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Preliminary Notes on a Study of the Housing ¥arket in Uganda..

"The question of African housing, in my opinion, requires much more
study before it is decided to spend large sums of MONEYe soveeonss LA

(Dr. E.3. Worthington, 1946)

I. Introduction

This paper is an opportunity to present sowme preliminary results
and ideas that have accumulated over the past few months in this study of the
housing market, thusclearins my own mind, and giving an occasion for wider
discussion. When we consider that housing is generally ore of the two major
items in the consumption patterns of households, surprisingly little discwssion
of the desirable or actural relationship between economic development and the
Improvement of housing conditions hes been carried ocut in Bast Afric 2-, the
major discussions apparently centering on government supplied housing, town
plamning, and technical standerds. The aim of +this study is to provide back-
ground material for an assessment of the performance of the housing market in
the light of the means that people actually use, at present, of obtaining
shelter., I am eoncentrating on urban demand, and interpreting this as the demand
for housing of those who work in towns. Supply and demand are the basic tools
of analysis, and Imperfections wiil arise in a variety of ways. Some of the
basic characteristics of housing in Ugsnda are as follows:

i} high priority in budgzets,
ii) Qurable consumer good, but split into a variety of material types,
iii) spatial separation of Iarkets, :
iv) separation of markets by quality/eost of houses,
v) separation of markets by race and/or tribe, ' ,
vi) separation of markets by status through housing subsidies.

The study has been split into seven sections, and a description cof the initial
stages of a Public Service Housing Survey is added briefly at the end of ¥his
paper.

I Introducsion

II Demand for Housing

TIT  Supply of Hosing

v Institutions in the harket

v Rents and rent control

Vi Finance for housing

VII  Subsidised institutional housing
VIIT Land

IX A Housing Survey

II, The Demand for Hosing .

The agregate demand for howsing and the structure of the demend
depends en several factors:

a; size and growth of population

b) size and changes in composition of households
¢) level and distribution of incomes

d) social factors.

The first two together determinc the total number of dwelling units required
to house the complete populsticn; the second third and fourth factors determine
the structure of the desired housing stock. Straight away we should disti-

nzuish clearly between "hous need" and "housing demand’,

/1. Dr., B.B. Worthington: The Dlevelopment of Uganda, Pirst Impressions;
Govt. Printer, Entebbe, 1548, '

/2, 1. Nerfin: Tewards a Housing Policy: Jownal of Modern African Studies,
Vol. 3 o.4. P.543-565.
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"In theory, need rust be sxpressed in terms of hOUQing standard.
For example, every family should have ascparate dwelling of ad equate size:
the dwelling should protect its nceupants agains the elements; it should
have the facilities tc maintain health and sanltatlon.,.,..,,.......,.....
Housing need, computed at one point in time, according tc a set of standards,
would not hold indefinitely e¢veevesseevs.s.. Price, or ability to pay, does
not enter into a computation of need ..........vuiv...... Unlike housing
need, the most important elements of an estimate of housing demand are thet
prices at which housing is or may become avallable, the ability of families
to pay and the proportion of ircome that they are willing to devote to shelter
cesssennenanen.. In almost even situation the volume of housing needed, even
at the lowest standnrd of adesquacy, greatly exceeds that for vhich there is a
demands~=. (paras BA~E7) .

A Un Mission Repor®’ on housing in Ghane distinguished there for main housing
demand groups:

a) those who o~n build their own homes - £800-1000 per annum -
4% of vpopulation

b) those who can pay under hire-purchasc contract - mainly
£200~-800 - 37% of population

. . ; :

c) thosé vho camnot afford to pay for o government built house,
but can duild themselves or wilt friends. Occupational rather
than an economic group - 17% of populstion

d) those vho reguire subsidies ~ less than £180 per annum -~
42% of population (bara a4)[_

The large size of the group reguiring subsidles shows the magnitude of the
housing problem in Africa, since these subsidies cannot possibly be expected
to be forthcoming in any raticnal allocation of resources. In Uganda the
housing market is split by race to some considerable extent, and =ny income
breakdovwn is brought with ilff¢cu1t¢es because of the urban Asian populatlon
a considerable prOportlon hﬁcr is not very well off by "Asisan"” standards,
and so this group suffers oonslderubly - it is from here that the strongest
demand for yent control comes. We shall however, treat this group separately.

The best approach to the demand side of the equation seems to be to
geparate it into three elements: '

(1) the population size variable
(i1) the household size varisble
(iii)the income and consumption pattern variable.

(1) The demographic part of this study has yet to be carried out in
any great detail, althougn some preliminery work and thought has been done.
The aveilable statistics awalt more through aralysis. LuealLy the variable
thet we are interested 1n is the number of urban enmployecs arnd thelir dependants
rather than urban povulation, since if there is not sufficient housing in towns
then peopole will move outsiie, or live outside town by preference. However the
only statistics available are those in the Bnumeration of Zrployess, and these
are far from ideal for cwr propose: "In formation has been collected for all
persong employed for an ngrecd Wage.og salary payable in cash, but excluded
owners, pariners /pfopfiutors or self-emploved persons and meubers sof the armed
forces." (pgra 23 If we cormpare the figures in the enumeration with census

data we get the following relation ship Por Kampala in 1885,

L3 Bloomberg L.N., end Abrams C.; Un kMssion to Kenya arn Housing;
Un Dept. of Zconomic and Social Affairs; Govt. Printer, Naircbi,
1964.

/4. UN. Technical Assisterce Programme; Housing in Ghena: U.H.
Wew York 1937,

/5. Uganda Governirent; Inumeration of Employees, June 1964
Statistics Department, ‘inistry of Planning ~nd Cormunity
Develooment. g
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Table I

African populaticn

in Kampala
24,066

AL

Tribe.

Total population
in Greater Kampalac

Sources: A. Enumeration of Tuployees, June 18835 Table 3
B. Uganda Statistical Abstract 1964 Table UB 5(b)
C. Scaff Report Ui'G/31/T40/Ugenia/1/Corrigerds

Note:

Nakawa Townshin;

the

125, 300

"Greater Kampala' includes Kawpala City, Henge linicipality and

¢ re is no indication of what definition of
Kampala hes been used in the first two columms.

This suggests that there is insufficient data here to define urbsn housing
demand in terms of a growing labour force, particularly since it is known
that a very large proportion of housing demand is satisfied in the peri-urban

areas.

We shall therefore have to content ourselves with the existing urban

population projecticns, which at least give some reliable indication of the
likely future magnitude of urban housing demand.

Table IT Population protections 1979.

1945 185¢” 1964 1969 1974 1979
Karpala City 22,000 48,735 63,000 85,000 | 414,000 154,00
Mengo lunicipality} 23,000 60,583 82,000 110,000 1 148,000 19¢,00
Nakawa Township 15,000 18,235 23,000 31,000 42,000 56,00
Kawempe and other
urban parts of - - - - - -
Kyadondo County
Total Greater .
Kampala 58,0007 123,300 168,000 | 226,000 | 304,000 409,000
% Uganda population
in towns Sud 5.0 6.0 7.1 8.8 10.1

Sources:

UN/ST/TAQ/Uzania/1/Corripenda

No satisfactcory woy of calculating row &4 was found, sc it was left
7 Ly b

blank.

(ii) The househcld si
there 1s no clear way of de
are living together, sc four men renting a room between them count as a

"household".

P!

Tovns are defined as having more than 2,000 in habitants.

variable is rether difficult tc handle, since

ining it.

Also non- Interlacustrine
frequent visits and stays of relatives.
arrival in Kampala from, say, Teso, is to live with a 'brothers' while
for a Job, and then move out when roots are move firrdy established.

Generally it is a group of people who

Bantu peoples have to allow for more
The normal pattern of shelter after

looking

However this problem is relatively straight forward and more data will be
available from the Gugler/Klein Lapour Survey.

(iii) If we have some income distribution material, and the proportion
of income that people are willing to spend on housing, then we have some way
of assessing what kind of investzent in housing mizht be Justificd.
rather rough calculaticns we get Table ITI.

Using
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Cumulative percentage {reguency of enumerated
erployees in Kempala by wage group - She per month -

Shs per month 8C - 8¢ g0 - 99 100-124  125-148 150-174
% erployees 0.5 2.0 24.0 44,0 52.0
Shs per month 175-192 200-292 300-399 400-~-45¢ 500

% employees 58.d 71.5 84.0 88.5 100

Source: Enumeration of Emloyees Jure 1964 Tables 8 znc €.

Over 70% of the employees were carning 2s a basic wage under Shs.300/~ per
month at this time, If we take 257 of income as the maxipum that is likely
to be spent on housing then we get a monthly rent of Shs.50/~ tr 75/= from the tp
13.5% which is quite reasonable for peri-urban areas. But if we take the
44% o cennot afford more than Shs,37/50 per month then the situation is
for more alarming given present rents. This 1s where irregular payment of
rents is unavoidable, and sharing of accommodation is necessary - 1t is
assumed that this is why the average rent per month of Shs.7/59 is arvived
at for employees earning between Shs.100/- and 150/~ in Kampala (ses below).
Additionally there are those who own thelr cwn houses, or pay theilr rent in
terms of services rendered to the landlord.

One other potential scurce of statistics on demand for housing is
the length of the waiting lists on government housing estates. So far a
Rampala is concerned these have rocently been completely revised and it seems
extremely doubtful whether any desree of confidence can be placed in them.

One problem to be faced in this analysis is the feed-back between
Tay

level o income and size of household. That this exists we con be falrly
certain, if only from the statistics in Table IV.

Table IV.
Income group Average size of
Shs per month ‘ household.
up te 139. 1.8
140 - 189 2.4
170 and over ‘ 2.4

Source: Patterns of Income, Zxpenditur
56

¢ and Consurption of African
Unskilled Workers, Rarp=ala 1964

4, Table 4 p.6.

This has, of course, implic=tions on the minirum wage policy at present in
force, but this need not concern us in this paper. Matters cencerning income
elasticities of demand have been left over to z later section. To swmarise
the major influences on demand then, we have:

(a) income

(b) size cf houschold

{c) Age ccrposition of household

(d4) home district (tribe)

(e) length of stay in town - intended and past.
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ITT. Supply of housing.

The supply of housing can be s%liﬁ up in the follewing way:

(a) existing stock
(b) growth of this stock (net of demolition)

(¢) size and quaiity composition of the stock

(d) extensicns

In Uganda it would be a major undertaking to assess the existin:s stock of houses
since such a large proporticn of them are in per-urban =reas. I shall be
zetting some figures from the Karmala rating list, but these hove fairly

severe limdtations. Given that we have the stock for any pariticular town,

then figures of private building completions are avellable from the statistical
abstract, so it 1s possible to get an approasch to the rcouired exercise _
assuming that reports of building completions are themselves corplete. Fost of
the descriptions of how to underiake a housing survey are based on Hurcpean
experince /6« and therefore tend to uss a lot of series thet are not available
here, however it is possible to build inte some kind of model-@f the market #he
trends aveilable from published statistics. It is interesting to compare
government building with private bullding, and this is done in Teble V,

Table V.

Residentinl bulldirng in Uganda.

3

Year ) ?bﬁetary Private bﬁilding Private Govt. Govi. non- !
DP-current corpleted in floor Residential | recurrent |
Prices £M mein towns ZZ space building expenditure |
wm@iLe‘cecﬁ?---tac'oco/;é on Afriean
! - i Housing
| £1000 /2
1952 81.7 155 331 650 285
1953 70.2 138 827 1186 259
1954 $2.8 Ga 485 = 308 147
1955 102.0 182 1 733 529 348
1 1956 102.8 187 736 555 323
1¢87 109.4 1486 544 881 337
1858 105.9 125 438 838 371
1859 108.0 151 408 508 269
L]
1960 110.8 02 310 280 124
1961 | 111.2 40 131 6% 48
1962 107.9 25 80 £8 o4
1963 128.5 18 45 43 141
1964 148.9 29 101. 78 (b) 15 (b)
1965 .. 6 148 352 (b) 75 (1)

Sources: 1. 1£5:-81 = jori for Progzress Table 8.
1952/5 - Geo rosbicnl Ine~ ¢, Stotistic l sbstr-ct 3657 T~ble U I
2. Udnnis Btatisgtictl Abstrocts - various.
Notes: a) Cols 5 an! 6 statisties for 1958 scq  are 1E5L/BE,
b) rpreved esti-rtes. :

/8. e.z. Uk., Tochniques of Surveying a Country's housing Situation,
including estimating of Current and Future fousin; lequirements;
U.N, E.C.E. Geneva 1962.
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This table suprgests thet capital investment in housing is a function

of the monetary GUP, but that housing is more vslatile thon GDP and with a time
lag. This is c¢ sistent with a United Kingdom Colonial Office pubulication, at
least for the last two colims, which says :....... Telns Tinanced Jargely from
surplus revenues, houses tev@ to be builld during pericss of prosperity when
building costs are high." (para 4&)/Z- If the Government phases its building .
programme in this way, then costs are also raised for the private sector, and thus
housing is provided at a higher cost then m1vht be otherwise, with consequent

in stability in the construction sector. However the full macro-sconomic
irz:lications of violent swings in resldentlal investment wight be difficult to
work owmt in an export dspendent low-income economy such as U randats. In recent
years there has been 2 congiderable amount of development in U ganda, not least
in the expansion of the hich-level manvower and visiting diplomats and this has
affected the merket fﬂﬂ“l~ congiderably. It is hoped that it will be possible
to work out the “avera: vote of return an various types of housing, the most

interesting of which are Iikely to be::

a) mund and Wattle neri- urban

b) widdle/lower incowe Asian housing
c) Executive/ﬁannueral type housing
d) "diplomatid' type.

Given this it will be possible to assess the likely profitability of investment
in housing z2s against investment in shares or other entervrises, and take a
lock at constraints on Huilding such as the availability of land, the availlabi-
1ity of capital, and the costs and capacity of the "houee—oqlrulrr industry”.
There are two market situations in housing, the standing stock period, =and

the construction period. If returns are very high and rents have risen
considerably in the standing stock period, then existinn landlords will
presumably have an incentive to either reinvest their profits in housing and/or
prewent new entry landlords frowm investing. The role of estate brokers in the
market will have %o be locked at since 1t has been claimed that the intervention
of these rdiddle-men iacrecses rents falrly considerably, but little information
is avallable on these at -reseut.

IV. Institutions.

The institutions in the housing market can be split into two sections -
private end public. Bince the public is easier to describe we shall cover this
one first.

The public instifutions concerned with housing have been characterised
by a state of extreme confusion for a nwaber of years. At oresent there is a
Ministry of Works, Communications and Housing which is concerned primarily with
building government houses, supervising the work of the lational Housing
Corporation, and dealing th government projects in the finance of housing.
The Housing section was re oved fromw the linistry of fousing and Labour early
in 1866. The linistry ol Rerionel Administrations is changed with supervising %
the housing activities of locel governumerts and forms the sole source of capital
for local government housine nrojects and a very small clement of subsidy %o
housing estates. The ~inizgtry of Commerce and Industry is responsible for
assessing the need for rent control measures.

H

In 1954 an African Housing Department was set up separate from the
Public Works Department to deal exclusively with African Housing Estates.
This department was reabsorbed into the Works Department in 1959 as an econonmy
measure, and in 1962, at independence, the estates were handed over to the
local authorltles mlth statutorily fixed subsidised rents {subsidies ranged
from 85% to 75%). The estates now extant are Nekawa, Maguru and Kira Road
(in accending order of rcost of accommodation) in Kemmalsa; together with the
home ownership estates at Kiswa and Kateli, and the Central Government's
(¥ of W, C and H) home ownership scheme at Ntinda. In Jinja, ¥alukuba estate
has rented accommodation, "and lipumudde and bukaya are hore- ombershlp estates
in Entebbe Katabl and & are rented estates and Idwafu a home-ownership
estete. Other estates exist in most up~couwntry towms, but as yet the only up
to date statistics that I have 2re from those estates for which Kampala City
Council is responsibtle. ”?c structure of these sstates in terms of different
types of houses and various rents reflects guite clearly the rather .unsatisfa-
ctory fragmented nature of the zpproach to housing by the government. In 1965
the subsidies spent by the Kampala City Council on Nekawa and Naguru. amounted
to £2F,500 {Kira Road estzte is let on = no srofit/ne loss basis), zad all new
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houses built are being let at w a is calculated to be an econcmic rent.

The National Housing Corporaticn was set up in 1954 to assist in

the relief of the housing problem in Uganda. Two extracts from the act will
suffice for our discussion here: Section 3, sub-section 1 f£) it shall

nave the power to" build or perwit or to assist the bullding on any land
owned, leased or controlled by the Cornor;tion, of premises other than dwelling
houses, where such premises are considered by the Corporation to contribute to
the irprovement or development of a housing estate’; and subsection 6 a)

"to ‘enter into any agreemcnt with any person for tha establishrent of any project
or underteking,"

The title "National Housing Corvoration® would seem to be quite'snecifio; but
in fact in practice the twe clauses quoted above seem to have allowed severa
Givergences from the origiral intention of the Corporation. Sinee I have not
yet talked to anybody in the Corporstion it would be ~rera tufb“to meke any
dogmetic assetions here, but certainly the actural manner of working of the
Corporation is of little value inrelievin- the pressure on the bouslnr market.
For instance the intermal adiministrstion of the Corporation has been alleged to
be overburdened with overhead costs on projects outside tlie purlieu of a
Housing Corporaticn.

In addition to the above institutions each Ministry huS 1ts own
particular housing need for its entitled offices, and so it is imnpossible to
get a figure of total govermment investment in housing from the latest
" Development Plan. Thus Centrzl Government development expenditure (Table 18,
Work for Progress) includes provision for £620,000 to housing out of ._uotal
of £106 million. A4dditionally the £1.5 mleion pounds allocated to ﬁ;ngdom
and Local Government rmst inclulc an element for housing loans to Local
Government, but there is no indicoaticn to what extent this is Evidence
vresented by the Kampala-iengo Repglonal Planning Fission to thc Tovm and
Country Plamning Board claims that 10,000 new houses would be needed in urban
aresas in the five year plarming period, costing an estimated £60 million if
built tc National Housing Corporation Standards /8. The Development Plan
states that "it 1s expected that during the Plan period the urban population
will increase by about 40,000 families., The investment involved in housing
them in satisfactory , though modest, dwellings will be over £20,000,000.

Present housing deficiencies and repl cements of existing dwoli11” will call
for additional investment, uddlﬁ“ at least several more mllllon_pounﬂs”.lg
The Plan settles for a totel of £25 million investment in housing. There are
several inconsistencies in the calculatlons in the Plan. iirst, the investment
in the Government's own houses is not stated. Second, no specific ellowance
‘has been made for lending to lecckl governments - tus out of the tetal £1,500,000
(the only. source of cap 1ta1 funds to local government is though the Iddnistry of
Reglonal AdﬁlnlSurathﬂSj Kampaloa has a capital development programme for 1967
of wxuéiooo in housing, 10. .ng Ting is hoping for a £100,000 houelng loan in
1966, 1. if both of thcsc go through then the £1,500,000 is scon going to be
eXhuusted on housing alcne. Third, the £25 mllllon quoted as.total investment
in housing in the Plan covers only the 40,000 houses, and nothing of the
investment in floors, foundations, rocfs, and docrs in the rural and per - urban
‘areas, or other investment in housing in towns. The Plan states that "most
‘rural house construction, however, is not covered in estimetes of capital
formation and is, correspondingly, not included in the Plan targets.”
(para 14*12), Thus it is that the considerable per - urben lavestment.in
housing to excluded from the Flan targets. Fourth, no account has been tzken of
the impact on the housing market of the Government intention to "give a lead
by encouraging its own servants 1ncreas1nqu to provide their ovm houses.”
{(para 14-10).

. Uganda &rgus, kay 12th 1568

Uganda Government; Sccond Five Year Development Plan 1866-71;
"Vork for Progress; Cﬁvt. rrlnter Entebbe 1966.
Uganda Argus, Jaly 274 ~6 ’

Eg.@b

. ganda Argus, April 2nd 1¢66.
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The burden then is likely to f211 on the private housing market, and
so 1t is here that mcre attention and information collection is necessary.
In the private market,’ the patterns depend critically on the level of income,
the race, and tribe of the consumer. The Kampala Tenants' Association, for
example, is predominansly resresentative of lower/middle income Asian residents
and shop-keepers, end the usual means of an Asiszn teo get accommodation is to
approach a broker, whe will not be a registered agent with his name in the
classified telephone dircctory. One woul expect that relatives would be likely
to help in these cases as well. «n African fresh into teown leooking for
emplcyment will usually stay with a relative until he gets = job, and only then
start looking for accommodation, which will usually be a sinzle room., However,
a Muganda around Kampala, a Musoga round Jinja ete, will have closer ties with
the area, and his attitude is likely to be distinctly different.

J

We can expect then, a rather small role for the estate agents of the
Neirobi/U.K. type, and this is reflected by the classified advertiserment
columns of the Uganda Argus compared with those of the Bast African Standard.
The role of this type of institution is further curtailed by the extent of
employers provision of housing. There ere however five property agents listed
in the latest telephone dircctory for Uganda. As more, and a greater proportion
of housing fa2lls into tas private market we would expect informalised personal
contacts tc become increzsingly foryal and institutionalised, although how long
this will tnke to happen is very uncertain.

Firms housing is rore extensive 1n rural arcas than in towns
(e.g. ¥Modhvani at Kakira, and Kilembe Mines), but o noteble exception is the
Bast African Railways wnd Harbours Administration. The whole field of firms
housing does not seen to he terriblly urgent and it is felt that the work
necessary to get a detailed picture would be oo time-consuming for the results

forthcoming.

V. Rents and Rent Control.

There are at least two valid methods of caleculating an economic rent,
that based on merket price fixed by supply =2nd demand, and that calculeted on
a full-cost basis. Of the two only the latter can be guaranteed to repay costs,
if it is assumed that rents can be kept high in circumstances- where market forces
would determine a lowe rent. Therefore a Government all - purposc house .could
be let ror a many times higher rent in Kampala than in ZEntebbe, or even more
36 than in Gulu. Ia on equilibrium situation in a2 near-perfect market the
market and cost-based rents would be virtually egqual since houses would be
built by landlords in such a way as to make normal profits, so the houses
built would be related strictly in cost $o the rent that could e charged.

It follows of couse that where there is =z housing shortage then the market
rent will be higher than the cost based rent and so super-normal profits will
be earned, and where there is a surplus of housing then the market rent will
be lower than the cost-based rent. We can apply this tyoe of analysis to the
various sub-markets in turn, based on the capacity and willingness of tenants
to pay the relevant rents in a sries of income groups.

In the U.K., "the proportion of total consumers' cxpenditure on housing
has been fairly stabls at under a tenth throughout the post-war period” £12.
(P.160 footnote 1). DBuilding Sceieties appear to use the standard of a 25% of
income maximum in housing loan repeyments. The Kenya Housing Report Z13-
states tha ’

"Nowhere in the world, to the knowlsdge of the Mission, has there
‘been an adequate study of the proporticn of income that
families of given income levels can afford to pay for housing.
The general assumption is that they can =fford what they spend.
Thus, in the usual demand analysis, the mean proportion is
calculated and used when both income and housing expenditure
data are available, generally with little attention to the extreme
varistions even within income levels. VWorse still, there are some
analysts who meke an arBitrary Jjudgemont as to what families should
be able to pay." (para 94).

/12. L. Needleman; The Economics of Fousing; Stanles Pross,
London, 196%.

/13, Bloomberg ond Abrams  op.cit.
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to afford
the range

However in presenting statistics on the percentage cf population able
various Housing expenses, the pr-p-rtion sgent on housing pivén is in
105 to 2555 - so we may take anything over 25. as a disproportionately high
proportion of rent tc income. The major nrcoblem here is household composition,
with its concomitant demand for space and focd, and a methed of handling these
will be put forward in a late section of the paper.

‘ No cost of living indices in Uganda exist at present that include any
realistic figures for housing ecxpenses. Someg statistics are available though,
notably in the expenditure patterns surveys Zlﬁ', although these are very
aggregated. : '

Table VI.

Variation of total expenditure and rent by income group and fawily status

Ircome Group A Income Group b Incowme Group C
W/0 Depe- . W.Depeq W/0 With Fith Bevnende-
ndents ndents nts
Shs % Shs e Shs 7 Shs i Shs 7,
Kenpala
Averege Expenditure 129,07 160.68 148.87 184.17 221.24
Average Rent 7.081 5.8 7e22] 4.5 13.471 9.0 6.73] 3.7 .7 2.5
Jinja
iverage Expenditure 158.54 180.83 17C.386 214.99 287,886
Average Rent 8.08{ 5.18 12.79 7.0? B.79§ 5.16  14.24] ©6.63 3.24) 1.21

Pattern
Appendixes VII.

Sources:

Cf TNCOME +iveeeneeeraccanasas Lampala

o~
Cizy

Jinjn 1965

Additionally we have been given the number in each income group:

Table VIT

Number of respondents by income sroup.

(1) Inceome Group 4 Income Group B Income Group C
Kampala
No. of Respondents 113 50 17
No. paying rent 38 18 6
% of respondents
paying rent 33.6 38.0 35.53
Jinja
Ho, cof Respondents 71 55 24
No. paying rent 3¢ 26 5
% of respondents
paying rent 54.9 7.3 20.8
Range of income Group Shs.
Karpalsa up to 132 140-169 176G
JinJja up to 149 | 150-199 2C0
Sources: As for Table VI (1) ippendixes V.

(ii) Tebles 3.

Ugenda Covernment; Patterns of Income, Exgenditure and Consvmpticn of
African Unskilled “orkers, (various tovwns ; Statisties Department.
rinistry of Planning of Community Developmont.
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Using Table VI first we see that rent in fact forms a much lower
proportion of expenditure than we might expect, and that as the size of
household rises and income rises,not only does the proportion of income spent
on rent tend to fall, but so a.sc does the =2bsolute average of rent paid.
However, if we turn to Table VII we find that only in the lowest »aid group
in Jinja was there more than 50. of the respondents paying rent, so the averages
are not really valid. Other than calculating the average rent paid by those
actually paying rent, further anslysis on the basis of tribe and length of
stay would be uvseful, since no rent paid could represent, at the extremes, home
ovnership or sleening in a go-down. Irregular paywment of rent could be another
explanation of cn anpersnt low rent level. It is possible that even if the
individual returns in these surveys were examined, then we should not even then
get satisfactory explanations of %he variables, but of course this would be a
lot better than the averages in the reports. The middle income survey in Jinja
is apparently unlikely to be published - it eovered basic incomes of Shs.300/-
to Shs.1,000/~ per month, Out of a sample of 150 there are 100 useable final
budgets, 24 of which are police and prison's staff who are zllocated free housing.
This leaves 76 budgets, in other words half of the original sample.

One might have assumed that fairly detailed budget studies would be
carried out before legislated minimum wages werc calculated. However, from the
statistics presented in the report of the Adviscry Board 15°, very little scens
to have been done. Ffor Kampala and Jinje a monthly rent of Shs.20/- is assumed
out of totel minimum expenditure for a single man of Shs.133/02 and 112/47
respectively. for lasaka, Ibole and Tcroro the rents. sare Shs.l3/~ out of
Sks.109/15, 119/¢8, and 105/62, and for Gulu, Fort Portal and Masindi no rent
is allowed for out of Shs.814/71, 85/52, and 95/9i. TPor the same towns, but
for a family, the sems rent figures have been a2ssumed. This suggests that
little use has been made of the Statistics Department's surveys in the
calculation of legal minimum wages for Uganda, Information from the Kampala -
Mengo Regional Planning lidssion Suggests that for Kampalea, single room rents
vary from Shs.25/- 0 Shs.75/- per month dependings on location and facilities.
This appears to be confirmed by some pilot results Trom the Gugler/Klein labour
survey, and from the pilot results in Entebbe of wmy own durvey.

~
The Okae Commission Report 10- vernrked thot:

"The gquantity of comprehensive rental evidence offered covering the complete
range of propertics was disppolinting.” P.15) This remark seems Justified,
If there is a shortage of accommodetion, other thines being equal, one would
expect the propeortion of GUP accounted for by rents to use. Therefore a series
comparing monetary GOP with Rents would be very interesting. Unfortunately
this i% not possiblc in Upnanda since the Rents figures are irputed to a very
considerable extent. o '

"Hardly any informetion is available regarding the gquantity of housing
or the prices paid. The following procedure has been adopted. It has been
assumed that expenditure on housing amounts to 10 per cent of income in the
following groups:

1. Erployees in Private Industry
a) Buropeans
b) Asians and other
2. Erployees in Public Services
a) Europemns
b) hsians and others
3. Texpayers (individuals excluding employees)
4o Africens in Kampsla, Masaks, Jinja and bbeale.
e AT (P1A).

/15. Uganda Government; Report of the minlmum Wases Advisory Board, Govt.
Printer, Entebbe, 1965.

/16. Uganda Government; Renort of the Commission Sf Enquiry\into the structure
and Level of Rents ........; Govi. Printer, Intebbe, 1964,

/17. Uganda Government; The Real Growth of the Economy of Uganda 1884-62;
Statistics Division, Ministry of Planning 2nd Community Development,
1964, '
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As menticned above in section IV, at present rent control discussion
is the respon51 bility of the ltinister of Commerce =nd Industry. Rent contrcol
existed in Uganda from 1943 to 1880, con a gradually diminishing range of
properties, and in 1964 a Commdssion of Inguiry under the Chailrmanshin of
J.M, Okae M.P. was set up "...... tc meke recommendations g noprnln\ the
necessity, if any, of reintroducing rent control ....‘...“Zig‘ (Para 1)

This commission did not recommend the reintroduction of rent control, but it

was "recommended .that an independent three main tribunal be set un to be known
as the 'Rent fppeal‘ Tribunal' ......" (para 65) - In the svent neither rent
control nor the tribunal were acturally set up. Papers have been submit+ted by
the Kampzla Tenants' Association to the Okae Commission, and recently to the
Minister of Commerce and Industry, pleading for the lﬁposltlon of rent control.
The recent effort ceme to navght when the ldnister, the Hon. C.J. Obwangor,
reasserted the Government's contention thet rent control W'zi'fmaculoable, and
that tenants should make efforts to Wuild their own houses. The question

of rent control is a very difficult one in a country such as Uganda. If we
assune that we are dealing mainly with Aslans in towhs even then control would
need stringent and extensivc measures to make it effective. This is the
assurption thac the Minister appeared to make: "}t is, so Mr. Obwangor claimed,
a problem affecting mainly the isian Community."Z2Y+ | and his advice at a meeting
of the Kampala Tenants' Lsscociation that tenants should build houses rather. than
send their money cut of ths 2cuntyry. However, 1t has by no means been proved
that it is only the Aslans who are suffering from very high rents, und'extension
of rent control intc the peri-urban sreas whould be complctely out of the
question if it was to be enforced.

"In general enforsenment of controls requires prlmgrlly an’ cnforceuale law

an administration or cormission eqalppeu tc enforée it steadlly and 1moort1a11y,
regulations under the lazr that are made clearly and efficlently as exnerience
in dictates, and a public and coalt sympathetic to enforcement.” (P.;O Ghana
Report op.cit .
It is difficult toimagine all these conditions existing in Ugnnda, so basically
the linister seems to be right in advising the building of more houses, but it
is difficult to avoid the conclusion that the Government is relv1na exclusively
on exhertation in solving the housing problem.

In Kenya rent controla has always existed on commercial premises
in towns since 1843, but control of residential rents has recently been
reintroduced. A con31derabl¢ debate is going on on what the conseguences of
the new legislation will be, and the experience from thls<leglslatlot will
certainly be of great interest despite the great differences between the
urban‘population structures in Kenys 2nd Uganda. The basic case against rent
control is put by Needleman (op. cit) vee..." after a generation and more of
confiscatory rent control, few private lendlords are likely to be willing to
sink their capital in rented property for even twenty years. The consequence
is that hardly any private dwellings ars now being built for letting in
"Britain," (P.122) '

VI, Finance.
If more Louses are to bhe built in both the public and the private
sectors then the sources of finance rust be available. In this ficld A
considerable amount 01 work has still to be done on the details of financing-
of houses as so far + have only attempted to lock at the types of institutions
that do loan money for hcuse building. 3Building Bocieties are the wmost -abvious
source, but unfortunately no bullding societies are lending in Uganda following
the withdrawal of funds in 1961 from these largely Kenya — based institutions,
so lending operations were suspended in 1981. In 1964 the distribution of
business by, the Savings and Loan Society Litd. was: Kenya 85%; Tanganyika 9%
Uganda 5%-ZL- This socisety, the largest in Bast Lfrica was thus rather rargi-
nally operating in Uganda esnyway. In 1963 = summa TJ of the Pirst Permwanent
" Building Society's operations in Bast .frice looked as in Table VIII.

.

_“/18. See footnots 17.

‘Speech to K.T.h. 746 October 1966, and Uganda Argus report
21st OCUO»CP, 1966.

Uganda frgus editorial 2ist October, 19686.

. J. Loxley; FPhD thesis for University of Leeds.

&@P
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Summary of the Bast African Operations of the First
Permanent Building Socliety as at 19863.

Deposits Mortgages cutstanding
" Kenya 1,335,439 2,772,247
Tanganyika 1,572,076 1,669,877
Uganda 747,185 631,414
Zanzibar 66,737 ' 61,381
3,641,797 5,134,919

Source: J. Loxley: PhD thesis University of Leeds.

The substantially overlent position of this, and the other bullding societies,
‘was pollified by loans from the Cowmmornwealth (1ate1y Colonial} Develovment
Corporation, so that they did not collapse completely. Subsequently the CDC

has invested about £50C,000 in the Fon31n~ Finance Company of Kenya Ltd., a Joint
CbC - Kenya Government venture, USln% the administrative resources of the First
Permanent in Kenya, and lending at 8%%. The Ugenda Government is hoping to set
up a similar institution in the near future (oara 14—0), and preliminary investi-
gations have been carried put.

OF=—

In addition to Building Societies, Life Insurance Companics are a réco
nised source of building funds as they can lend against the security of =2 life
insurance policy and the house invclved. Ln Kenya mest of the mortgages that
Insurance Companies have one n large bulldings 2" and it mirht be difficult
to get a detailed breakdovn of asseis. +Lc techniique of this kind of lean is
described by Needleman:

"When loans are m=de for housc vurchase they are usually combined
with a life insurance endowment policy of the same amount and
pericd of the loan. Interest is paid on the loan but there are
no repeyments of capital. At the same time, constant premiums are
‘paid on the enlbwment policy until it rotives, Wwhen 1t is used to
repzy the lcan. If the borrowsr dies before the end of the pericd
the policy motives at on e and again vepays the loan.” /23. (F. 128)

The Commercial Banks are not in the market for housing loans, but
certainly do on occasions give loans for this purpose. At oresent one case
is known where a loan has been given to an employee to build a house a2t Katali,
The Uganda Credit and Savings Bank used to zive 2 substantial nusber of losns
for house building, especia liy being tied to a scheme for civil servants not
entitled to housing, set up in 1855 in collaberation with the Aifrican Houwsing
Department, and applied in particular tc the Ktinda home-ovwnershin estate.

I have yet to check the statistics with the bank, but from the annual reports
it appears that 12 such loans were given in the four years during which the
scheme operated. In 1960/81 a senior oivil servants housing loan scheme was
started, with government guarantces, but this apparently had little success.

The 1961/62 Annual Revort stated:

"Tn the absence of any other form of building socliety ready to lend to
Africans, the Bank has lent substantial sums for the completion of
permanent dwelling houses. It may not be generally knzwn that the
Bank is r68ponsl%le for the building loans made to African civil
servants, in addition to catering for the needs of the gerieral putlia,
and as each individual loan is of necessity large and can only be
repaid over a long term, housing loans have absorbed a considerable
pr0ﬂortlon oF the quk s capital., During the year 35 loans amounting
to Shs.848,045/00 were approved." &t a 95 rate of interest.

/22. Loxley op cit.

/23, Needleman op cit.
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L number of the relevant statistics have been gleaned from the
Annual Reports of the UC3SB and they zppear in Teble IX, but unfortunately the
extreme in-consistency of the reports loes not allow contlnueg series. I shall
be approzching the Uganda Commercial Bank to ask for statistics to complete
specific series in the table.

The Uganda Commercial Bank does not give loans for house construction.
In an interview recently the lLansging Director of the UCB, I'r. Joseph lubiru
said: .

"Since last year we have ceased %o be a Building Scciety. This tyve

of finence is no longer available from the Uganda Commercial Bank,

We are strictly in businees =nd we intend to stay.’ Zéﬁ-
It is not immedistely clear how o building scclety differs in theory from a
housing cooperative, for it fulfils the functions of a savings . o
bank and investment in housing. The merit of a housing coop@rative in releaticn
to a pure building society like these already in Bast Africa is that it can take
eny form suiteble and appropriate to the group of people that it caters for.
Thus an Ismaili housing Cooperative will differ substantially from Trade Union
housing Cooperative, particularly in the sources of finasnce 2nd the question
of sanctions against defaulters. In the former case the Diarond Jubilee
Investment Trust has invested a considerable amount of money in houses and
shops/residences in Bast Africa. & housing scheme was started by the Ismaili
community in Uganda in 1950, and in Tangynzlaq there are 30 Ismnillil housing c
cooperatives with 1000 families housed. 29. There is a spceific aim by this o
commnity to house its members in reasonable standard accommodation. In
contrast there is little expericnce of housing cooperatives Ouvslae this closed
communit'é at least, none has come to ny notice. 4 projected Uganda TUC
scheme was wishful thinking, and no progress has been rade with it. Some
work hes been done in internal Goverrmernt documents on the setting up of
building, saving and loen associations, specifically for Tanzaniz and also in
Tgenda. Certainly in the projected scheme at Ntinda, invelving self-help and
core-housing some finance will be necessary on a loan basis, but =s yet there
is no institution that can give it. In fact a relatively easy way of giving
loans is for specific durable pieces of investment such as foundations, doors,
windows, roofs, and this could also be used for improving the stasidard of
existing houses. This type of institution is extremely underldevelooned in Uganda.

The role of private money lenders in the housing market is completely
unknown to be at present, but one can expect that they do have some activity in
housirg finance.

VII. Sﬁbsidized Institutional Housing.

Ugands public servants in the hizher grades are entitled to the

benefits of heavily subsidized high quality housing - this increases considerably
the real income of these beneficiaries, but at present I have not consulted the
tax departments to find out on what basis this extra income is taxed. Since high
level public manpower gets this privilege, then to be conpetitive the private
erployers must also extend the practice to their equivalent employees.. I shall
not attempt a detailed description of the methods of allocating houses to public
servants, or of the documents detailing the history of housing entitlewent in
the colonial and Uganda public service —~ the practice has been continued from
the days of the Protectorate without any apparent effort to chanre the policy.
Suffice it to say that all publisheld advice profferedto the government has been
to the effect that it must end its housing responsibilities except in the case

of remote if_as, and probably alsc in the case of expatriate employees on
contract. To date the Government has irken no stens to implement this
advice, and recently contracted to rent half of the flats constructed by the
National Housing Corporaticn =zt Bukcto. 25 These fla%s arc let to the general
public at Shs.500/= per month, but to civil servents 2% Shs.100/-. The result

of this policy is that the rerl v 1Lc cf housing is obscured to a considerable
boﬂy of the population, =znd the cuality/cost relationship in the whole housing
naricet 15 divorced from thc artific 1&1 government provision of houses.

s -

The Jeinlo, 3 Oth Junc, ZUCE,
”xelv. QL. cit.

Tius

Svornﬁont; Rb;:rt of thc o2 Jbrhvﬂnt s -ousin: PoYigy

nda Boverm. cnt, GlVl~ SLfVch S Jlaries @ormissi-a 12383
29. Ugenda irvius, 19th .uiust 1966, - -
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The upshot is that the present stock of houses in Ugands is not related to

the real effective demand, sc that many people renting Government "pool" houses,
would not be prepared to pay the Tull economic (cost-based) rent, and if these
houses were put on to the fresc market in the main towns one would expect demand
for them at this rent tc leave a2 nuwber of them empty, and the displaced public
servants weould be forced into lower quality housing, raising the rents there in
the stock period, The Scaff Revort 4§9‘ put the case for removing the housing
responsibility rather well:

"The effect of the practice of subsidizing the rents of higher
paid civil servants as well as lower income femilies on the
Lfrican housing estates has been practically to eliminate the
interest of private individuals in owning their own houses.
The market in housing is greatly depressed, and private
developers are discouraged from investing in the face of
heavily subsidized rents, Unless the situation can be corre-
cted and the subsidies lifted, the Government is faced with
an impossible problem of creating thousands of new houses for
Kampala's increasing population and pouring scarce resources
into the continucd subsidy of rents." (pars 20)

The result of such subsidized rents in the high income levels 1s shown well

in the Okae Commission Report: "We were struck by the general lack of appre-
cilation of the true market value of property at the pres.nt time and also the
real value of money rclative to the values of older properties at the time
they were built., Many tenants, either through fear of the Comrission acting
ont their words or through lack of appreciation of the real value of money,
were unable to related what they considered as reasonable rents to rents which
could be economic". (para 53) The result of Government policy is therefore

a misallocation of scarce resources intoc this high guality housing, and a
considerable embarrassment in the Government's capital budgetting and
employment policies. On the 2nd February this year the then iinister of State,
the Hon. G. Ibingira, replied tc 2 question in the National .lsserbly thus:

"There nre 33 Puiplic Officers with their families

(114 persons) at present accormodated in hotels, and
since 1st July 1565 a sum of Shs.460,086/50 has been
gpent. The pesition of course, changes almest daily."

Until alternative provision hnos bheen made for public servants to
house themselves, through for instance the provision of a mortgage scheme,
it would seem to be irmpossible to change the present poliicy without giving
rise to even more anoralies. It is difficult, for example, to see how
different terms of service can be given to new officers comcared with present
officers on the same scale. A4 bransition period seems to be called for, duzring
which 2ll government "pool" houses will be. sold off or let at rents gradually
approaching an economic levcl. This would also simplify the institutional
responsibilities for housing between ministries, leaving only remote area
housing and, probably, housing for expatriates as government responsibility.

/30,  UN/ST/T40/Uganda/1.
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Table X.
Sore institutional rents (provisional table) Shs
per_month
2 bedrocis 3 bedrconms 4 bedroons
Government 100/~ 100/~ 100/~
Kewpala CC. 70/~ 195/- 125/-
KCC to mnon= _
entitled officers 200/~ 320/~ 320/~
KCC to non-officers 400/~ 640/ 640/~
UEB 195/- 263/~ 337 /=
UEB to non-UEE staff 585,/ 585/- 1,180/~
Sources: Discussion in Kempala - Xcngo Regional Planning Mission.

VIIT. Land Tenure and UrbanADeVeloDment.

The land tenue question enters the housing market in two distinct
ways. First there is the availability of land on which to build, =nd second
there is the matter of security of loans. The two are related in the final
analysis, but separation at this stage should help, Inside towns the market

and availability of land is determined by the local authorities,
the Lands Cormmittee is concerned with allocation, price, and the
Outside towns the land tenure situation is still not quite clear
the well-documented case of DBuganda, This is where we meove into

and in Kanmmala
terms of leases.
te me, avart for
the sccond aspect,

for sale of land involves change of ovnership, and a secure title to land is

necessary fora loan to pursue development. So investigation of

the lend tenure

irplications on the housing market needs to pay attention tc thesc conditions.
4 further difficulty is the use of land 2s security against loans from alien
based financial institutions, but this will gradually become less of a problem.
Some informetion on the working of the land market on the fringes cf Karpala is
already aveilable, but more work nceds te be done to get any useful conclusions,
or conparsond with inside Kampala. Information from titles offices should be
very interesting.

The land tenure guestion has recently rpinsed oh that of urban
development, for although the Kempala City Council insists that therc is still
plenty of land available inside its borders, the coentrnl Government pilot
project for a new structure for Karpala has had to go to Ntinda, outside the
city boundary, since the city could not, apparently, make land available.

Thus, in addition to the tenure questions above, the actual allocztion of land
plece by piece would alsc be a necessary part of a comprehensive. study. 4s to
the future, the gradual expansion of towns will bring in its wake many tenure
problems which do not concern us here. '

Urban development involves questions of philosophy as well as
physical planning. This is well reflected by a quotation from a town plenning

conference held in 1856: "The rost sirikirne thing about Usanda is.that its Africans

/3.

do not know how to live in towns." £2=*(P.7). The/ifricens in Ugands do wont to
live in towns, arnd from this follows the need to design towns suitable to
Uganden rather than alien conditions. In the past there has been a danger of
excessive concern about town planning and building stendards, and insufficient
in getting to a minimum cost, but it seems probable that-the worst periocd ended

/31. Ugenda Protectorate; East ifrican Town Planning Confercnce 1956;
Govt. Printer, Entebbe, 1956.
/assumptions behind all urban Developrment Plans is that
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with the intrcduction of grade II 2nd Temporary housing regulations in 1956.

4% present a lot of attention is beins focused on to slum clearance 52', but
this, or urban renewal as its proponents prefer to call it, merely reduces the
stock of houses in onc price band, anl increase the stock by a smaller number
a2t a later date in a different, higher, price band. It therefore contributes
negatively to the overall supply of hcusing despite improving housing standards.,
So if the displaced ocecupants are to live in the redevelcved area they have to
be subsidized fa%ziﬁ considerably. /in example of this experience can be found
in Central Lagos 53',and calaulations for Calculta are that to rehouse 188,000
"bustee" families about ¥ 262 1illiciwould be required to build the housing,

and a further £ 26 million per snmum for subsidies — "The expenditure of such
sums of money on one city for slum rehousing is clearly impssible.” /34. (P.69)
The proposed Kisenyi urban renswal scheme (see above) was to have had a capital
investment of £1.8 million fur 1,076 dwellirg units, or say no more than 5,000
people., This schemz has been indefinitely postponed for the reasons given above.

IX, 4 Housing Survey.

Some surveys with stafistics on housing have been carried out in Uganda.
The "Patterns of Inconc ......." have some of the data necesszrey to szet an idea
of the significance of housing “n budazets. Other thean tziﬁithere is Southall
and Gutkind's work on Kisenmyi and Iulago in the mid-19508422° ,rd work in the
Kampala Mengo Regional Flamning lission on Neguru/Nakews estates and Nakeser/Kolclo
plus some follow up work cn Kisenyi. Of these I have some detailed statistics
for Naguru/Nakawa and Nakamero/Kclolo. Additionally there is some work done at
Mekerere by the Sociology Department and Ralph Grillo on Nsambya Railway Eatate
and Kibuli. It is appsrent from this list that few of these fulfil the condition
in section I here of "the demand fer housing of those who work in towm," rather
this tells us something about thoese already living in an urban area.

It was prticularly hoped that it would be possible to do some
calculations on income elasticity of demand for housing, and here some further
problems arose. The most obvious was the difficulty of handling those living
on subsidized estates, which ruled cut a rood deal of the information available.
another question was that of how long a person had been.in an area and so how much
he knew about the market for housing, =nd whether he was living in his home r
distruct or not. The third guestion wes how to handle differences in the size
of household with its various sxpenditures on food and demand for living space.
A further factor was the location of dwellings in relation %o work place and the
town, and whether the wage income was the majority of total income. Finally it
was dificult to get a sufficiently wide income range with comwparable data. So
the ~nswer to these problems seemed to be to collect some of my own data. The
resuly is 1% surveys. The half is that part of the CGugler/Klein labour survey
that * am participating in, and from this data on an income band from about
Shs.300/~ to 1,000/~ per month should he available for ermployeces in private
industry in Kampala. The second is a Public Serviece hcousing survey belng
undertaken with the support of +the rinistry of Public Service. This latter
sample survey covers public servants who are Uganda citizens earning roughly
Shs.200/~ to 2,000/~ not entitled or eligible for housing from the government,
working in Kampala, Entevbe, Gulu, Kehale, and Mbale, and likely tc be posted.
Table XI gives some pilot results obirined when the draft guestionnairé was
tried out Entebbe, but the table excludes data on the construction cof the houses,
which will also be collected, and alsc a guestion which has been added subseque-
ntly on housing aspirations. ¥o analysis has here been atterpted, and the

. UN/ST/T40/Uzanda/1 — Chapter 5. The Kisenyi Urban Renewal Scheme.

»

P, Marris; family and Scocial Change in an African City; Northwestern
University Press, 1962. - = '

International Union of Local Authorities: Renewal of Tovm and Village
IIT; Publicaticn 82. :

B ol

. AW, Southall and F.C.W. Gutkind; Tovmsmen in the kaking;
EATSR, Karpala, 1957.
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results are given merely as an indication of the type of data being collected.
The results have, of course, no statistical significance, but probably deo not
differ much from the final results in their overall shape,

We have 2 considerable amount of data here which can ke processed.
The basic figures are those for income elasticity of demand, and here I am
hoping to use methods adopted in = U.3., study by d.H. David 4@9- I have yet
to thoroughly digestthe precise relationships that he uses, but basically it
gives en income elasticity alleowing for different nwabers of roows and size of
houschcld. It will be possible to cormore rents with distance from town, rents
with type of construction, length of $tay in tevm with hore ovmership, number
of people to a room, home ownershis with distruct of crigin ete. t will alsc
be pessilile to see whether there arc any sisnificant differences bebtween tovms
in these characterstics.

From data collected in these two surveys 1t should be possible to make
some predictions about the future developments in housing, and the likely ratio
of house-cwners to renters. It is intended that a follow-up will be done on
the public service survey to check up on answers and find cut buillding costs,
methods of finence, landlord/tenant relationships etos

Conclusion.

This rather lengthy paper is in the nature of a mixture between a
procedural paper and a paper giving preliminary results. It is hoped that this
has nct been too much to its detriment. Some gaps heve been left intentionally
and explicity, but others surely exist - I hope to fill both types in the
remainder of the study.

/3G M.H, David; Family Composition and Conswption;
North - Holland Publishing Conpany, amsterdar, 1962.

ERRATUN P.B.

The Uganda Commercial Bank does give short period loans which cover
the building period of =2 house only up to the cbiaining of an occupation permit.
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) v 4 | Taxi 0.5{YES|] 2 10.5( 3 {20 2 {160/~ 0 |750/-] Ny~ ro| 1938
B s 2 [Walk 4.4{YES] - [2.2] 21 2 2 150/~ N0 1436/~ W.iile| 1940
B 4 L 2 [Walk 9.7|N0 | - 3.7} 2] 2 5 52/-| 50 | 432/-] Gondal 1934
i \/ 2 | Walk 5 [YES] -~ 13 [ 11 5 | 2{15/-180 |216/4 Gonda| 1945
E N 2 |Walk 4 {YEs| - 13 | 21 & | 3|52/-{NO |307/-| Gandal 1941
N 2 |Walk 4 1Yus| ~ 10.3] 2| % | 4[40/-30 |536/-| Gardal 1930
N + | Walk 6 |vesl - 1 2 10/50f YES B39/90| Ganda| 1926
L 1% |Walk R 1] 3 | 3133/-{80 [270/-] Ganda| 1942
% % | Walk 13 me | S ]0.3] 1120 | 1|55/ N0 | 161/~ bukedi]| 1944
17 |Walk 1.0/ NO [HR 1 20+ | 2 | 30/~] NO }61/20] Gisu | 1943
/ 5 | Walk 15 YB3} - |3 2 120 9 | 30/~ YIS R70/40| W.Nile] 1505
Mls| Trs Yrs Shs Shs/
7 M%g~ per Month
Ton=
th




Urando Credit and Savings Dank

Table IX,

Hougineg Loan Statistics

1 2 3 & 5 6 7 8
Year Total Mo, of | Total amount Ho of leons Amount of lozns No of lcans for Total amount as fmount of loans
ne # loans of new loans outstanding outstanding ercction and for Col. 6 outstanding for
eporoved approved Shs '000 repair of Shs 000 * residential
Shs '000 residential including
building s * Shs '000
1950 166 829 166 829 32 163 -
1951 637 3678 707 2523 112 1447 -
1952 569 3594 1099 4953 70 1233 -
1953 357 2047 1285 6126 35 548 -
1954 112 447 1151 5050 12 130 -
1955% 34 195 et 4311 2 21 .
1955/56 | 122 713 737 3371 15 299 -
1956/57 | 191 3115 a0 3052 3 30 =
1957/58 - - 567 4990 - = -
1958/59 - 2733 AB5 8866 - - -
1959/60 - - 434 6045 - - -
1960/61 - - 450 9156 - - -
1961,/62 - - - - 35 648 -
1982/63 - - - - - - 2047
1963/64 | - - - 19939 - ~ 1407
1964/65 | 102 3540 - 19404 - ~ -

Source: annual Reports: Uganda Credit

Notes:

At

and Bavings Bank 1950 to 1964/65.

Not split between residential and Commercial buildings before 1959.
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