
Good land governance increases productivity of
small-scale farmers on Private Mailo Land

 Achievements registered, with testimonies from the field
1.Improved relations between landlords and tenants.
 Almost 95% of tenants on registered land reported the acrimonious relationships between landlords 

and tenant’s existent prior to ILGU project before 2017. But through ascertaining who the right owners 
of private mailo land are, tenant – landlord relationships improved after the mediated contacts linking 
rightful owners.  Negotiations which led to landlords accepting tenants on their private mailo lands, 
and the process of paying and receiving ground rents have been established. Consent for the mapping 
and delimiting of bibanja boundaries and acquisition of Data has led to the eventual acquisition of 
certificates of occupancy.

2.Restoring respect to landlords.
  Contrary to popular belief, many original landowners had been avowed enemies to the tenants with 

many being exposed to violence. Politics in the region made the situation worse but after sensitization 

he “Improvement of Land Governance in Uganda to Increase 
Productivity of Small-Scale Farmers on private Mailo-Land” 

(ILGU) project is part of the “Responsible Land Policy” 
Program, a global initiative to which Uganda is one of eight 

country projects that contribute to the “One World, No Hunger” a 
special initiative of the German Federal Ministry for Economic 
Cooperation and Development that aims to reduce extreme poverty 
and hunger. The project is co-funded by the European Union and 
German Government.

 The project implemented by German International Cooperation (GIZ) in partnership with the 
Ministry of Lands, Housing and Urban Development (MLHUD) , is focused on documenting 
land use rights for the rural smallholder farm households in the four districts of Mityana, 
Mubende, Kassanda and Gomba. 

 Currently, the Ugandan Constitution (1995), the land related laws and the National Land Policy 
(NLP, 2013), provide a legal framework that harmonizes and provides solutions to the unique 
circumstances under the Mailo tenure. Interventions under the ILGU project are designed to 
address the challenges and nexus between landlords and tenants on private Mailo land that 
have been a cause for debate and disputes for long as noted by Mr. Francis Amooti, former 
LC 5 Chairman Mubende district :  

 “Land wrangles were many in Mubende districts, every village had a land dispute. There 
were several deaths in Madudu Sub County alone. We can celebrate now, the ILGU dream 
has come true,”  he says.

 The project
 The overall objective of the project is to: “Contribute to improved food security, improved 

livelihoods and poverty alleviation for small-scale farmers and other users of natural 
resources, in particular for women and marginalized groups in Central Uganda.” Improved 
tenure security empowers small-scale farmers to make investments to their land and thus to 
raise productivity and improve their livelihood.

 The specific objective
 The specific objective of the project is making access to land as a central precondition for 

poverty reduction in rural areas improve for certain population groups, especially for women 
and marginalized groups, in Central Uganda.” Thus, the project wants to foster the security of 
a long-term use rights for the actual tenants on Private Mailo-Land.

 The target
 By the end of 2021, the project is expected to have mapped 81,000 tenancy rights (bibanja) 

with corresponding Land Inventory Protocols and the data is made available to the District 
Land Offices and Ministerial Zonal Offices/National Land Information Centre. 

 

 Progress on the results in numbers
 As the month of February 2021 closed, the project had mapped 64,906 bibanja parcels 

representing 56,968 households in three districts. Among these 21,364 (33%) bibanja are 
for women, 41,251 (64%) bibanja for men and others mapped jointly or belonging to an 
institution. Of the mapped parcels 52,368 (81%) LIPs have been distributed and a copy 
prepared for processing of Certificates of Occupancy with the Recorder at the sub-county. 
70% (2,014) of the registered 2,868 disputes have been resolved by utilizing Alternative 
Dispute Resolution mechanisms(mediations), with 781 cases still in mediation and 73 cases 
referred to court by the sub-county mediation Committees for further management. All this 
was possible after 96 capacity building sessions were given to Land Administration Structures.

 

Total sub-counties reached (with awareness raising)
versus sub-counties mapped per district

Parcels mapped Versus Land Inventory Protocols
distributed across the three districts

STATISTICAL ILLUSTRATIONS

Mapping team demarcating boundaries of tenants in the district of Kassanda.

 The Land Inventory 
Protocol (LIP) is a 
document given to 

the rights claimants 
detailing information 
on the parcel and the 
people related to it

by the project, the landlords were once gain able to sit on the same 
table with tenants as it was material for consent to be mapped.

 
“People had lost hope in the legal process and had resorted to 

violence. The LC 3 court used to adjudicate up to 30 cases in 
2017, 27 in 2018, 8 in 2019 and 2 in 2020. Much violence used 
to be in Kijjumba and katente parishes between 2017 -2018. 
Four murders were committed.” Narrates the Chairperson LC 3 
Court Kiyuuni.

 “Before ILGU came I did not know how to meet my tenants, I 
feared. After ADRC mediation meeting at Kyabayanja village, 
for the first time, I was able to meet my tenants face to face for 
a peaceful dialogue at LC1 offices. I thank the ADRC and all 
those who enabled this to happen. 

  I can now freely interact with my people. Tenants started paying 
Busuulu and I anticipate that this is going to continue. I am 
happy that people know the size of their bibanja, and this will 
help to reduce land boundary conflicts”. Narrates a former 
absentee Landlord.”

3.The political Leaders “champion awareness creation (LC 5 – 
LC 1).This project is part of bilateral cooperation between the 
goverment of Uganda and the goverment of Germant based on an 
implementation agreement between MLHUD and GIZ . The 
Ministry chairs the project steering committee meetings, takes 
lead in supporting the project to design and validate land 

management sensitization materials, and participates in the training of project actors. 

 The ILGU intervention  has obtained political buy-in of all political leaders from LC 5 to LC1, into the 
concept through a series of inception workshops at national, district and in the community, which 
were intended to ward off latent resistance and smoothen project acceptance and ownership. After 
being convinced and sharing into the vision, the political heads became “and continue to be 
champions in promoting, advocating and advancing for mediated resolution of land conflicts.  The 
political leaders also facilitate community meetings.

4. Training and equipping offices of the Area Land Committees and Recorder at the sub-county
 The ALC at Sub-counties are apprenticed in several project activities like Alternative Dispute 

Resolution mechanisms, mediation skills, mapping and use of CRISP software and facilitating 
conflicting parties. The trainings are supported by revamping of the ALC offices and offices of the 
Recorder. 

“The other thing is that we were given office equipment like computers, receiver, cupboard for 
safety and storage of our property, we have gotten 14 solar panels onto our building.”   ALC 
member Kiganda sub-County. 

 This equipment will be left at the sub-county to facilitate further mapping of those tenancies that 
still require the service of the ALC.

5.Benefits of owning a Certificate of occupancy processed from data collected through the 
mapping exercise.

 The documentation process itself served two purposes, that of securing land use rights and 
relationship building between landlords and tenants. The feeling of land use rights security has 
been realized by tenants who have managed to participate in the exercise.  The LIP that is used as 
a basis for generating the COO has become instutionalised as the basic document required in 
facilitating acquisition of the certificate of occupancy. Hundreds of tenants are in waiting for the 
LIPs to proceed to the next step of applying for the certificates of occupancy. The ILGU’s Global 
Navigation Satellite System (GNSS) has greatly impressed the communities in Mityana, Kassanda 
and Mubende with all its in-built advantages of providing permanent coordinate delimitations of 
bibanja boundary lines, it has extinguished family and neighborhood tensions and has introduced 
land economics (planned farming).  

6.Reduced violent land conflicts across the sub-counties reached
 ILGU’s awareness raising, sensitizations and trainings on land laws, and conflict resolutions 

approaches are appropriate to local norms, culture and values and give the much-needed credibility 
to the project. Having had a good understanding of the private mailo land tenure system, land 
administration system in Uganda, use rights, obligations and responsibilities communicated to 
them by impartial CSOs, and the onerous legal pathways available to them, the conflicting parties 
are empowered to choose among alternatives; and are able to make the most efficient and effective 
decisions. The ALC and sub county chiefs have reported a 95% reduction of occurrences of 
conflicts to near zero occurrence in some parishes. The district land officer at Mityana reported that 
before the ILGU project around 2017, the monthly reported cases of land conflicts were of an 
aggravated nature.

 Issuing the Certificates of Occupancy
 The success of the project has ignited demand from the community to support them in the process 

of acquisition of a Certificate of Occupancy, the ILGU project sought it wise as an action research 
to pilot the issuance of the first ever Certificates of occupancy to communities that have received 
their Land Inventory Protocol as a next step towards realization of tenure security. MLHUD and GIZ 
will need more resources to be able to meet the ever growing demand.

 Policy implications
 Implementation of the ILGU project, has generated inputs for improving the policy and legal 

framework for land management and administration in Uganda. The key implications the 
government is considering include:

• Plan to review the Land Act to provide for where to pay Busuulu;
• issuing guidelines to require courts to first conduct a land/Bibanja search at the Sub county 

before issuing eviction orders;
• Establishing a technical staff at the Sub-county to support ALC;
• Rolling out the project to the rest of the districts in the country with similar land challenges on 

Mailo.
• Consider a policy reform component to facilitate MLHUD to effectively work on the necessary 

legal & policy land reforms (Institutional sustainability).

One of the beneficiary tenants holding his Land Inventory Protocol after the mapping exercise.



hrough a series of awareness-rais-
ing and dialogue activities, GIZ is 

empowering people to have access    
         to land information and rights. Daily 

Monitor’s Richard Luyombya, spoke 
to Mr Daniel Kirumira, the national expert on land 
tenure and the private sector at GIZ.

 How is the access to land information and rights 
situation in Uganda? 

 Access to land information and ownership is a 
well documented procedure. If you want to know 
who owns a particular piece of land, you have to 
go to a land office and undertake a search.  You 
can also make a physical visit to the land because 
it is impossible to establish from the land office or 
the ministry zonal office whether or not there are 
occupants on a particular piece of land.  

 So, while the land offices or the ministry zonal 
offices have information on a particular piece of 
land, it is impossible to establish who is 
occupying the land at a given period.  Generally, 
many citizens are largely unaware of their rights, 
restrictions and duties on land. To understand 
their rights, they have to be explained to, as a first 
step. 

   We are seeing the pressure on land intensify-
ing and increasingly becoming scarce, 
especially due to large-scale investments. 
What should be done to protect people from 
becoming victims of unfairly losing land to big 
investments?

 
   The loss of land due to big investments requires 

both awareness on national laws and 
international guidelines. For instance the 
voluntary guidelines on the governance of 
tenure for land, fisheries, and forests, are key 
instruments and guiding principles that detail 
which terms have to be focused on. Also, 
community awareness about their land and 
tenure rights, registration procedures, rights on 
land-based investments, knowledge on 
mutually beneficial partnerships with investors, 
the establishment of dialogue platforms and 
dispute resolution avenues, awareness among 

domestic and foreign investors is crucial. 

2. What do you think needs to be done to ensure 
that women and other marginalised groups 
have reliable access to land information?

 There is a need to encourage joint spousal 
ownership at registration, mandating spousal 
consent during land transactions,  addressing 
cultural perceptions about female land 
inheritance, functional dispute resolution 
mechanisms to address marginalisation of 
women is what needs to be done to ensure 
women and other marginalised groups have 
reliable access to land information. Equitable 
representation during awareness raising, dispute 
resolution as well as representation on land 
administration structures namely ALCs, DLBs is 
key.

 What has GIZ done to ensure that rural people 
secure land rights, including access to the 
information?

 GIZ is undertaking a Responsible Land Policy 
Project in Uganda implemented in a couple of 
regions. 

 The project has a European Union co-funded 
component with a unique name called Improve-
ment of Land Governance in Uganda, focusing on 

mailo tenure.

 Implementation of the project started in Teso 
sub-region, Soroti, and Katakwi districts in 
September 2016 and since 2017 in the central 
region with the main aim of creating awareness 
on land rights and increasing transparency over 
existing landuse rights. It also entails the building 
of capacities for government structures including 
ALCs at the subcounty level, building capacities 
for responsible investment on land among others.

 
 GIZ has established a dispute resolution 

mechanism/forum between landowners and 
tenants. This is all to support the implementation 
of the Uganda national land policy, which spells 
out strategies to address the impasse on mailo 
tenure namely through mutually negotiated 
buyouts, land sharing, lease or occupancy 
certification accompanied by group rent 
payments. 

 What are the obstacles to accessing land 
information in Uganda?

 The records containing those who have user 
rights on land are yet to be entered into the 
systems. This is one of the biggest obstacles to 
accessing land information in Uganda.  

 The other obstacle is the absence of information 
on the occupancy claims of the rights to use the 
land as well as the respective spatial extents of the 
occupancies and where these belong/fall within 
the mailo cadastral fabric, informal land 
transactions, mailo records that are not updated, 
low awareness of the procedures of accessing 
land-related information. 

 Who is most at risk when it comes to accessing 
land information and rights? 

 The most at risk are those with interest that are 
yet to be recorded and they are either women or 
youth, those holding land registered in their 
deceased parents' names or occupants whose 
interest is unregistered/undocumented as well as  
customary owners. 

For mailo land, they are those whose rights are 
mentioned under the law but without a harmonious 
existence. Once the harmony is nonexistent, those 
that occupy the land registered under the names of 
other persons are at risk. 
However, this is dynamic because one might be in 
harmonious coexistence with the owner of the land 
but might not be in harmony with another person that 
might eventually have the ownership rights if the 
transaction is made or if the owner passes on 

What do you think should be done to promote land 
governance in Uganda?
It is important to build the capacity of institutions at 
different levels such as district land offices, district 
land boards, area land committees to capacitate 
them to execute their mandate. 

It is also important to build cultural institutions 
concerning customary land. Creating awareness of 
rights, restrictions and responsibilities on land.

 Globally Uganda is praised for having a progressive 
policy and laws on land due to instruments like the 
constitution, the land act, and the national land 
policy. These are very progressive instruments 
because they mirror the international guidelines such 
as the voluntary guideline on the governance of 
tenure which was agreed on and passed in 2012 with 
respect to the recognition of legitimate tenure rights. 
It is important to implement what is in the law. The 
law for instance talks about mediation committees 
that ought to help the populace resolve disputes out 
of court because case backlog in courts are largely 
on land-related issues.

The ADR committees also assist owners commonly 
referred to as landlords and occupants to negotiate 
the options spelled out in the national land policy 
such as negotiating buyouts, lease options, land 
sharing among others because usually the owner 
and the occupants are hard-pressed to negotiate the 
feasible options for them if they do not have a 
go-between to harmonize issues such as landlords 
asking for a lot and the tenants offering little.

 ural households in Uganda are vulnerable 
against land insecurity. In absence of safeguard-
ing measures, commercial land investments can 
lead to insecure access to land, shortage of 
resources, even land evictions. Domestic 

investors often operate without support and control, 
capacities on land rights and regulations are limited on 
various levels. 

 Ms. Alice, a farmer, 37 years, from Myanzi sub-county, 
Kassanda district, reports the fear of displacement by the 
land lord. The land lord threatened to throw them out of the 
land any time. Due to this uncertainty, she does not grow 
long life crops. She states that there is a need of investors in 
their communities, given that they provide jobs and other 
opportunities, however, some investors are closing off 
resources, access roads to water points, churches and 
schools. The case involved meetings with district officials 
but failed to be resolved.

 In cooperation with the Ministry of Lands, Housing and 
Urban Development (MLHUD) the project “Promoting 
Responsible Governance of Investments in Land” (RGIL) 
works towards strengthening capacities, dialogue, land 
documentation and conflict resolution together with 
government representatives, local investors and smallhold-
er farmers.     

 The project’s goal is to support local investments in land 
that are business-oriented but at the same time responsible, 
respecting the rights of local population and the environ-
ment.  

 “[…] As a local investor, I am hoping to receive trainings 
that will increase my knowledge and skills to use my land 
productively. This will improve my capacity to expand on 
my income. I am impressed by the land documentation 

aspect of the project because it will enable me to acquire 
certificate of title which will address conflict relating to 
my land and increase security of the investment.”

 Mr. Patrick (Kwera sub-county, Dokolo District)

 Ms. Anna, Madudu sub-county, Mubende District, has 
since 2010 invested in coffee farming, goat rearing and 

tree farming on more than 100 acres. She has previously 
had good relationships with the community members 
and leaders. However, for the past three years she is 

experiencing challenges. 

 ‘’Community members are cutting down some of my trees 
for charcoal and fire wood, grazing their animals in the 
forest and worse still, occasionally setting fire on the trees’’. 
Anna adds that ‘’after knowing of the new GIZ-RGIL project, 
I believe that the project activities will assist me address 
most of the challenges I am currently facing.’’ 

 RGIL has established cooperation with partners such as 
CSOs to support implementation. The project has identified 
local investors in Central, Teso and Lango region to work 
jointly for the next 2.5 years on more sustainable 
investments which are compliant to national laws and 
international guidelines but also support agricultural 
production. We work closely with local district officials, 
building capacities, but also support compliance measure-
ments and dialogue fora. Dialogue fora between 
government representatives and investors as well as 
affected land users are key to counteract existing misunder-
standings and gaps in knowledge. The project is keen in 
building a balanced relationship between investors and 
affected communities, creating win-win scenarios. 

 The project’s approach
• Strengthen capacities at national and local level to improve 

the alignment of domestic investors to national laws and 

 international guidelines.
• Cooperate with selected domestic investors to align to 

national laws and international guidelines, develop improve-
ment plans for the investors to implement

• Strengthen sustainable business models and link local 
investors to potential markets

• Establish local grievance mechanisms
• Sensitize investors regarding the importance of secured 

land rights of surrounding communities
• Sensitize and support smallholders, especially those in the 

vicinity of investors
• Organize and promote dialogue between investors and 

affected land users
• Promote and strengthen the inclusion of women and 

marginalized groups 
• Develop methods to verify compliance of investment 

projects in agriculture and forestry with environmental 
regulations, social standards and other safeguards

• Support decentralized structures e.g. at district level to raise 
awareness and to better identify investment sites and no-go 
areas for investments

•  Organize national and regional multi-stake-
holder events to exchange on lessons 
learned, best practices and challenges

•  Promote participation of Civil Society 
Organizations (CSO) in the formulation, 
implementation and monitoring of 
responsible land policies

   If you are an investor in Central, Teso and 
Lango region interested in collaborating 
with us – please get in touch with the 
district local officers or sub-county 
representatives from Mityana, Kassanda, 
Mubende, Soroti, Katakwi, Amolator, 
Dokolo.

 RGIL is a project implemented by GIZ, co-funded by the 
European Union and German Government, and part of the 
GIZ programme “Responsible Land Policy in Uganda” 
(RELAPU). Both are part of the Special Initiative “One World, 
No Hunger” of the German Federal Ministry of Economic 
Cooperation and Development (BMZ). 

 “The RGIL project came at the right time for my 
investment. I have been farming without any external 
capacity building support. I expect to be trained on 
Responsible Agricultural Investment. With this, I will 
understand the positive and negative impact of my 
investment and additionally have opportunities to interact 
with other commercial farmers. I am hoping to gain more 
skills on better agronomic practices and to get better crop 
varieties through exchange visits with other investors. It 
has been very difficult for me to get agricultural credit 
facilities from financial institution without proper land 
documentation, I understand that the project will support 
me to get a certificate of customary ownership.” 

 Mr. Simon Benard (Kapujan sub-county, Katakwi District)

Daniel Kirumira- National expert on land tenure and the private 
sector at GIZ RELAPU.

Make Uganda flourish through responsible investments in land

Coffee farmer in Mityana, Credits: GIZ

GIZ contributes to securing land rights 

 he Ministry of Lands, Housing and 
Urban Development has worked 

closely with the Responsible Land Policy 
Project (RELAPU) implemented by GIZ to 

bring the National Land Policy provisions on 
tenure security to life. The focus of the 
interventions has been to reduce rampant land 
evictions especially on private Mailo land in Central 
Uganda and to document land rights of customary 
landowners in Northern Uganda.

 Customary land owners have been 
facilitated to acquire Certificates of Customary 

Ownership and tenants on private mailo land 
whose landlords consented to the mapping 

exercise receive a Land Inventory Protocol that 
they will use to process Certificate of 

Occupancy

 The Ministry appreciates the German Government 
and the European Union the donors that are 
supporting these initiatives. The ministry hopes 
that the intervations on Mailo are extended to other 
districts in the central region.
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