubaga

�‡ Catholic funded schools, 
Hospitals and churches
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Increasing Population Density

The United Nationsoutlined that they expect
around 68% of the world's inhabitants to live
in urbansettlementsby 2050.

KampalaCapitalCityhasa populationof about
2 million constituting 40% of the urban
population

Kampalaisuniquewith Twopopulations
�‡ The night
�‡ Daytime

1991 2002 2014 2020
Series1 774241 1189142 1507080 1684000
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Rural Urban Migration,
Urbanizationand Urban

Sprawl

Migration is the demographic
processthat links rural to urban
areas,generatingor spurringthe
growth of cities

The resultant urbanization is
linked to a variety of policy
issues, spanning demographic,
economic, and environmental
concerns. Growing cities are
often seen as the agents of
environmental degradation.

Urbanizationcanplacestresson
the landthrough sprawl

19

Urbanization in Greater Kampala Metropolitan Area over the Years
Source: JICA GKMA-UDMP
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A slum is a heavily populated urban
informal settlement characterized
by substandard housing and low
standards of living.
On average 60% of the urban
population live in slums

Slum communities are defined by
poverty, low income, inadequate living
conditions and sub-standard facilities.
Slums are characterized by:
Inadequate access to safe water,
Inadequate access to sanitation and
other infrastructure, Poor structural
quality of housing, Overcrowding,
Insecure residential status etc. �å

Research done by the MoLHUD and
UNDP (2008) leading to the
formulation of the Uganda National
Slum Upgrading Strategy and Action
Plan identified complexity of Land
Tenure systems as one of the factors
contributing to unplanned settlements
in urban areasof Uganda, KampalaCity
inclusive.

Poor Housing and Slum 
development
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Environmental degradation, 
wetland encroachment and 
flooding

Thoughthe current urban development
can be applauded due to increase in
employment opportunities, housing
stock, social services and expanding
infrastructure, such development is
occurringin a haphazardmannerlargely
dominated by the urban informality in
mostof the sectors.

This has greatly contributed to the
unsustainable utilization of natural
resourceswithin the city resulting in
environmentaldegradation
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Poor Transport System

�‡ Dominated by 14 seater Minivans (Taxis) 
and BodaBoda

�‡ No space for infrastructure 
improvements to accommodate Mass 
transit

�‡ Causes a lot of congestion and stress to 
the existing road space

Existing Kampala Multi Modal Transport 
Master Plan

�‡ BRT

�‡ LRT

�‡ MRT

�‡ NMT
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Lack of reliable Land Management database

Thesocialinfrastructurein the industrialagecenteredon physicalfacilitieslike
roads,railways,utilities e.t.c �Y
Thetwenty-first centuryis the knowledge-basedinformationera.

In a society basedon knowledgeand information, applicationsystemsand
databases,are the new social infrastructure. These may be; Geographic
InformationSystems(GIS), EIMS,PHIMS

The Land Management Information System (LMIS) is a highly significant
project in the establishmentof a newage'ssocialinfrastructure.



Major Causes of the 
Challenges

�‡ The land tenure system requires
significant financial expensesfor public
acquisitionof land for infrastructure and
servicedelivery

�‡ Inadequateand ineffective planning has
been a key obstacle to providing the
managementrequired

�‡ Little protection for the ���]�š�Ç�[�•
environmentalassetshas been afforded
underthe current regulatoryregime

�‡ The�‰���}�‰�o���[�•mindset�t Theblamegame
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The Kampala Physical 
Development Plan
Kampalahasa Physicaldevelopmentplanbut
The City is already overwhelmed by its
current population, failing to adequately
provide housing, employment, services,
utilities and amenity for the bulk of its
populationand battles to absorbthe current
rate of in-migration.

Implementation of the current KPDPhas
provedto be a problembecauseof a number
of land management challengesmany of
which arise from the current land tenure
systemswithin the City

INTERVENTION
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The Multi-Modal Transport 
Masterplan Sustainability

Reduce non-sustainable modes (Private car, Bodaboda) and
transfer more people to use sustainablemodes(MassTransport,
Cycling,walking)

Mobility

Ensure all citizens can reach their destination in a quick and
efficientwayundertarget time

Accessibility

Ensureall citizensareoffered transportoptionsthat enableaccess
to keydestinationsandservices

Safety

Improve safety and security for all transport users through
reductionin expectedfatalitiesandinjuries

Environmental

Reduceair and noise pollution greenhousegas emission and
energyconsumption

EconomicEfficiency

Improve the efficiencyand cost-effectivenessof the transport of
personsandgoods
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Detailed Planning
DetailedPlanningwasdone for Three(3) Precincts;
Kololo, MakerereandMulago

PrecinctPhysicalDevelopmentsPlansare intended
to operationalize the Kampala Physical
DevelopmentPlan(KPDP)of 2013which laysdown
broad land use and development strategies for
KampalaCity. The Planscombine the KPDPspatial
planning proposals together with the future
development aspirations of the current precinct
residents

Theplansare basedon a sustainabilitymodel that
takes on growth which addressesthe effects of
climatechangeat both city andprecinctlevels.

The �W�o���v�[�•overall goal is to create an orderly,
functional and sustainable neighborhood. All
stakeholdersin both the private and public sector
are required to adopt to the plan proposalsand
provisionsfor successfulimplementation
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Kololo Precinct Physical Development Plan (2023 �� 2033) 

Commercial zone one

�‡ Skyline; 6-8 floors
�‡ Minimum plot size; 2000 sq.m
�‡ Frontage; open
�‡ Parking; onsite 

Low density
�‡ Skyline; 1-2 floors
�‡ Minimum plot size; 2000 sq.m
�‡ Frontage; open/closed

Commercial zone two
�‡ Skyline; 4-6 floors
�‡ Minimum plot size; 450 sq.m
�‡ Frontage; open
�‡ Parking; off-site 

Centenary park

�‡ Skyline; 3-4 floors
�‡ Minimum plot size; 2000 sq.m
�‡ Frontage; open/closed

Golf course

Mixed use
�‡ Skyline; 6-8 floors
�‡ Minimum plot size;
2000 sq.m
�‡ Frontage; open
�‡ Parking; off/on-site 

Medium density



3D oblique image supporting;
1. Valuation of Properties
2. The Plan approval process 
3. Road upgrading projects
- Identifying PAPs
- Utilities identification and shifting
Example: The Ivory Tower



INTERVENTION
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Evolution of Kisenyiarea over the years 
2000 2022
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Evolution of Katanga area over the years 
2002 2022



Mpazi Rehousing Project , Kigali Rwanda

Example Two (2) of Implemented PPPS Project

Modern brick construction systems

�7�K�H���F�R�Q�W�U�L�E�X�W�L�R�Q���L�V���W�K�H���O�D�Q�G���R�Q���Z�K�L�F�K���W�K�H���E�O�R�F�N���F�D�Q���E�H��
�E�X�L�O�W���D�Q�G���W�K�H���F�L�W�\���F�R�X�Q�F�L�O���W�K�H�Q���G�R�H�V���W�K�H���U�H�V�W����
�)�R�U���L�Q�V�W�D�Q�F�H���7�K�H���S�L�O�R�W���S�K�D�V�H���Z�D�V���F�R�P�S�R�V�H�G���R�I���������X�Q�L�W�V��
�Z�K�L�F�K���Z�H�U�H���E�X�L�O�W���R�Q���O�D�Q�G���S�U�R�Y�L�G�H�G���E�\�������I�D�P�L�O�L�H�V��
�������X�Q�L�W���E�O�R�F�N���Z�D�V���E�X�L�O�W���R�Q���D���F�R�Q�V�R�O�L�G�D�W�H�G���O�D�Q�G���S�U�R�Y�L�G�H�G��
�E�\�������I�D�P�L�O�L�H�V
�8�S�R�Q���F�R�P�S�O�H�W�L�R�Q�����W�K�H���F�L�W�\���D�X�W�K�R�U�L�W�L�H�V���F�R�Q�V�L�G�H�U���W�K�H���V�L�]�H��
�R�I���W�K�H���O�D�Q�G���S�U�R�Y�L�G�H�G���E�\���H�D�F�K���I�D�P�L�O�\���D�Q�G���D���F�R�U�U�H�V�S�R�Q�G�L�Q�J��
�X�Q�L�W���L�V���S�U�R�Y�L�G�H�G��
�$�Q�\���X�Q�L�W�V���O�H�I�W���D�U�H���K�D�Q�G�H�G���R�Y�H�U���W�R���I�D�P�L�O�L�H�V���W�K�D�W���D�U�H��
�G�H�H�P�H�G���P�R�U�H���Y�X�O�Q�H�U�D�E�O�H���W�K�D�Q���W�K�H���R�W�K�H�U�V��
�7�K�H�U�H���D�U�H���G�L�I�I�H�U�H�Q�W���N�L�Q�G�V���R�I���X�Q�L�W�V���U�D�Q�J�L�Q�J���I�U�R�P���R�Q�H���W�R��
�W�K�U�H�H���E�H�G�U�R�R�P�V��



Example Two (2) of Implemented PPPS Project

Miyashita Park, Japan

�0�L�\�D�V�K�L�W�D�3�D�U�N�O�L�H�V�E�H�W�Z�H�H�Q�W�K�H�E�X�V�W�O�L�Q�J�F�R�P�P�H�U�F�L�D�O
�G�L�V�W�U�L�F�W�V�R�I�6�K�L�E�X�\�D�D�Q�G�+�D�U�D�M�X�N�X�L�Q�F�H�Q�W�U�D�O�7�R�N�\�R��
�U�X�Q�Q�L�Q�J�D�O�R�Q�J�V�L�G�H�W�K�H�E�X�V�\�<�D�P�D�Q�R�W�H�U�D�L�O�Z�D�\
�O�L�Q�H�� �,�Q�L�W�L�D�O�O�\�D �J�U�R�X�Q�G���O�H�Y�H�O�S�D�U�N�L�Q�������� �� �W�K�H�J�U�H�H�Q
�V�S�D�F�H�Z�D�V�U�H�O�R�F�D�W�H�G�D�E�R�Y�H�D�S�X�E�O�L�F�F�D�U�S�D�U�N�L�Q�������� ��
�D�Q�G�P�R�Y�H�G�H�Y�H�Q�I�X�U�W�K�H�U�V�N�\�Z�D�U�G�V�W�R�V�L�W�D�W�R�S�D�U�H�W�D�L�O
�F�R�P�S�O�H�[�L�Q�������� �� �D�V�S�D�U�W�R�I �1�L�N�N�H�Q�6�H�N�N�H�L�D�Q�G
�7�D�N�H�Q�D�N�D�&�R�U�S�R�U�D�W�L�R�Q�¶�V�U�H�F�R�Q�V�W�U�X�F�W�L�R�Q��

�6�L�Q�F�H�W�K�H�������� �V���W�K�H�S�D�U�N�¶�V�Q�D�W�X�U�D�O�G�H�W�H�U�L�R�U�D�W�L�R�Q�K�D�G
�E�H�H�Q�L�Q�W�H�Q�V�L�I�L�H�G�E�\ �W�K�H�L�Q�F�U�H�D�V�L�Q�J�I�U�H�T�X�H�Q�F�\�R�I
�H�D�U�W�K�T�X�D�N�H�V���O�H�D�Y�L�Q�J�L�W�V�W�U�X�F�W�X�U�D�O�O�\�G�D�P�D�J�H�G���)�R�U�D�O�R�Q�J
�W�L�P�H���L�W�O�D�\�X�Q�N�H�P�S�W�� �'�L�I�I�L�F�X�O�W�W�R�D�F�F�H�V�V�D�Q�G�V�R�S�U�L�P�D�U�L�O�\
�I�U�H�T�X�H�Q�W�H�G�E�\�I�O�\���W�L�S�S�H�U�V���L�W�V�Y�H�J�H�W�D�W�L�R�Q�Z�D�V�Q�H�J�O�H�F�W�H�G��



Longitudinal Section

Stacked Floor Diagram

Site Plan

Typical edge condition section 
and part of elevation



A New Era �t A new take on Relaxation and Activation - In Japanese cities, urban development is dense and public facilities and amenities have evolved whereby multiple functions occupy the same land. This dense development also means that open 
spaces such as parks are treasured. Furthermore, in recent times public spaces are becoming commercial spaces and commercial spaces are becoming public spaces. This fusion of parks, commerce, and hotels has created a new synthesis of "relaxation" 
and "activity" that people have really come to desire.



Building a hotel within a City
Park

Incorporatinga hotel into a public
park is a first for Japanand came
about through innovative land
utilization and application of the
"multilevel urbanparksystem�_.

Thevalue this brings in terms of
supportingthe operationalsideof
the park and the community in
terms of the diversity of people
visiting this unique �^�‰���Œ�l
���Æ�‰���Œ�]���v�����_is something that
could only have been possible
through the framework of
collaborationbetweenpublic and
private sectorsandthe innovative
designsolutionsthis enabled
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It is important for Landownersto take the center role in
positivedevelopmentandredevelopmentof their land.

An inclusive inter institutional approach by all of us
represented here is needed i.e. Decision Makers,
Physical Planners, Surveyors, Architects, Engineers,
Environmentalists, Land Sub-Dividers, civil society,
Academiaetc�Y

PublicPrivatePartnershipsare and enginefor organized
andwell developedcommunities

Formationof an apexbody that bringstogether all land
ownersisessentialfor better coordination.

Conclusion

Image by National Housing



THANK YOU!
PhysicalPlanning@kcca.go.ug

www.kcca.com

Image by Achieve Global Safaris


