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Land Tenure Systems

• The Uganda Constitution provides for 4 

Land tenure systems

• Freehold Tenure

• Leasehold Tenure

• Customary Tenure

• Mailo Tenure (Central Uganda)
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Evolution of Mailo Land Tenure System

Precolonial period:

• Land in Buganda was managed by the “Kabaka”

• Individual plots were conferred upon peasants by local chiefs.

• Could neither mortgage nor sell land

• This symbolic authority presided over his political and legal rights.

Colonial period:

• 1900 Buganda Agreement, Introduced the Mailo Tenure System 

• Land surveyed in square miles

• Total Mailo land allotted estimated at 19,600 square miles

• Private Mailo allotted to Chiefs (1000) + private land owners was 
equivalent to 8,000 sq. miles 

A tenant in her field.
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The Private Mailo Land Problem
• Customs were codified

• Created multiple rights on the same piece of land (Mailo
owners with titles and Tenants no titles)

Holder of Mailo title;

• Perpetuity;

• Absolute ownership

• Transferable

• Mortgage /pledge & Title is state guaranteed

• Tenants

• Tenancies not registered

• Minority of the tenants either have a signed agreement 
(not with landlord) or tickets of ground rent. Written tenant land agreement often 

without consent of the landlord.
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The Problem of overlapping rights

• Over 80% of Mailo land is tenanted

• Land ownership rights versus land use rights

• Inheritance - new Mailo owners – no social relations

• land markets - new land owners 

• New land owners view tenants as squatters- forced 

evictions

• Non-payment of ground rent versus refusal to accept 

ground rent

A tenant with her old receipts for 
“busulu”
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The Improvement of Land Governance in Uganda Project approach

Mityana – (6 subcounties) 
and Mubende districts (4 sub 
counties)
Funded by BMZ & EU
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Project approach

• Pilot Phase 
implemented in  
cooperation with 
Makerere 
University

• Civil society 
organisations
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Fit-for-purpose solution for Mailo Tenure in Central Uganda

• Awareness Raising

 Community sensitization

 Development of EIC materials-illustrate-

translated into Luganda

 Development of a guide to peaceful co-

existence on private Mailo-translated into

local language.

 Mailo land platform meetings at national

level.
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Fit-for-purpose solution for Mailo Tenure in Central Uganda

• Conflict Mediation

• Using paralegals and ALC to conduct on-site 
mediation.

• Unresolved disputes to be referred to a 
mediation committee.

• Nevertheless, parties are encouraged to 
pursue harmonious co-existence.

Capacity Development

 Training of Trainers (ToT) for land managers,

Conflict Resolution, ALC, DLB chairpersons,

UCOBAC, CDOs

 District level trainings-Pilot Land Inventory

teams.

 Training land administration structures (ALC

and DLB members

 Training in GIS.

 Equipping sub county offices
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Mapping teams and equipment
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Pilot Mapping
• Makerere University - bibanja rights holders 

documentation and mapping exercise - CRISP 

Software

• The pilot mapping process started January 2018, 

initially - slow (sporadic) pace - more farmers now 

calling back the field teams.

• Geo-referencing and Digitization of Mailo parcels and 
Data processing in QGIS

• Display of village maps for validation by community 

members. 

LC1

ALC

Student

Volunteer
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Parcel summary 

Sub 
county

No. 
Parcels

Area (ha) Males Females Married Widowed Aged

Myanzi
3,739 2107.777 2450 1281 2456 338 621

Kakind
u 667 434.09 454 210 439 90 157

Total tenancy parcels mapped as of 14/06/18- is 4,406 in two sub 

counties. 10-15 parcels per day. 0.8 – 1.5 acre average parcel size
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• Land Inventory Protocol
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Computation of Cost per parcel

Cost per parcel : USD 19.30
(Excluding costs of equipment, 
training, awareness raising, conflict resolution, map processing and editing) 

Cost will come down when fully rolled out!

ITEM COST ($)

Transport per team US 20 per day 

Field allowances  
(ALC, Volunteer)

USD 20 per day

Supervisor-
surveyor

15

Cartographer 7.5
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Challenges

 Community resistance in some
areas.

 Political interference at grass root 
levels.- anticipated hidden agenda of 
Project.

 Long lasting in-family disputes.

 Varying mapping technologies (plain 
table Vs GNSS) make map overlays 
challenging.

Lessons learnt

• Involvement of charismatic 

champions

• According land owners the respect 

due to them – ethnicity and cultural 

values.

• Emphasis on harmonious living.
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Conclusions

• Increase transparency on land use and land right situation on private Mailo
through land inventories.

• Create win-win situations as both landlord and tenants’ rights are secured.

• Ensure compatibility with national policies of the GoU.

• Establish enduring, cost effective, sustainable (fee for LIP) and fit-for-purpose 
solutions
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Thank you


