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Chapter 1
Introduction

1.1
Background

Structural Adjustment Policies (SAPs) have been implemented in Uganda with the objective of attaining and maintaining macroeconomic stability and creating conditions for sustainable economic growth and development. They were designed on the premise that markets work and efficiently allocate resources thus enabling the economy to attain the highest rates of growth possible. However, in agrarian economies like Uganda, the problems of “missing markets” and “imperfect markets” often make the realisation of the benefits of these policies elusive by failing to elicit the expected responses. In Uganda’s case, the history of the country, including its land tenure systems, constrain the functioning of the market mechanism in resource allocation. This leads to SAPs failing to achieve expected results.

This study, therefore, attempts to get empirical evidence on the effects of SAPs on land use and its management. Kibaale district was chosen for the study because of the unique land tenure systems that exist there. These land systems constrain the effectiveness of the market mechanism in resource allocation and distribution of goods and services. The issue of land tenure systems and development of a land market arising from SAPs is central to the study. 

1.2
The Research Problem

Uganda has been implementing SAPs since 1981. The SAPs policy reforms are geared at eliminating distortions in all markets including the product and factor markets. It was expected that the removal of market distortions would lead to market efficiency. Specifically, it was expected to enhance efficiency in the product market thereby triggering re-allocation of factors of production and ultimately leading to increased output or economic growth. The main vehicle of change was perceived to be the rational response of economic agents to changes in the price incentive structure. Such rational behaviour was expected to induce changes in land use by farmers increasingly choosing to grow the relatively more profitable tradable crops rather than the non-tradable ones.

Coffee is the predominant tradable agricultural commodity in Kibaale district following the liberalisation of the coffee industry. Farm gate prices of coffee are market determined through competition of private buyers, who rose in number to 94 in 1997. Liberalisation of coffee marketing has led to an increase in the farmers’ share in the international price from about 10% in 1990 to about 80% in 2000. 

Under normal circumstances, the price incentive should encourage farmers to plant more coffee. This would mean coffee farmers acquiring more land and also investing in land improvements. However, the expected response may not be realised for various reasons among which include supply constraints such as factors limiting farmers' access to productive assets particularly land and credit. Existing land tenure systems could be a major factor limiting farmers' access to productive assets thus making SAPs fail to lead to expected results. It is also possible that the benefits of SAPs could only accrue to farmers under a system of land tenure where farmers enjoy security of tenure. Although Uganda's 1995 Constitution recognises four systems of land tenure namely, customary, freehold, mailo and leasehold, these systems do not offer the landowner equal security of tenure.  Furthermore, there are households that do not own land under any of the four land tenure systems but have land user rights arising from some understanding with the landowner.

In Kibaale district for example, the prevailing land tenure system, the mailo land, could distort the incentive structure arising from SAPs, if most of the benefits accrue to absentee landlords. Furthermore, lack of security of tenure could discourage farmers from fully exploiting the benefits of SAPs through either constraining the farmer's access to credit or limiting his/her extent of making investments in land improvement. Adoption of sustainable agricultural technologies too, such as agro-forestry, could be limited under some kinds of land tenure systems, which could accelerate environmental degradation. Through such and similar mechanisms, bonafide occupants of land could fail to take advantage of the producer price incentive. Put differently, SAPs could fail to lead to the expected results if there is lack of security of land tenure and thus the benefits of commodity price increases do not accrue to the actual producer. These are the issues that this study sought to address by specifically looking at the response to SAPs policy reforms under the existing land tenure systems.  The question to be addressed is  "Are SAPs achieving expected results and are absentee landlords rationally responding to the policy reforms?" or  "Does Uganda need a land reform before it can achieve sustainable economic growth, SAPs notwithstanding?

The persistent problem of absentee landlords, especially in Kibaale district, which was entrenched in the 1962 and 1967 constitutions of Uganda and ratified by the 1995 constitution, is a major issue explored in this study. SAPs policies were implemented on the premise that they would lead to increases in producer prices. These were expected to trickle down to the farmers who were assumed to rationally respond by increasing production of tradable goods.

The study examined the extent to which farmers increased coffee production. Inadequate control that farming families have on the factors of production particularly land, which is the major factor of production in agriculture, explains SAPs' failure in realising expected results.  Furthermore, the proportion of incentives accruing to the farmer could partly depend on the existing and tenure system with the biggest proportion of the incentive accruing to landowners, who in the case of Kibaale district, are absentee landlords. A high land user charge could be a disincentive to increased production.  Moreover, due to the insecurity of land tenure, bonafide occupants of land may not take advantage of the producer price incentive, thus rendering SAPs ineffective.  The research problem to be investigated, therefore, is: To what extent have SAPs induced changes in land use in terms of production of tradable goods and adoption of sustainable agricultural technologies under the different land tenure systems in Kibaale district?

1.3
Objectives of the Study

The objectives of this study include:

1. To analyse the effects of SAPs policy reforms on land use under the different land tenure systems.

2. To identify constraints that may have led to farmers' non-response to SAPs policy reforms.

3. To analyse effects of absentee landlords on land use and the extent to which it is a constraint to the realisation of the benefits of SAPs.

1.4
Significance of the Study

The study enhances our understanding of the transmission mechanisms of SAPs from the macro to the micro level in terms of their effects on re-allocation and utilisation of land in the production of tradable agricultural commodities under the different land tenure systems.  In Uganda, agriculture is a significant sector contributing over 60% of GDP. Therefore, an inquiry into the efficiency in the allocation and use of land over time should shed light on the prospects of sustainable growth consequent upon SAPs.

The study highlights other constraints inhibiting the rural poor from taking advantage of producer price incentives under SAPs. It also evaluates the effectiveness of SAPs under different land tenure systems with a view to identifying a land tenure system under which the expected benefits of SAPs could be achieved.  Thus, it provides useful input into the re-formulation of future SAPs policy packages for Uganda in particular and Less Developing Countries (LDCs), in general.

The study further informs readers the extent to which it is necessary to institute land reforms to enable SAPs lead to production and distribution efficiency.

Chapter 2
Literature Review: SAPs and Land Ownership Systems

This chapter is developed in five sections. The first section gives a review of Uganda’s economic challenges. The second is a review of SAPs, which have been implemented in Uganda, under the National Resistance Movement (NRM) since 1987. The holistic approach is intended to give the reader a macroeconomic view of SAPs before narrowing down to the specifics of resource allocation at the farm level. The third section is an assessment of the impact of SAPs from their objective angle. The forth section looks at land tenure systems in Uganda. The fifth and last section looks at the link between land tenure and economic development from a theoretical point of view.

2.1 The Economic Challenge

2.1.1 Origin of Uganda’s Economic Problems

Prior to the NRM's implementation of SAPs in 1987, the economy was characterised by imbalances in various sectors.  There were regulations and licensing aimed at controlling prices, restricting trade and allocating foreign exchange. Government’s pricing and exchange rate policies indirectly taxed agriculture and artificially made manufactured goods more profitable. Over time, this hurt agricultural exports. The creation of monopolistic public enterprises reduced competition, which is a vital element for efficient allocation of resources. The price incentive structure promoted a misallocation of resources thus leading to low rates of economic growth.

Expenditure driven budgets of the 1970s and early 1980s fuelled inflation. Often, government could not raise sufficient revenue through taxation to finance planned expenditure. The governments of the day resorted to printing money to finance the budget deficits as the domestic non-bank financing was hardly developed.  The rapid expansion of money, which outmatched the rate of real economic growth, fuelled inflation, which discouraged savings and investment. This partly explains Uganda’s economic decline for most of the 1970s and 1980s.

The financial sector was characterised by financial repression, which inhibited efficiency in the financial system and gave wrong interest and exchange rate signals. Interest rates were administratively determined and real interest rates were most of the time negative, thus discouraging savings. Credit was inefficiently allocated through a system of selective credit control. This contributed to the adverse performance of the economy in terms of economic growth. Foreign exchange was also inefficiently allocated by the Central Bank at overvalued exchange rates.  The exchange control regulations required exporters to surrender all their foreign exchange earnings to Bank of Uganda at the overvalued rate thus penalising exporters and subsidising importers. This partly explains the balance of payments deficits recorded before the foreign exchange market was liberalised in 1990. The misalignment in the demand for and supply of foreign exchange resulted in multiple exchange rates, which gave wrong signals in the economy.  Despite a series of devaluations, the exchange rate remained over-valued with a big premium between the parallel market foreign exchange rate and the official exchange rate at Bank of Uganda.

On the real sector front, government administratively fixed producer prices of major export commodities such as coffee and cotton. The marketing of such crops was a government monopoly. For example, the Coffee Marketing Board (CMB), which was a public enterprise, was a monopoly for selling coffee beans abroad. Similarly, the Lint Marketing Board, also a public enterprise, was a monopoly for selling cotton lint and cotton seeds. One major shortcoming of these and similar controls was low producer prices, which acted as a disincentive to farmers. As such, the volume of exports declined for most of the 1970s and 1980s. Furthermore, the range of export commodities had decreased to almost only coffee and the production of other agricultural export commodities including cotton, tea, and tobacco had almost stopped.

In short, the economy was characterised by inefficiencies, which were not limited to production and distribution, but cut across the whole economy including the public sector, the real sector (private and public), the monetary sector, and the external sector.

To address this inefficiency and correct the macroeconomic imbalances with a view of achieving fast economic growth, the NRM decided to go for the World Bank/IMF led SAPs in 1987. These were aimed at achieving and maintaining a high economic growth by ensuring production and distribution efficiency, maintenance of macroeconomic stability, growth of exports including widening the export base, and above all, maintaining a supportive stable socio-political environment. 

2.1.2
The Need for Economic Reform

Uganda’s economic history is rather mixed, characterised by good performance in the 1960s and 1990s and by economic decline for most of the 1970s and the first half of the 1980s. The value of export earnings registered an upward trend in the 1960s and for the period beginning 1992. The rest of the period was characterised by either declining or stagnant export earnings except in 1978, 1986 and 1994/5 when the country benefited from the coffee export booms arising from high international coffee prices. While many factors in combination explain the mixed economic performance Uganda has witnessed since attaining independence in 1962, the role of the state in the economy stands out as the most significant factor.

At independence, Uganda, like many developing countries, emphasised the state as the major agent of economic growth. This was the development paradigm of the time explained perhaps by the desire of developing countries to be completely free of their colonial masters, many of whom were managing market economies. The state enlarged the then public enterprises and created new ones, the weak institutional and human capacities to manage them notwithstanding. Uganda adopted an import substitution growth strategy with use of tariff and non-tariff barriers to protect its infant industries. From independence to 1987, the economy was characterised by price controls of goods and services, credit, and foreign exchange. Public enterprises were operated inefficiently and the few Ugandan manufactured goods were targeted to the local market. Ugandan manufactured goods were not competitive on the basis of both price and quality.

Since emphasis was more on import substitution than export promotion, the issue of competitiveness was limited to ensuring that the few export commodities (mainly coffee and cotton) were of high quality. However, tariff and non-tariff barriers to trade were acting as a disincentive to competition, hence perpetuating the infancy of Uganda’s industries.

The price of primary export commodities and the quantity Uganda could sell on the international market were determined under the quota system. Thus competitiveness remained an issue of lesser concern to Uganda for as long as the quota system prevailed. The quota system coupled with a narrow export base, limited Uganda’s opportunities for foreign exchange earning.

The role of the state, however, especially from 1987, began to change. Since then, Uganda has been pursuing a private sector export-led growth strategy in liberalised markets as against an import substitution strategy in an economy characterised by controls. This largely reflects Uganda’s positive response to the globalisation trend. A pragmatic response to globalisation would include the tendency of individual countries to try as much as possible to maintain or increase their market share of international trade through export diversification and enhanced competitiveness. This would entail countries enhancing their competitiveness, an action that would call for increased focus on three major issues namely, quality, prices and market information. Countries such as Uganda that are concerned about improving their competitiveness in export markets are increasingly addressing these three issues.

Uganda’s composition of exports has, until recently, been narrow. In 1980 for example, coffee accounted for 98% of total exports. The contribution of other traditional exports such as cotton, tobacco and tea had decreased substantially following the collapse of the economy in the 1970s. These other traditional export crops have registered dismal growth since 1980.  Export earnings from tea have increased steadily from US$ 0.3 million in 1980 to US$10.6 million in 1996. Although cotton exports rose from US$ 3.6 million in 1995 to US$ 7.5 million in 1996, there is little to celebrate about these increases since in 1985, cotton fetched US$ 15.4 million.  Moreover, during the 1960s, cotton exports, which were second to coffee, were accounting for about 40% of exports compared to a paltry 1.2% in 1996. Tobacco has also demonstrated recovery and growth in recent times. In 1996, tobacco exports fetched US$ 4.86 million compared to US$ 0.3 million in 1980. However, on account of variable weather conditions, this was worse performance compared to 1993 performance when tobacco exports amounted to US$ 7.4 million.

As a group, traditional exports have been increasing since 1992 when they fetched US$ 111.2 million. In 1996 traditional exports fetched US$ 419 million which compares better than the US$343 million in 1980. The dismal improvement in the performance of traditional exports notwithstanding, their significance in total export earning is beginning to decrease. In 1980 for example, traditional exports accounted for 99.4% compared to 66.7% in 1996. The contribution of coffee has followed a similar trend. While in 1980 coffee accounted for 97.9%, its contribution to total exports had declined to 63.1% in 1996. The declining significance of traditional exports is on account of new exports, the non-traditional export commodities in Uganda. Major ones among them include fish and fish products, gold, other minerals and, hides and skins which in 1996 fetched US$45.9 million, US$41.9 million, US$ 25.8 million and US$ 8.4 million respectively compared to almost nothing for each respective commodity in 1990.

From the foregoing, it is clear that Uganda’s exports predominantly still remain agricultural products. Recent efforts at export diversification have introduced some new export commodities such as fish and cut flowers, but these too are basically primary products. The budding manufacturing sector in Uganda is yet to register a significant contribution to Uganda’s export earnings mainly because manufactured goods from Uganda are not competitive in export markets.

Having decided to pursue an export-led growth strategy, Uganda faces the challenge of ensuring it is competitive in terms of price and quality in export markets. Therefore, a strategic choice of what to produce must be made to ensure Uganda’s competitiveness in export markets if its export-led growth strategy is to deliver. This requires examining its comparative advantage in static and dynamic situations in addition to gathering export market information to meet consumers’ wants.

2.2
SAPs for Macroeconomic Stabilisation and Growth

From 1987, the role of the state in the economy started shifting from a provider of goods and services to that of a facilitator of private sector investment and provider of the necessary infrastructure.  To correct the imbalances enumerated above, the NRM government in May 1987, launched a rolling Economic Recovery Programme  (ERP) supported by the IMF, the World Bank, the African Development Bank (ADB), member countries of the Paris Club, and other donors.  The ERP was the framework for public policy and on a rolling basis guided on-going SAPs.  Within the ERP framework, SAPs were introduced as a package of policies intended to realise macroeconomic stability on the one hand and register improvements in production and distribution efficiency on the other. As a matter of simplification, SAPs implemented in Uganda since 1987 could be grouped into four broad categories namely:

i)
Demand management policies. 

ii)
Structural reform and market development policies (including liberalisation and privatisation).

iii)
External sector and foreign exchange policies (trade related policies).

iv) Policies on domestic and external resource mobilisation (i.e. savings and borrowing).

These are reviewed in more detail below.

2.2.1
Demand Management Policies

The main objective of demand management policies (also called stabilisation policies) is macroeconomic stability. Specifically, the major objective is the control of inflation. Macroeconomic stability is very important for effective investment planning and hence in attaining high rates of growth. Demand management policies include both fiscal and monetary measures aimed at bringing the expansion of money in line with a desired level (i.e. a level consistent with a set target of real economic growth, stable prices as well as exchange and interest rates).  On the monetary policy side, Bank of Uganda has since 1987 been using Reserve Money Programming technique to keep money growing at a desired rate. 

To ameliorate adverse effects arising from budget cuts on social services, primary health care, primary education, rural feeder roads, water and sanitation, and agricultural research and extension services have been protected from cuts. These expenditure categories have received increases in real terms in the amount of financial resources allocated to them.

Other fiscal measures include revenue measures aimed at increasing tax revenue and influencing the composition of consumption. This is done through varying tax rates. Following the creation of the Uganda Revenue Authority (URA) in 1991, revenue collection increased tremendously. Monthly tax collections increased from an average of about Shs. 12 billion in 1991 to about Shs. 70 billion in 1999.  The tax effort as measured by the ratio of tax revenue to GDP also increased from about 8 per cent in 1987 to 12 per cent in 1997.

In spite of the above, the country’s annual budgets have remained deficit budgets. However, only non-inflationary ways of financing the deficit are allowed, the main one being borrowing from abroad. The impact of such borrowing on the exchange rate and prices is neutral.

While government austerity measures have without doubt controlled inflation, unemployment seems to be one major consequence of these policies, which is yet to be adequately addressed. Although there are other factors constraining the supply side, inadequate aggregate demand arising partly from a long period of implementing demand-constraining policies seems to be one major factor. 

2.2.2 Structural Reform and Market Development Policies

The overarching objective of the above policies is the promotion of economic growth through the creation of a market mechanism that ensures efficiency in production and distribution of goods and services. The main vehicle of operation of these policies is the improvement of production and distribution efficiency. Efficiency of productive enterprises is expected to improve on account of competition on the one hand and efficiency in factor markets on the other. Most important, this category of policies is intended to remove imbalances in the allocation of resources and the distribution of goods and services. Such imbalances arise in situations where controls are imposed in the goods market, foreign exchange market, and the factors markets.

The rationale for establishing the market mechanism in all markets is efficiency gains in the allocation and distribution of goods and services. These include measures taken to enhance competition in various sectors. The measures have mainly focused on rehabilitating and building solid institutional and social infrastructure to support the private sector in the growth process, liberalisation of prices and the marketing system.  Specifically, these policies include the following:

a)
Privatisation:

Government is divesting itself from loss making public enterprises and concentrating on programs where the private sector cannot do better.  Resources previously used to subsidise loss-making public enterprises are channelled to support the development of other economic and social infrastructure that provides more social benefits to taxpayers.

Since embarking on the privatisation process, about 90 public enterprises have been privatised. Even in the case of utility public enterprises, private sector participation is being introduced with a view to enhancing efficiency in service delivery. 

Several institutions have been put in place to promote private sector growth including the Uganda Investment Authority (UIA), the Private Sector Foundation (PSF), and the Uganda Manufacturers Association (UMA). Donors have now come up to support the development of the private sector. 

b)
Liberalisation  

Liberalisation refers to a situation of removing controls in all markets and allowing competition. Key elements of liberalisation include the removal of controls in the goods, services, foreign exchange, factors, and money markets. Entry and exit of players in all markets is made free save for regulation, to ensure order and discipline.

Currently there are no price controls, no foreign exchange controls, no interest rates controls, no credit controls and no controls on rates and rates. In line with world prices and exchange rate developments, producer prices of the traditional agricultural export crops increased relative to the previously controlled prices. Fluctuations in farm gate prices of export agricultural commodities like coffee are now on account of trends of international prices. Competition led to an increase in farmers’ share in the international prices of export commodities. For example, coffee farmers’ share in the international price increased from 17% in 1985 to 84% in 1998. Rationally, liberalisation should make farmers commit more resources to the production of these primary commodities. To the extent that the biggest proportion of active labour force is employed in agriculture, it was expected that liberalisation of agriculture prices would lead to increased incomes to the farmers, reduce unemployment, and enhance the pace of economic growth.

c)
Public service reform

The reform of the public service was a measure intended to create an efficient public service and release excess labour to the private sector.  The rationale was that a leaner public service would be better remunerated thus trigger off improvements in its efficiency. Also, the released workforce from the public sector would overtime boost the private sector, which is in dire need of skilled labour and entrepreneurs. Government has since then reduced the civil service by about 50% from about 360,000 in 1992 to 160,000 in 1997.  Wages have also been increased both in real and nominal terms although a “living wage” is yet to be paid to public servants.

2.2.3
External Sector Policies

The major objective of the external sector policies was the achievement of a viable balance of payments position. By liberalising the foreign exchange market, a stable and realistic exchange rate has been achieved.  Measures pursued have included actions intended to promote foreign exchange inflows on the one hand while letting imports expand at a rate consistent with real economic growth on the other. In spite of the above, the balance of payments deficit in general, and the trade deficit in particular, has persisted, partly due to the slow increase in exports and the significant increases in imports.

Government has taken other measures to support growth of the export sector by providing supportive infrastructure.  Specifically, government created the Export Policy Analysis and Development Unit (EPADU) to promote increased production and export of particularly the non-traditional exports. The Uganda Export Promotion Board, the Ministry of Trade and Industry and private sector initiatives continue to cater for the export sector. Further attestation of government commitment to the promotion of private sector-led development, is its efforts to make credit available to the private sector. 

2.2.4
Policies on Development Resources Mobilisation

On the domestic scene, there are policies intended to address the problem of financial repression, enhance financial intermediation, and mobilise financial resources to finance investment.  With regard to the financial system, the objective is to develop and transform financial intermediaries into viable and strong financial institutions capable of undertaking financial intermediation effectively.  The Financial Institutions Statute and the Bank of Uganda Statute were passed in 1993 and steps have been taken to strengthen the financial system and make it more responsive to the needs of the economy.  The financial system has been liberalised with the objective of achieving efficiency which is expected to lead to low interest rates, which are favourable to both savers and borrowers and give meaningful signals to economic agents. 

One visible challenge that has emerged, however, is inadequacy of financial services in rural areas where about 89% of the people live. Microfinance institutions, which lend at exorbitant interest rates, have emerged to fill the void. 

On the external scene, government has developed a clear debt management strategy including acquiring loans only on concentional terms and negotiating for debt relief under different arrangements to which Uganda has been a beneficiary. This has somewhat eased pressure on the country's external reserves and on the government budget. Furthermore, Uganda has received substantial donor assistance to finance its development programs mainly on account of the SAPs the country has pursued consistently.

Inward private transfers, which are repatriated earnings of Ugandans living and working abroad is another important source of financing development. These have become so important that they surpassed the country’s exports in 1999/2000. Liberalisation of the current and capital accounts made inward repatriation of such earning much easier.

Foreign direct investment (FDI) is another external source for financing investment in Uganda. Foreign investors played a significant role in the turnaround of Uganda’s declining growth in the 1early 1980s. The flow of FDI to Uganda is partly on account of the country’s acclaimed good economic management and performance since 1987. Uganda provides foreign investors a competitive incentive regime whose key elements include: 

1. Uniform Corporate Tax of 30 per cent.

2. Import Duty exemptions/concessions for plant and machinery.

3. Duty Draw-back facility for exporters.

4. A fully liberalised foreign exchange regime with no restrictions on the movement of capital in/out of the country.

5. A freely convertible and stable currency.

6. A special initial investment allowance in form of accelerated depreciation of 50-75 per cent on plant and machinery.

7. 100 per cent initial allowance for training, scientific research and mineral exploration expenditures.

8. VAT deferral facilities.

9. Double taxation agreement with U.K., South Africa, Tanzania, and Kenya. Investment protection and bilateral trade agreements with numerous other countries.

However, while the country has gone so far to attract FDI, a lot remains to be done in terms of easing constraints facing local investors who have been adversely affected by various economic, social and political factors.

2.3
Impact Assessment of SAPs in Uganda

As already alluded to in this chapter, SAPs have put the Uganda economy on a solid foundation for economic growth. However, challenges, some of them associated with the SAPs policy package itself, remain. The most serious being unemployment and poverty. Although poverty is reported to be on a downward trend from 56% in 1995 to 44% in 1997, poverty levels are still high and have increased in some areas particularly in northern Uganda. At the beginning of SAPs implementation, adverse effects of the policy package were expected to be temporary and self-regulating. This was on the premise that the benefits of economic reform would eventually spread to virtually everybody and everywhere. In this sense, SAPs were seen as a necessary belt-tightening measure.

While it is possible that all adverse effects of SAPs were anticipated, they were hardly documented at the beginning of implementing the policy package. In fact, any measures instituted to address observed adverse effects seem to have come as an “after thought” that followed implementation of the policy package. The Program for Alleviating Poverty and the Social Costs of Adjustment (PAPSCA), implemented to address the observed negative effects of SAPs, best illustrates the haphazard and inadequate nature of response to the extensive adverse effects of the policy package. The only visible output of PAPSCA were pit-latrines that were constructed for people that hardly had any access to food.

In general, however, several indicators point to SAPs' success as elaborated below.

2.3.1
Macroeconomic Stability

Inflation has been successfully checked and controlled.  The annual rate of inflation has been brought down from over 200% in 1987/88 to below 10% for the years 1993-2000.

Interest rates, which were previously administratively determined, were completely liberalised effective November 1992.  The Bank of Uganda reference rate, which was 40% per annum in 1992, fell to 8-12% per annum during 1994-2000. Commercial banks' effective lending rates have also fallen from over 50% per annum in 1988 to about 20% per annum since 1999 and have remained generally stable to date.

Whereas the exchange rate policy is to let market forces determine the exchange rate, with Bank of Uganda only intervening in the foreign exchange market to smoothen out short-run wide fluctuations, a reasonably stable and realistic exchange rate is supportive of both trade and investment planning.  Since the foreign exchange market was unified, the exchange rate has generally been stable. 

In June 2000, the exchange rate depreciated by 22% from Shs 1500 per dollar to Shs 1800 per dollar in December 2000. This has been on account of significant changes in the economic fundamentals determining the exchange rate. Key among them is a big decrease in the international price of coffee from US$2.58 in 1994/95 to US$1.29 in 1998/99 and to below a dollar in 2000/2001, the strength of the dollar vis-avis other currencies due to a very strong US economy in 2000, and a decrease in the volume of Uganda’s exports.  The volume of coffee exports declined from 4.2 million bags of 60kg each in 1996/97 to 3.0 million bags in 1997/98, before rising to 3.6 million bags in 1998/99. The ban of fish exports to Europe is another factor that explains Uganda’s downward trend of exports during 1998/99.

2.3.2
Economic Growth

During recent years, economic growth has been remarkable, increasing from an annual average of 0.37% between 1984/85 and 1986/87 to an annual average of 7.03% beginning 1987/88.  Gross investment as a ratio of GDP increased from about 7.8% in 1984/85 to about 16% in 1993/94 and has remained high since then.

Table 1:
Structure of GDP

	Contribution to GDP
	1989
	1991
	1993
	1995
	1997

	Agriculture
	54.1%
	52.1%
	50.5%
	46.6%
	42.4%

	Community Services
	17.5%
	18.2%
	18.8%
	18.0%
	18.5%

	Trade and Commerce
	11.0%
	11.4%
	11.3%
	13.1%
	12.7%

	Manufacturing
	5.5%
	5.9%
	6.4%
	7.5%
	9.0%

	Construction
	5.0%
	5.1%
	5.3%
	6.6%
	8.0%

	Transport and Communication
	4.0%
	4.2%
	4.3%
	4.7%
	5.4%

	Others
	2.9%
	3.1%
	3.4%
	4.2%
	4.0%


Source: Background to the Budget (1998/99)

The growth process led to structural transformation of the economy with the share of agriculture in GDP declining. On the contrary, the share of manufacturing, trade and commerce, and transport and communications is on the rise (see Table 1), which is good for the economy. 

2.3.3
Balance of Payments Viability

Measures taken to improve exports and limit demand notwithstanding, Uganda’s balance of payments situation is still precarious.  The current account has been in a deficit since 1987 when the current SAPs were implemented mainly due to a widening balance of trade deficit. As Table 2 shows, exports have lagged behind imports and with a generally widening balance of trade deficit. Since 1997, exports have been on a downward trend yet imports have been increasing generally. The main factors accounting for the decline in exports include unfavourable/declining terms of trade, declining volume of coffee exports, and a ban of fish exports to Europe. Unrequited transfers, which have been substantial, have mitigated the current account situation. The favourable capital account has enabled the country record a surplus balance of payments as indicated in Table 2. However, the trend of the surplus is erratic.

Table 2: Uganda’s Balance of Payments 1994/95-1998/99 (Millions US $)

	
	1994/94
	1996/96
	1996/97
	1997/98
	1998/99

	Current Account
	-236.5
	-232.4
	-221.4
	-368.2
	-478.3

	Trade Balance
	-485.1
	-639.4
	-575.0
	-952.7
	-842.4

	Exports
	595.3
	590.4
	671.3
	458.4
	549.1

	Imports
	-1080.3
	-1229.9
	-1246.3
	-1411.1
	-1391.5

	Unrequited Transfers
	531.9
	705.8
	620.7
	878.5
	641.9

	Capital Account
	336.4
	252.0
	326.2
	427.4
	480.3

	Overall Balance           
	129.9
	19.6
	104.8
	59.2
	2.0


Source: Background to the Budget 2000/2001-01-24

2.3.4
Monetary Performance

Key monetary indicators show a general shift of credit from the government to the private sector. Generally, government has been saving with the banking system to allow more credit to be extended to the private sector without overheating the economy. As Table 3 shows, claims on the private sector increased by 144% from Shs 168.7 billion in June 1993 to Shs 412.2 billion in June 1998. Foreign reserves increased by 589% from Shs 134.2 billion in June 1993 to Shs 942.6 billion in June 1998.  

Table 3:
Monetary Survey: Billions of Shillings as at End-June

	
	1993
	1994
	1995
	1996
	1997
	1998

	Foreign Reserves
	134.2
	212.6
	375.0
	507.9
	663.9
	924.6

	Net Domestic Credit
	208.7
	200.5
	150.8
	257.9
	274.1
	267.1

	Claims on Government (net)
	40.0
	-12.5
	-108.1
	-77.7
	-77.5
	-145.1

	Claims on the Private Sector
	168.7
	213.0
	258.9
	335.6
	351.7
	412.2

	Broad Money – M2
	301.8
	402.6
	504.4
	609.0
	705.6
	858.6

	Currency in Circulation
	99.9
	135.3
	169.5
	210.3
	220.8
	239.5

	Private Demand Deposits
	122.0
	157.2
	206.3
	220.7
	263.9
	326.6

	Private Time and Savings Deposits
	80.0
	110.0
	128.6
	178.0
	220.8
	292.5


Source:
Bank of Uganda

In line with developments in the real sector, broad money (M2) grew by 184% from Shs 301.8 billion in June 1993 to Shs 858.6 in June 1998. Currency in circulation increased by 140% from Shs 99.0 billion in June 1993 to Shs 239.5 billion in June 1998. As can be seen from Table 3, broad money grew faster than currency in circulation indicating that public confidence in the banking system is improving. Indeed, private deposits (demand deposits, ad time and savings deposits) grew significantly from Shs 202.0 billion in June 1993 to Shs 619.1 billion in June 1998.

On the external scene, the liberalisation of the foreign exchange market eased foreign exchange constraints faced by the private sector. The volume of inflows to forex bureaux increased from US$217 million in 1992 to about US$ 369 million in 1994 before dropping to US$ 313 million in 1995, US$326 million in 1996 and US$ 297 million in 1997. The increase in foreign exchange traded at the foreign exchange bureaux is largely on account of high private transfers, investments by non-residents, and private sector trade credit from abroad. Recently, however, decreased export earnings have adversely affected the volume of foreign exchange traded at the foreign exchange bureaux.

Throughout the period of SAPs, government has received substantial financial assistance from multilateral and bilateral donor agencies, averaging about US$ 600 – 800 million annually. The financial assistance has enabled the country to finance its imports, restructure its external debts and build up foreign exchange reserves to adequate levels. In terms of import cover, foreign exchange reserves improved from less than 0.5 months of imports in 1986 to about 4.3 months of imports in 1995 and to 7 months of imports in 2000.

2.3.5
Observed Adverse Effects of SAPs

While the observed adverse effects of SAPs could be transitory, they have raised concern particularly as far as the welfare of the poor is concerned. Unemployment, poverty and inequality are the major adverse effects of SAPs in Uganda. Poverty manifests itself in various ways including unemployment, low incomes and low standards of living. Indicators of inequality include high income-differentials among people and existence of a perpetual dual economy that has weak linkages between the rural subsistence sector and the relatively more economically advanced modern urban sector.

Poverty and inequality have increased in some sections of Uganda’s population for various reasons. First is the problem of increasing unemployment, which is associated with tight monetary and fiscal policies. These do not auger well for employment creation particularly in Uganda’s relatively large informal sector. Furthermore, notwithstanding efficiency gains arising from civil service reform, retrenchment added directly to the mass of the unemployed and consequently to the poverty of the retrenched civil servants and their families. Second is lack of access to productive assets particularly land and credit could have constrained participation of the poor in Uganda’s economic growth process that has been so widely acclaimed. Furthermore, much as government has made commendable effort to increase its provision of social services, such provision could have lagged behind the increase in demand for these services due to high population growth, thereby aggravating the poverty situation.

Tight fiscal and monetary policies, retrenchment of civil servants, and failure by some sections of the population to actively participate in economic development due to lack of productive assets have contributed to worsening the poverty situation during the period of SAPs. Furthermore, while government has made tremendous effort since 1987 to put in place sufficient physical infrastructure particularly roads to link rural to urban areas, transport costs have remained high partly due to high taxation of petroleum products. Government’s justifiable and necessary desire to increase tax revenue has been seriously constrained by a narrow tax base. Its recourse to overtax a few tax handles particularly imports of petroleum products has had tremendous negative consequences on internal road communication links arising from high transport costs. 

2.3.6
Government Response to Poverty and Unemployment

While government is mindful of the above poverty and unemployment challenges, previous poverty reduction measures such as PAPSCA were narrow and consequently failed to address adequately the problem of poverty and inequality. Government has now made the fight against poverty its priority and has formulated a Poverty Eradication Action Plan (PEAP), which is a document guiding both policy and government intervention.

The PEAP has four pillars namely, increasing the incomes of the poor, improving the quality of life of the poor, promoting good governance and security, and maintaining macroeconomic stability. The Universal Education Programme (UPE) was implemented, among other things, with a view to improving the quality of life of the poor. The Plan for Modernisation of Agriculture (PMA), prepared as part of the implementation of the PEAP, aims at increasing the incomes of the poor through modernisation of the agricultural sector.  Furthermore, through implementation of the PMA, employment opportunities in the agricultural sector are to be created thereby contributing to improving the incomes and livelihoods of the rural poor. Decentralisation, which is established in the country, is expected to assist in the implementation of the PMA.

At the national level, government has channelled saving made from debt relief under the Highly Indebted Poor Country’s debt relief initiative into a Poverty Action Fund (PAF), which is used to finance poverty reduction programs at the district level. The fund finances among other things, primary education, rural water and sanitation, and construction and maintenance of rural feeder roads.

More significantly, the country's key donors have increased their focus on poverty. Through its Poverty Reduction Strategy Paper (PRSP) modality, the World Bank is requiring national governments to prioritise poverty eradication. Uganda prepared its first PRSP, which enabled it to access debt relief under the enhanced HIPC in 2000. Savings made from the HIPC are channelled through the PAF to finance poverty reduction programs at the district level.

2.4
Land Tenure in Uganda: A Historical Perspective 

The 1995 constitution of Uganda provides for the existence of the following land tenure systems: customary, freehold, mailo and leasehold.  These land tenure systems are a product of the political and economic history of Uganda in which land has been a key economic resource.

Before the 1900 Buganda agreement between the British Special Commissioner and Buganda, the land tenure system existing then in Uganda could be described as traditional/customary. Under this system which in Buganda, took four different forms, that is, rights of the clan over land (obutaka), rights of the King and/or the chiefs (obutongole), individual hereditary rights (obwesengeze) and peasants rights of occupation (mukopi). The traditional land tenure system varied in form to reflect the political organisation of different communities.

The 1900 Buganda agreement brought fundamental changes in land tenure in Buganda.  Effectively, the traditional system of land tenure was replaced with a kind of freehold system, which was formalised under the 1908 land law as mailo land. Large expanses of land were allocated to the king of Buganda, his chiefs and other notables. The bonafide occupants of the land in Buganda were reduced to squatters by the 1908 land law. Although the changes in land tenure system were mainly the concern of the Buganda Kingdom, the changes had direct implications to land tenure systems elsewhere within Uganda in general. Particular implications were in Bunyoro areas under Buganda influence following their conquest by the British and Baganda forces. 

In 1894 after its conquest and occupation by the British and Baganda to ensure that King Kabalega's influence in Bunyoro Kitara Kingdom was exterminated, the colonial government treated the kingdom as a hostile territory. Bunyoro was ravaged by war and her economy shattered. The kingdom lost territory to the expanded kingdoms of Toro and Buganda. Buganda was the principal British ally in the conquest of Bunyoro Kitara Kingdom. Part of Bunyoro's territory, which came to be known as the "lost counties", was transferred to Buganda by commissioner Berkelely in November 1896. The "grabbed" land, which before conquest of Bunyoro was under customary tenure land system, was offered freely as mailo land to notables of the Buganda Kingdom.

Throughout Uganda’s colonial period, British policy on Bunyoro Kingdom was harsh. It was not until the Nyangire rebellion of 1907 (whose immediate objective was the removal of Baganda chiefs from Bunyoro) that British attitude towards Bunyoro softened somewhat and some aspects of harsher British policy toned down. Though Bunyoro was declared part of the protectorate on 30th June 1896 (Karugire, 1980), the formal agreement bringing Bunyoro under the protectorate was not signed until 1933.  Following the Nyangire rebellion, the Baganda notables that had been given mailo land did not settle in Kibaale District but remained absentee landlords. While some of the landlords collected their land titles from the colonial office in Fortportal, others did not. Consequently, some titles are still kept with the land office up to today with nobody turning up to collect them.

The current Kibaale district of Bunyoro had been declared part of Buganda in 1896, thus introducing the mailo land system in the area. The mailo land system came into being with the signing of the 1900 Buganda agreement. Its introduction in Bunyoro created the absentee landlord problem and deprived the indigenous settlers in Kibaale district of their land.

In Buganda in 1922, the registration of titles ordinance was passed and holders of mailo land were issued with land titles. With time, the peasants in Buganda realised how they had lost out on land ownership and sought redress of the problem by petitioning the colonial government.  Mukwaya (1953) has pointed out that the problem was not solved as

"Government instead decided to initiate legislation to protect the peasants on their holdings. The busulu and envujo law, 1928 was therefore enacted".

Busulu was the payment of cash to a landlord in lieu of labour to be provided to him/her while envujo was the payment of cash in lieu of the portion of produce to be given to the landlord after harvest. This law affected the bonafide occupants of land in Kibaale district as well but it was difficult for the landlords to collect busulu and envujo from them due to the hostile environment. Legislation did not resolve the land dispute between peasants and the registered owners of land in Bunyoro Kingdom. While in Buganda the peasants were eventually silenced over the matter having accepted their position as “bakopi”, in Bunyoro, the matter of land remained very contentious. During the period before independence, ravaging wars were fought between Buganda and Bunyoro over the “lost counties” and land was the major issue of contention.

Bunyoro failed to solve the matter militarily and the central government too, failed to find a lasting solution to the “lost counties” problem. The problem was two pronged: first was whether the lost counties were part of Bunyoro Kingdom or part of Buganda Kingdom, and secondly was the issue of who the owners of land in Kibaale district were. In 1964, the central government decided to hold a referendum in the “lost counties of Buyaga and Bugangaizi with a view to letting the people of the lost counties decide whether they should be administered under the Bunyoro Kingdom or under the Buganda Kingdom or be an independent district. 

The people in both Buyaga and Bugangaizi counties overwhelmingly voted for the transfer of the counties to Bunyoro. The thinking was that with the counties transferred to Bunyoro, the issue of mailo land would become irrelevant in the two counties (there was no mailo land in Bunyoro) and land ownership would revert to the indigenous people in current day Kibaale district. This did not happen. For all intentions, the 1964 referendum was fruitless to the peasants of Kibaale district, who had fought ravaging wars to regain their land from the yoke of Buganda Kingdom. 

After the events of 1964, there was again a fundamental legislation that affected land tenure in Uganda through the Land Reform Decree (LRD) of 1975.  Here, all land in Uganda was vested to government (Under a Commissioner for Lands), which would hold it in trust of the people of Uganda.  All titled forms of land ownership that existed before the coming into effect of the LRD of 1975 were converted into leaseholds. Before the decree, land was freely transferable between Africans of Ugandan origin. The Land Transfer Act required for consent by the Minister, only land transactions between Africans and non-Africans.  Following the LRD of 1975, it became necessary to obtain written consent of the Commissioner before the lessee could transfer his lease for value.

The 1975 LRD did not resolve the land question of Kibaale district. It left the people of Kibaale district as tenants on disputed land or mailo land. What the decree did was to turn the mailo land certificates into fixed term leases from the central government. This was in a way a positive development that would in the long run benefit the people of Kibaale. In 1986, the 1975 LRD was repealed, without exception for the people of Kibaale district. Although the 1975 LRD was not giving the peasants of Kibaale district security of land tenure, it was limiting the period of ownership by the “absentee landlords”, which meant that one day, the peasants of Kibaale district would own their ancestral land through natural expiry of the leases.

In 1995, a new Constitution of Uganda was made which recognises four different types of land tenure systems. It re-introduced the mailo land in Kibaale district thus disinheriting peasants of the place of their ancestral land. This matter is still of serious concern to the people of Kibaale up to today. The 1995 Constitution has a provision that Parliament shall enact an appropriate law where the bonafide occupants of mailo land, freehold or leasehold land shall enjoy security of occupancy on the land. There is also another provision stipulating that Parliament shall enact a law regulating the relationship between the lawful or bonafide occupants of land and the registered owners of that land; and providing for the acquisition of land titles by the bonafide occupants. Suffice to note that during the colonial days such legislation failed to guarantee peasants security of land tenure. 

A review of the 1995 Constitutional provisions on land reveals that the Parliament elected in June 1996 was to enact specific land laws that would address the "absentee landlord" syndrome prevalent in the area being studied. A Land Act has been concluded but it does not address the Kibaale land question conclusively. It provides for a Land Fund to be used for paying of landlords (particularly in Kibaale district) so that peasant’s security of land tenure can be guaranteed. Another key element of the Land Act is the creation of District Land Boards, which should manage all land under their jurisdiction. These ideas, if implemented, could provide a peaceful way of solving the long-standing land conflict in Kibaale district. However, implementation of the Land Act, particularly the Land Fund, requires heavy financial outlays, which are not available. As of now, the peasants in Kibaale district remain landless. 

2.5
Link between Land Tenure and Economic Development 

The SAPs Policy reforms were expected to eliminate distortions both in the product and factor markets thereby reinforcing the price incentive structure, which leads to efficient resource reallocation and increased output in the long run.

There is a school of thought that security of tenure (brought about most probably by a land reform) spurs growth through increased access to credit, higher security of investment, and the increase in land controlled by the most efficient farmers (Pinckney and Kimuyu 1994). It has also been argued that backward economies that developed following SAPs and were “show cases” of the IMF and World Bank such as South Korea in Asia and Ivory Cost in Africa, did so because they combined the SAPs with vital institutional changes for the economy to grow (Madmani, 1995).  According to Mamdani, in South Korea a land reform gave  "land to the tiller", while in Ivory Cost the state declared that  "land belongs to the person who brought it under productive use" which declaration killed absentee landlordism and the clan tenure system.  Mamdani argues that without a land reform that will give security of tenure to the peasants, the price reforms so fondly championed by the IMF cannot have the desired effect.

On the other hand, however, Pinkiney and Kimuyu (1994) in their study on the importance of land reform in East Africa concluded that "except in unusual cases, land titling is unimportant for development."  They advised that  "governments, while being ready to intervene to assist in the development of tenure arrangements, should focus their scarce resources instead on real constraints on agricultural productivity, infrastructure, market efficiency and production technology".

It is therefore worthwhile to investigate the extent to which each of the four different land tenure systems promote or deter economic growth.  According to Mamdani, peasants lack security of tenure and, therefore, lack the incentive to invest.  The limited security of tenure the peasants in Buganda enjoyed before 1900 was lost at the time of signing the Buganda agreement of 1900 and by the passing of the 1908 land law.  The security of land tenure that peasants had regained by the 1928 busulu and envujo law (which limited the amount of money squatters paid to their landlords) was lost by the coming into effect of the 1975 land decree which turned every peasant into a squatter on his own land. The 1995 constitution hardly grants security of tenure to peasants.

In the case of customary or traditional land tenure, it is argued that it fails to recognise individual ownership of land, and thus it does not grant security of tenure to peasants.  However, proponents of the customary land tenure system argue that both the usage and transferability rights are embedded in the customary land tenure system. This is because individual households are allocated plots of land that remain theirs to cultivate as long as they wish, and land is inheritable by their sons. Thus usage and transferability rights to their heirs were secure, though in most cases, the right to sell land outside the lineage group is restricted. In such a framework therefore, security of investment can be realised under the customary land tenure system and any attempt by government to change the land tenure system will only lead to increased land inequality (with respect to both landholding and income) and disappearance of the indigenous land tenure system. It is sometimes argued that customary tenure does not facilitate economic growth because transferability rights are limited almost to the clan members.

In the case of mailo land, the relationship between the bonafide occupants and the registered landowners is not clearly defined under the current law. Thus, the peasant squatter on mailo land does not have security of tenure.  In the case of Kibaale district, most customary tenure was replaced by the mailo land system, which was imposed by the colonial government. The indigenous occupants of the land were reduced to squatters.

2.6
Uganda’s Land Reform: Its Objectives and Some Contradictions 

Policies are designed to achieve specific objectives.  Good policies should lead to the attainment of desired objectives while at the same time minimise adverse effects.  For example, while economic growth could be pursued as a desirable objective, it could be achieved at the cost of increasing income inequalities.  It is thus necessary to look for various policy options that lead to the realisation of economic growth and choose those that have least adverse income distribution effects. Unless objectives of a policy reform are clear, policy choices usually become difficult.

With regard to land reform in Uganda, major players in policy formulation were not clear about the objectives of land reform. Two schools of thought about the objectives of Uganda’s land reform are discernible. The first is that expounded in the Poverty Eradication Action Plan (PEAP), that poverty eradication is the objective of Uganda’s land reform. To this school of thought, land should be left in firm control of the people that are using it. It is argued that giving security of tenure to the people using the land would lead to huge increases in output through enhanced better land use including making improvements on land. Furthermore, security of tenure to peasant farming households is consistent with the PEAP’s objective of poverty eradication. The peasants in Uganda have, as their only inheritance, the land on which they have subsisted since time immemorial and this has cushioned them against the adverse effects of SAPs and the general economic-crisis that has swept across sub-Saharan Africa since the 1970s.  In fact, the PEAP argues that had it not been for the population’s access to land, the impacts of the above economic crisis and SAPs would have been catastrophic.

The second school of thought contends that modernisation of Uganda’s agriculture is being hampered mainly by the systems of land tenure, which do not favour emergence of commercial farmers. To this school of thought, subsistence agriculture is a roadblock to the modernisation of agriculture. This school of thought contends that the ultimate objective of Uganda’s land reform is to concentrate land ownership into a few efficient commercial farmers. This would result from land purchases by efficient farmers from subsistence farmers who would over time turn into labourers. Put simply, the objective of land reform is modernisation of agriculture. However, the PMA is silent about the preferred land tenure system under which modernisation of agriculture can take place. One is left only to guess that since emergence of commercial farmers is the desire of the PMA, concentration of land into fewer hands is a preferred option. If one way of reducing poverty as provided for under the PEAP is increased access by the poor to productive assets including land, then the PMA, which is said to be a vehicle of the PEAP, is advocating for a contrary system of land ownership. Of course as far as poverty eradication is concerned, there could be no inconsistencies between the PEAP and the PMA on account that growth is a necessary condition for poverty reduction. 

From the foregoing, there are some contradictions in the objectives of Uganda’s land reform. Suffice to note that acquisition of land titles by peasant farming families for the land they occupy would ensure their security of land tenure. This would, however, work against the emergence of commercial farmers who would need large expanses of land. It is paradoxical that modernisation of agriculture could take place alongside increasing land fragmentation, which characterises subsistence agrarian life. Without better alternatives, peasant-farming households are not likely to sell their land, whether or not they have land titles for the land they occupy. It is noteworthy that selling land in an agrarian setting does not require the seller to have registered the land in his/her names. The buyer (who could be an upcoming commercial farmer) could buy land that is without title and if he/she wishes, acquire a land title for the piece of land bought. Therefore, the argument that peasants’ acquisition of land titles would improve the functioning of the land market and emergence of commercial farmers may not be valid. However, acquisition of land titles would open development opportunities to peasants and enhance their confidence.

Chapter 3:
Methodology

3.1
Data Collection

Both primary and secondary data were used in the study. The secondary data were gathered from internal reports of the various NGOs/CBOs operating within the projects that have been handling any of the aspects under study such as the Uganda Land Alliance and the Kibaale District Community Integrated Development Program, Kibaale district.

Specifically, primary and secondary data plus other information were collected from the following sources:

· Households

· Uganda Commercial Bank Limited – Kagadi branch (it has since been closed)

· Uganda Commercial Bank Limited – Bwamiramira branch

· URDT

· Focus group discussion

3.1.1
Secondary Data Sources

Sources of secondary data included commercial banks that were operational in the area of study at the time of carrying out the fieldwork. For example, regarding loans given to people with land titles, information was collected from commercial banks and The Uganda Women Finance and Credit Trust. Other credit and savings associations, Kibaale District Community Integrated Development Program and World Vision International were visited with a view to obtaining information on the constraints they experience with land titles when their clients default and they want to execute forced sale of these securities. The legal and/or social constraints with respect to these titles were expected to have far reaching implications on the supply of agricultural credit. Interaction with various women organisations also shed more light on the specific problems they face in accessing factors of production especially land and credit.

Another important source of secondary data was published material. Publications by the Uganda Coffee Development Authority (UCDA) and the Uganda Coffee Trade Federation (UCTF) were key sources of information on coffee prices and trade.

3.1.2
Primary Data Sources

Data was collected using questionnaires and interviews.

(a)
Questionnaires
Primary data on the other hand was collected using a structured questionnaire administered to a sample of 120 respondents. The stratified random sampling design was used. Kibaale district has three counties. These were stratified according to sub-counties. One sub-county from each county was selected, giving a sample of three sub-counties. The sampled sub-counties were then further stratified according to parishes and the same process repeated. Lists of all the households within the sampled three parishes was obtained and households were randomly sampled from each, hence generating a total sample of 120 households. 

The structured questionnaire, among other things, captured land size, land tenure systems, additional acreage of coffee planted, loans received including sources and their utilisation; agro-forestry farming practices adopted and constraints experienced (see Appendix 2).

(b)
Interviews
Interviewing of key stakeholders was used as the main method of collecting information. Key people and groups interviewed included the public, particularly elders, bibanja holders (squatters), representatives of landowners
 and opinion leaders. Others were public and private institutions. Focus group discussions were held to supplement as well as test the validity of the information obtained through interviews. Further, the focus group discussions were used to consolidate responses got from the structured questionnaire and also to identify peoples' opinions on the way forward particularly in terms of policy recommendations for example, the type of land laws that should be enacted by Parliament.

3.2
Data Collation

The data obtained by use of the questionnaire was collated by way of coding. This made it possible to use descriptive statistics in the analysis of such data. However, not all information could be coded particularly that obtained through focus group discussions and general interview. Such information was separately analysed.

3.3
Data Analysis

For coded data, descriptive statistics was used in the analysis. It was not possible to apply the method of testing the difference between two means mainly because of the kind of data collected, which made such comparison either not possible or irrelevant. However, this did not adversely affect the study results because the descriptive statistics were adequate to analyse the data and provide answers to the hypothesis. 

3.4
Interpretation

As will be seen in chapter 4, the interpretation of data was based mainly on statistical distributions of several variables. The focus group discussions were key in arriving at conclusions by consensus. Furthermore, discussions with heads and staff of public as well as private institutions assisted in interpreting any information that had been obtained through interviews.

Chapter 4
Data Analysis and Research Findings

4.1
Household Characteristics  

The households in the sample studied were predominantly of Banyoro. The heads of the households sampled were 97% Banyoro, 1.5% Baganda and 1.5% Bafumbira. 

About 75% of households were male headed. 53.3% of household heads were aged 32 years and below. A little over 3% of the households were headed by single parents. Table 4 shows the age distribution for the household heads of the sample:

Tale 4: Age of Household Heads

	Age Range ( in years)
	Number of Households

	20 - below 30
	45

	30 - below 40
	40

	40 - below 50
	16

	50 - below 60
	9

	60 - below 70
	7

	70 - below 80
	3


98.5% of the household heads had received some formal education, 43% had obtained primary education, 39% secondary education, 14% tertiary education, and 2.5 university education.

About 75% of household heads were married. On average, every household had about 6 children. 14% of the household heads were not yet married.

On average, each household had three dependants. The number of dependants ranged from zero to as many as 22. However, 36% of the households had no dependants while 41.5% had 1 to 4, dependants living with the household.

4.2
Main Economic Activities

The area studied is mainly agrarian. 38.3% of households were subsistence farmers (peasants) living-off the land. Another 40.5% lived off the land and also had some employment either in the civil service or the private sector. For such households, their income from employment was inadequate to sustain their families so they supplemented it with small-scale farming. Another 12.5% of the households were engaged in trade and commerce. However, most of the trade is linked to agricultural economic activities in the area. For example, trade in produce buying and selling was reported as a major economic activity. Trade in a local gin called waragi, which is produced from bananas, was also reported to be predominant. People employed in the civil service headed 45% of the household.

Table 5: Main Household Economic Activities

	Economic Activity
	Proportion of Households (per cent)

	Peasant farming
	38.3

	Trade and commerce
	12.5

	Civil service
	45.0

	Services industry
	0.2


 Although there were no other occupations reported, it was established through interviews that some few households are engaged in non-farm activities such as the service industry including transport. This category of households was not living off the land.

The kind of economic activities carried out by the people of Kibaale district clearly demonstrated the importance they attached to land for their survival.

4.3
Land Tenure Systems in Kibaale District

51% of the households reported that they own the land on which they were living, while 45% reported that they do not own the land. About 1% did not know. The rest did not respond to the question. People’s knowledge about land tenure systems, especially the ordinary rural peasant, is poor. There is a big gap between people’s perception of land ownership and what the law provides. Only one household had a title to the land on which the household was living, representing less than 1% of the total households. Another 17% said they did not have titles to the land on which they were living while 65% preferred not to respond to the question.

Table 6:
Household Perception of Ownership of Land being used by Household

	Household perception on land ownership
	Proportion of households (per cent)

	Households that think they own the land
	50.0

	Households that say they do not own the land
	45.0

	Households that do not know
	4.1


As to how various households acquired the land on which they were living, 33.3% said they inherited the land. About 28% said they bought the land. Another 9% thought they owned mailo land, yet they did not have certificates of title. Another 15% reported that they occupied no-man’s land. 6% simply said they were born there and for that matter, the land is theirs. The non-response rate was about 6%.

26% of the households, however, were aware that they do not own land but own what is called kibanja literally meaning tenancy rights on somebody else’s land. In such cases, however, tenants had never met the owners of the land although they knew the owner by name. In Kibaale district, although some of the respondents claimed ownership of the land they were living on, they were aware that they only had user rights and could not put in place permanent investments. There were instances where developers had taken courage and put in place permanent investments. In such case, however, such developers could not use their investments as collateral to access credit from banks.

In the case of Karuguza/Bwamiramira town, close to 100% of the households sampled neither owned land nor had land titles. It is a situation of landlessness. It was reported that development of Karuguza town is mainly constrained by insecurity of land tenure. Kasozi, an absentee landlord, owns all the land on which Karuguza town is located. Kasozi was heir to Augusto Birimumaso, a Muganda chief in Karuguza who was allocated 8 square miles, which includes the portion on which Karuguza town is located. It was reported that absentee landlords of Kibaale district find it politically and socially unacceptable to collect busulu from the people occupying their land. In some few cases, especially in Karuguza town, absentee landlords have indigenous representatives that are entrusted with the responsibility of collecting land user charges from people occupying the land. Consequently, only 0.9% of the sampled households reported to be paying busulu. It is noteworthy, however, that only 44% said they do not pay busulu (see Table 7). 54.7% of households did not respond partly because either the land on which they were residing was not mailo land or preferred to be non-committal.

Table7: Payment of Land User Charges

	Payment of busulu
	Proportion of households (per cent)

	Households that pay busulu
	0.9

	Households do not pay busulu
	44.4

	Non-response
	54.7


Household knowledge on different land tenure systems seems to be poor.  Although in Kibaale there was hardly any household with land titles, 25% reported that they own mailo land. However, only 0.8% of the households said that they have land titles of the land they claim to be owning.

Table 8: Household Ownership of Land under the Different Land Tenure Systems

	Land Tenure System
	Proportion of Households (per cent)

	Mailo
	25.0

	Customary
	59.1

	Lease
	5.8

	Non-response
	0.8


The problem of absentee landlordism in Kibaale district has its genesis in Bunyoro’s colonial history. Following the conquest of Bunyoro by the British/Baganda forces towards the turn of the 20th century, land ownership was transferred to Baganda chiefs, who were given certificates of ownership (mailo land). Although the counties of Bugangaizi and Buyaga were eventually returned to Bunyoro in 1965 after the 1964 referendum, the land remained in the hands of the Baganda chiefs or their heirs. When the Omukama (king) of Bunyoro in 1965 demanded for the return of the land, the colonial secretary (Mr. Molding) persuaded the Omukama to accept the return of the lost counties but that the issue of land ownership would be sorted out later. To date, the problem of absentee landlordism has never been resolved.

Changes in legislation governing the use and ownership of land have resulted into the creation of District Land Boards, in addition to the Uganda Land Commission. The way forward to solving the dilemma should include finding ways of transferring all land in Kibaale district from control of any kind by the Uganda Land Commission to the Kibaale District Land Board.

Not all land in Kibaale district is mailo land. The majority of the people have bibanja, either on public (crown) land or on mailo land. In Bwikara, Buyaga county, there have been conflicts over land. The land in Bwikara is mainly mailo. According to URDT, migrants to the area settled on land that was idle but this raised the indigenous people's concern who had feared to use the land because it was mailo land. URDT has taken measures to educate the people about land ownership systems. It organises sensitisation workshops not only in Buyaga county, but also in Bugangaizi and Buyanja counties. This follows realisation that some people were avoiding using land because of ownership constraints, despite the land being idle. People in the area have gained some confidence and can now use the land, well aware of the ownership arrangements.

However, challenges remain. The young generation in Kibaale district does not understand quite well the system of land ownership, particularly why they are landless. Some households have bought land from mailo landowners but the buyers are rarely given land titles, or had the pieces of land they have bought transferred officially into their names. Part of the problem is that the land sellers themselves do not have land titles in most cases. Owners of mailo land therefore, are no longer only absentee landlords but also people that bought mailo land from previous owners who are now residents of Kibaale district. As such, the land ownership system in Kibaale district is so mixed up with most peasants not certain of the ownership. This explains the young generation’s claim on land in Kibaale and the growing feeling that the land belongs to them, with or without a land title. In some cases, this feeling is so deeply rooted that should the rightful land owner turn up making claim on the land, the young generation stands ready to shed blood once again. 

4.4
Land Use and Security of Tenure 

Up to 55% of the households living on bibanja could not say whether or no they pay busulu to their landlords while 44% reported that they do not pay busulu. Only 1% of the households reported to be paying busulu to their landlords. One reason bibanja holders do not pay busulu is that they have nobody to pay to. In the case of freehold land, the owners do not live in the area and most of them, especially of the new generation, have never been there. As such, the bonafide occupants of land in most cases have nobody to pay busulu to.

As pointed out already, some households have avoided using land that they know belongs to an absentee landlord. In situations where some families have decided to use such land, they have avoided planting permanent crops including coffee. This follows from the history of the relationship between the landlords and their tenants, where the latter did not permit planting of permanent crops such as coffee and trees. 

However, having observed that landowners hardly ever visit their land, most families in Kibaale district are settled permanently on their bibanja. Investment in land and land improvement is constrained not by lack of security of land tenure, but more by lack of investment capital and poor access to credit. 60% of households reported that they had done some improvement on the land they lived on mainly by way of tree planting and fencing.

Lack of security of tenure is a significant factor in determining the way bonafide occupants use land, including planting of coffee. 40% of households reported that they could not plant the quantity of coffee they desired because of lack of adequate quantity of land. Lack of access to land is arising mainly on account of land fragmentation as the population increases. Lack of security of tenure is exacerbating the poverty of the people in Kibaale district by denying them access to credit from banking institutions.

Without land titles, most households cannot access credit from banks. As much as 52% of households reported that since 1987, they had never borrowed money from any source. Another 38% had borrowed but from relatives. Only 1% of the households had borrowed from commercial banks. The households that borrowed from commercial banks were able to do so because they had land titles. With the exception of a petrol dealer in Bwamiramira/Karuguza, who used fuel the station pump installations as collateral to access credit from Uganda Commercial Bank (UCB), no other household in Kibaale district had accessed credit from commercial banks from 1987 through the 1990s.

Access to credit, however, is limited by other additional factors of banking institutions. In Kibaale district, UCB, the only bank offering financial services in the district, had only two branches, one of which has since been closed. The remaining UCB branch at Bwamiramira was left to serve Kibaale district headquarters. The limited spread of banking institutions partly explains the lack of access to financial services in general, and to credit in particular. Another factor explaining limited access to credit is UCB’s requirement that its headquarters must approve all loan applications.

 4.5
Response to SAPs Under Different Land Tenure Systems 

Although the different land tenure systems existing in Kibaale district offer different security of tenure, most households have a feeling that they own the land on which they live. However, there is limited sale of land and thus land ownership hardly changes.  Where there is sale of land, it is within the framework of transferring user rights from one household to another (selling of bibanja). Consequently, the response to SAPs as regards use of land and making investment and improvements to land is generally the same across the different categories of land tenure systems. Even bibanja holders on mailo land belonging to absentee landlords have a feeling that the land is theirs.

Liberalisation of marketing of coffee, which is one key aspect of SAPs, provided better incentives to farmers in Kibaale to grow more coffee. The response was the same across different land tenure systems. In line with the expectation that liberalisation would lead to better price incentives to farmers, it increased farmers’ share in the international price of coffee from about 10% in 1990 to around 85% in 2000. Consequently, 53.3% of households reported that since 1987, they had planted more coffee. The major reasons for doing so included higher producer prices and pressure of financial demands on households such as payment of school fees. The 30% of households that had not planted coffee since 1987 had not done so mainly on account of lack of access to land. Most households that had access to land had planted coffee during the SAPs period, irrespective of the system of land tenure. Liberalisation of marketing of coffee was reported to have improved marketing of the crop and increased farm-gate prices. 35% of the household reported that marketing of coffee had improved significantly and farmers were being paid cash unlike in the period before liberalisation. 28% of the households reported that the profit margin had increased; that it was more profitable to grow coffee after liberalisation compared to the period before the policy change.

Despite better price incentives, 12% of the households did not plant the quantity of coffee they desired not because of lack of access to land but mainly because growing coffee is too cumbersome and the costs of production are very high. This group of peasant farmers preferred to cultivate small gardens, which they could manage to look after well. To this group, inadequate labour and lack of credit were major constraints to increased coffee production. Thus, the lack of access to credit, which is related to lack of land titles, is a key constraint to realising the full benefits of liberalisation of marketing of coffee.

Respondents reported that proceeds from selling coffee were used for consumption purposes including paying school fees. Hardly any of the proceeds from selling coffee were used for making investment in land and land improvement. Yet, the crucial challenge was to enhance land productivity to ameliorate the adverse effects of worsening land fragmentation.

Respondents advanced the following reasons as to why SAPs have not had a significant effect on land use patterns under any of the land tenure systems. 

1. Land has hardly been a commodity for sale in Kibaale district. It is mainly for earning a living in a subsistence agricultural economy. It is the only major inheritance in the peasant economy. Hardly any household was willing to let land go. Yet, SAPs should have elicited a response whereby large-scale commercial farmers would buy land to plant coffee. This did not happen. Land sales were hardly going on not because households occupying the land lack land titles but more so out of a need to retain the land for survival. 

2. Despite increases of farm-gate prices of coffee, the price incentive was not adequate to encourage peasant farmers to grow coffee on a large scale. The price incentive fluctuates to reflect changes in the international price of coffee, which has been on a downward trend since1995. Consequently, there is low demand for land for planting coffee. Little demand for land further explains the limited land sales.

3. SAPs have hardly provided alternative employment opportunities to subsistence farmers. The risks of farming families letting land go are enormous. Land offers peasants food security. The land is also used for burying their dead. 

4. In situations of abundant land, which are rare in the area of study, the quantity of coffee households produce is determined by the amount of labour available. The labour must be distributed between growing of coffee and growing of food crops, which are very important for survival. Labour in rural areas is limited to family sources. Households that are headed by elderly people lack labour, yet it is such families with relatively more land. On the contrary, young families, which have relatively more and active labour, do not have much land. Thus, notwithstanding the price incentive structure that has been favourable because of SAPs, many production constraints at the grass roots level must be addressed for SAPs to lead to the expected response. 

5. Land ownership systems that deny occupants security of tenure are major constraints to coffee production in Kibaale district. Although absentee landlords of Kibaale district have hardly charged their tenants land user fees, the system of land ownership does not give them confidence to invest in improving the land. Most of the landlords are unknown to the households and consequently, there is no way of improving the relationship between landlords and tenants through dialogue. On the positive side, however, landlords have not creamed off benefits arising from liberalisation of marketing of coffee and the tenants have taken the benefits in full. Thus, the price incentives have filtered to farmers, although other production constraints remain. As already alluded to, access to land, credit and labour are the main constraints to increasing agricultural production in the study area.

6. Lack of security of land tenure is affecting the people of Kibaale in two significant ways. First, there is a psychological effect, which makes people live in fear of eviction, however remote the idea might look. Second, it is a big constraint to development. These two issues deserve further elaboration. In a hotly worded New Vision article, Dr. Joshua Muvumba put up a strong case in favour of absentee landlords (see Box 1). His views contrasts very sharply with the popular views of households in Kibaale district. Such polarisation does not augur well for peace and development of the people of Kibaale district.

Box 1

	MAILO LAND IN BUGANDA

… We now come to the question of the landowners of the former “lost counties” who are being referred to as “absentee landlords”. This nonsense is dangerous of course. It should be established once and for all that in modern economic terms there is no such a thing as an “absentee” owner of any property. Those who talk about “absentee landlords” are of course toying with the backward notions of squatterism and the usual disrespect for private property. Without respect for ownership, there can never be development. It should be established beyond any doubt that any Ugandan could own property and land anywhere he wants any time. It is idiotic to insist that a landowner must live on his land all the time or even at any time. Despite all the controversy, misunderstanding and argument, Mailo land has led to progress in Uganda. In any case there is no much that can be done to change it for as we have seen, it is already ingrained in society’s fabric that for the sake of stability it ought to be left alone.


The New Vision newspaper, Wednesday, October 22, 1997.

The views above imply that the people in Kibaale district that are occupying land of absentee landlords live in fear of either eviction or very serious confrontation.

Although absentee landlords have titles to the land, many of which have never been collected from government, these titles were fraudulently acquired because the land that was taken up was already occupied by the indigenous people who are being referred to as tenants or bonafide occupants. To solve the land problem of the “lost counties”, it is necessary to put it in its correct historical perspective. It is not just a matter of property ownership as Muvumba has argued but more crucially a matter of solving a long-standing problem that arose from a political situation.

At the time land in Kibaale district was given freely to the Baganda notables, there were two forms of governments: the colonial central government and the kingdom governments. Although the former issued to Baganda notables mailo land titles for large expanses of land in Kibaale district, Bunyoro kingdom did not recognise these titles. The land problem in Kibaale district is a special case deserving deliberate action by the central government to return the land to the people who occupy it. This could include scrapping mailo land of absentee landlords of Kibaale district.

The proposed way forward as proposed in the 1998 Land Act to address this problem is that government should assist and acquire the land from the absentee landlords for the benefit of the people currently occupying the land.  Of course there are limitations particularly the lack of adequate funds for compensating absentee landlords.

7. Investments in land improvements and adoption of sustainable agricultural technologies have been minimal not only because of lack of security of tenure but also due to lack of money to invest. There were hardly any observed significant differences in terms of investment in land improvements and adoption of sustainable agricultural technologies between households with security of tenure and those without. Poverty, which is the major constraint to making land improvements, is a uniform phenomenon.

8. Subsistence agriculture is the mainstay of almost all households in Kibaale district. 45%of the households occupy less than two hectares of land. Production has hardly responded to SAPs partly because of the market mechanism as a system of resource allocation hardly works in the rural areas.

9. Policies that will make peasants lose their land without alternative employment, are likely to lead to increased poverty of the masses. The key challenge to agricultural modernisation is the resilience of peasants who will continue struggling to retain their land at any cost, including loss of life. Therefore, a gradual process (as envisaged in the 1998 Land Act) of transferring through sales land from small-holder peasant farmers to more efficient commercial farmers is not likely to be realised, even in the long-run. A viable option would be to encourage smallholder peasant agriculture and address productivity concerns. Should this be the policy choice, as is inferred in the PMA, then the 1998 Land Act is an instrument that cannot attain it. In short, the objectives of Uganda’s Land Act are either vague or contradictory or both and fail to address the realities on the ground.

10. SAPs are not increasing output of tradable agricultural commodities significantly although families with security of tenure seem to have increased production. The price incentive has been recognised as one important factor to increasing production. However, many other constraints to production remain. Deliberate government actions are needed to address all constraints to production. In the case of Kibaale district, security of land tenure, which would enhance peasants’ access to credit, is an extremely important matter. 

11. All land tenure systems could favour the desired farmer response to SAPs policy reforms so long as linkages between the rural and urban sectors of the economy are strengthened through lower transport costs and other constraints to production are addressed. Building of very good feeder and trunk roads and maintaining low taxes on petroleum products could contribute significantly to strengthening this linkage. 

12. Kibaale district is in need of drastic land reform before it can achieve sustainable economic development. Small farmers could be more efficient than large-scale farmers, if production constraints confronting them are addressed. Secondly, avoiding indirect expropriation of land from poor rural households is fundamental in ensuring that poverty does not increase beyond the already bad levels. Consequently, peasants should be given security of tenure of the land they are living on. Since negotiations between Bunyoro Kingdom and the British colonial governments failed to guarantee security of land tenure to the peasants, and since legislation has also failed to solve the land problem of the district, the central government should consider fast action to settle the matter once for all. Legislation that would be appropriate in this case should be time bound and include an element of forced response by concerned parties. The proposed Land Fund under the 1998 Land Act is unlikely to be a vehicle to solving the Kibaale land problem for various reasons including:

i) The amount of money required.

ii) The difficulty in identifying the absentee landlords.

iii) The difficulty in convincing the identified absentee landlords to sell “their” land to sitting “tenants”.

iv) The challenge of managing the relationship between the District Land Boards (composed of locals) and the absentee landlords (who live outside the district). 

Chapter 5
Conclusion and Recommendations

5.1
Macroeconomic Issues

SAPs have played a major role in Uganda’s economic turnaround. However, the poor and margnalised have benefited less from SAPs, and in some cases their poverty condition has instead worsened. The poor need economic, political and social empowerment, to enable them participate actively in the growth process. Government should seriously intervene to address the problems of the poor in addition to providing public goods.  In situations where the poor are not adequately endowed to effectively participate in the growth process, particularly in the initial stages, government should intervene to eliminate constraints to their participation. It is only by doing so that in the long run, the poor will effectively participate in the country’s economic growth process and thus reap its benefits. The key point is that intervention policies should be properly focused on people, and poverty reduction must be the objective of sustained growth. Specifically, government should commit more resources to primary and technical education, agricultural research and extension services, rural feeder roads, primary health care and curative health services in order to reduce rural poverty. 

Although SAPs could have led to an increase in the overall level of employment especially in urban areas, retrenchment and loss of employment resulting from SAPs have social implications that need more attention. Government again needs to develop a strategy of helping the unemployed, including those laid off from government employment, to cope with private sector activities.

The fact that about 80% of the development budget is externally funded (the other 20 per cent being mainly counter-part funding of donor funded projects and programs), demonstrates government’s inability to lead the development process using domestically generated resources and to adequately address the problems of the poor. There is thus a need for government to negotiate with donors to finance projects that are well designed with a focus on poverty reduction. The government's PEAP is a step in the right direction. It would be appropriate if the poor communities through their local leaders get involved in identifying their priorities as planned under the PMA. The decentralisation of political power and the development budget are also steps in the right direction.  Because of lack of community level participation, donors in the past have tended to finance rural projects and programs that were of lesser priority in the improvement of welfare of the rural poor communities.

While cognisant of the merits of the market mechanism in allocating resources efficiently, there are serious constraints that are making the functioning of the market as a vehicle for resource allocation and distribution of goods and services fail, especially in rural areas. First are the poorly developed market structures in some areas and in some cases, there are no markets for some commodities. Second is the lack of access to productive assets (particularly land and credit) by the poor. Third, is the problem of a large subsistence sector of the economy; the rural subsistence economy may not be responsive to macroeconomic policies. Solving the inequity problem, therefore, calls for direct government intervention. In the case of Kibaale district, such intervention is required to solve once and for all, the land ownership question. However, any government intervention should not be done at the expense of constraining the development of the market mechanism, which is very important at stimulating fast economic growth.

The role of the state should include providing public goods (particularly good governance and security, economic infrastructure, social infrastructure and addressing social vices like income inequality). The extent to which government can address all these issues will depend on its ability to raise revenue through tax collections on the one hand and support institutional development geared to poverty eradication on the other. In the short-run, government’s ability to raise sufficient revenue to address all these issues simultaneously is constrained by the size of the tax base. In the long run, as the tax base widens, government’s ability to provide the services expected of it is likely to improve. The problem of income inequality is not likely to disappear on itself.  It will require deliberate intervention by the government.

5.2
Land Issues

It has been established that SAPs led to increases in farm gate prices of agricultural commodities. The price increases have indeed been recognised by farmers as a good incentive to increasing production. However, there are other factors limiting increases in production. Access to land and security of land tenure are key factors. Moreover, lack of security of tenure is limiting farmer’s access to credit from commercial banks. In the previous chapter, issues relating to land were analysed. The following concerns, however, deserve emphasis:

1. The quantity of land per household is small and on a downward trend. There is a strong peasant attachment to land as a means of ensuring their survival. The way forward, therefore, should be to leave peasants on their land and facilitate them to acquire security of tenure. Production should be focussed on promoting smallholder farming and improvement of agricultural productivity, which should be a top government priority. Sustainable agriculture technologies such as agro-forestry, and use of locally available fertilisers are affordable options to many peasants.

2. The 1998 Land Act has not changed peoples’ perception in Kibaale district as far as land ownership is concerned. It does not offer prospects to solving the Kibaale district land question, which has dogged all governments from the colonial days. Legislation has failed to ensure a workable relationship between landlords and bonafide occupants of land that promotes growth and reduction of poverty. Consequently, legislation that is short of fiat action geared to transferring land from absentee landlords to sitting tenants is bound to fail. The people of Kibaale need a significant land reform that will transfer land ownership from the predominantly unknown landlords to the bonafide occupants of land. Through such action, the peasants of Kibaale district should gain confidence to once again be fully in charge of their development process.

3. Because of their determination to acquire security of tenure in the long-run, the people of Kibaale district have continued to make long term investments on the land despite the current unresolved land ownership question. However, they lack access to credit from banking institutions, partly because of lack of land titles, which they could have used as collateral to access credit from formal banking institutions. Furthermore, the people of Kibaale district lack confidence to make permanent investment on land that is not theirs.

4. Cognisant of the circumstances under which absentee landlords of Kibaale district acquired the land in the district and their failure to use “their” land for about a century, government should grant land ownership rights to the people occupying and using the land. Parliament should provide a time frame within which absentee landlords must show up and claim their land from sitting “tenants”. After the expiry of the deadline, government should unilaterally cancel all land titles that are in the names of absentee landlords that fail to show up. The occupants of land for whom no landlords show up should be given the right to acquire land titles after expiry of the deadline. For cases where landlords show up, government should facilitate implementation of relevant provisions in the 1998 Land Act such as availing credit to peasants to enable them purchase land from their landlords.

5. There has been an increase in coffee acreage irrespective of the system of land ownership. The increase in acreage was on account of prompt payment brought about by the liberalisation of coffee marketing system. The policy of liberalisation should be maintained.

6. Lack of productive credit is a big constraint to increased agricultural production. One factor limiting access to credit is peasants’ lack of land titles. The Land Fund proposed in the 1998 Land Act should be handled as a line of credit managed by a micro-finance institution. There is also need to increase the supply of financial services in rural areas.

7. The objectives of the 1998 Land Act should be made very explicit. One is left only to guess that the overarching objective of the Act is to improve security of tenure for the peasants. Government should come out very clearly on the matter of protecting peasants’ land ownership rights and assisting them acquire registered interests in the land they live on. The 1995 Constitution, which re-introduced “mailo” land and the 1998 Land Act fall short of ensuring security of land tenure to peasant farming families.

8. Due to changing circumstances, further investigation of the land problem of Kibaale district is desirable. A major area of focus would be the documentation of policy actions that would leave both landlords and tenants happy but ensure security of land tenure to the tiller of the land. 

Finally, there is no doubt that SAPs have led to many economic achievements, but equity and marginalisation remain big challenges. For the policy package to enable the country reap its full benefits, structural issues outlined in this study need to be addressed. Supply side constraints that limit the full realisation of the benefits of SAPs are most serious in rural areas and need to be addressed. Without government and other concerned parties addressing production constraints identified in this study, the benefits of SAPs will remain elusive especially in rural areas. 
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Appendix 1:
 List of People Interviewed

1. Charles Makubuya, Accountant UCB Bwamiramira

2. Mr Tussiime John – Acting Co-ordinator URDT

3. Abubakali Ssekyanzi

4. Agnes Mukongo

5. Alone Byakagaba

6. Antonio Wamala

7. Asaba Fred

8. Asaba James

9. Asiime Moses

10. Ategeka J

11. Augustine Sebuliba

12. Aziri Ziwa

13. Badru

14. Bagayana Keneth

15. Bagumalunda Fred

16. Basalirwa Julius

17. Bayambe Yosamu

18. Birungi John

19. Birungi Lawrence

20. Bugembe Nyanzi Moses

21. Bukenya Deo

22. Byabo John

23. Byairungu John

24. Byakagaba Augustine

25. Byakagaba Augustus

26. Byaruhanga Herbert

27. Byaruhanga Wilson

28. Byenkya M

29. Chandio Bazanye

30. Ekirakulya Fred.

31. Enock Kisembo

32. Eribankya Fred

33. Eribankya Julius

34. Gabriel Sebugwawo

35. Geoffrey Muyamihero

36. Gordon Katende

37. Immy Brenda

38. Irumba Robert

39. John Bitalo Bakenga

40. Joseph Kazairwe

41. Joseph Ziwa

42. Justus Timbigamba

43. Kabakari Anna

44. Kahwa E.

45. Kajura George

46. Kakoza Robert

47. Kamanyire Sam

48. Kamunye Edward

49. Karuma Johnson

50. Karuuma Johnson

51. Kasaija Godfrey

52. Kasaija Ndereya

53. Kaseregenyi Tom

54. Kasumba Gerald

55. Katende Alfred

56. Katusabe Noah

57. Kayongo P

58. Kazibwe Partrick

59. Kevina Nyamaizi

60. Kihangire

61. Kisembo John

62. Kisembo Samuel

63. Kunihira Flossy

64. Kuzara William

65. Kwezi K Godfrey

66. Kyaligonza Amselm

67. Kyaligonza Deo

68. Kyamanywa Julius

69. Kyamanywa Robert

70. Lawrence Kirabo

71. Lubowa Chrstom

72. Matovu Nicholas

73. Mawagi

74. Mbabazi Stephen

75. Mugabi Edward

76. Mugerwa Richard

77. Mulubya Euarist

78. Musa K

79. Muwanga Edward

80. Muyanda Joseph

81. Mwesigwa Beth

82. Nabwisige Harriet

83. Nahikireho Jane

84. Nakato J B

85. Namukisa Josephine

86. Nanteza Bacurana Tereza

87. Nanyonga Annet

88. Nassozi Robinah

89. Nathan Lubega

90. Ndugwa Vincent

91. Nkalubo Dazi

92. Nsamba W Kizito

93. NsambeEmmanuel

94. Nyobi James

95. Peter Tiberwenda

96. Petro Sekamate

97. Rumbiha Rehema

98. Sebaiga Mento Kinembe

99. Sekisasi John

100. Sekisubi Kiiza Pail

101. Sekyeewa Yofesi

102. Semakula G. Kesi

103. Sentayi Joseph

104. Senyonga J

105. Ssentalo K

106. Sseruja Rumba

107. Ssewanyana Gabriel

108. Ssewanyana Joseph

109. Ssewanyana Ponsiano

110. Sseyaga Peter

111. Sunday Partrick

112. Tibihikira

113. Tihindula Ambrosio

114. Timbatanga Karoli

115. Tindyebwa Andrew

116. Twesige Moses

117. Wamala W Ndahura

118. Yafesi Matambulira

119. Yakobo Kwebiha

120. Zahura Vincent

121. Ziryahuramu Joseph

Appendix: 2: 
Questionnaire used to Collect Data

1.
Name of respondent ...................................

2.
Physical location: LC I/Village ......................


LC 2 ................... County ......................


District ...................

3.
Sex of respondent:
a) male





b) female

4.
Age in years .........................

5.
Highest formal education attained ........................

6.
Marital status ..........................................


a)
Married


b)
Single parent


c)
Single


d)
Divorced/Separated


e)
Widow/widower


f)
Other/Specify .....................

7.
Total number of own children ...........................

8.
Current education status of children

	PRIVATE 
Education level
	Number of children

	Primary

Secondary (S1-S4)

HSC (S5-S6)

University

Tertiary institutions

Other training institutions (Specify)
	


9.
Total number of other dependants ...................

10.
Current main occupation


a)
Peasant farming


b)
Trade and commerce


c)
Civil servant


d)
Other (specify) .......................

11.
What tribe are you ...........

12.
How long have you stayed on this land? .............

13.
Do you own the land on which you are staying?


a)
Yes


b)
No

14.
How did you acquire the land?


a)
Inherited it


b)
Bought it


c)
Other (Specify) ..............

15.
If you own land, under what land tenure system do you own it?


a)
Mailo land


b)
Freehold


c)
Leasehold


d)
Customary

16.
Do you have a certificate of title to your land?


a)
Yes


b)
No

17.
How many acres of land do you currently own? ..............

18.
If you do not own land, under what arrangement do you access land i.e for use for cultivation or settlement?


a)
Living on somebody else's land (Kibanja).


b)
Hiring


c)
Other (Specify) ................

19.
If you are on Kibanja, do you pay the landlord for staying/using the land?


a)
Yes


b)
No

20.
If you don't pay, why don't you pay?


a)
Would pay but the landlord is absent and never seen.


b)
Other (Specify) ................................

21.
How many acres are under coffee? ...................

22.
What acreage was under coffee before 1987? ...........

23.
When did you last plant coffee? .....................

24.
Have you planted more coffee since 1987?


a)
Yes


b)
No.

25.
If you have planted more coffee since 1987, what stimulated you to plant more coffee after 1987?


a)
Increased producer prices


b)
High yielding variety (Introduction of clonal coffee)


c)
Pressure of financial demands (e.g school fees)


d)
Improved marketing


e)
Other (Specify)

26.
What has been the effect of liberalised marketing of coffee?


a)
Increased profit margin


b)
Prompt cash payment


c)
Reduced marketing costs


d)
Other (Specify)

27.
To what uses have you put the incomes from coffee since 1987?


a)
Bought land


b)
Paying school fees


c)
Paying medical bills


d)
Other (Specify)

28.
What could have stopped you from planting the quantity of coffee you desire?


a)
Landlord does not allow growing of perennial crops


b)
High rent payments on land to absentee landlord


c)
Lack of land


d)
Not profitable to grow coffee i.e low profit margin


e)
Too cumbersome to grow coffee i.e high production costs


f)
Other (Specify) ................

29.
Have you undertaken any land improvement/investments on the land you are currently farming?


a)
Yes


b)
No

30.
What type of land investments/improvements have you made


a)
Fencing


b)
Application of fertilizer


c)
Planting of trees


d)
Other (Specify) .....................

31.
What was the main source of funding for the land improvements?


a)
Coffee proceeds


b)
Bank loan


c)
Borrowing from friends/relatives


d)
Other (Specify) ............

32.
If you have not made any improvements/investments on the land you are occupying since 1987, why did you not do so?


a)
Land does not belong to me


b)
Lack of funds


c)
Not necessary


d)
Other (Specify) ........................

33.
What suggestions do you have to improve land ownership system in your area?


a)
Abolish mailo land


b)
Give certificates of ownership to the current occupants of the land


c)
Vest all land ownership to government i.e abolish all land certification.


d)
Other (Specify) ......................

34.
Have you got a bank loan since 1987?


a)
Yes


b)
No

35.
If you got a bank loan, did you use the certificate of land title as security?


a)
Yes


b)
No

36.
Have you borrowed money since 1987?


a)
Yes


b)
No

37.
If you have borrowed money since 1987, from what source?


a)
Bank


b)
Relatives


c)
Friends


d)
Other (Specify) ...................

� Land owners were not available because most of them are difficult to find – it was reported that land owners live in Kampala
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