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PATTERNS OF HOUSING DIEMAND IN UGANDA.

I. Introduction

It is with some trepidation that the economist launches upon a
study of the housing market, since this is a field where inter-
disciplinary research is needed if a complete understanding is to be
achieved. Even in a country like the United Kingdom it is only in
recent years, with work py Lionel Needleman'L2 Adela Nevitt 23 and
B.V. Doangon3°that materi~] has been collsted into a2 form which
allows eeonomic analysis of housing market performance. Therefore,
it is hoped that this research project, embarked on in mid-1966,
will bring new dimensions into the discussion of the housing problem

in East Africa, and particularly in Uganda.

Soon after starting on the study it was clear that if any
progress was to be made in an understanding of the operation of the
housing market, then some new survey data was required. - Following
on the two Commissions set up by the Uganda Government in early 1966
to report on wage claims for B scale officers and Group Employees in
the Public Service . a request was made by the Ministry of Public
Serviee that a survey.of the housing situation of these_ employees be
included in the project.. A study was therefore carried out, using
a self-administered questionnaire, on the housing of lower executive
(G2-4), clerical (E scale) and the skilled artisan groups (Groups K-0).
This survey was made the core of a larger study which is now nesring
completion.

In Uganda, unlike its neighbours XKenya and Tanzania, some Public
Service employees are eligible to government subsidised housing on
similar terms to their Colonizl Service forbears, and the remainder
of employees are neither eligible for housing nor for a housing
allowance. The cuLt-off point is at the scale Gl, a higher executive
grade, and below this Public Servants are not housed as of right.

The Uganda Government is committed to removing this housing
eligibility for these senior officers as soon as is practicable,
The Ministry of Public Service had two problems:
i) how were non-eligible cfficers housed.
ii) what would be the effect on the housing market of an end
to the eligibility systen.
It is to the first that this paper will address itself.

There are three types of Government housing in Uganda, which are

available to public servants:

a) institutional housing - tied for use by officers working

in a particular institution.

b) remote area housing.

¢) pocl housing - not inciuded in the above categories.
It is obvious that although some of the junior officers are not
"eligible" they could either be included in a) or b) above, or ke



accommodated in pod housing i1f there were empty houses or specisl
cause identified by the local housing allocztion committces.

The survey used a hybrid stratified sampling system since no
sampling frame was available, the main result of this being that it
was later not possible to gross up the strata bythe reciprocal of
the sampling fraction, since the fraction was not known. However
limited this might make the theoretical applicability of the.survey,
it is contended that this factor limits only the precise identity of
sample and population characteristics, and in no way restricts the
conclusionsdrawn. In Kampala 517 self-administered gquestionnaires
were distributed and 333 returned (64.4 per cent); in Entebbe 300
distributed and 197 returned (65.7 per cent); and in Mbale 223
distributed and S92 returned (41 per cent). This return was very
satisfactory compared with other self-administered surveyswhich have
been earried out among similar groups in Uganda. Before analysing
the results three groups were excluded:

a) non-Ugandans

b) those outside the groups surveyed

e) wives 1living with their husbands.
The last of these reguires an explanation: if was felt that this
would remove one factor giving a signhificant difference between
salary and household income.

The particular approach used means thet officers working in the
three towns above received questionnaires regardless of where they wers
living, so that the results represent urban housing demand in a mors
representative fhsnion then surveys restricted to areas within urtan
boundaries, or even periurban areas. The cross-section represents
the structure of the present residential patterns of urban employees
in the income groups sampled, and cen therefore be used in approxima-
tions of demand projecticns for housing.We shall particularly concern
ourselves with the hehaviour cf the private market.

Table I. Respondents bytenure type (per cent)

Tenure Kampala ZEntebbe Mbale
Privete Renters 32.0 37.2 33.8
Owner-Occupiers 31.2 29.5 35.3
Municipal estates 8.1 18.6 5.9
Govt. Institutional 14. 3.8 8.8
Other Government 4.7 7.7 10.3
NationalHousing Corp. 1.7 1.1 1.5
Rest House 1.0 .2 4.4

IT. Survey Results.

Table I shows the proportion of the respondents living in the
various tenure groups which were used in the analysis. ' It can be seen
that the private market is the major source of housing for the sampl:
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surveyed. Private renters and owner-occupiers were 70.2 per cent of
respondents in Kampalia, 66.7 per cent in Entetbe and 69.1 per cent

in Mbale. This leaveSthe Government supplying between 30 and 35

per cent of the housing of the grades of public servants surveyed,
either directly or through local authorities. As would be expected,
the proportion relying .on Government accommodation was highest in
Entebbe, where in 1965 81.4 per cent of enumereated employees were in
public service, compared with 44.5 per cent in Ksmpala and 53.7 percend
in Mbale_T‘ In 1957 RC.W. Gutkind 2nd W. Elkan found that in Jinja,
of 234 workers sampled earning less than Shs. 300 per month, 58.1.

per cent found their housing in the private market, as defined above. '
This confirms that the private market is the major souree of housing

supply in urban areas in Uganda.

In Table 2. the salary distribtutions are shown for the tenure
groups ahd same three towns. It is here thst the differential
sampling fractions have the most influence. Also, it should be
emphasised that these are 'salary' distributions rather than income
distrivutions, this being particularly important for owher-oceupiers,
who could be expected to provide most of their own food requirements;
plus some cash crops. The distributions are very similar for Kampala
and Entebbe, and it appears that the lowest income groups tend to be
more likely to be private renters, and the higher groups owner-
occupiers or in "other government" accommodation - perhaps the most
interesting result is that despite this tendency for private renters
to have lower incomes than owner-occupiers (means for Kampala Shs.453
and Shs. 736, for Entebbe Shs. 495 and Shs. 729, and Mbale Shs. 414
and Shs. 498), there is a fairly wide disperdi©On. Owner-occupicrs are
by no means grouped predominantly at the higher end of the distribution
24 per cent having below Shs 400 per month 1in Kampala and Entebbe, and
a higher proportion in Mbale. Neither are the private renters
exclusively at the low-income levels, 20 per cent earning more than
Shs 700 in the major towns. Since the housing estates were supposed
to be for low-income workers 1t is somewhat surprising to find that
in Kampala no respondent earning less than Shs 300 per month was to be
found there. In both Kempala and Entebbe the mean salary of estates
renters was higher thsn for private renters. This confirms the
result of the Jinja survey in 1957, that the lowest income groups
tend not to use the estates,g'

The discussion here on rents paid naturally splits itself into
two sections, on rents actually paid, and rent per rooms more
emphasis will be put o2 the lattcr. Absolute rent levels for privatec
renters appear to be considerably higher in Kampala, than in Entebbe
and Mbale, the shape of the frequency distribution suggesting this
(see table 3).
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In addition the mean absolute rents paid in Kampala and Entebbe, at
Shs 69/50 and 46/50 appesr +to be significantly different. This
suggests that the pressure of housing demand is relatively higher in
Kampala than in Entebbe, end is reflected in a higher level of rents.
Only seven of the 112 private renters in Kampala replied that they
were sharing rents, although one might have expected this to be highe
particularly among the lower income groups.

It is possible to remove some elements of accommnodation
differentials by comparing rent per room instead of absolute rent
levels, and the results for this survey appear in Table 4, In
Kampala 51 per cent of private renters were paying less than Shs 40
per room per month, as agsinst 91 per cent of the estates renters,
while in Entebbe 39 per ecent of the private renters were paying under
Shs 30 per month, against 72 per cent on the estates. In Kampala in
the private market about 23 per cent were paying more than Shs 55
per month, and none cn the estates over this level, while in Entebbe
L1 per cent of private renters were paying more than Shs 55 and
3 per cent on the estates. The differences between the towns is even
more marked than in the case of gbsolute rents, 55 per cent of privat
renters in Kampala paying under Shs 40, 68 per cent in Entebbe, and
78 per cent in Mbale. In Kampala the mean rent per room on the
private market is almost double that on the estates (Shs 45/00 as
against Shs 25/00 on the estates), where rents are subsidized by the
City Council, although in IEntebbe the difference 1s not quite so
marked. The fact that rents in the private market are evidently
sensitive to the market situation throws doubt on the insensitivity
of government rent-charging prectices, especially where subsidies are
involved, and particularly since those receiving the subsidy are but
a small part of the total population, with a higher mean salary than
the private rent rs.

The proporti n of income spent on housing, or, more easily
distinguished, on rent, is important for two reasons. First, this
forms only part of total expenditure committments, and therefore a
high proportion of income spent on housing leaves less for other
commodities, purticularly essentials such as food and clothing.
Second, given an income distribution, and the proportion of income
that people are able and willing to spend on housing, it is possible
to constructa table giving the costs of houses that might be affordecd

by different income groups.

It can be seen in Table 5 thet in Kampala 2.9 per cent of privetc
renters were paying under 5 per cent cf their salary on rent, as
against 46 per cent on the estates and 68 per cent of the institution-
al renters. Seventeen per cent of the private renters in Kampala
were paying more than 20 per cent of their salary on rent as opposed
to 2.5 per cent of the institutional renters and none of the other

two groups. The situation in the other two towns is very similar,
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and shows that private renters are in fact spending a considerable
amount more on their housing than are their colleagues in some

kind of Governmental housing. This raises questions not only of
equity, but also of -the allocation of resources under the control
of government, and is related to the second problem of the Ministry
of Public Service indicated above., The mean proportion of salary
spent on rent in Kampala was 14 per cent for private renters, 7

per cent -for those on the estates, and between 4 and 5 per cent for
the other two groups. In Entebbe the equivalent proportions were
11.4 per cent, 8.4 per cent, 2 per cent in institutional housing
and 6.4 per cent in the "other government" category. These figures
.suggest that rents are certainly a greater strain on household
budgets in Kampala compared with Entebbe, particularly as private
renters are a higher proportion of the market in Kampala, The
difference amounts to nearly 3 per cent of salary, and one could
attribute this to either of two factors, or a mixture of both:

a) excess demand relative to available supply in thc capital

b) supply conditions, so that the higher proportion rcflects
a better -quality sgtock of dwellings in Kampala.
The fact that only 38 per cent of private Bnters were in mud and
wattle dwellings in Kempals, compared with around 68 per cent in
‘the other two towns is the main factor. In Kampala also & higher
proportion of thc renters had electricity (41 per cent as compared
with 30-34 per cent in Mbale and Entebbe respectively), although
fewer in the capital had water from taps (37 per cent as compared
with 48 and 46 per cent)., The distribution of number of rooms
occupicd does not help explain this difference in the burden of
l.ousing expenditure. When it is considered that the mean rent per roon
for mud and wattle constructions in Kampala, Entebbe and Mbale was
She. 35/60, 33%/00, and 30/00 ver month, and the equivalents for
cement block or brick were respectively Shs 51/60, 43/10, and 31/10,
then it seems likely that much of the difference in the proportions
spent on housing is due to quality differences, and only part to
excess demand.,

Table 6 shows the means for household size (two definitions),
and the number of rooms for the three towns and four main tenure
groups, Table 7 shows the distribution of people per room for the
same groups, for adults and children weighted equally. Using Table
7 we find that in Kampala 60 per cent of the renters had less than
2.5 pernple.per room, while the equivalcnt figure for owners was
90 per cent. About 2 per cent of the owners had 4 people or more
per room, and about 20 per cent of renters. In Kampala the differ-
ences between the mean number of persons per room in private and es-
tate rented accommodation, and between private renters and owner-
occupiers was very marked, the means being 2.6, 4.6 and 1,9 res-
pectively. Using more aggregated calculations for thc mean number
of people per room, as in Table.6, it is clear that the counsiderably
larger houscholds of owner-occupiers is mo:e than offset by the
higher mean number of rooms. Using equal weighting of adults and
children, owner-occupiers were crowded to the extent of 81l per cent
of the private renters in Kampala, 71 per cent in Entebbe, Using
the 50 per cent weighting of children the advantage of owner-
occupiers is even clearer, the crowding being 75 per cent of the
private renters in Kampala, and 69 per cent in Entebbe. Even tak-
ing the figures for Mbale it is clear that owner-occupiers suffer
considerably less crowding than do private renters, although to
extend this to an index of overcrowding is something that, as an
economist, one does not feel qualified to carry out, more detailed
enalysis of household structures being necessary.

Before moving on to one of the most significant of the fesults
of the survey it is worth noting the distances travelled to work



Table 6 Mean houschold size and number of rooms by tenure group

Mean Household Mean Number of Mecan People pe

Dize : rooms »oom
(1) (ii) (iii) o dv)
Kampala ' (1) (i)
Private renters (a) 3.7 2.9 1.8 2.1 1.6
Owner occupiers (b) 7.8 " 5.6 4.6 1.7 1.2
Municipal estates 5.9 - 1.7
Govt. Institutional - - 2.1
(b) ond percentage of
(a) 211 193 256 81 75
Entebbe
Private renters (a) 3.5 2.8 1.7 . 1.6
Owner-occupiers (b) 6.5 4,6 A3 . 1.
Municipal estates 4.1 - 2.0
Govt. Institutional - - 2.0
(b) as percentage of
(a) 186 164 - 253 71 69
Ilbale
Private renters (a) 4. - - 2.0
Owner-occupiers (b) 9.5 - 4.4
Municipal estates 6.3 - 2.6

(b) as percentage of
(a) 238 - 220

Notes: (i) Houschold size defined as total number of occupants,
adults and children equally weighted
(ii) Household size defined as total number of occupants
adults weighted 100%, children 50%
(iii) Rooms defined as those defined as living or bedrooms
(iv) Mean people for room defined as mean household size
divided by mean number of rooms

daily by the respondents. This is an important indicatecr of the
structure of the housing market around towns in Uganda, and con-
firms thot the pattern observed by Elkan still survives to a con-
siderable extent.LtO, 11 (See Table 8) This shows that on average
the owner-ccupiers travel a considerably larger distance into thelr
werk each day compared with the reniing groups.

Table 8 Mean distance travelled daily to work by tenure group(miles)

Kampala  Entebbe  Mbale

Private renters 4.0 4.1 3.7
Owner-occupiers 8.1 7.9 10.7
Municipal estates 345 1.7 -
Govt. instituntional 0.8 - -

In Table 9 the tenure groups have been divided according to
whether the respondent was living in his home area, this being
defined as Buganda (Masaka, East Mengo, West Mengo and Mubende) for
Kampoala, and Entebbe, nnd Bugisu and Bukedi for Mbale (the survey
was undertaken before the Bukedi headgquarters were moved to Tororo).
The pattern in the three towns is very similar, the proportion of
owner-occupliers living iw their home area being around S0 pcr cent
or more (98 per cent in the case of Kampala). We must conclude



therefore that the home area h-s an extremely important influence
on tenure choice, the influence being remnrkable in the.case of
owner-occupiers, If this conclusion is reached however, then some
explanation must be given for the fact that in all three towns over
50 per cent of the private renters were also living and working

in their home district. It is apparent that the predominanee of
local people as owner-occupiers is not a two-way relrntionship. In
Kampala, for example, 33,5 per cent of Baganda were private renters
and the lower part of the Table shows that 2 sixth of the Baganda
private renters in Kampala owned a house elsewhere in their home
district, the comparable proportions being higher in.the other

two towns. Of thcese working outside their home area, in Kampala
44,6 per cent owned a house in their home district, in Intebbe 46.5
ver cent, and in Mbale 54.2 per cent., It is clcar thot in the
ownership of houses in Uganda it is important for most people that
they be in their home area, largely for retirement from salaried
employment., In a large region like Buganda, 'home area' necds to
be dcfined considerably more closely then was possible in this
survey., Therefore, for people from the more distant parts of
Buganda, Bugisu or Bukedi, the town on which they happen to be
working, although it is in their 'home district! it is not 'home'
in the more narrow sense, Unless there is a wider breaking up of
extended familial ties nnd a more extensive market in land around
urband areas, it is unlikely that this phenomenon will alter very
quickly., In addition it can be noted that private renters had an
average age of 28-29 years in all three towns, nnd owner-occupiers
40 years in Kampala, 35 years in Entebbe and 34 years in Mbale., T! e
foet that the renters were younger means that o large proportion are
not likely to have access to land at 'home' or anywhere else
especially if they are not married, because of social factors, and

since they have had less time to accunulate savings.

Additionally it was found that. the home district made no observ-
able difference on salaries, rents, proportion of salary spent on
rent, or the degree of crocwding of private renters, although house-
hold size and number of rooms were different. This reinforces the
conclusion that if the home locality has any influence at all it
1s in terms of 2 uwore closely defined region than has becn used here,
and then it seems to have more influence on tenure choice than on
other variables., This modifies fairly considerably a ccnclusion of
the Mayanja Commission on the salaries and conditions of E scale
officers in the Public Servicel? where it was stated that "the
advantages of local postings include the ability to find accommo-
dation more easSily cececsccsas'e



IIiT Some supply factors

It therg are economies of scale in hiring rooms it would
be exyected that the rent per room would fall,as more rooms
are renved by any particular household. It was found that
the neen rent for one room in Kampala was Shs.50/10 per wmonth,
for two rooms Shs.36/60 per room, for three rooms Shs.38/10
apd for four rooms Shs,35/560. This suggests that although
there is a distinct fall in the price per room between one
-and tvo rooms, any adventage from hiring more than two rooms
is not reflected in tize rent. The difference bhetween the
rents for one and two rooms is probably accounted for by the
fact that in the peri-urban areas many structures of rore '
than one room are let out as single rooms, and were
constructed oun this basis. Since the hiring of two rooms
therefore differs more from the hiring ox one room rather
than three or four rooms, it is not surnrising that the
"economies of scale'’ behave in the way observed. "It would
thierefore anpear to be relatively more profitable to construct
structures to be rented out as single rooms, rather than as
multi-room dwellings. "It was also found that the »rovision
of more frcilities, or better construction, had a positive
effect on rent per room, although this does not isolate the
number of rooms. for exemple, the mean rent per room for
mud and wattle construction was Shs.35/60, for cement block
without electricity Shs.46/70, and for cement block with
electricity Shs.55/10. This would sug-est that people
are prepared to pay for better quality housing, so that the
addition of facilities to houses at present of a low guality
would be likely to pay for itself within limits, although
the extent to whick this would restrict the range of rents
available to renters would be an unknown factor.

IV A sumnary

Although much of the analysis of the survey data has
been omitted here fron pressure of space, enough iniormation
has ueen presented to allow some conclusions to be drawn.
Perhans more striking then the degree of uniformity in thre
relationships between variables waos the degree of variation
and dispersion. This in itself is important, for it shows
the influence of testes and idiosyncresies, and thus rather
than there being a pattern of housing demand, the demend is
rather for a wide renge of dwelling types and costs.

One important point which must be made on consunption
patterns is that at low levels of recal income a nigh
pronortion of income spent on housing presses absolutely
harder than the saiie proportion at high levels of income.
This is because the essentials of life have to be purchased
at 2ny level of income, and so food, clothing and housing
have to be suprlied in any event. An arbitrary 20 or 25
ver cent of income devoted to housing in Uganda is in fact
a gre:=ter strain on household budgets than it would be in
Zurope or lcrtl America. This is additionally so for two
reasons. The varistion in the we ther conditions from year
to vear in Last Africe brings with it wide differences in
food prices, which have to be 2bsorbed into the existing
expenditure patterns. 1Clearly a high housing cost leaves
less space for flexibility. ™° The second point is the
extent to which urban workers are expected to, and do, send
home cash, or take home savings with them in the form of cash
or gifts, It is probable that a quite considerable amount
of rural capital expenditure is, financed in this way.
Therefore the mean proportion of salary expended by »rivate
renters in Uganda, that is 11-15 per cent, is probably a
reasonable standard to take in the planning of the cost
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structure cf building programmes for the mejority of urban
dwellers, i1f the degree of varintion either side of this

mean 1s also taken intc account. It can be remarked that

this proportion of income, although confirming the data in the
comsumnption patterns surveys in Uganda,15 is somewhat lower
than might have been expected. This is likely to hove foirly
inportant implications for Government in the event of a removal
of subsidies on rcental occommodation. However it is hoped to
touch upon this in o later paper,

The advantoge that was found in renting from Government rather
than in the private market is the result of these subsidies. In
the case of the higher income groups this represents a transfer
of real resources from possible nlternative uses, in order to fur-
ther increase their total income above the low average income in
the whole country. In the nunicipal estates the subsidies repre-
sent o possibly misguided attempt to follow the British system
whereby it is assumed that council house tenants in a particular
type of house ore in low income groups, and so should not pay the
full 'economic' rent. This type of subsidy can hide inefficiency,
particul-rly in the way that housing accounts tend to be presented
in Ugnnda. In this survey the estates renters hnve been seen not
to be in the lowest income groups anyway. In terms of efficient
distribution of resources it would be very difficult to Justify
the prescent types of housing subsidies in Ugondn., Indeed, it hos
been decided that municipnl estates in Uganda shnll no longer be
subsidised,l6 leaving only the ex-colonial pattern of housing
entitlenent/eligibility to be removed.

It is ecpparent from the survey results that housing is relatively
more expensive in Konmpala than it is elsewhere. Figures from re-
turns in Kaobale -~nd Gulu give proportions of salary devoted to
houging of 10,5 ~nd 11.9 per cent, very close to those for Entebbe
and Mbnle,

To the extent thnt the higher proportion of salnry spent on
housing in Kampala is due to denand conditions rother than supply
conditions then some kind of 'weighting' of salaries in Kanpala
for the presently non-eligible officers could justinbly be in-
troduced in order to offset the higher relntive cost of living
in the capital., This night amount to about 1l-lz per cent of

salary.
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Patterns of Denand

Urban housing demen as to be cdefined in tern i
Tability andlvz1ii§ﬁgggrh%oh;§y?o 3;ddg$%gga_1n oy
3 71l £ £ .y, and sukdivided by
g§o¢rapkical.location, the distribution of income, the
distribution of ouselold size and/or the size distribusion

of dwelling demaonded, tenure tyne end, finally, patierns of
denand for facilities. In Uganda the geogranhical
distribution of future urben rousing demend devends largely
on the dispersion of newly created job ownortunities.

“hig hes been outside the scope of this research, and there
are no stetistics available to give tle rete of growth of
all tlie main towns of Uganda. Tor the period 1566--71 at
least there is 1ittle or no chance of g CACNEEiyn the basic
vettern of develonpient in Uganda, where most cmplovment

onvortunities are in Keiipale and Jinja. “he ponulation
of these toms iz likely to be growing at earound 7 oer cent
QDer tnnum at pressent. The 1966--71 Development P1l.n

o

assuies that the total urban nopuletion will grow by about
40,000 houzeholds in this period, which ould suggest a need
of about 10,000 new dwelling unizs ea-l yvesr including
re:lccernient and backlog demand.

‘ Table 10 shows the ircome distribution for emumerated
africin ermployees in Ugende in 1965, for abveence of eny

betier data e con thke this as rewresenvative of the income
distribition of wvrbru dwellers. (glthough o more detaoiled

enelysis has beern rnde elsewlere T

tre conclusions are not
consider-bly modified). The table shows that 75 per cent
of tlhie emrloyees received under Shs.125 per month in that
year (before the introduction of the latest Minirum rage
Legisletion), and 95 ner cent under Shs.5C00 ner month.

The me2n income per month was Shs.212/06 and the median

anproxinately Shs.137/50. Ihis gives some indic2tion of
the {tyre of income grouns *that most housing develonments
woulc be eined at in order to cover tle whole martet.

been estvimected elsewhere thot in most cases an
awval rent thatis 12 per cent of the capital ceost will
nor.:ally ke sufficient to repey the costs fully. That is
to sav that this could be a rent which rakes subsidies
urnecessary. ° It is possible that tiis may hnve to be
aimended slightly for Ugandan conditions. It is clear in
any event that to tle extent that the 12 per cent’ has to
be higher in order to cover all costs, then for any
rent the construction cost will have to be lower.
Approxirately 50 ner cent of the surver samprle were renters
of some kind or c¢crnother, and so 1t wiyv !

be estimated that
around 50-70 ner cent of urban duellings would have to be in
the renting category in new develonnent. lf the "ommen--
occupiers’' in the surver are not included in the urban
poyulction, then the proportion of urban dwellers who would
be renters is higher.  About 6,000-7,000 rental dwelling
units 2rs therefore ne:ided every yeor in urban areas, -nd
possibly over &,000 if +the speculation on owner-occupisrs

is corxrezct.

-

f we used 15 per
for: the lowes? paid emd

to Shs.10C would be Hrena

I 0 T at thegce very 1 N sor.cers would not be able
L:owever at thecge very 1 nes woriers would not be able
to have their farmilies with tlew, and so tiey ars Lilzly to

ent of s2lory as the mean rent

§ , Tthen tiose in the zroup un
to pey she.15 per month.
0

share anvway. “hree necple at this level would provide
Shs.45 ner monti, which is, on the 12 pexr cent bazia,
ecuivalent to a coastruction cost of Shs.4500. Por this
cost a very reasoncble, if not lavish, traditional type
dweling can be constructed. Perhaps more interesting 1is

the level at which the Covernnent iinimum Jages report
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estimates thet a2 "fenily' can be su;yorted.19' Ihis is

Shs.270 per wmonth s*lary in hanpala, of which an arbitrory
hs.20 has teen =2lloceied for rent. In fact TDLNbr cent of
She.270 is Shs.40/50, 5hs.20 being only 7.4 per cent, so the
expenditure petierns in this report can be rsgarded as
BUSTECTo Cnly 2.7 per cent of the private renters in the
surver in Keroala were Laving under Shs.3C per month, and so
Shs.20 would be .a very low rent for a2 feﬂ¢ly' in Tampela.
she.4C/50 would ‘lTow 2 congtruction cost of Shs.4050 ner
Girellings uvniv, woich 1is easily within uL; bounds of Josu¢oil‘ty
in the b*uul*“on&L sector whnere @ oulte snbstantial dwe” ling
could be built for this amount, with two or three rooms. *
dowever, more relevant psrheans, is the fact that using the
enuviersted emﬂ_oyeas income diztribution, about 70--80 »ner cent
of dwellings should he constructeld to s capitsl cost in

J.Cn

Ggeada ven ellowing for the unsatisizctor” nature of the
incoie distritution used here, especizlly Zor urbon areas,
the order of tiis corclusion ig unGouvhritedly corzect. ™

[

Tenure was found to depend critic on whether the

- jy

L -—
houszenold was in ivs hione area. flie owne
o)

v-~occupiers hed
cowslqezably larzer ouseholds and nore rooms on average
copered with the o%rer tenure groups, and vere in tileir
aome area. toreover, the owner--occuniers tended to live

avay irom the areas thot are nurely 'urban'. It seems
therefore, as rewnerized above, thet uke Uganda urban housing
narket is predorinently one where the de and is for rental
housingz. vaof-occupation in a““ around towns is denendent
10t on place of wori, *ut on accezs to 1l-nd, and the loung-
tern desire for secvrity of residence, especially afterx
retirenent fre: the salaried iob. wiis eccounts for many
of tle renters owning houses in their :ome areas. The poor
resonses whicr have been noted on the zZoveriental lone-
owners.ip est. tes, wiere the development hos been largely

by entrepreneurs putting up rental accommodrtion, can be
exrlsined by this chrrecteristic o1 the mrket. - We wust

onclule thzv for some vesrs to cone there is ll‘elv to b
only 3

1211 ninority of Ugandane who desire owner occu;amion
stavus within urhin areas.

5o far as non-Ugasundans, or more particularly non-

Africans in Uﬂﬁpds, are concerned tenure will depend on more
comniicated fectors since a large proporition do not regard
Uga&dg 28 1n any way 2 permanent home. Cf the 80,000 plus

Asians in Uga@@a, at the end of April 1967 14,450 hcd been
registered as Ugandza citizens, and an bddﬂtlonal 10 5¢725a
aprlied for citizenship but had not yet had it ﬂrwpued

4riong the private renters in Ki:ﬁala ana Intebre
slizhtly more than 50 ver cent of those in .the survey
occuplied one room, akout 30 per cent two rooms, and 1% per
cent three roons. for renters in the income groups
included in the sux rvey these figures may safely be talzen as
represeuatative of the nminimu:. size of asccommodation that
would te denanded. It is, of course, very likely that if
more rooas were available for the seaie rent level, then they
woulé be talken, and given the crowding factor for renters

It xas found that of the owner-occupiers in livale, of
11 interviewed, the average construction cost for 7 was

avout buo.1750, two otrers built at costs of BShs.12.,000 end
Shs.E0,000, and the two remesining had built purely temzorary
struciures.
*w It 1s probable t.at these construction costs would not
inclucde the czoiial cost of services, but a recurrent elenment
for restes has been included in the 12 per cent.
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this-wquld be o very significant improvement in the stondard
of living. It may be assumcd that given a chonging ratio of
dependents to urbaon population, and the lower labour turnover
raotes recently experiencedin Ugandn, thnt the narket structure
of urben housing demnnd hos changed in the last ten years oway
from small or minimol dwellings, to something more substantial
for a large section of the urban popul~tion. However this hy -
pothesis cannot be tested with the data from this particular
survey.

VI Some further thoughts

One of the major conclusions of the survey must be that all
of the present public housing developments in Uganda, without
exception, cannot cater for the majority of those requiring
shelter in urban nreas., There nre only two ways to bring down the
rents of these developments:

a) subsidies, which cannot be justified cconomically
for housing in a low-income econony, or
b) a reduction in capital development costs, likely
to come from ¢« drastic reappraisel of the type of housing
development that the public sector should undertake.
A proposal would be that more attention to the provision of
supcrvised site onc scrvice schemes should be given., This would
allow building to present Grade II standards in Uganda (i.e.
nud and wattle, semi-permanent), without the creation of slums.
Broadly speaking slums mey be said to be caused by four factors:
a) type of construction material,
b) type of, or lack of, sanitation ~nd waste disposal
facilities,
c) overcrowding inside dwellings,
d) crowded development of a particular area, with
dwellings in close proximity to each other.
In most crses the factors creating slums would be a combination
of the four, but of the four the first would certainly be the
mnost minor consideration.

In the privote morket a method of keeping rental costs down
would be to impose some kind of rent control., Although this may
operate successfully inside urban planning areas of Grade I stand—
ards (high standards in and around city centres), without affectimg
development incentives, it is highly unlikely that rent control
could be effectively administered in the fairly densely populnted
peri-urban areas where housing demand is very high. Therefore
rent control is not likely to benefit the low-inconme groups.

So far os an improvenent of the standards of owner-occupied
dwellings is concerned, the crucial bottleneck is precbably the
lock of any finnncial institutions which cater for relatively
nodest dwellings. Neither the newly created Uganda Building
Society, nor the projected Mortage Finmnce Company (part of the
National Housing Corporntion) are likely to extend their services
outside construction costs of over Shs. 20,00C within urban
boundaries. In this respect it can be mentioned thnt another
constraint is 1lrnd tenure, especiclly in relation to security of
tenure nnd collateral eligibility.

One can assert with some confidence that housing conditions
are of very great importance in assessing standards of living.
If this is true, then it implies that, in Uganda ot least, insuffi-
cient. priority has bcen given to housing conditions in the
formuletion of Govermment policies in the ccononmic and social
fields.

M.A, Tribe
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Salary
Shs: per month

under 200

200
300
400
500
600
700
800
900
1000
1100
1200
1300
1400
1500
1600
1700
1800
1900
2000

Note - throughout P/R = private renter, 0/0 owner occupier,

under
under
under
under
under
undex
under
under
unoer
under
under
under
under
under
under
under
under
under

plus

300
400
500
600
700
800
900
1000
1100
1200
1300
1400
1500
1600
1700
1800
1900
2000

|

P/R

0.9
. 9.1
43.6
19.1

5.5

1.8
10.9

2.9

1.8

0.9

2.7

0.9

M/¥ = aunicipel estate G/I

KAMPATA
0/0  W/& G/1

3.5 - T 2.4
20.9 18,2 16.7
14.0. 36.4 31.1
-5.8 13.6 7.1
10.5 4.5 4.3
12.8 9.1 9.5

4.7 9.1 4.8

8.1 - 2.4

2.3 4.5 -
2.3 4.5 14.3

3.5 244

4'7 - 2.4‘

. 2.3 - -
1.2 - -

. - 2.4

of tenure (per cent)

‘Total T/R
0.4 1.5
5.3 120.0

29.5 | 33.9
20,0 [16.9
6.7 | 3.1
4.9 | 1.5

10.9 | 7.7
3.9 | 6.2
3.9 | =
le.4 3.1
4.6
2.1 ' 1.
2.1 -
0.7 1.5
0.4 -
0.4 -
2.1
1.1 -

= Goveinment institutional

ENTEBBE
0/0 = H/E
2.0 -
10.2 3.1
12,2 31,2
24.5 12.5
- 2.0 5.3

- 6.3
© 8.2 21,9
14.3 3.1

6.1 -
4.1 -
4ed .
2.0 -
2.0 -
2.0 3.1
4,1 -
2.0 -

33.3

, 2. Salary Distribution by type

Total

1.1
10.9

.. 22.9

19.4
4.0
243

10.9
T4
4.0
2.3
4.6
1.7
1.7

1.7
2.3
1.7

P/R

31.8
36.4

9.1
9.1

1446

-0/0

26.1
30.4

13,0

13,°

44
4.4

MBALE

11/E

5

25

G/1

1607

16.7

66.7
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Rent

Shs per month

No

rent

under 20

20
30
40
55
70
90

120

160

200

under
under
unaGer
under
under
under
under

under

and over

30 |
40
55
70
90
20
160
200

Note -

P/R

1.8
0.9
1.8

2,8

31.8
11.8
10.0
6.4
9.1

4.6

0/G

/8

13.0
21.7

KANMPATLA
G/I

9.8
3646
14.6
14.6

9.8

4.9

1.3

2.4

0/G

18.2
18.2

18.2
9.1
9.1

27.2

other government -

Total  P/R
33.9 1.5
Ta3 -
5.2 | 6.0
11.2 | 22.4
18.2 |38.8
5.9 |17.9
Te3 9.0
4.5 | 1.5
4.2 1. 1.5
L2353 1.4

ENTEBBE
M/E G/I
2.9 16.7

- 56.7
5.9  26.6

23.5 -

55.9 -
5.9 -
2.9 -
3.0 -

mostly 'pocl housing'

0/G

14.3
21.4
21.4

7.1
21.4
14.4

3. went Distribution by tenure group (per cent)

Total

29.3
3.3
4.4

14.9

29.8
8.3

Ut

H O O N
. . .
S v Oy N O

/R

4.4
8.7
39.1
39.1
4.4

4,3

MBALE

M/E

25-0
25.0
25.0

25.0

G/I

0/G

14.3

14.3
42.9
28.5

Total

43,73
4.4

16.4
19.4
9.0
3.0
0.4



Per cent of salary

No

rent

under 5
5 under 10

10
15
20
25
30
35

40

under 15
under 20
unéder 25
under 30
under 35
under 40

and over

P/R

2.9
31.4
4.7
14.3

7.9

2.9

2.8

249

0.9

TABLE 5,

/B

45,5
31.8

9.1
13.6

-

Proportion of salary spent on

rent by *enure group (per cent)

KAMPATA
G/I

9.8
58.5
26.8

2.4

2.5

0/G

63.6
27.3

445

-

P/R

1.6
7.8
32.8
32.8
14.1
642
1.6
1.5
1.6

M/E

3.1
18.8
46.9
25.0

3.1

3.1

ENTEBBE
G/1

20,0
80.0

0/G

42,9
50.0

P/R

4.6
13.6
27.3
31.8
13.6

9.1

M/E

MBALE
G/1

66.7
16.7

16.7

0/G

16,7
50.0
16.7
16.7
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People/room

under 0,5

0.5
1.0
1.5
2.0
2.5

(S
Q

~N 3 o O v P,

S v O v O v O v O »

oy

undex
under
under
under
under
under
under
under
under
under
under
under
under
under
under

under

[lewzm -

(%

1.0
1.5
2.0
245
5.0
3¢5
4.0
4.5
5.0
5.5
6.0
6.5
7.0
7.5
8.0
8,

1

e b

A

P/R
1.0
6.7
28,6
8.6
14,3
9.5
9.5

10.5

1.0
3.8

[SF2 Bl

0/0
4%
23%.2
24.6
377
Te2

Lo

KAMPATLA
/B

e £

TABLE 7.

¢/I
2.4
2.4
23,8
7.1
19.1
11.9
9.5

14.3

2.4

3 4.8

2.3

"\ SRR RNICRY A (_'/'r

Digtribution of peonle per room by

tenure group (per cent)

P/R

ENTEDBE

0/0
4.7
14,0
3042
25.6
11.6

4.7

< Than LT guan el Con

v e s ¢ <}— Lglj

M/E
3.1
3.1
25,0
6.3
21.9
9.4
18.8

6e3

3.1

5.0

G/1

14,3

14.3
28,6
28.5

P/R

13.0
34»8

13,0

4.4
1%.0

Nt

MBALE
0/0

5¢3
21.1
26.4
10.5
10.5
1045

25.0

25.0
50.0



TABLE 9, Home District and tenure group

(per cent)
Living in Home District Not living in Home
District
P/R 5% 42 46.8
0/0 , 9747 . 243
/B 15,0 85,0
Total 60,6 39.4
ENTEBBE
P/R 5865 41,5
0/0 88,7 11,3
M/E 38,7 61.8
Total 60,9 39,1
MBALE
0/0 95.7 4,3
Total 62,1 39.9
House owned in home district

Kampala P/R 16,7 3943
Kampala All Government¥* - 23,8 5247
Entebbe P/R 2245 5546
Entebbe All Government 19,0 48,5
Mbale P/R 5349 -

Mbale All Government - Tl.4

Note - * All Government includes municipal estate,
Government institutional and other Government
renters,
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