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Abstract: Uganda, just like its counterparts around the globe, is transforming its land tenure systems, 
from communal systems to private individual ownership systems. However, through the 
establishment of privatized land rights, several criticisms and collisions have continuously marred 
the governmentʹs well-intentioned vision. They claim that this will negatively impact vulnerable 
groups, such as women, the disabled, and children. In Uganda, while structural transformation 
occurred in the economy at least thirty years ago, followed by the enactment of the land policy, the 
issue of rights through titling of individual ownership is not fully implemented to even 50% in the 
rural areas. This tenure security and ownership empowerment continues to bleed confusion and 
reportedly leads to the weakening of traditional communal land tenure systems and erosion of land 
rights, thus hampering sustainable agricultural production and investment. This paper, therefore, 
examines rural land rights, markets, and land structural transformation in Uganda, with a specific 
focus on the rural areas. In this work, several papers are reviewed to get facts about existing land 
rights, land market structure, performance, and challenges associated with them. Review analysis 
reveals three main issues: thereʹs a lack of awareness of the new land policies and their 
implementation, land tenure security is not yet guaranteed, and therefore the vulnerable groups are 
not fully secure, and land markets, though not yet efficient, are increasing exponentially in many 
areas. In conclusion, this paper recommends the sensitization of the public, especially the rural 
landowners and institutions, continuous incentivization of formalization and acquisition of land 
documents, and finally the need to harmonize with different institutions on the implementation of 
existing land laws and policies. 
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1. Introduction 
In the year 1995, the government of Uganda enacted its constitution after going through several 

years of political turmoil, right from its independence in 1962 to 1986. After its constitution 
promulgation, the National Land Policy was also enacted in 1998 [1]. The main target was to 
guarantee an effective, just, and optimal use and management of Uganda’s land resources for poverty 
decrease, wealth creation, and ultimate socio-economic development [2]. The policy in its spirit aimed 
at ensuring that natural resources are optimally used and sustainably managed. This is mainly 
through restoration, maintenance, and enhancement of the integrity of natural resources. 
Additionally, all land use practices follow recommended plans and principles of sound 
environmental management, including biodiversity preservation, soil and water protection, 
conservation, and sustainable land management (Land Policy, 1998). Consequently, for equitable 
access to land, security of tenure, and elimination of historical injustices among others, the Land 
Policy was justified [1,3,4]. In the area of climate change, the policy intends to mitigate and adapt to 
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the impacts of climate change. From the routine monitoring, evaluation, and review framework for 
the implementation of the Policy, the government developed a monitoring and evaluation system 
and undertakes periodic reviews of the land sector performance and the policy by identifying 
persistent and/or new issues requiring further policy interventions at least every 5 years, this has 
calumniated in the 2013 land policy amendments [1]. 

With the Ugandan population projected to exceed 80 million by 2050, demand for sustainable 
sources of livelihood amidst the threat of climate change will increasingly exert pressure on the 
inelastic production resource-land [5]. The projected population increase is not unique to Uganda but 
to the whole of Africa (except a few countries at war) [6]. The highest population explosion will 
happen in Africa by the year 2050, and in the same breath, Africa houses the largest number of 
economies dependent on agriculture for subsistence and primary source of livelihood [7]. Land is a 
critical resource for any country, and in an agricultural-dependent nation like Uganda, it is of 
particular importance. Consequently, in Uganda, farming majorly occurs on small family farms that 
depend on tilling land that is rain-fed, as a source of livelihood [8]. Additionally, some of these farms 
are co-owned by both women and men, where men are usually the household heads with over-
arching decision-making powers [9]. These factors present the policy need to continue making the 
necessary structural reforms and transformation to ensure sustainable land rights with efficient 
markets. This paper, therefore, presents reviews of literature about land rights, markets, and the 
necessary structural transformation in Uganda since the promulgation of the current constitution and 
Land Policy of 1998.  

Several land tenure systems exist in Uganda, and these have links to the historical times, culture, 
tradition, beliefs, and colonial administration in the years before its independence [10]. Though 
transformation has occurred in the land sector, a significant number of rural land rights are still 
ambiguous and don’t offer the security of tenure and thus are not easily enforceable under the current 
law [3,11]. Uganda’s land tenure systems differ greatly from one region to another, in some areas 
ownership and administration are communal under the stewardship of the clan heads [12]. This has 
been for a long-time hampered development, and thus prospective investors have been unable to 
fully acquire rights in this region for commercial agricultural production, due to lack of individual 
security of tenure that characterizes this form of the land tenure system and limits its efficient transfer 
of rights of use [13]. Land markets have not structurally transformed as most settlements and rights 
are not formalized with the rampant reported land evictions that have occurred in this decade [14]. 
This has emanated from the insecure land rights that create an enabling environment for 
encroachment on both public and private lands [15]. These challenges are exacerbated by climate 
change and its impacts; for example, in the Eastern part of Uganda, due to recurrent flooding, mud, 
and landslides, several households have been rendered homeless and landless [16]. The current slow 
structural transformation of landownership and tenure systems continues to render rural 
communities less resilient to the impacts of climate change [8]. Public investment in terms of 
infrastructure has become more expensive and most of the time impaired due to the “liberal” land 
rights that have allowed some people with titled land to demand exorbitant compensation for their 
land in case the government intends to use their lands for public infrastructure development [17]. 
This creates market failure and raises the cost of public expenditure on infrastructure, and, worse 
still, the funds usually used for such projects are borrowed from developmental partners like the 
World Bank, China, and the European Union payable at a certain interest [18]. 

Transforming 39% of the subsistence farmers to commercial market-oriented households, which 
is the core mandate of the Ministry of Agriculture Animal Industry and Fisheries (MAAIF) and the 
current theme of Uganda’s Budget for the Years 2023-2024, requires that land should not be 
fragmented, thus encouraging the use of machinery and other modern technologies like irrigation 
[19]. The high levels of land fragmentation in most regions in Uganda present land rights and markets 
that are less formally structured, and therefore, hinder the forces of demand and supply to freely 
operate to facilitate efficient transfer of land by consolidation for large-scale production purposes 
[1,3]. With the constantly changing climate, the Ugandan agricultural-based economy is less resilient 
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[20]. The current system of transfer of land rights and ownership among individuals is to a greater 
extent not computerized, and the government cannot trace and follow these transfers, yet current 
Ugandan land law requires that these transactions should be reported to the local authorities at the 
sub-county or division levels for formalization purposes [21]. The outcome of these transactions is 
that there’s less security of tenure for the buyers of these lands, as the documents involved are not 
certified by the relevant authorities. Consequently, according to the local income tax, these land 
transfers should be subjected to a tax that forms revenue for the nation [21]. This is also some form 
of land market failure, as these can be taken to be “black land markets”. Government and “mailo” 
landowners are sometimes unable to get taxes and rent from the occupants of the lands under these 
tenure systems[17]. ʺMailo tenure is a system of owning land in which there is an owner of the land, called a 
landlord, and there are recognized occupants on the land, called tenants, it is common in Ugandaʹs Central 
Region and the Buganda Kingdomʺ [4]. On the micro level, land may mean soil, and therefore, for 
sustainable production amidst climate change, arable land should be protected and used sustainably 
for the current and future generations [22]. With improvement in the security of land rights, there 
will be stability in the investments in sustainable land management practices [17]. This paper presents 
a systematic review of the land rights in Uganda, markets, and structural transformations, under the 
theme “Rural land rights, markets and structural transformation for poverty reduction”. From these 
themes, policy insights on how land rights and markets can be structurally transformed in the 21st 
century to cater to current and future land use sustainably. 

2. Definition of Terms 
Rural Land rights are legally established rights that individuals, groups, families or 

communities, and partners have over land use in each area (in this case, not in urban areas) at a given 
time [23].These rights are essential in many aspects, including reducing poverty when used as a 
livelihood source [15]. They help the owners to use, transfer, exchange distribute and manage the 
land resource for all acceptable uses while protecting the environment and social justice [21]. 

Land markets in this case means the systems, mechanisms, and processes through which land 
resource is bought, sold, leased, rented, or else relocated between individuals, partners, groups, 
communities, entities, or governments under some form of agreement [24]. Land markets form an 
essential element of real estate development, industrial development, and agricultural production 
among others, and this transfer may have significant economic, social, and environmental impacts, 
especially in ensuring equity in resource allocation [25]. Usually in these markets, the major 
aspect/outcome is the transfer of rights [26]. 

Land structural transformation refers to the fundamental changes and shifts that occur in the 
structure of land use, land ownership, and land-related activities within a region or country [27]. This 
transformation is often associated with economic development, mining, agricultural land use 
changes, real estate development, infrastructure development, urbanization, and changes in land and 
resource management practices [28]. Some key aspects of land structural transformation may occur 
due to natural or manmade factors like climate change, population increase, improvement in 
standards of living, discoveries, and exploration among others. This process is usually facilitated by 
functional land markets with associated enablers from other formal and non-formal institutions [21]. 

3. Methodology 
This review paper used a systematic approach, to get data and information on rural land rights, 

markets, and structural adjustments in Uganda covering the last 28 years of the operationalization of 
the Ugandan Land Policy [14]. Online accessible published articles, papers, book chapters, and 
government documents about land rights and land markets in Uganda available on official 
government websites, Google Scholar, Scopus, and Web of Science, among others, were utilized in 
getting this information, and were able to synthesize and come up with this review paper. The search 
covered published research articles, reports, and papers in the period from 1995 to 2023. This is the 
period when there were significant reforms in terms of land policies, and there is substantial literature 
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for reference purposes. Table 1 and subsequent section indicate the method used to obtain 
information, and how it was analyzed. The details on the primary methodology used in the articles 
cited in this paper review can be systematically followed up in the reference list at the end. Due to 
the limited published information available on this area of study, some of the published information 
may be more than ten years old, but if it was found relevant, it was still included in this paper.  

During my online search, using the guiding words; Rural Land Rights, Markets, and Structural 
Adjustment, 65 articles were obtained. On reviewing the abstracts, only 28 were retained for use in 
this paper as indicated in Table 1. 

Table 1. Criteria for exclusion and exclusion from The resources utilized in this review were obtained from 
online published, Journal articles, theses, book chapters, and conference papers. 

Criteria for 
inclusion or 
exclusion  

Number of 
articles 
included: 28 

Number of articles 
dropped: 65 

Justification of criteria used  

Year of Publication  
Between 1995 
and 2023 Before 1995 

This database would give a good 
historical perspective on the 
land rights, markets, and 
challenges after the 
promulgation of the current 
constitution of Uganda. 

Language of 
publication  

Only those in 
English  

Not in English  
Most of the impactful research in 
this area is published in the 
English language 

Publication theme  

Land rights, 
land markets, 
land structural 
transformation 

Keywords in the title or 
abstract missing at least 
one of these: Land 
rights, land markets, 
land structural 
transformation, and 
challenges 

To be able to cover the content 
scope for this review 

Availability of the 
article online 

Available  Not available  Lack of access to non-open-
source literature 

Study location Uganda  Outside Uganda  To maintain the geographical 
scope of interest 

4. Results Based on Thematic Areas 
These themes were summarized from each of the articles, and they were analyzed contextually 

on how each of the aspects was reported on with evidence. These helped assess and refine the 
conclusion and recommendations.  

4.1. Status of Rural Land Rights  

Studies by [12,29–35,43] indicate that the existing land rights did not necessarily translate 
to an increase in the security of tenure, especially for women. Ref. [35] assert the ambiguity in the 
land tenure systems still obscures the efficient investment in land in certain regions of Uganda. They 
continue to indicate that in both 1998 and through several amendments, formalization to facilitate 
investment still has some grey areas, even in the case of titled land. Ref. [3] findings indicate that 
women still lack critical information about the new land laws, and issues surrounding the security of 
land tenure that were prescribed in the Ugandan 1998 Land Act. Both [29,30] found that the land 
policy has inadequacies in addressing the tenure security of vulnerable groups, especially women 
and children, even when registration is formalized.  Additionally, the rights of vulnerable people 
are not well catered for, for example, the rights of rural women who are not married or have children. 
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Though there’s recognition that the Land Act has made significant strides in addressing some of the 
land-related rights. 

Also, studies by [34,36] reveal that womenʹs inequality over the means of land tenure because of 
gender-conservative norms is still an overarching issue that impacts many different aspects of life, 
including but not limited to land tenure. since in many rural communities, norms of gender equality 
are not fully accepted, menʹs dominance is still visible in terms of more access compared to women. 
With increased pressure on land due to population pressure, Women’s inability to protect their land 
diminishes quite often within these dispute situations. Most women are skeptical about the lawʹs 
ability to protect them, and they end up running to the elders, though in many cases the elders are 
still unable to protect they’re on their land. Furthermore, the study by [31] asserts that the customary 
institutional framework for land administration and justice has been severely weakened especially in 
the Teso sub-region, thus making vulnerable groups such as women and children more marginalized. 
There’s a wide gender gap between men and women, and this is even more prevalent in the case of 
the titled land, for married people, women’s ownership rights get lost as soon as the marriage is 
dissolved. The study points out skepticism about the sustainability of the current land rights, 
implying something can come up and overturn the status quo [12]. 

Ref. [32] indicate that there exist intermediate documents that provide some form of security of 
tenure to the people, especially in rural areas. They are recognized as legitimate property of 
ownership and provide some form of security to the occupants. However, they don’t carry the same 
bundle of rights as the land tenure systems, for example, when seeking credit and when seeking 
compensation. Studies by [12,33] show that gendered joint land ownership is common in rural areas, 
but complex, as under such formal land ownership does not imply having full rights. However, 
womenʹs names are usually not reflected in the titles. Also, the study by [33] indicates that with 
increased levels of urbanization in rural areas, land markets have also been transformed, however, 
the case of areas with mailo land tenure systems, it has been associated with the increase of tenants 
losing the right of access to the landlords and it has also exacerbated the levels of land grabbing.  

However, the reports by [1,37,38] reveal differing opinions as they indicate that available legal 
provisions do strengthen the rights of existing occupants and land users. However, dissemination of 
existing land policy provisions to rural landowners can have significant benefits, there’s already a 
significant demand for land certificates that are backed up by a realistic willingness to pay. There is 
a need to establish cost-effective land registration and administration of legal provisions. The 
Ugandan 1998 Land Policy gives full protection of private land rights, even to vulnerable groups like 
women and children. 

4.2. Structural Changes in the Land Markets and Rights 

Under this theme, different findings from several researchers are presented covering what has 
been happening in the land markets, especially how rights of access, use, and distribution have been 
performing with the existence of the Land Policy of 1998 and associated amendments. 

Ref. [35] emphasize that Reforms to the 1998 land policy were intended to make land a 
commodity easily traded in the market. Definition of roles of each of the stakeholders involved and 
ways of resolving conflicts related to land. Ref. [39] report the urgency of transforming land titles into 
digital formats while maintaining the evidence and integrity of the body in charge of land registration 
and administration. This is premised on the critical land use aspects of rights to access, use, 
distribution, and transfer of ownership. Studies by [40,41] assert that the level of participation in the 
land markets has increased as the wealth constraint diminishes, this is seen as a positive impact on 
the land policy as it even allows women to gain access to land and associated rights through the 
markets. The study postulates that land markets in the central region have facilitated the reallocation 
of land from the minority (haves) and the majority (have-nots). Ref. [29] postulates that rural land 
markets are dismally small and associated with imperfections that would not easily allow 
mortgaging for agricultural production. This is only possible for commerce and urban real estate. 
Markets in the inheritance systems have tended to sub-divide land in certain places, yet the adoption 
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of productivity-enhancing technologies requires structural reorganization of the land use systems to 
allow systematic expansion of rural farming lands to exploit the advantages of economies of scale. 

Ref. [42] indicate the relevance of migration in causing market restructuring, in that it transfers 
ownership from communal to individual /private. It provides evidence that communities with high 
rural-rural migration have higher tendencies of having this shift in the land tenure system as 
compared to “closed” communities with less migration. This implies that migration results in 
increased agricultural productivity and efficiency in the long run. The study by [43] presents the 
ambiguity between the land reforms and the communal land tenure systems and the relevant district, 
the Local Council, LCIII and LCI authorities that are supposed to administer the land policy. The 
conflict between the state and non-state organs in the implementation of the land policy. The policy 
delegitimizes the role of family elders in the customary land tenure issues, however, when there’s a 
conflict, they are consulted as they are said to have relevant, important history about the land. The 
report recommends a clear understanding of how the stakeholders and institutions are supposed to 
collaborate to ensure the security and transfer of tenure, as “there is no single best practice in this”. 
Addressing this conflict will facilitate land market performance in rural areas. 

Ref. [44] assert that the tenant farmers in central Uganda are being crowded out, because of 
increased land market prices and increased state interventions in the central region as well as social 
dynamics and the now common acceptance that titled land is the way forward; tenant farmers in 
these areas are slowly being replaced by middle-income people interested in farming lands close to 
the city. This is one of the structural transformations of land use systems in the peri-urban areas. As 
a result of state and market shifts, through easing the process of titling, and the issuance of land 
certificates, the value of titled land automatically appreciates. Tenants with titled land can quickly 
and easily transfer ownership to middle-income farmers. However, this does not entirely benefit the 
rural farmers, but it eases the transfer of ownership as the buyer does not labor much in carrying out 
due diligence.  

Ref. [45] impute that children inheriting large landholdings are more likely to bequeath part of 
the land through land sales, contrary to those with little or no inheritance, who usually have the 
incentive to accumulate land through land purchases in the market. This helps, in the long run, to 
restore the balance in land rights by facilitating land market performance. Ref. [46] affirm that land 
markets do not function perfectly in all countries under study, land rental markets perform an 
important function in the process of structural transformation by offering opportunities to those with 
better non-farm opportunities to move out of the villages, thus allowing land-poor, but labor-rich 
productive households to increase the amount of land they cultivate. Ref. [29] proposes structural 
market reforms that are cognizant of the unique political, social, and economic structural set-up of 
the Ugandan communities, and shouldn’t have been imposed as a worldwide reform. For example, 
it does not compel the movement of land from the inefficient to more efficient farmers that can till it 
through a feasible land market. However, what is happening now is isolated cases of land sales to 
pay for household school fees, health, to mention but a few. 

Findings by [47] indicate that renting on land enhances household welfare, although there’s 
lower productivity on rented-in parcels. They also state that less than 10 % of households have land 
certificates. The study concludes that land market participation cannot be fully harnessed by only 
strengthening and clarifying land rights but through the adoption of modern agricultural inputs such 
as chemical fertilizers. Additionally, ref. [10,33] conclude that more than 80 percent of the rural land 
in Uganda is owned under customary tenure and is unregistered. There’s a need for national land 
policy to be supported by the local communities, to be rendered legitimate, as it’s recognized that 
even in the national land policy, the communal land tenure system is considered as legal ownership 
status. Ref. [29] proposes recognition of the customary land tenure system in the Land Act to curb 
the issues of premature evictions.  For the mailo land, it’s noted that the Land Act set uneconomically 
very low rental fees, and in the situation of landlord-tenancy, productivity is impaired as the tenant 
with small land and low security cannot expand. 
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Studies by [10,48] show that there is a high level of distrust by the locals in the Teso sub-region, 
towards the Central Government’s intentions toward the land; customary tenure is still seen as a 
legitimate form of tenure, although the statutory and customary institutional framework for land 
administration and justice has been severely weakened. There’s a series of assertions that customary 
tenure systems as opposed to individual ownership have impeded land markets and economic 
development, and this has been rooted way back to historical times. However, some scholars still 
believe this system should not be replaced. 

4.3. Challenges Associated with Current Land Rights 

Under this theme, scholars indicate impediments that existing land use, access, ownership, 
distribution, and transfers, including general perpetuity of tenure rights. 

Findings by [10,49] indicate that challenges have been raised, including conflicts (between 
landlords and tenants, resisting compulsory land acquisition by the investors, inter-border, and inter-
districts). These are to be heightened as the Ugandan population increases at a rate of 3% per annum 
or higher. The study by [3] asserts that most of the women do not trust the law to protect them but 
prefer to utilize their elders, even though in many cases, however, the elders sometimes are unable 
to protect them and their land. This study recommends a system that is more gender inclusive, as 
women are the ones who are looking for productive opportunities and theyʹre the most affected by 
tenure insecurity. Furthermore, Tenure insecurity is also greatly affected by increased pressure on 
land because of population increase and family disputes, both of which seem to be deeply affected 
by gender norms. 

In the report by[1] it is indicated that Colonial and historical policies are partly responsible for 
the current existing land insecurity in Uganda, as some of the tenure systems in the current policy 
are rooted back in the colonial administration. These were meant to serve the interests of the then 
governments and the monarchies and chiefdoms that assisted the colonialists in accessing resources. 
[33]assert that land rights can be broken down into several specific rights, including access, 
withdrawal, management, exclusion, and alienation, and most of the rural land in Uganda being 
communally owned implies different rights that a group of people may have over the land. for 
example, women and children may not have exclusion and alienation rights in the same household. 
This increases the complexity of land rights in the rural setting in Uganda. With increased interests 
from powerful investors and government agents, to acquire land, especially under the widespread 
communal land tenure system, there’s an increased risk of marginalized groups like women losing 
their land. Ref. [50] in their study on customary land ownership and underdevelopment in Northern, 
found that there’s a strong relationship between the customary land tenure system and 
underdevelopment, low agricultural productivity, and conflicts among others. 

5. Results and Discussion 
Most of the reviewed papers allude to the fact that land markets do function, though imperfectly. 

In some areas, land rental markets perform an important function in the process of structural 
transformation by offering opportunities to those with better non-farm opportunities to move out of 
the villages, thus allowing land-poor, but labor-rich productive households to increase the amount 
of land they cultivate [27,51]. Unfortunately, on rented land, households do not usually make 
substantial agricultural investments like planting perennial cash crops as thereʹs no guarantee of 
security of tenure, thus may not quickly solve the rural poverty that is common in the rural land 
tenure systems [52]. Furthermore, individuals do not simply farm because they have titles to land; 
they must be able to realize a profit [53]. This implies that formalization of the land tenure system 
through titling is not an end, though it may imply opening the land to opportunities for market 
transfer and security of ownership. 

5.1. Rural Land Rights  
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The thematic breakdown of articles indicates that the greatest areas of interest and gaps exist in 
the arena of rural land rights, markets, and challenges (Figure 1). They all acknowledge the continued 
lack of proper definition and implementation of rural land rights and structural adjustment in the 
management, distribution, and administration of land rights especially in the patriarchal societies of 
Uganda [54]. According to the papers reviewed, the majority allude to the fact that the current law 
and the amendments that have been passed, there’s a good spirit of providing ground for the 
protection of the land rights of the minority and the vulnerable groups. For example, in the recent 
amendment, there’s an article about “bona fide occupants”. This in part, gives the squatters who have 
stayed on the land for about 12 years, before the coming into force of the 1995 Land Act, the right to 
negotiate with the land on getting a share of the land from where they’ve been settling [32]. 

  
Figure 1. Number of Articles analyzed per topic. 

Additionally, one of the objectives of the Land Policy is to enhance agricultural investment and 
productivity improvement. However, this could not be fully realized, partly due to the existing and 
historical linkage of the rural tenure systems and their patriarchal nature that tends to limit the rights 
of vulnerable groups. This could be the reason that in some regions, massive investment in 
agriculture has not been attained, even after over 25 years of legislation [36].  

The administration of justice has faced serious contestation, and some areas hit a dead end. This 
is because some people, because of their vested interests, tend to overlook the bodies/entities 
responsible for land registration and titling and go ahead to process the titles. When the titles are 
later contested, they cannot get witnesses and evidence of ownership from the locals, as the 
traditional leaders and clan heads or older persons with knowledge of the area were never consulted. 
Arbitration and court judgments in such scenarios have not been forthcoming as would be expected 
[55]. Cases of widening gaps between married couples have been raised in some areas. Even with the 
increased levels of registration and titling in some areas, it was noted that in some cases, womenʹs 
names do not appear on the titles of co-owned land, especially in patriarchal societies. If there’s a 
divorce, the woman may have no rights to claim ownership or be part of the parties in possession 
[36]. 

5.2. Land Markets and Structural Transformation  

The establishment of a robust land administration system right from the village, where most 
farmers are under a communal land tenure system, will serve to create sustainable markets. 
Involvement of all the stakeholders in the land industry, small, medium, and large scale, needs to 
appreciate the strategy of streamlining land user rights and formalizing ownership to create a market 
environment that works for all. Reducing the impacts of climate change through sustainable land use 
management is an important pathway for achieving Vision 2040 and sustainable development goals 
[56]. There’s a need for land users to make investments in land that increase productivity while 
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providing the necessary livelihood. This can be done by providing security of tenure. For example, 
the establishment of an accurate computerized land data management system at all levels will offer 
equity in land rights and enhance investment in land use, especially climate-smart technologies. This 
will result in sustainable competitive markets that will offer far-reaching positive impacts on all forms 
of land tenure systems in Uganda. 

On the other hand, land in Uganda is the most reliable collateral/security, that can be presented 
to the financial institutions that offer credit for loan requests [57]. Even under the current ambiguity 
in the security of rural land ownerships and rights, credit offering institutions still require that most 
of the individual loan applicants provide some basic authentic documents about their land, for them 
to successfully get loan advances[35]. Sometimes, such documents can be easily forged or duplicated, 
and therefore financial institutions may find it difficult to prove that the holders of these documents 
are true owners of the land offered as collateral. This has a significant effect on the borrower and 
lending institution, as this raises the cost of transactions and the risk of proof of ownership rights due 
to higher information asymmetry. 

Uganda has been steadfast on Foreign Direct Investment as also stated in the National 
Development Plan III (NDPIII), in attracting foreign investors to invest especially in agriculture and 
mining and extraction for job creation through the industrialization of the economy [58]. This has 
been significantly hampered as most of these have to acquire the land rights as land remains the 
major primary fact of production, and yet the land market is not competitive due to its imperfect 
nature caused by issues related to security of tenure and due to information asymmetry[58]. This has 
affected the creation of viable public industrial parks and estate farming, as the government 
sometimes must purchase land for the prospective investors, expensively, or end up allocating the 
investors to marginal areas like wetlands, which will, in the long run, heighten climate change and 
its impacts.  

5.3. Challenges Associated with Current Land Rights  

Due to the widely scattered understanding and implementation of land policy, the adoption of 
formal land rights, transfer of ownership and therefore its usage, have resulted in numerous conflicts 
[55]. For example, because of the slow process of digitalizing land registration and titling, dishonest 
individuals capitalize on these to process titles for lands that are already titled. Cases of lands with 
multiple titles have been reported widely in all the regions in Uganda. This continues to discourage 
investment and creates misinformation in the land markets, resulting in market failure. Fast-tracking 
the digitalizing of land registration and sensitization of the public about the Land Act and associated 
Ugandan laws will be of great importance, especially in securing the land rights of vulnerable groups 
and smallholder farmers in rural areas [39]. This will sustainably boost the land markets as it will 
address the information asymmetry that is widespread.  

At the beginning of the 21st century, Uganda embarked on oil and gas exploration in the 
Albertine region. This pronouncement received a great deal of attention from all the stakeholders 
both locally and internationally, spurring interest in investment in this sector. The crude oil mined 
will be transferred to Tanzania under the Tripartite arrangement for processing; in what has been 
referred to as the longest oil pipeline in the Sub-Saharan region [59]. This has sparked off interests in 
the land in this region, and along with the proposed stretch of the pipeline, causing significant 
distortions in the shadow and real prices for land and aggravating cases of land grabbing in the 
region, causing loss of land rights [60]. The proponents of this expect to get substantial compensation 
from the government and oil companies in question to acquire their lands. These capitalize on the 
weaknesses in the current land policy and associated information asymmetry.  

A structural adjustment that happened in Uganda around 1989, after the current government 
ascended to power, centered mainly on the liberalization of the economy, and did not tackle issues 
of land rights. It maintained the status quo of what was drafted during the colonial administration, 
which still crept into the current land policy [12,61]. For example, the private mailo land established 
by the colonial administrators in the central part of Uganda is still presently recognized in the current 
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land policy of 1998, and the Ugandan constitution [12,62]. It is in this region that high cases of 
insecurity of land rights are reported, and high cases of land grabbing both in the rural and urban 
settlements, as this area was highly preferred for its high fertility levels and moderate climate due to 
its strategic location near Lake Victoria and Kyoga. 

Land rights as they are being implemented now still do not fully address the issues of gender, 
especially in giving the women power to easily purchase, protect, and utilize land in most parts of 
Uganda [17,63]. The 1998 Land Act does not have a clear provision for dual ownership of land among 
married couples. Most of the current tenure systems require masculinity to be defended. This is 
mostly marred by violence, as even with the titles in their hands, in some areas, women still cannot 
fully utilize their lands. This could be partly due to the existing social constructs and insecurities 
surrounding land rights. 

5.4. Limitations of This Study 

This study only utilized the papers that are published in the English language and openly 
accessible and thus could have missed out on some relevant information outside this search coverage.  

6. Conclusions/Recommendations 
Sensitization of the public, especially the rural landowners/settlers, is very important in the 

actualization of the good strategies and guidelines that are embedded in the current land policy. 
Some of the stereotypes that are deeply culturally rooted need to be countered through mass 
sensitization of both the empowered and the vulnerable groups. This should not downplay the 
importance of the communal systems that are in place, and whose roles go beyond creating a 
balanced societal system that respects its historically established values. 

Continuous incentivization of formalization and acquisition of land documents (certificates and 
titles) will fix some of the rural land tenure challenges, and, in the long run, turn land into a reliable 
commodity with competitive prices in the rural areas and across the country. Due to the small land 
parcels owned by smallholder farmers who are generally highly resource-constrained, they may not 
be able to pay the costs of the surveyors or also facilitate the committees and boards at the grassroots, 
involved in the physical planning and starting up the land registration and titling processes. Physical 
planning committees and land boards at the sub-county and district respectively, need to be 
sensitized and well-equipped with the necessary gadgets and should work at a high level of integrity 
in establishing the right lands to be titled. 

While in the 1998 land policy and its associated amendments, issues of gender have been given 
due attention, there’s a need to harmonize with different institutions that are formal and informal, 
government and non-governmental, local, regional, and national. This must be in terms of the roles 
and responsibilities of each of these institutions and stakeholders in the land issues, especially in the 
rural areas. The existing friction and delay in the implementation of some of the amendments is 
mainly due to the collision and opacity in the definition of roles and boundaries of the stakeholders 
involved in the system. 

Formalization of landownership and empowerment of private land ownership rights is not an 
end, especially in trying to build efficient land markets. This is because even with the existence of less 
than 30% of tilted and officially registered land in Uganda, land markets continue to grow 
exponentially in both rural and urban settlements. A study needs to be carried out to determine the 
relationship between the formalization of land tenure systems and land markets, especially in the 
rural regions of Uganda. This will guide what type of tenure system should be emphasized and 
tailored for the sustainable development of rural areas for equitable ownership and management of 
land resources. 
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