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ABSTRACT

B.UI.AL.AFMCANLANDMARKETS·AND ACCES·S TO AGlUCULTU&ALLAND:
THE'CENTRAL REGION OF UGANDA

Elizabeth S. TrGDtt
Ul'l4ertbe SupoMsionofPrgfeuorRi~bard L. BarFOWI

Umversity ofW~MadiSQJ1

Thill.search analyses hypotheses .aboutiAdividualization of landrightSt theemergenee
of rural laadmarkets~ &Ad the effects of Iud matket operation on households' access to

· walland in meal USanda as population cIoasityand commercial opportunities in
a ' .e • __. t8esa derived hal~ ecooomiG theory have been
adv ·10 advocateBationalpo11eioa ·of formal iadividualization of land.rights·in several
African countlies. However, p.rior to this research, they remained largely untested empirically.

T dissertation -el.ops a three-stage model of rural African land market evolution
using coOOQpts m aeo-classicaland institutional economic theories. Population density,
commercialization of ulture, and 1aDd tenure· rules are hypothesized to bemstrumental
variables am· individualization of I.andrigbts and the em ce and operation of land
markets. Hypotheses about the emergence of rural land markets and their effects on
househol access to land, fragmentation, .subdivision,.&wllership eoncentratio~ .landlessness,
commercial fannin& ·ultucal iAVestllKtAt ate tested using cross-sectional data collected
through ak0u$8holdsample survey conducted·in ceRtral Uganda.

The results Gf the research suggest .... CUItOmary land tenure in central Ulandahas
evol\led o¥er time to become highly iadivWuaJized..Land market activity appears to be
potiti~ely coullated PQpulatioa deasity to IQIM .threshold I·evol·of populatiQadensity,
beyoAd activity ..Conceat_. of leAd owaersbip appears to- be.aoeater in
areas wi1Amore active d markets than &hole witA less active .laadmark4ts, ROt much
land market-derived I&SlDeSl was fOlllldiR· the aurvey. Land· markets :appear to provide an
important .means ofaccess to land forf~ lAd commercial &.. : raJ household·s.

Poliey .imp1i • of the research iaGIude: (l)wstomary African teRUrel may
evol¥eover .time ill /responae to c \ ia r*ive · Qf - ,tural ia· .: 10···tbat -_.~,. ..._
I is probably ·ROt necessary for tba of markets; vemmeatscan
formally · . dualize land tenure to protectiadi¥i4ual:- ·8 and promote land marke~ but
wit aeeompanyiQI policies to facilitate farm productivity, land market .oper is not
SUi ·ieRt fQf agriculturalgrnwth.

Richard L. Barrows
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1. INTRODUCTION

1.1INTELUiCTUAL SASlS':A CONTRIBUTION TO THE LITERATURE
ON.AFRJCAN LAN,D MARKETS

The eGORQmiClaad de,.,elQpmeAt literatures Oft laDduso and distributiQ;R demollsttate clear
agreement 811(\). re~ehers that land markets lAd other me~haftisms whish transfer land
rights arecriticu, thoup certaimy aot the...~ determinants of. agricwtw-alproductivity,
ecelltlmie gJ2.wth, _~distAbutiOR. 1ut._'.osetsQfmlos th&tdefiRethe rights of
indi~dua.lswitBrespllt te .... other ia their .. of" erty. Land tOllure iIlItitutioRsiRelud·e
mles that : .-utelaad through ~aadkiAshi.p; permissible laad use; rights
Wdh)' tAeiR4iwdtud·Qf~d ¥«SUI dat ~egroup Qf state; and, eXQ - ts
and ,Ie .ransi«. of1IAd. LaM·t_ .ftIIea· therefQfeiatlutmGe the ~~ratiOiftaf a·Iand
market, ·<\b.m tum·il& criticaldetermillaat ofwbD ·obtains .Qf holds 'Iaad ..ripts, ... hGW land· is ~

used, the I.~el of iR¥estm8Qt inagrieultura, ".sr_ofownership ooftcentrati_ th, cfeatiQIl
orexaaerbatioB ofl leas.eal,_ tile __.of'atWivisioft and fragmentatiollel holdiags.
SiRee tbeae· ~ariablos. yWlueaec .....lB1 FoduGtivity aDS the distribotiQ.B .fiasome,
thel" ·is U).\. ~.rmiAaDt."'IMallianddistribwiQl1_uaeaad tile
raIl' ofF·o.hm tbe -,wtural sMor aad..&be oconQmy QVefall.

Individualization of IaDd rights and functiGaing IaAdmarkets have beeR promoted as
preconditioas to - It\l~aJdevek>pment 011 several grounds (Allan 1969; JOhnSOR 1972;
Newbery 1915; Ault and Rutman 1919; ESW&r1ll and Kotwal 1986; Feder and NoroRha 1981;
Feder andOnchan19 Feder et at. 19&8; Barrews,and Roth 1990). First, in ualized
tenure is said to offer land hold·.r dearly _tiDed land rights, which minimizes the oolt o(
aseertai - - ts when making decilU;ms ~t land use and transfer. Second,
individualization of rigbtsis supposed, to lead to 'iAcreased agricultural productivity as,through
the world of a well~develQped landmarket,tbe most productive users bid.land away from
land bolders whose uses are less valuable. IadivWuar ·o~n of tenure is also assumed to
enoouragethe greatesttixed-plaee mvestmeQt_ qrioultllre'since it ws the, most ·dom to
co fanners' costs ofCGAVOItiaa~aasetsinto other s, &Ad
iacccaaeatenuro socwity. InGf__ ....... '.-:wity eases farmers' of
realizing 0e returns Oft their investmeAta, _.. iaoreasiag expected netrotums or
docreasiag the.implicitdiacount rate used .iII ia c1ocisions. In additioA, 'iAere&$Od .teRUle
seou,n decreases celtof' credit boeauIe eC collateral value and improved
credit WorthiA8SS, theroby increasing~._~jfom thesu side. 0 the
d that· .eonservatioa requires mvo.IMRtl, · tenure may also prevent IaAd
d - '. Many ~sts use~d&" ry to argue that a ~Item

pri¥ate,iAdi: rights leadate" "eatd,istribution and use ofl because
it oiferslaRd ,der. tbegreatest meadth, lAd certainty oftenure.

Some ecQAQmistscoRdude that .traditioDal AiieaJI land tenure systems aIIocateeesources
inefficitmtly.among usersaad requiro refOlllltG·lMiQgabout more iDdividllal~.rilhts iR land
(Domer 1972; World Bank 1914; HarriSQA liS7). These economists see as, the source of

I
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i~ d\e varyiaadegrees of commoaaIity of Ii_I. characteristic Qt. maayW~
~tI8Yr.IYstems. They assert that uDder. coauaunalri ts systg· · ..y
ftethe~l.baDsi¥:. or clear enough to promote tho land market they .WII._~aI to
aehievi III .ilBl d,istribution of land. They also assert thatW'lder traditio.. toBure
system,aJl ooats andbeaefits do not accJlIe to the decision maker SQ thatprivatllDd -sacial
oostsaad "dIs di¥efgo.

Inad~ they 8f8JIC thattraditiQaaI systemlWO'dell gl7aAtiad.ividualB _SSt8·laAd only
through iaheritaaCtJ &r ldagroupmemberabip.Because aecess to land in tradi1ieaal African
tenure systems is typ_~ydetemB_ by birtl\ P*, cornmeareside-Rce, kinlbip, aAdsociai
status, transaetionsiD Iaad will be limited wGelUiaia4iWJualsor types Q;fiadividual.) and thO
emef 08·· of muket traalaetioRS, is which _ss to.land wauld be influe~byd_dand
supp forees,ileawl'llll.M. The abaenceofalandmarketissaid to result iaaaeftleienq)l
losl whicll·.•ceases with thelaOO'. scarGity ¥Ihle, and tllefefore traditi.oBal {eIlUI.systems
reqllite fo'-·iadiWiualiutieato Gfeate lA8&J;AQspbere inwmGh laoo·mat':bts·ean em8fge and
NRotioA to allow the ·meltprQducti¥e.users toacquifeland rights,and ultimately to .maximize
agri£ultuFai gtr0wtbia deMeklping Afrieaa~es.

~bu1~iWIWIJ,isat:tQff') Itefers to tbopos..... of·1and :rights by an individuaiperSOR or
housebokJuo" te the corporate SCaup. This dissortatiOD deals wi, · ,AI Iud
&mC)Ra _llOtaoWs;itQoes DOt adQresaallocatiou of land among variou:l·iRdiviQvals within
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, \1iarilltyefC£OnomiCllly~t use rights, are u..~aRt~ Oace•• ia ••~ ¥lJue
to Ii. lAd legal empowerment to trIBIfer latad .malTketsoaa_ as IElJae

indi~dueJll_g"theyalueofacquirinS npta to additionallaad.

The.~~_k.~sm linking iRdiWlulljzet__.gfQwthiathel*.tIle'" lI*ket
play.... 1baMeI t••lIp whicb those wM .. etBraca tbe highestpl~iw••em land0_" lAd .... GaR &lItbia leu produetiw ....... te.uire aceDis. In this way. the land
muketis IIddtelQ4to an efficient distribulioa oflaadamQoguses and DseIS, &ad thus to
1lHUiimi&e .mal wolfar__ agriwltural pwtk. TJu;~ tbese two SH~Iiak, eeDaomists
argu.that iRdividualizatioR·.ofland rights·is • ,acees.,.aditiQR for eGOnomic devcdopmcat.

R_d18£seea&id8f the laRd market, with bodI its pDwers and itslimitatieAs,to be
ill.tm_talm...yelrolatedprocessas aad illU8l.FederandOnGhaD· (1~81) e that,
ill·~i.i · WA· is Gklsely Iiftkod:,& •• fQmlatioA and laRd impIQ¥_ta ill
agriG\llwre.TbelaadDlal7ketJDaYbeim~ ·.iIl alQwing the transfer of laRd .. topar_uetive
USOfS. ,RiGhatd. et at (191J) point to _exist_ofa macket uGritieal in tiDS
Gommereialf_rsinUganda acoess to land. Fw1hImwre, Fortt (191J), West (1912), and
Mukwaya(19'5J) :m til. land market wuJr,,-ble fQfhreaking up '-g..stata.
origi y ~. tDe British toiadi__ ill _tral. Uganda. CQmmefciaJ f&lmefs· may
Bot DB the oalyt~ _fladiwdua1s who pia. __ tola.1ld through markets. Laud markets,
which"bydefiRitiQDaI0l ·bliAdto thepcrsoul cbuaotoristies of .participants, may jp~owde an
imp0ltantmeaRSQ{,.wi:ting land rights for. individuals· StlQD"'as w.Qmen. aadetlmie ·Qf kiQgTQup
Qutsidcrs, whose aCGesstQ laBd wasli.mitcd,.... _tional tenuremles.
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~j,,_W••_Y M»:e laws establishing some fonaofWi;rid· t...-.tlthel, ....
u azil.Rd, Zambia, and Tanzaaia. are..·.,S. l£&Ie ·.Iaad '*_,11"
based 88tM theoreti. premise that individualized landte.auro is a preooRditiQ. loa.cultural
dev :·m&Dt.sukact aI. (1992) point out that rectI1tlyam~gr.eQDGemia · has beoa
thede¥elQPIIIR Qf·PJQ~rtyrights in Iand_list_witb QptUnump"~J\ia¥estment,
RrCIQUEGe eeAaeA'attoa iaeemives. 1B cW"'~oj.. and 'distribu,tiag...,ao Bmds,
de1iel&pmonl.organization$,. including·· the United' States AgeneyfQr lBtematioaal'De¥IIQpment
aad the' Warld Ballk, Ila•• advQeated tieeMWt....e with registeFed IaDd,titlesandthemore
gen«aI, eatab,lishmeAt ef iRdividuairights tbrOllgh IanddemarcatioD and survey (llarrows and
Roth 1990).

Yet tbetheorizediRdividualization-1and market-.conomic growth links have hardly been
examined empiriGally, and there is a virtual·abaeneo "ofcareful studies oftbe operation ofboth
informalaudfurmal,·laDdketsinAtiica" (Bruce 19&5;p. 43). Given the',paucity ofresearch,
the danger is that 1andp91icy in Africa will be buedon theoretical hypotheses that remain
largely ungrounded in·empirical evidence.

1.2 APPUED RELEVANCE: LAND POUCY REFORM IN UGANDA

U a s a~~ context ill whioJa w study, ill general, access to land r agriculWJe
and, in · ,Iar, the operation of land markctJ IS they influence access to ·eulwral·land
under varying socio-economic co,nditioM. W· estimated per capita income of,US S140
(World Bank 1993) and a ranking as one of the world's 15 poorest nations (World Bank
1992), Ugandastm Ito improve the ecoDQmicpoaition of its. citizens. Giventb~ ·country's
lackofa I0cial·security system and·recent bistoryofpolitical.unrest,.accessto IWinUganda
is criticallyinl t to peQple's welfare. Furthermore, man economy as heavily ,dependent on
agriculture as's, access to land for farming is ,ofcentral concern. · ultural output is
producedalmoat entirolyby approximately 1..5 miIIioa .amal1hQlders. The World (1993)
estimates &0% of thembave less thaR ave acreIofland. Access to high potential farmland
for the mass of the ,ation is crucial, &Ad the distribution of land is a majorislue. What
West wrote in 1971 remains true:

f

2 Bug pre--co19nial tribal kingdom of the BapRdapeople, corresponds almost exactly
to what is ROW.the central' region of Uganda. At the time of West's writing, the area was still
kRoWft ,as Buganda and· enjoy a federal ItItuI unique among 'former tribalki, oms
within tho colonial prot" ,rate &Ad suhseqUGltly iDdcpeAdeAt nation.
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The ...-.,- ···ft .fUpada hosts a mix of Iaad .Ufes v.que within ·.both
Mi.. IRI &pprQDBately half the laRd ... eftbe,egiBR wasplacN
t_e· f... to 'i!oehold, while the odaIr Wf waileA uade,tbewSte-. "em. NJ a
fesult,. yiRdividualized tawl'efQl'l1l kaewau _03 has existed ala ' thet.a4itioRal
systemrora-ly 1.~eMs.Overtime,~ .. eoAditiollS, IUGb as PQpwati.adeasity
aadimmigratiDalJy ButlWeetlmic jFOUpa, oIIage4 IIlOIlin 10me &leas than ,m "'8, Bad
each ,of the teaSl. f.IRW ~,\lsted totbase -"101. Laadmarkets have fuactionediamuch of
the .,egienf'lf atleaat 10 yeus.

Twodlaraeteristi·es Qf tRismixare of imme4iate~. ill analyziagland teaul. Mligy in
Ugmda lAd thrQU~ut sub-SabafanAfiica. Fitlt, •.oeatfalregi_is oooDfthefewlloasiB
Aiiiea wha.·laadm8lkatiRave ..edfar ... aad,CGB8e'lueatly, whele .Bi¥iduals'
eGDaomiedeDisiso making,eeially withr~ atheacquisitiou aad UleQflaAd, been
establiaWill, mlljtia -:011 withma.Jjkets. ~, tba GustQmary teRur.system ia .dacselltfal
,egie.1Ias .wsl·~eda.SRtMlast GeDtury, ._al""afincroasediRdividualizatiQRLW. 1Q
the ~Rt &f_ket.~-8BSDfGU:ItQIDIIYIand. Tod.ay, the central ,egiaDD.IfI. suitable
ai_ill w~ t8 ··kmd··marketa ·bGttI....le.slated,indiwSualiaatiQR.nd.m9I.
evcH¥od I8It of·.apP"G¥imate 'iadi¥idWll_ieR..Is addit_, stuoyof laRd ·markets.ia, .e_ral
UgaRda ..a~b.valu. >imQmUng anatioaal,laftdlaw ...form wReutly Wld.r wa.y.

Uganda's national ,land law .reform proecuis ctirectlyassociated with. the eeatrality of
agriculture to the my and the iAtluence which land .tenure exerts ·on accessta·aJri¢ulturat
land~ The impetus RlQtivati.ng the refonn procoss stems from a desire to re~xaDliu and rebuild
institutions whOle' were undermined duriaatha political upheaval that chara.ctocized much
ofthe .last two decades.
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was·GitBd early as af..,. which, ,ifDOt wisely desipe4,eQuklrostrid~G. .pIJlMI.
TM 1975LltD, iait._~ted~ was viewed UM'-&ReQUl should
eit.he·ear«_ er • .aiahed. Thus, the land policy-debate began.

IntelfM.llatiDRallaRdlaw reform grew quiGldy, lAd·several goals for the 'Iaad teRDr. system
8m«a., ~iftg:.01--' ftrem a now JPlOIfapbicaUy div...... of laad....atoJRs, a
mole ani!Qf1It telmreltem *ougMut tile~.. '.makUtg possible the tuatiDftDflaad in
ord... to.,_emIR_ reveaue; deveIopiraa &he ab.iUty to ooRtrQI thediteotioftQfJand
teoUf••yQJuti9D; prumatin.g aeeessto rural Iud • allow for the growth QfmemJR8rcial
a~e; plBteetiag iRdi¥iduai ·riahta 1Ad-*eedoms (WI,SRlLTC 1>9; TccbBicaJ
CD ·U=1990; ItwlaiPolicy CGmIRi&aoel9i7).la additiQR, there was a"'to
de jUl. law lAd defaGtGpra.etioes, wbidlcroatldtbeoptiollsof: eRforciQI the LRD bring
praotise iDliBewitb law;lbalishing the LRD lAd implementing a D8W law wwollfg_aliIed.
GUll7eBt pr -; Of, iglemontiJlg aaew law wbidl changed ~l1ff.ntp10.ice.Re oh MId
psli~diSQU•••s dUHlIg tho late 1980's t'.... ill tMdtaftingof the Tenure and'CoRlltal oJ
LandBill,which ispt!escRtly underrewew by Uganda's National EXeGutive Committ••.As set
out by the Bill, the 191~ LRD WQuid be .lishad, and land throughout Ug~ with tke
possible eXlaption ofuirbaa·p,roperty, ·would be p,laced uAder .indivi.dual freehold tenu,e.

The esseatial elemontlQfthe economic tAeory ofA&ic3n land tenurebave been well-developed
for seRle time (Johnson 1972). This body Gf.theGry hypothesizes clear and -cal, though

4 The G8aAge would impact tewmts on maiIo luG iDa more complex way") uwiU bedisoosaed
in chapter 2.
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,ad'lInbf_l • I between IaAd rigbtl.-.. andlaadmalkota ... tRe. ' .'
te· _ .... p ••hthrough their effem OIlWiWluall' ··.-.as·tQ.". ..&Iliad.
S~uaRy,~lusi~aJ economic theory has ·beea.·ulid to de¥elopa liM Gf ......t
assert·mdi~id18liz8d land tenure is AeCeSIIl)' to aemeye ecoaomic dl· udtD
~ _ialwelfae. This is presumed ~._.QQgh the exchange 1IId1l.....ti:v-os
iRhereat iR·tba ·iacroased· clarity,certainty,aAd ..... of indi~dualized land ,.gilt•. UDder
iadi-wduelized 1&IId temlr&, IImd eaR be traufetted to tbe most Pl!odu,di~e_lthl.ugh the
operatjoR' of· •. well~.v.oped ·Iand madtet,·1Ad .....8 security is suftisieat to induGe thegr._ 'VQlume· and valuof agrieulturaliav8ltlla8QtS OD land.Howe~er, while they have
sen~.. as the ·b8sof·..tional pGJicies adv__ feana1 ia4i~dualizatiOR' of laadteDUre (i.e.,
fto," t_e)ia •••raJ ..AmGlD .aountria. booause there have been at meat eDly. rew
quantitativestudie. ' ·an«!to t-th.oaat thaltbe8reticairelatioBlhipl have,.mairted
largelyuW9llRdediaampmeale¥i,deooatbat .bar ItIPpGrts Qr refutes them.

This feIeafGh~es·as:.. iDitial.appW expIoraUoaoftbe process 0fiadi~dua1_uDftQflud
ripts, theomorgeDBlsllud ma~ketl, &Ad ·theetrectlofland muk~f)pel7atiQRQ.hGB,,,Mldl'

&00811· to ·..lwl'.<and GOl'\SeQueatial·laacl· distributioR,and BSC Qutesmel)m ru,aI
Africa.Alaw" thisl•..,Glljs wiliDlither to~pJiGidy~paBd the tbBor.ti481 frWltierGf lard
.1GO_84·~.~,_ p£~a fiaiti¥IOf fiAalstat__ 8wt· the validitymf the·_~I~
th..,.fDfto.ul.W ··1aBd maliketopora&iQn< ia _at Afii£a. Rat il i.tend.dlS a fir.
attempt to.el7atiQft8lia-&IId test the strongd\ oftllooriaod relatiolllhi.pl betwo.a laMrilhts,
land_kets,lI1d iadividul1s' aooes! to laadin aaAfiieanletting.
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2.1 INTRoDUCTIONU..- i.alafMilookadGOURtry situated astride the equator in eaatomAfticaaad bel...... by
Koayate .tboeast, daR to tile BOrth, Zair. totbe welt, aRd Rwaada,T. · aad, Lake
Vietolia to tBeIOW•. (A RlapofUganda .,,.. ill Ap~ndix A.) Tbedimat. aadsoils of
Ugan4a &Ie ¥8rtj well..suited fQragri~ aDd about 18% of the land area is potentially
agriCUiluallypledllGti¥tt lad., Uganda'.~,w·eB..boing is ,iDaWi bolll.a up with
agriculture, beth as • _of subsi.eace .. the predominantly ruralP'lPUlatiOD and .. a
0Ontributo,te tile oxp. eoonGmy. Approximately -AlGiUgandans l7esideiamraluoasaad
engage whQUyef P'88omi_tly in agricultwe (Government of Upnda 1991; World Bank
199J). APwJlure cOAtributes substaatiaUy to groudQmestic product. DuriagI9BS-89, the
agri-eultu,alsect&r ~lim.d fur 6.of WP (Later 1991)aad gencmatOd .abGut .A (If
e"~rt' eamiags ,(W&I!ld BUlk '1993). Traditiooally,ootreeand ,oott08 were, tho maJor ,cash
craps. III themid-l960'.,ooffee ooAtributedapproximately balf.fall e~port ·eammgs, and
ootton GORtributed BAO..qDartef. Today,~ is by far tbe dominant exportGfpp. III 1988,
co«.. -MttS oontliho&eGfteaJ7ly 91% of., total value GfexpQrts (Oe_S 1991)~ IIld, as
SlIGh, GQ: ilel_ly Uganda's 1eadioS .-co of roceignexchaage. As lhebasisrer
agri-GUltu,talploductiQR, taclefDfe, land is tile GOUtltry's prim. IOUlel wealth. SiAGe
agriculture'represents such a potential for.... PQv.ny ,reduction, in theCQunU-Y,&CGessto
laRd fQr asriGultllremay be,a crucial dotonaiDaatof 'Uganda'seGQBomic de!jlel(\\pmeat.IB
additwll,laoor ,I!eseats arefilge, which is impQrtantin a OQUlltry as, rooemly emerg~from 20
Yeal1S of&mIad oonfliets lAd: lacking a social ...mty Iystem~

Uganda's politieal structure is organized ill • bielvcby of e1ectedbodies call. resistance
councils (RC's), with the national parliameAt uIIad,the National Resist&IlQeCouncil. The
-village is tile law IlClevel aDd is caIW .. llC·l area. Each village elects ,N;ne, of its
residents to serve as its RC-} members. WWle,lawa are passed at the national there is a
great deal of executive and judicialgov~ COAducted at 'the district, sub-c,ounty, and
village levels. For rural people, the village and IUD-cou,nty levels are particularly important, for
it is those levels tAatpeople CaR participate ill local, deci$ionmaking and seekaaaistance in
settlidisputesandbandling other problema.

Uganda is divided iatoseven regioas. Abhoup t
d " , ..L_ ,"', ,"', 'ft' '.I.._••~a ;;m&na,ltraUon,,"tlsrOglORlare SlgDl ..~ 111 ......., GQtrestK>

by,the lara- pre- tribal kingdoma.Ia *'- "pal&, tho
tribe W.. UtgdOAl was there. Curroad" ..
withiR Upada. This research was conducted in wbat. 1m0woU tho central region.
Formeriy BugaAda, the contral r 'OIl thepre-coloAiaiki·.a.

2.2 UOAN,DA'S CENTRAL REGIO,N

T tral ,e ' n lies along about 200 miles of the northern and western shores of Lake
Victoria and extends inland an average &0 miles. The land area of the' ce "at 'Oft is about
17,295 square miles, most of which I.• at an aVORlgeelevation of about 4,000 feet. The
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108gian'. dimateisbllWlly ...c. tropical avuna typo, with.~.ag. aaauaI ~aiaf.Mtw_
)s. iadhes.l.aiIlfall:iI well~ darougbmlt " •.hi,.*,- .

••_t"tGlI,.~~.~.GooIogially, .. eeatf&I· giea illli-.~ .. i' ., ...

tlla typicat ~ing of a multitude of...u hills. Mast hills ....ta die.
d"'t... witht_ tD~ •118 about SOO fed Ibove the valleys, whish u:e · .t1Ued with
pap__ swamp or fw•. Soil types lie ill.... thehillsi . Ia ~y tMbelt
soil is. wide baAdllffertilered day aIons- midtIIe .fthe IUllside. These ~. when
c.... ale .-Iont r(ll0growiDg baoaou < eJllp), lobusta GDlfee,_toR, and a
¥arietyQfedlerGIOpl.

2.11 GOVERNMENT•.DO.MESTIC UFE. AND AORICULTURE

TM Gaadacultureaad palticulady the (Janda politieal iRstitutiDns
wore...lSsophiatiGltad that they w......i.Dyada9uble to EuIQPeao mD•••

Thus,the hilt. of Bugaodao-ver • puttamdlGed years is the m,st.·ofa
~pl. msdi: - thltir owniDstiwtklRl,and digesting those of the EVlo,pe&Q.,
tefomaanamalgam llePj differentftsm .what existed in the past, but yet
orgaRiGally ceatiAuQtJswith it. (SQutbWBldI968, p..85)

The iadigCD8u GaadaRP't·tiGal system wal ftQtIbIek Us veryhigbdegr. ef"JIli2ati~
aad.. *fQf .ta. sr- autMrity&Ddpow« attributed to tbe king. The liiag. was the
supreme .aut. · y i. tnetabe, and lJ1I other authorityderiveduem him. Tho· kiRs'sPGwer
stl~ &em'tbef. tbatheapPQinted aU bis subotdiDatesand GOQrdin&teDa ·.Ga, iGatcd
system Qf·~allWi\Fl.Cmefs were' apPQiatedaybim&Dd held a••·Qwyasl•• asthY
femaiRedi. ,faveE. SueeclssiQs·to.cvory ~pefa,·.GJan0r clan. 8egJ'ReRt,. whil'ROt·reliaat
ooap.pQintment·by tboki;og, was subjecttcl hiseonfirtaatioo. InfetuAl,the. killl was always
depeadBlltQR·the om.ra.dan and liaaas.Jead....... usistaDGeaad infOADatwR.

Another noteworthy characteristic .of BtlpAda'. trad,itionalpoliticalstructure was its
rom itive nature. Only the posts of kina aad dIa heads were ,hereditary. Otherwise, men
comp,etodfor -r office ami for ptOQlQtioa Ie auccessive ~chieftainships. This feature of
the traditional politi syitem may have played a key role in establishing t · dinal
framework which embraced competitive &CQeJI. to .·Iud and may explain, at least in part, why
laRd markets emerged so rapidly following the iatrodllctiQll offreeho1d·like teaure in 1

For the purposes of government, the kingdom wu divid·ed into counties, each .Qf which was
governed a ,ef appointed by kig. ' nty chiefbad UAdcr him a number
of sub-eountyehiefs who governed specific seetiOllI of the county. Below these, there were
one or more r {Iovels ofchiefs,' the lowest .... the village ehief: Each wasfesponsible to
thecbief · ely above him in tbebicArcby. just as the area of his jurisdiction was a
segment of the arca· govemedby the moat senior Duties of the i ed

• 1_- --~ .•.. • fta~l~ k · - .. · -_...Imal" 'IIiW iHMI , eatrymgoutvanGUI~ wors, IBSlstmg In tax . '. n, lUlU

leading war. king had IAQ*_ Gatepryof otflCefscalledtbe :oJe. A
mu~ - was IOmeoDe who· supplied tho .1 witb goods or services, r land in
return. Because land -ng and poIitieal~y were· inseparable,' the mutongole governed
the~;ple who ,lived OAllis estate and thus.acted ...minor chief:
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The ,M8ofelaDs Md.·. ·~·aJso heW estates, moady ··BI· the _.a -
att~.t8tbeif eti ~Iethettbinp. the cIaas wer••ep.aiblefflf., I JI
Qfi~Qf vabl. property for their members. Today thedlaBml' a few 11_ ,Ietai.
this wevol7,l",o•. during ·traditional times, dae clans in Buganda w",.""t the· It-feng
I ~Ofate ·URics they were in other parts of Uganda and Afriea, and ti,II' Of_SDBaI
all.~t•••ef~Btedformore thaa_ ofoJaaabip or territoriaiity.lB, 'a, the
iDdi. sa bi•.•·OWD advantage by ..... lliaanl~ from village toVillagB,&o.m
chiefte· GhiBf(\¥ 1964).

All i~rtaRtcharaet.ltie of aIIotli£es wu. laRd. estate graatod to theoftlcor. When a
man.orad~,he~ the Mltbority ... tile laadin his jurisdiction.SiReetbese eatates
wBleattacl8l te p0liticaJeftices, oontinued GOatroi oyer them· was cOfttingeat&R IltaiRing
office.

Tho British p~otectQl7.tl wu pJoclaimod ill IS94, and relatiQRS between Bugaada and ·the
BritisawflJefo,lTmaJiuduoder thcUganda ~cA,tof 1900. 'T·he ligand,. Ag,:eeffiOat
reoog · aU.Be Q:ftbe fQurprQ¥iaceI ofthe protectorate, and the king as tAe native
ruler ofBU~lldaoat.. ooaditioll that heoboy. the iastruetiQOSQ·ftbe Britishge,.,l-metrofthe
pl7ot_D17 1J111W•• mattei. ~raiDs~. ill Bu.ada, the king fctalDcdfUllautRerily
aadrasP'\lIIibi , .oBtiauedto appoiltt .. dismiss all ohiefs,subJoottB tID~emg ..'s
apprQMaI. 'Rlig tbil tim., BusaRda OOAtiaIItd ·to tao admiAisteredby the ··hieruGby'Qf emefs,
althougbthlG!hieftaiAlhip:l;beeame salaried and resembled a civil service.

From 1900 until independence in 1962, Bupnda possessed a special constitutional status to
govern .itselfwithin the British Protectorate Government. At Ugandan ind,ependence,Buganda
was given federal status within the country.tllereby &ranting B,uganda adeeisive voice in the
affairs o:f the,central·government of ugaaa,::••QJDtinuatioRof the q\Jasi..aulOllomy it had
enjoyed under e.Civil servaRt~. sWt6 OQIltinued to govern at the county, sub-
oollmy, parish s of admi~ Wita the adoption of the 1967 licaD
Coasiitutioa U oowever, the K.inadam efBugaDdaceasod to exist. Admini,strative
distriots were created for national representation,~gh .chiefs continued to govemlo:cally.

In 1 ,Yen MWl8voIli became UgaAdat
• pr__ and introduced the CUIT_ system of

resistaaee councils (Re's). In the central regioa. dae llC system waspJacedover the existing
system of vel'Dingehiefs. Resistance councila Pf· the same levels as cbiefs."m
of chiefs also remains at alileveis, funct~& -de and in conJunctio,n with· the RC
system. ;lethe R£'sare today the ofliciaUy recognized channel government decision
making lAd aaion, ,the chiefs still carry _ ialpoJURce andiRtlueooe in. local affairs,
part- cLllturalandaooial, and the twol¥stemI appear to ·view ,each other with an easy
spirit·ofacceptaace aRe eo-operation.

Tbed8mes1iGURit,thehQusebold, isgGMrallyaar.,.frllatedpeople WhS<DQ liMe, eat,
aad~a~Bdu - aad consu • toaot_.Aotual household co_QlitiDR _.
oata. ''.'Ifdev.la~of the faaHly.HQu....llDQstoften ooasialQf I baGhelQr, a
~.. __pl~ilt. married· eou.ple with lI~dW.dreB. MaAied._ ..46ugbt..s
typi.y~tie.· ia4e0~Y of: ·and _If... _tity,te. separate hQ\I..hQlds;iQRl, tbeil"



II

._s. It iI aIIocsmmon for a household to consiIt ofa divall.Of wi.wed ..... __emIRMd.hiI.,·_.dt..~ Some·~ also contaia OIlI··Q'IRQr. ,.WivOl or.· ..~ :'
~ ...&t&~. a ..~ Dr silter. Today, with the SGOurgeoithe AlDS_i,d_o,a
~_y all8-' eamprised of graadparents and· their grandchildren. ',fhe·~boW
p.\l¥ides·themastpreval,.at IQUfce oflabor.

MeatmrallwuaehQldaia thleeRtrat region .e lII1d-sea1e £ultivatsrs, Fooueiagoft tBeirpiots
the bulk Qfthair fQQs· requirements as well as cash czops. The staple foadis the ..baaaRa. (or
plantaia), -mh ·is cut IHlripe and oaten stellMdaad kaeaded· tQform astarohy mass somewhat
like mashed "tatoll. Otber varieties of·..... arepQWR for beermakiag, aadto provide
macks. PIttS.f the,basaoaplant other than the hit are used to provide a variety 9f useful
Objects. The .ical hoUsehekl has a ~pibat .pgFtioaof its· laoo devoted toa b....
plaa'aiQR.Qtaer f~e.rQps_udesweet~OOI,yams,PeaJWt~GDwpea.a,beaJ1s,tomattles, .
aadet_ Ie. ·lRdlNits:Theao may lleculU¥atod alGAe or u&d.-some fORII .fiat.·
Grep ybl pOWB for Agu·scboW, GQI1S1llDptioRQQJy Qroaa MlBlewhlt lafaer RIB
r<lf salein a ".marketllrtD a middlemaawhewillsellthem iDSQmemain tQWIlo,ei.,~

Cashoi9pa ..e,e,.r:8duGlldearlyiR tbe DRIiIa p:otocU)rate. CQttsn was illffodlleeduB lash
erop ia 19Q4aRd sp15oadmp:idly,althou&b it it ROt GQIIlI'DOllIy fQuad in the GeBt,ralregiDRat
Pfc_t.. u_ was iRdigoft0USaaci paViA iA 'small quantities by the· BaMll•. With
the ri.iRW&'We·, illpread: widely ... _ OI!QP, .e~ecially der WQIIdW., 11.
NQW it is,-il..-W the I,.iog ·GUh· GrQp. Widely grewn thtoughQut the ceat.
rosiQ' ·.tIc. is l1glJlda's,l.,ing foreipexabMge carner.

Theeentralregionc(lRtains some of the Dcbest agricultural· land in East Africa aya
1953;.ros et aI. 13). In 1972, the Central R.egion·had approximately 28 of Uganda's
popu,latiOabut contributed SOOh oftile couatry"l. grosadomestic product (West 1972).
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Filst, pQpulatiQR deDSities have iDcreased COAIiderablysinco the years p!receding colonialism. In
maRy 1lI~ .•,easedp laboR pressure oathelandhas 'brought or will·lOIm·introduce the
pI .$11 af sub-_IW;_ di¥iaiDD alp..... •• lOIRe plaGes' eu&tQll\llY ·1Ud··· teAste
syltemshaveevolvedin leap.Qnae. S~iD&astructu,17a1 deve10pments and the iDtl.uctioa
of'eash erapi· haM•. If_ted COmmelcialQPpartwlitiesiR agri.GlIltl.lreia maIIy _eal. Like
.reased pq;pulatioft ple.suf., theseQPP~ _prompted ..chaagesiD SQRle traditi."
teRUf. syst saslaRsiRereasingly became _<IS the basis ofCQ.mm8l!eial P'~GtiQR:.

ThilTd, .GolomaiandpQlt..iadepeadence natioaaJ···landlaws have beel' Palled in many Aftiean
countries. These hav.l8metimes disparaa.and IOmetimes reinfQl7ccd mdiglROMs. tenule
systems; SQmetimest have also OFeatedllBb- ··intbeoveFaUN,lesltftlGwf. eming
aceeSlto ·1Iad.TQday).mDlt Afticaa· COWltrils ·have one -of two tYlWef aatieaall . 0 ..
type· .. allewsiBdii-ridulistD.owR 1amI,. while .., QtMr ",ests ultimate oWR«slUpsf·laBdin the
stale.• ·alIGwl individuals to lea. it Oft akml-teml·basis. Both typespt:QlROto.(.~
iDdiw4ualWtelW:~ •.

The evolution of land tenure inUganda'sceatrairoaion.to its current form embodies allthrce
of these types ofchange. It d:ivides logically into tbree periods: (1) the peri0d before 1900; (2)
the periodtrom 1900 to 1975; and, (3) the period siDca·197S.
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S-.d, ·.aaiR8i-.AdYltI· in ,II WIage prcsicW oyer ~ .he
·.~_.Iaad · 1I.'~. ·of•.position as • subjeat of .w
rightst. ia·lbeit.ft1ciaI Apacity u poIiticaI_d«.. politicale, had'uta¢W
to. it a D oatlt.- f.tlMive· of the level ofthe oftice. EashCQUrllty and 1U~.ty ·dUof
had 18¥«aI til~.within his~ wbile the killg had.· the peat.1t RUm_.f e_t8s
.....84 DO....BII~.WRile a giWRcbiefwu viewed as·the "awDCi' ..Qf···tbe ••tesef
his oM. III :baiGally~ ORIy~ riptsandsomoother rightstoall..e
seetiGB. olli••: temPQldy t8 ....fa, ~and P4\litiGaiditmts. Sud!, lish­
._.._to. .·~·hQjd.. left that partiouIar o8ice due to death, pl0mQtieD, or demotion,
at whiGh time·the Cltatop"- to his IUGcelllIr ••celSather tbaa to his pefso_hBir:s. A
ehi.fF-cd .uae and OGaIpati9ll.ri" .ia ..1M4 teW.i~s based on their PIl_ti.8 .. his
political,oliests.

ThUl,_viHale was a gfOUP ofpegp1e ·J.iAkef:I·iJJ•.•political allegiaooe. It \VUllO! a 8'''
of,... tieS· iIIe'¥8G.a1I1r tea piaGlaf Jaad., .-fa. ties, RQr was it ooeesaarilyal_LltJaC*I
kia ~p. It was tl1eYQf theebief Qr kinpoup leader to grant IaGh D0UseiJold a plot of
laRd> as'heWIS, po· ·oafilyrelPQasihlefor, _1IadpcHi.tiealauthority o:ver, .. the poopleliYiagia
his jltrisdictiQo. Illdi~is.l,s' 'I_rights ind..ted these of u,Rdisturb.df.)BCUpatiQft~grazing,
watereaUCGtiQII, and t......se ami fit:cwaad .eetioR,. all OR U10 ooaditiQR of.oa__ill
and Pf)Iitid ,b.¥iDF. Atlouseh01d was I ....178 in its tBAUI.uleRi uit _pied
aRdeuluvate4. I•• NQrmallY,ifa ...... -.ed. to cultivate a pal'_~itlt.~.ed to
CQmJDQ8 .\:ility·,fal dj,stribQtiQR to otMrhoulOhDJds. In TetQRl farpQlitieal scw:ius, the
iodiYidual_l7dedbis Ghief (Of clauboad)·" ia. thefQrms of military "Me~~ ~aaI

tF.. labQl,_f~ .lIpl,he.-, _at..,.. These paymeots W•• IMltlMt.asthe
autherityMldtaeeltateby ¥il1we Glllis..,.•• tIle villagorhcld his p,I:fIt by vi•• Dfhi,s
statlllas. __ .CtbdkiogJ)0Up s"u a Pf)1iticM·Gliont. The ''Villager was free '·'01. 1..'Ve ·tl1l
group_jsis_ther ifhese desired.
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2.1.1I11iti.lalleeatioa ef mailo laad
Of t"l~all',29S~.dea of land in Bugand, mare ·thaR·a,.OOO~UUI ... Wei.

alloeatedtopri'l'ateim1irndllall, to be-hold ill. form offteehold knowaAS aWle< IUgoage
for '''mile'') tenure becau·1e ·a1WGatioRS were made in fractions or multiples' of ·aquare miles.
LaadIlQt placed under tbemailosystem beame Cmwn laRd for use by the Protectorate. The
-allott•.., iIIl4ditioft to tMking,his family,_ -big Gbiefs, who rcoeived substaRt.ia.I allocations
tQtar abat I,OOOualomil8l, wore ebicfllIld odaer- peQple whehad held estates under the
traditiQaaI· ,Item. I. all, abQut 4,000 iodiYifJuala received a total ofbetwl8Ra,OOO-and 9,000
squ...- 11Ad..-'h_¥i-duaJ roceived eatates. in apri~ate 'capaeitY,aad QWReJ1ship' was
not .ependom·&II·GBA~d .pCillitiGal·.DftiG&.'

The distribution--ofmailo:land in BugandaAeCeSlitated a cadastral survey unparalleled in. Africa _
at that time (West 1972). In allocating the eaat~ it was impossible to co-ordinate property
boundaries with ph characteristics ofdaeland, .....necessitating that· the sucveyiaclude
not just the reeordingof bau.ndaries but "'marking of boundaries to surround pre­
established acr "ea. At the time the.Agreemeatwu signed, no facilities for tasks existed.
Tbus,the surveying· and. ti,tling processes were bohiod·· from the inception of the mailo system.
It would take more .thaA 30 years to complete the initiillsurvey, by which time the original
allocations were long out of date due to transfer. aad divisions of land tlvouib iaberitaoce,
gift, lAd sale.

Further·complieating the whole process wutho fact· that the 'initial allocation was based on
el · ·hmetic,restiDi on an assuRllHiGD that ~tly 8,000' &q\Jare miles of land would
be distributed .to 1, individuals. BecauICtho actual number of allottee. exceeded the
p I,OQQ,the originally intended aizes of thealJocations had to be rod to

, IDdit~. some land wasalJocated.to .y oftices· and cou,1d ·oot be soW or bequeathed
but rather passed to· the chiefs successor ia otfk». S official maiIo landaeithereomprised
a significant part of the total area placed UAdertAemai-lo system nor represeatod.a·'·ficaat
departureftom the traditional system·. maiIo land no longer exists, having been.
converted to public landd-uring the late 1960'..
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~te them 81. N...vft-'eceiwd aD ...·•• Bflaad siaeeu.........1IicI.t
witb.r&eipients'Jt~hiplanking __ reaive4daims til. ...,..ad.

Beoau_*'.....I·,.~··wasaowherc aear~& iftdi'lid"llrQlei,,,. ··diIiMI,· ill thef... " aI~sas"wbiGh were lIKessarily basedD..••wQlk. As ......
PF...., itlll..... that tile paper aUocatioJll seldom ue ..yd__ Ii te the
IBt pal? tbateame to be physically demarcated, iatollDS sf .itbetsj·aeor oxact
location. It dlesa, ".peper 811oeatioDs gave "rise to tbesuriOUI COUNt of negotiable
prOp8l1!yrights ia DQtiGaaI areas ofland; 'paper acres' as they came to be called" (West 1972,
p.20).

1.3.1.ZAccess tDlaud by DOD~allottees

Indi¥iduallw.did DQtreGIi:ve mailo land bad· other arrangements through which they could
gaiR asselS to .land. 008.&l"Iaagemeot available. to non-owncrs was tbe· bUFlgisa tmaney,
which was.sbort~tomiarFaBgemem incbldiaa a range'of contracts, the most eClmmOR .f
whichpe_t~s.·atOBlat ts·coltivate a crop oa·an owner's land for a singlelOasDl'I. ~bis type
of lII"&ftgeme.t wasmostQftea ·en.tered into by a mailo owner withnoa-Bagandans who
migltated!1l ·B·ugaada eAa ·aeaaoaal.basis.

.Aftt)t.UI..gemeat wlS,the toaaooy OR a ..uo~'s land. The maile,t~.~tt"
aa $di~ -to.. _ oflaadill -clua- for lDannua1rent. At the time.f.g · ·
"leal_.tioal~ mdiwid~a1swbo wereAOt ·.1IJoUees already resided QRtnOllafthemails
ostatBI. T leoeJ!tUly rcmWned thete, ~ngmaiJo tenants. IOSQme placo§j ._pauts
,.sided .. _GftIKtCr0wnlaml ia a eelltiauatioa 0,( the GustQIUaI)' teDwresystllm.Thestt
people we•• alJtJWcdtDOOGUPY CroWD tandill the traditional ma.RIl81t
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b. F...eeha~ld· teRUI'. ia. tile eeatral,ftlioD
UDder the CroWD Laa4s0tdinanee <)( 1903, iadividualsandgrou.pa GQWldpurehase freehold
title t.QCItQWD.Ial1d..ABBeebold ,1aBd. waslUb~ to- Weiture fOffailuare t08lOupyor develop
it. T· pr."•• wuiatRad to allow~~, wAo CBuld nat .uiremaiIOJaad.to
estaB _ IaIb.oI!Qp.plaa&uiolll, but 'wbileaome sugar.~ne~ collee, Nbbar, ana tea
pi ...~w..e est,"_ld. were pulehuec:lprimarilybyfeligioBs mis_.I, aad tile
toW.,. QflI_o1dl.aAdremaiW small.

~, " _...a" . ' '. " ,dlftn . .ad'... __I __ ...a
ner4et~;:e gOVerDuu teAantl __~ to tr '. 'ltl,OIHU customs, Ul,U' tenaats

dod· ·tDem tlae ·;·ienaJ 'sof.dueI &ad -m-expected in return. These UJ·~leJlJJ(ICG
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""'., ·other leader..... tlihute, which iDduded auGil thiftglug....lytr.'.g_'s
I with politea&ll lAd ~, tippina one'. hat a' him when pauigb¥ ••I~,
pushinghilbikeup ••·{Gf hi.., and bringing him a imaU sIuu". ofQDe's {aFm pleduUI, played
a ee ~slB ia fol1'Uliling and solidifying tile teaIDt-oWR«relati.QQswp DR maiID.··land.By
Itayi OD tamll' wUh ·hil .llDdlord, -. teDaDt was more aSllIroo of re!aimag ·lIftdiltwtW
oectlpatioa-of his teaaacyaA8 of being able to rely OIl themailaownerforusil.mtimes
of: .'1' fiulDsial, llrife.. Because of the ecoaomic return from having to_h, .it was
heM r-r II mailo QWIler to attract teDaDt households onto his otherwise idle l&ad, and a
rMile owaet nwOmizld Ais ecoROmie aad~c returns by fillingms vacant land with
tellants wbGpald himrsat. and respect. This ~stem contributed to the highprostige that was
associ.ated· with.mailoe_ship.

In 1902, to_tl -Ian paymg • fixed rent ta tbcirlaadlords in place of the traditi•• i_I"
paynlelltof_montBe{ labQr.Thii' enabled. teIIU1tIto werkfQf tbemselves thll...timB.Mest
teoaDls culliMated G.-lOB. whoseiN,Qduet.·-uacash crop ia .1904 gJQatlyiRa'easN the
moome-g....atiagpateutial of land.. TelWltst .iaeomesrQIe rap·idly as·a. result of their cotton
cl1lti~atiQD.

MarkediAereases in. tile price of cotton durina World War I created an opportunity for mailo
OwaefS to payments from theitteaantl,and consequently a aeed to define in
more d,e-tail and·rogulate the relationship botw_ owners and tenants.Obsomng that tenants
were eamingincreased incomes from incr..... COltOn· prices, mailo owners .began, to collect
payments on the area of tenants' cultivation in addition to the annual rental
payments. Landlords' incomes soon increucd,··subltlntially from the increased payments they
charged theirnumerQUstenants, and the diattibutioDgf-owners' and tl' incomes became
noticeably skewed, with· .owners being the wealtlUor of the two groups. The tenants' only
option in lieu ofthese payments was to race~.right the mailo ownerspo,ssessed attbe
time. Pc· 'I, there was increasing prat. ti_ mailo tenants, aad the Protectorate
govemmeat decided it was necessary to .proteGt· toMntIfrom exploitation, and, e generally,
to ,claritY the .ionshipbetween mailo owaers..• tenants, both ofwhi,ch were a ·
tAr· enaeimeDt of the 19 Busulu lad lia¥Ujjo Law. This law guaran tenants
undisturbed. perpetual possessio,a 'of their maiIo tenancies, including tho· to bequeath
them.

)
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The BUSWN and Eavujis Law tbusgavemailo teaants a great deal oft_,e security at
l7.ati~elyl8wC8at to tham. IA ._, .if Rot_ strict legal tellllS,it~ the· tenant rather
thas the 1and1.,lI whB "DwBed" the (tenaated) 1IAd.

d. EmergellGIDflaDd.markets iD th.ceaual regioD
TheoRgi_ 4, maile' estates were stea4lly broken up beginning almost immediately
followilll the iatrod~tiDA o;f the maUo.ylt... This process OOCU,Aed _ough i.eritaoofls,
gifts,. _I. ;times·s oflaad were "made to relatives during<UleDWRef"slifetime, but
i..I..... ,.... aGGOwmed for most ofthe,subdWisioDS (Mukwara19BJ; WeatI972).

_._<·bacI.. few tladiti&aal ·ruIea·foI dlliAhemanGiaf land~..__..
.1& pl"petrty bBt .ratber.., .heea .ached to .PQlit_&t adapted

th... ..... t ioheriMseofmQ~eabIo~.to ·inheritaneesofmailel_. thor.
wer.·so"ellI·seD,1, OM .(uawally the&ldest)·bocametbe priacipala.ir aad reaei¥edjust· Jess. than
Mlrtb.estate. The·r....oIIOBS·anci possibly ....ssplitthe. remaind«of·the.ostate. As
thee'· ·mai,JII ,,_sdied, their.stltes _I diWSedamong their heirs~



19

PEI_dQA~' ~" ••yBt..~ec1more _vidual.· .Cs w.wlbeiJt.Ia&BlU ill8t.y.
_lie·efl.w~tRt_1Rimmediate _ orc.pilaltBJ8Dp ._·ef Sf II

-Bfit. lA_Milder tMt BUJikts,-. while iliad COIIIiauedte 8e¥iewed as .... IIQ.v'"
SOIial· lAd·· .PQliIiea!·PI7B·: it all0 came to be widely percei¥1d ·U·aR ooo:lIOIRic ·aHIt. 1lIeae
¥iowa,.~ with~_'1 Cash incomea &-om the productioB .andWeef GIImmOfcial
ClOPS,. __...ged th... ' ofruCallaad nwbts in Buganda.

MOlt mailoaUottees"ewodtboir eMowmeat _ •• produotive tmtearpri..,autu.• fwm of
dollMfAt wealUt, _ thep'E.ltootorate pyemmem encouraged tbem to 1011 parts of their
hQldingsto .pat_.huael.listie. Indi¥iduall who uaderstood thl.meaaiRgand value of
the rid. iamaileimerests wer." te quire I_quite easily ftemtlMl.. waedid
amt, aad • IRa t i_mailo laad do¥oIopod q~y uPQnthe Go~letiGR of the srigillal
allQlltWDI;ml . :J)uriDg this tim., many poQplewltG werelIDt ori"lecipi.•• ofmailD
laad'aoquiledtheir &5tmailo estatet~ purchase, ... &Ad so·me of the original allott.OI
em..ged their ~ldiRgliathil manner.

At .first, _18 1_ lDuld_saId to both~ -and non-Afiicaos,blit the king'soouDclI,
wary Q(tbe · -ftatiQRQf "18 dan land"to MlrBaganda, protested. refusing, after 1916, to
saDGtiGR·.aaytb .81 ofllo land to ~Afiicaas.Regardlessof this~ tbe mralmarrketi.
mailtlland ame.gAm.Im. G0AtiDUed to expIIld.amwaUy:

In 1915 lOme 46f)IIWfers inteT v;wwwora recorded; in 1918 it was [eported
thalhuRdIBdsof small estates,. varying from 10 to 100 &eros OlmOI., wele

· 1920 it was estimatcd that 2,26917e8ultaAt aubdi~siQns were
awaitiMsufUi_y.(Welt 1912,p. ·1 :16)
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'I..... whidl wumaayteaam:s' priDcipaI motiv.u_Dfer WOl!kiag....'tI ·tIKU
....., ~c fi.tiRality, maiJo tenant -'youU"".d.·....t~QlW..-ket.

Tbe -ofI...,. tbat maiIo tenants rccclved UDder tbe BuUu and aavujG Uw...
mailueWBelIW ebarS••__ally increased prices for the initial ~amiQg ofa tlD~OR
theillM'l,lIidCAtified the granting of. tonaney 15 .1 effeoti¥8Iosl.f the. laRd.
PrBlpeGti¥e _ants' desk. to avoid these co. led to theintroduetion(Of at least
pro · _> _ther t.. of land market traAsIctioR: the sale Qf the .malIo···· tenaaey. This
type oftraasa£ti8D was ol1eially illegal, tho." of. tenancy having beenpFohibitedunder the
BusuluaAd MijjoLaw. Thus, at first, tlaae.excbanges took place elaad_iaely.. A tenant

••• te .~tenam, exp1aiAill8 to &be mailo oWller tbathe wu temporarily
Jea.gthe·t.~ mlbe.new man'·shaRdsW that.aew tenancy paporl shDwdbedla_ up"
the new name ;for thltimebeil1g. Thore would be DO -fotma.l record of the sale, bat the new
P..... w Ihowthe tenancy in the name of the DeW holder. Similarly,partof tbe t~y
milllt·be 1QkI···•• thelud.IQltd.persuade4.tQ&eqJ.lielGein the doalthFoupan f ,,(part
Q;fthe.- price. Ovor time, tbeeffOGtivo ·Me· uPfaoticed, which differed ft0mthedejuEe
rom ooatailld.iAtheB;Y,lul1.l ... Enwjjo Law, penuiUed saJeofatenal1cy subject to themaile
owaer'. %ViII ofthciat&AdedoQyer andpoRPissioa to transfer. /u this defaetomle'Eelax.
futtkel,. ~- ,_ mtredHGing theillcamins teuRt to themailo ,QwaGe ·for Itpproval
remaiMd.. •• i.t...,toop,factiee ofMllillS...ao tenancies Plad Widelyand·iJlQrl8S8d
ill·~~ue..y.T&day).IIl,£al·laadmarket ptdlably shows its greatest .degree ·ot·aeli.ity in. tbis
type .ftl ~tii)n.

OveEth. the Ilatal payment tbat IaAcISWDefsoould chaEge theirteaaRts, whiuh was
••doAderthe mly aDd Enwiio Law,4ecreased· in real value. Additi,onally, owneES
posses_pro 'essi¥oly less vacant (non-t.oaamed)mailo land. Thus, the market inmailo llAd
shtaak-mduably. TIDs was due to • lade Ql .ply Qf vacaatmaiJo IlIld and a lack of
d~by_4.Daatlf0rteD&Rtcdmailo "' .... of itsQ:BGreasedlGQft0mie~alue.A
mailD _waer'seBIy ..... e.frealWng lAy ",··tiOlDleD8ftted land was llvoDgIJ sal" t(Jtae
ooou;· __at. ThUl08adiUeasporJist, ala, _preseat, dimwit OIausmi£.aBitiell.
ill' Mve\ made. aaarly impossibleM teaaAts. to purehase the residual .wac,.p
intel.st.

7 Mukwaya (1953) estimates 4S~OOOto 55,,000 owners by 1953; Southwold(l96S) estimates
50,10 1 by 1965; West (19n) oatimatesl12 by 1972; and Bibangambah
(1981) estimates the DUmber ofmailo owners approached 200,000 by 1974.
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·~ad4itis••""lrkl:.I-- the lIUIIIber,of lud __I, the ... __ •••••WClII
,.,- •••ldto t_.aiaalmailo eJlottees 'to,~ QWB«S. MIa,.f 'w..
ambiti,,~1 w•• able to save to purdMase _BIaRd l.ther.at....., II

mar.... _, the~ .wrQr cash crops stn:agtheaed theireoolIDmic positiDa.

8DI~•• the -leAU of mralland may have eDatriblitedte oc·,eiaf.-eedtM
& of tbe· idea that the p,Jimary QI' en!y vahleQflandQWftership deri¥edl-omthe

sooial pr"l~la. aadpQlititai bonefits it~ bcltowod.The d:evelepmalt &rtbe land
market GOuapsacJad te P'I'lp}e'siaoreased ,awweROll Gfhmdas an eeooemically.productive
allOt, aadtUlaad __ served asaohaand tbrQUlh wwch to eamamQIl_UU)',emm for idle
laadthat mayethelW_bav. b_ retained_l.sed byusownerforitssoeia1of pmlit· value.
URd.r iAel.·····, • MI_ .pric.s,it beeam.incr~yco_Iyror peQple to holdulWsed Iud
whoa.they .,.14 it. aelative to this~ the yaI.ue of social.p.r.stige paled,. although it
ilcl~ today tbat tho ·.cal and social importanceoflaod remaiRS.

In addition,tAere is a matketin customary tenancies. While they are technically illegal, sales of
custGmary tenancies ertbelesa ·take plaee.

Clearly, the UID .mbodied tremendous lop1 cbanges in' the tenure .systems wmeh bad
functi&llediD region. De jure, land OW8erS' perpetuity of t reeaded,being

~"'_:1_ . .. ...,ftnDAA .L.- e ., •• a __~re ~'Y~iUtU tOAaAtl wer.~. to u_poSlt :8 lit WlU

customaryteRaDts were similariyplaced at risk Qf.pu.lsioa from tile land they ocwpied.
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'.Iative t., theRWI".w.... Wal Itrenstbeaed- Maile 0_. _. this .GOptiQII~.yf.
·that ••lew__Wunder the LRD, delpitetbedo jU'8 .. t ttg-."d
t_tl.~t..... WGny that they .... JDORI ~ab,IeIlQW ... tMy. W prior tD
ta.LB.I",".t".. siAce enacbRellt ofdaoLJU) have beea .ckJmiRa. pelitical
_ ..,~ d·.Q.su. a scale ·u to cIiI&raet everyone, pri¥ato .,j '. and
adIRiIIilttatQII ,ilQmquestiGRs of'" IaIMI tenurepractiGesia.liM· with,__ law
IIldeafereing tbe LID. Tbishas·1ed to GORIiderabIe uacertaiatyaad~. aboutland
rights.

Thus, &he o¥erall .treGlof theLRD has been to aloud· people's expootatioDl about land
dealiap by mtroduciag a groat deal of~ and confUsion about the .ri.s ·and
.x"sur.. (If'. iBdi¥iduail ·m variQUI teDUllt positions. Largely, people have reacted ·by
ooatiAuiQs.to imeract witR·••ect.tQ 1and....·tMy didpriQf to the LRD.A 19:y the
Agrioult etariatQt tl1& Bank of U.... COR;luded that tbe L.Decree·,
reRWDS·u emeat04'iR .tberwral··areas and'~' despite the .fotmal.ahQlitioRgf tIB1Busulu
aDd BRllUH'Law, mlliloteBaAls remain OR tbemailo ..tates.per.bapseven.pa.yiRg som8sartof
fees tQ·I,and,·ewDers.

PreaeBtly, the go-vemmeat of Ugaada is apiaiA tM proeess of changiag iu 111&I toaure law.
Chaoges ued_red t'1iAltitute asu.mform ~stamupossibl. tht8ui~dt tMRatieR,
tepr0wde the emGie.t e'YolutiQooflaRcl iastitutiQAl, teeRsure·1Us tbelaRd tellll18
system will. stimu,late(Of, at mimmUDl,nel iahibit)~ltD..,aId,evelQpmeRt, ,lad tapftlteot
indiiiduais' csialaad. III 1983, Maker... lQItitvtoforSQciai ResearehQftJi_aandthe
Land Tenule· Centor of the>Umversi·ty of Wiacoosia.Madisonoollaboliated 011 tllDJre
reSDafdl iota-ea••lregjs. · tbe millioaof Worming thislaad tellure 'PQli~imtiatjve,

and it-ace.,.. ttl_GUY ",ariQUI grOMPS- laadmarkcts aodother transfer bani_
as a 'key .._fe, furt_,elBareb·beforo·iafQllllld ebaases ia tBALlle p<)liey Gl)uldbemstituted.

In May, 19, partieipantJ at a land tenure worbbop in Uganda embraced recommendations
that • freehold tenure system be iRStituted&hfO\lPout Uganda, and appointed a teelmical
colllRlltteeto investigate the probable grassroots raction and to draft appropriate legislation.
T t · eommittee (Report oj the r.cbni"" Committee October~ 1 ) ·.oduced the
TenureanQCoat ofLand Bill, which pr-opose. dMt r,peaI the LRDan4 the illt ion
freeboldlaad 0wnershipthroughout Uganda. The INa is now making its way thro the
gov~ rcviewprocess.
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2.4.1 MAlLO OWNERSHIP

It is -SIllY to~.. both mailo QWDltI' tenaDted and noo-teoaBtBdIaad. PaWeD the
_t"-,eC , .maiJDQwaersWp wu _dally a &eehoId iatOf&It,.th,aB rights,
iBGka·~aI,watll,_ tr&DSf« ri"''''''iRtfteprivate iDdividualo_, wheW
Of .GDlIId.-_. lU4dtJ8.Theae IUds w... iaIteriable and GOuld .De. SQId« givea away by
the ewaer.UaiID o_mallQ WaFts to Mdsc·aDdmortgage their Ian" ill '.gltedit.
Traditi,aaally,the only le.actioa· OR mailoe_l· rights was a prohibitiORQulIJ,es to IIDa-
Afii_I. J

OSGUMt_ ·"rthe·1_·byteoants.altered the QWner'l' bundle of rigbts, espeGially aft«passage
ofthe8B\Yluluau BawjjeLaw. Under_t Iaw,themailB owoerlostlDost.S8 ~ ts DR

IaBdDGCU • to_ta, ugh he relli-rillUm minCl'als aad SQmeWawlHld t..ees
looated· .·8II.t..-iel. Hi._,flaJl~,.the maileo W the right to' collect Feat_tribute
&om ..y t· oallil".,.Hawe.er,tbe fixed inI92B(renderiastR.m eftri¥ial
mQIIetaJY ~6B tDday) ...·and.·w.redoae away ·with. oatirely wod.r tbe Lit[). ThILRDgave
OWRDlStbc t"ewet tenaRt~ ~ right tboybad prmouslybeen dellied·aadwhiehtMy_

I .. ·file y._,. ·mpl7aetlG8.

" Owners possess de jure-rights to pledge or mortpge their tenanted land but are typically
unable to oxorcise these rights because nai&ber tQImal nor informal lending institutions will
accept teDlAtedland as·collateral due. to tboprGbIble inability to laad .oftenants· upon
an owaer's·lou· default. The maiI.o OWRer a&ae,r..-aUexe rights ia hia·tenanted land
andean, re bequeath, give away, or lei'it. ugh there is little·or nedemand for
tenamailo land for the· same feason __ a-ding "institutions Fewse to~ptitas

coUaterat

AOIoAgor exists, -:vifta... aboli,shed Dy tbeLRD. U ,the·,
• tanGV_. in the goverRlDCllt KOIII whom formeroWDerS ob:b:.::·La'ala

doesAOt' bavenpu:tomiaeraland water located '0Jl-1aad,
to another iAdi~i4uaI. In p:ractice, former .m&!o OW;DCtS ill the

themselves owners ·4espito &be L '

14.2 MAlLO TENANCY
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MailoteAantl haye limited exchange rights. They have the right to bequeath their temmayro
any heir(s) oftheil' GhQQsing. The, rijbts 'to lendGr rent Qui the telWlGy .e.RGlear.
TeohRitally, tbeymayDot seD theirt~ to a new owner, although inpraetiee telllAcies are
frequently IGld.

Until. LllD· was"~' mailo teaants W.. aeew+e in the permane_Qf tblaerigltts,
especially the I Busulu and Envuija Law anadeitillegal 'fQrowners ts iWiet '-.The
LRDtaehoi~aJly.x~.dmailotemmts to amuoh areaterpossibility ofevictwnalthQugb in the
rural areas mailotORafttsiutefPrct it· as, baving*~d their positiQft onland.

2.4.3 CUSTOMARY T,ENANCY

Following the introductio80f the maiJo tenuresyltem, individuals residing on the remaining
Crown(later public) the central regiollwero allowed to remain there ona sort ofad hoc
ba They·,badfewoxp, ,Iy' stated legal"rigbts1 although they were permittecJ·tQuse t land
in almost any way they wished without interference. The 1903·CroWR·Lands oe made
it possible' fQr an indi to obtain the rights to occupy and cultivate five or fewer acres of
Crown land· in return for payment of an aARUalfee. As has been descri~, individuals rarely
obtained access to CrOWD land in this manROr. They instead paid a ·local ehief and received
virtual' OWAef •P of I . Such practices~ 'at p:t~ent, althougll the tiency of
allocations om ehieCaRas declined markodl)' as IDOst land has been settled. III many places,
sates ofalready established customary tenaociet t-o DOW tenants are common.

Umler &he L.,eustQ~ tenants tecbAicall)'.aide at sutreraace Oft publiclaadand _be
e¥iaedby .statewithsiK mQ,athsRQtice.

2.5 LAND MARKETS IN THE CENTRAL REGION TODAY: EVIDENCE FROM A RAPID
APPRAISAL

An interd~· research teamcoAducted a rapid
land in selectcdsub-counties of the Gefttral·. , •
Researchers · -ted sub-counties indicated by 8

in terms oEdo aphi£s and agricultural activity. e RRAprovides the most current
informatioaaGout land tenure and land mark_ill &he central region.

Respondents at most sites reported that tho typieal household's landholdings are .comprised of
one to three parcels. According to RRA· responcleatl' estimates, parcels are rally small,
ranging from, two to 1S a~res, with the majority beina two to three acres in size'andavcraging
DOt .more thaa· five acres. The traditional attitude toward inheritaace is that all SORScaR
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ri.tillly...to".t·_ .ltReir fatMr'aluld. kld..d,·i••taaee ........ im....t
...... te Wthmen and WGIDIID. Mast ,meaiRherital·leaIt· ala ef
their '.Iaad, (My might fiad it _.J)' to IOCUre_· wail.'_aJ ·Iead
ta-Basta . Til 11_ extent, women aIaoinheritlud,aUbou" and in

_._. than· ..... llapobQeJits at allites iatbe RRA raBkedi-taDce as.··. priBtary
_af. .- - .1 .... Iud. Ifpresent iaIlerilaace patterns eontiAue, the pal" received
by IltHl. a_rati0AIMllbooveR smaller.

Itapp.... thalia sa:meweas poople are alterialinberitaooe mles QrpractiGeltQ .ard against
mrthlt 1Ybdi_8R. m·8M ofthesu~uDli... iDt¥luded·ia· the.1RA, for insURco, a .elauser.r
jQiat .~lhip heksGfiAhoritod land maybe inaertedin a will in Qtder toguaardagaid
fi.lrtller IQ • -.8ft. faet that· ia some_., • single heir 10 the father'. land isaamld
18 that the IMd il o_t subdivided may also refIeGt aa ovolution in inheritancecustDIRadesigned
to alleMiethe subdi-waiQR,prQble1U. The markothas a pQteDtial,ly impol\taAt' rale to play in sulk
aIle¥BsI.R.lfoalYQ~.. i.ri~sIaAd,children Wh0 do not inherit any .1aDd·muathave all

alte.mate mBaRs'sy whio.fa ·aequi.re land.
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efjy....... (......~. e&tfee and .... ~'. '.~to ..~..•••~-Pli--.-k"._--·sizc. .. availalaiJity ·..atwat•. TeIMliz'>I:,_.y«
IIld ••• writ._ in the ,..... .&Colliei"fIt .. ;.;
andth._Ie.waertif~_le. Payment is likely tobomadepriDrtochj;I~&.
seII.llla pd.. .. Iylevealed to tho. __•. lamail0 land ..s,.Wy......U..

jQ to" . ..... ..... . "cow tr.......... thisis~1l01"~ it is
e.~ai¥.asdtime~g,andi ..mosttida,••.'Ioa&.•.of·date aAfWay.

2.5.1 ·QLOSINO

Ia··.·.·..···;.'_.•r, ·.._pu ..·tfom·noo4_....aa4·.··..tl.ltiQRaI. OOQllQmie.··.tboDri••••·····oppIBl.·to
.1an4~._totiA.pa ~.8IOC.WoftheevolutionQl~ ~
ia _sahli.. Aftioa.<BotilUgan"a's.IaarJ···...... IUatQry and CURORt·laaamukottlil!lds· wiD
bel@llwfitiotevaJialllltagtioftbe ev01utioRaryplOGess developed.
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. 3. RURAL. AFRICAN LAND MARKETS:
THEORY AND HYPOTHESES

3.1 RELEVANT GON,CEPTS FROM NEo-cLASSICAL AND INSTITUTIONAL ECONOMICS

A laRd IIl6ljketii • '.clfic iDstit..tioa wIIieh. --.. the process ami g_aI term. 'of
uego -ted _haDges of land rights, and is ,bodl aa instrument at the .l8urindividuals'
ea1culul of CQRltraiaed clwice and a manif.... of the broader 'mstituuoualsetting. Land
m~kets, byfaciJitatmg bargained land"~' affect individuals' access ,to land. In
additi08, o_u. ~kets exist within a braadinslialtionalarena which pomUts BlOReQurages
their formation, tho laadmarket may be iatluencedby the broader iDstituuQnale.W"0Rmeot
and ee9A01RieGellditwu chuaaoriziag the •• iR which itfuaeti0l1s. These two atatoments
are, "lory SeD8ra.IJy, the les,.ive views of ....... taken by ne&dassical andinstiwtienal
eeoaemisthaaries,.tn Bf whicllattempt .. ~PIIiA £8MeCtioJlS betweenGblONed8GOAOIRie
_ditisRSand the, p·rooel8es that briag them abtlut.

Neo-elaaMalee0BGmiG thelNY facuses ~YOR theealGlllus of chQice withiRtlle
QppeHumty sot. Institatisool ee0RQt11ic thcMyCORCeRtrates on tbe lele institutiQftS play m
shapi theeboice sotlwi, whiGhWlividuall>1Ad ,firms must ,aQt. These,re$PMi~e .mphases
MeaBl ce••adietolY butdQleadto dill..- ~ives on 1_ markets. Noo-,classiaal
thtlQI)' eeatOfl Oft eORditi$l),sfor efticienoyiaa system in which markets 'are 'paramouRt &Rd
uSDmed. 'IDltitutienai 80080_.' is~" with tBeprocess by which the market, assumed
by ~clasUalt~ GOmBS iRto being,akemativefarms aBo_ive meGhanisms may take,
aad how ,leOnemio' ostoomes relate, to ,thoae IODIiderations. Concepts" ftom'bath ,.bDdies of
tbeGJYare.sefulin a studYQflandmatketsiR.NOl Afiican settingehal"_e~ byf6hRaUy
indi¥idualizld, as well as eustomary tCDUfU ... IC'Olrl\phically varyiag lo~ell of',IIad',market
actiwty.

3.1.1 NEO.£LASSICAL ECONOMIC THEORY APPUED 10 LAND TENURE



operating etIicieady w_ dlI v_ 0f the PJi._,-,-
ita ,ental price, wbilelD iDdividualhousehold will lie ..uy

tbatltwbieh the mar_ rate of.stitutioabetw_ two I"I"~
· ,oIative.p_s.. Deyia~ tom'" -auaUlies is acaerally t.oush

or esti.QA of "market faihlra"'ia the fORR ofvi~Bf..,0f1he
t-"'I -ag ...._ptioas. FOf iAstaACe,W......iaft may Dot.be pen_ as assumed,. and
ther"•.tlaoaaGtiDAoolt ofgatherial.·~·~may be said to drive. weds' betw_
th. w;ai.. Df...put'smargiaal product and .. price.

TIkJ .R~"&a1l11&1ket .is geMraUy .definedtlS;& Ift'IJp af agents in. touchwita one aaether
fGf tbe ~_18 .fchaage. Specific definitioDs iadude: "a regioa in whiGhbuyus aadsellors
&Ie. leql.leatimefceursc with _. ·other that .thepri.ees afthe same !8ods tlUd to
equalltysilyaad qui_Wy" (CQumQt 1897);UIft¥ beG)' ofpersons whe· as. in mtimatebusinell
[••_ .. aDdcallYfia elitealive traasaeti_iaaay commodity" (levQDs 1811);1., "an~ea
oyer whi buy•• ·.B.Rd·sellOfs aegQtiate tile af a well-defined CQRlmQdity" (Lipsey
19BJ,p., N GIaI.1J OGQIlQmic .~ · DQtad.dress .the idueooe Qfeusl0lllJU"Y,
I.gal,~i ,aaHI ial.aflangemoatl.tbe ....ket (HOdgIORI9·83).

FURdl.mentBlly,th..... tmee R~ _ditioDs for optimal,eseufcealklaatiDRaad
J m_mizatiQRef -a.lwellare. .Fi,st,fClr .Ill·~ .., allO¢atiQR ofcQrRI1Kl4ilies &moag

ooaaamerl;tbe ....gi..l"ate of suhltitutiM'Jllltw_aay tWQoomm0ditiesmultbethe same
fQfaDytweGQasum«l. Tbi,l>eoaditiQII i~;;"·~itiessbm11d be distributod iasuQha
way·thatmers·.af.·Dft their contract~ ..... ,the contract .curve is GOftl ofpDiats
wh.. .. · ,as ofsubstitutioll llellqualfGrtheGGRSI.H'DOFs. SeGc.md,aR"P
1l1__.f. pc:&dUCefS~ wbell ·.... 1lIIlfgiRal :I"ate 'gf techDi. ati
betw_aIlytw.·- s·.ia the' saRlc. for ut)' paif··oCprQ4u£CIS. Ifthil~BditiDD.d_._ hBl4,it
is Mlll8letoia8\ease t_lpcsoductwa by • m_. &&nORg p~()ducerl. TWlo, for tke
optimal- • t.1 amoAgp"~I_ ••ptimala1IDcati9A Qf~iti..
amoag .CQDIQm«.I, the mesgi- .Iate of.~.betwoeaany tWQOO~till must ~u:aI

th.mar~ afp._;t· tJaaaiQlmatioa W.... tboutwo eommoditie. f« -'£BI.

0 ....,. mQIt. im t fiAdiRgsQf~ miet\QBGQlklmie theory is that,lSlsAS U

pri¥lte .&ad dO IlQt differ &_ .1tleiaI· _ts and benefits, aporfeQtly CQIRtitiMe
_ ..mYlatil· lbell tmae oondiuonstbr ~.IOSDu,oeallooa1i9R aDd maximiation'of
..ialwelf••.
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Tael_lt.r .-Bell' __yell' interactioas depeads oRtb. resl*ti¥. cf....aticJllp...._Ii. p"'fa, 1aft4. Limi& Qf bid price ii the maximum :priGe • buyer wiU!OfIUmlof
11Ad. Limit i.a iQa of interrelated factors, iRcludiRg the buyer's· a.-ed_me
.em uainJthe Iaad,poctation of how Iud prices will· behave ill the .mtule, .bit initial
wealth · ., II._10 credit, the available alternativesta the landpua:ehue, ;_DOa-
~JMay S(·...··9WAer_p. AaotIIer faGtoriAfluenciAg a buyer'alimilp_may be
theseltof.. o__p rights. Tlliaeoaa 4eaeases a buyef'slimit p_ (IDImson
1912; BantQWI -and&oth 1990). ThedetenniDaats of an -owner's reservation priceaselargely
the __ ast... oflimitpriGe, but 'lite various mgtivatiQRSfor laad purohase wawldloappear
as iI1duGemeati to letai. ownership; the ·lk«aativcs to land purchase WQuld,.p,. as
altemati¥utol~'Qwaership" (CuRio 1981, p.120). InteractiQllbetweeOQWRlrsd
p ._i.y«sia thepJQ~S8of bidding IIIdr-.bidding, with zerQ lraasactioaeQ.ts9 and
hemog__a18 QWAeIJlbip umts, detonniaes the set of final oontIJacts, the selling price, the
quaatit}' oflaRd tIJansfened, and thelTesultingdiatributionofland ownership.

The B~.~aI e;QRQmie tbepry ()f land .toPUre aad land distribution reliesDllel..- and
indi¥i.ual_ laRdteRule, whicb"is typiGaUy detiAod· as demarcatiQR _ re IJatiQ80f
ft~dt_'IJ" (BanQwsaaG &Qth 1989,p. l)~ Johnson (t912)deri~es tllte.cAt ·whi_ha
laaGtOlWlesyatem.·mu&t ~till order til ·facilita~· wealth·~iQ. aadeeoRG_
~ftiei.nGy.Filst,prQpBrtyrightsmustbe cleattJ defiRed, mustbeaJ10iaated til sp"cificowaers,u
aRdmustPQssess legalllAdlenure security.12 S,loond,topreYentdivergences between pRYate

9 The simplest model is that in which transaction costs equal zero. The model can be modified
to includetlians&ctioll cos~ however.DiftOrent types of transaction costs may enter. One
example is the costaf im cntmg final CODtractl. Such costs would deerease limit prices
and· :ease reservation prices, tberebydeGreasiAg·tbe number oftransactioos.SeUers would
receive aD'O tivoly low«price, and buycnwouldpay an .effectively· ,r po although
the fuU impact on the price actually paid hal buy•.tQselJeIJ would be indeterminat.e. Another
type of transaction eost that could enter is that of establishing contacts and making
preliminary ·,atiool. Too implicuiOl1of these oosts .is that like units orland may not
command the · '.', lincetbe transactioa coats to some parties could diSGQurttge trom
enteRBI • market number of participaatl~ to bid to a· competitive · " with the
result that some transactions may occu,r whieb would Rot take place if such costs were equal
to zero.

IOCurric(19S1)rees the homogeneity asswnption by allowing separatellJb~markets for
different oesofland quality or otherphyaicaldtaraeteristics.

11 An wner"may be anindividual, a household, orsomeotber clearly definced group such as a
cOlporati9ll.
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N....assiGaI I80RSRC thco.ry suggests __ ~I'abouteeoRami~b••,orwith
respecttaiadialiaed·teaure. First, tbe·la8dbekW'·. :iRcreasedcortaioty &adelaritY ef tooure
BAder a sy" efiDdi.i4ua1ized IaAdrigbts • __ biaBkelihQad ofbavig to · los
.".,....deer_ the~ G81tale_efdemonstratingbisriglltswltea.e ...
eatordi,sput8&. d.Wividualizod· land ",.,-litl,tol the omorg.- Qflan4 markets.'
WitheJlt· the.·GQ.I'._~eaa4 seGUe•.buI1dM.ef~·ebaractcristic· ofiadi~t8ftllr.~
iIldi~duai.WiHlaek i_.ti~.. to trall'-. Iud..

diSleliati . tenure iRseeurity is not a fuAdioa· of the likelihood of loss of land rigbts through
the ecoaomic forces ofpply and demand.



31

".J.••UTlca...GNOMIC THEORY OF LAND TENURE

_.NI_.!._"'~ aaalylOlecoaomic~ II it i.iat1u.....'
rights, ,M'. ,IWI 098wres, ,aad .... to ptredwt Ole of
dwlg.' lYSis. Whereas neo-daIIicII tbcioIy aoosidera iDStitutio -eBtI to
betatacstemWlder analysis. iaatitutieRII<8CQnomi. theory eoasidersiRltituti9Oll
It _ ,.cIIaa. to be'eenual,~.,'ia dr8Q;e*_rmiaatiQIl of ~vioJaI"..t_.
E,_miG iBImIllCl' is seen iR·part as a'..... of the many eumulative,ri.ts governing
the variety ofbumaa intOf.dependenciesaAd~.

A·... u. ~ . "I '&.:dnb 1.._40 =_ ....:•.:...a........' ...1 . " 1..-.1.._ " ,. . '1..:1 ..' " '., • .
, .t'U G8Becu~e JU os ~,~,.' ..'.. WIIiK IHWIV&IUIlII 9 'UGlIi'lV1QI' IS ,penmSllUl'l, ,lIWltlltlBlll

el_to tIlltde_d~G sets mmutuII QAS (BfQmley 19i9). The two sets Df
Itatie ..a dates lie' . t and duty, and pri~ and no right. A right is dBfil1edas 1ft

ex.paat_DfUlYIIIaGB thatathers will behave iaa~ way relative tethe righl-h0lder.
Othersbav8aoorrl.t~duty to behave lathe IP8Qitied way. A privilogemeaftl that tke
pnvilo,e·.,ldefis &ce to beha¥1 in a eeAaia.way witbrespeot wothert.The 00,o;;el8te sf
priWi is R8tight.TaBIe with0utprivilepbave DO right (no recQurse) if the prii"ilege~holder

acts iDa ·.·.way.. T,he DgRt-duty and ·privilege-IID right correlates ·determine w. imposes
orbearlG08.aDd wile leapsbeuefits.

The t-.. _. dYA_c~.es ·are ~.aAClliahility, and immunity aDd ·.,~wer~ Aft
ageDt with power. may BQt·to .Grate a ROW relation'atfectiol'other agents. ThOle without
pewer areia.a llQlitiGR sf liabilit)f,~" thattbey are subjd to any new 1_ feJ-atioRS
er.1d byt.agIRtwita-PQwer. O·ae agent':.po,wer ilnpliesaDQther's liability. IfaRageRthas
immumty, the., he iaDQtsubju to aAQt.'. aU_pt to creatoanewlegairdatioA.TIIe
correlate- immumty iSBo pow.cr. If aD'''''' _immunity, thenal1QtherbaslW. pow.',
meaNag tbU he·may··. lleate. DeW ·lcpJ reM. atf~g the agent with .immanity.
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leuci_ehaRge4 .m- OF/woalth diatributioDs, or new '.chai,cal polSi iti: '). imli¥idUlia
may -tD<Gb8llengctlaeiRltitutional structure witll· the gQaI of altering it to.~ them!.
tak. advaD'&sellf tbe NlW DDt uaattainable oPportuaity. Ultimately, their atm. maybrilll
abQUtinstit••• ttaalla·ioRl, 'which are IdioDs oanied out to chan~ prevlili.giUtit1ltW.
stm_res. ·.tucieaaI tJaas&Gtions yield DOW arrqements uDder which. iAdivid ,I' sots of
ri~'j.'-. ·-. aadae rights ditf. from thcHe UDder,. the old arraag__l, "under
wWchiadiMid.als' ... setlare changed.

In thia waY,aa8e0Jll1miGeoBditioll, such as a ·aewtechaical possibility, Gan Gleate demand for
a DeW mllitutiO. which . will a_e aa ecoaomic __ suited to theexploitatiea Gf· the
opnity. The re.-I_tmsti,tutional~ _.es a aew~QmiG on__eat ill
whiohtheltNetHf.Gfp;fQ;p~.relations .~. beeDattered to put SQIDO set of iRdi~.aI.··ill,.
positioatetake advlAta.glof theeco,nomic oppol1W1ity wbiohcf ed tbedemaad fQr the
institutional dHmge.The8eOnomie results irQID tbe evm¥cd inltitutiGIW arella will clearly
ooBtrast with· tholB 'that would have resulted UDder the' fCllmer institu,tional. .frameworK
(BrQmley 1989).

In tbtl temas ofiastitutiQlJaI ecoDBmic theory, lmar~is "a set of SGCiai institutiQfts<m which a
large Bumb. of oo,mmodityexGhanges of • specific type regularly takeplaee,_ to some
enealara ~tatedaadatmGt...d by those,iAatituaimls...Markets,iashort, .,corglJliaedaBd
iastitutimAalized cxahaRlo" (HQQgSQD 19&8, p. 174). Tbemarket iRGludes iDltitutioaaJ
meehaniaml tOltruature,orgaaize,and le,itimate contractualagreementsandexeb,ages of
proportyri.ls.ThUs~melcgenerally,a market is "aproe.elSwherebyoontrol.~'f wtul7e
i Itre... is tllRlf_.. among partieiplAts'· (Bromley 19:59,p. 4,8). Amattket dQellWt

simpily mati b"t ·f~ltl ftomfacil:illtins institutional transaaioDS·and· .poripheral
g,p -llltio_auaagomems(Hodport 19U; Bromley 1989), _thusiB.-a as DBt
_ya medium tke CKparusioft of indi\idua,Ii_MiliQD I'bIkingBut as aGDmbi..tiQR Df
iRdi¥idtlaJaDd ~lecJi¥ee",pfessioR.

The.~ literature has identified four ......wei Qf~,property regimes: 9:pen a~eesser
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I UlBXpoct the owner to adbeletoth.ru:1e.f.,,Bill_
a state property ....~ state • __ •••_ .'•••

1Il.·U1~ilt..,RteXl, laRd i•.¥iew. '.'. --Pliopefty rightsloan·.....beRefit
strum..lad·· t._.II.....~ w.. · ·of rigbts variQusiGdividwU,ahold to a
gi par '-the 'Ito the iooome _mg trom their use alit. DiWeleattenure
forms ale 4ur.eat ~y regimes IIld ·..·dilfereBt right-duty, privilege-. rijl&,
pew...1i .~. - aRdiDlmunitY-oepower .....'Of ¥ariQUS .iadiWi.aIs,. L,d., Waul.
traasf8Rllati.. ·tM iRcid.- r4p1~ ~.Iates, whiGh·ehaft .ariaUIN._.-' .. ,t.~se_ QIl.odaeo··. to reap benefits in theiru.. ofland,aad....'QI. themeia.aGe of baDefits TheresuJtmay be ohangelm ....SS!.f
vaPllUsp.ie., wi,tb.-mpaoyingimplicaUeu.,:fGr d iRCQRlediltributieRS.

Ia JtlldmalMd all..tiea uom aftiaati~ilt· .Ip_i~e, it is importaat to ideatify ROt
lim te · laRd WQ hut who _Wlaat If)IlGifie rights iB. given_eol, ,.imJlaJly
the., u~.di-sposal._ ••~ which play tblmsel"''''QUt ialand·use
aRdlaadtt...ioa . I.p~lart wtao·.. therigbt QftlaASferis impQrtant '''Be
restRGti_lI8,traasf«.may baYeoo,asoqu_forlaAdmarketf~D_tDedistrihutiQR
DUller.,B.
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3.2 ·A.'THE,QR¥OF RURAL AFRICAN LAND UARKETS

A IYJlthesiS of ~GI"eaI and iAstituti,*,~c principlespfQYides tho most cogent
thOQIY of IaAdmarkets in rural parts of su~SabuaaAtiiGa..The. following sectiQfts present a
thFoe-stagl twolutiol'lal)' prooess for rural Afiiean land markets, drawingDn the CQ8GOpti

discussed.

3.2.1 STAGE ONE: NO.1AND MARKET

Initially, bsth PQpulati••...d.asity·(PD) dCQlllm«ciaI··oppo.l1uDities ill agricWture.(COA).a1e
lew. TheaeGORitWRI pre¥ailediB muca·e-r ~IGnial sub-Saharan AtIi£'aartd stiR
eharacteriae18meregiBaS.. LaRd is in~. aad,duetosparse popu.1atioll,laberis the
ooBltr~i.ftput tQa~ltl.lle. Due to .Iow PD aDd the virtl.lal abseDCe of ·wltl.lral
mark8t~ __eil.little Dr DO OOAeept ofland U. "Qliahle asset, land is DQt prieed,_land
markets Rot.xi.t. aa...,access· to ·.landil:IQ¥lI'8Id.by traditional lanG tenure .iastitutioDS
in whichldalhip ti ·lly play a large "*~ udlaDdo sue .aJlocatedtht.jlgrants
ftomaaalJrity oDtherecipiem'ISWUI witsln the group. Rules Qfaeeess are
cODstmaed··to.·gu,arantoeeach· scaree unit ofJabor __ss·to .a suft'i.Gient ··area €If land ·and.ta
ODllall.thate.ehh0.useholdeamsat least SQme:minimum.leveIQfiooome.

Iftdi~dua1I'aoo.IS tolaAd dlP4'Rds ():D the ruICs fi.mctiowng in a specific 8(ea h.ut will likely
depoDd .. kinlhipaRd g••dor. Individuals t ... OIrItIWe•• tbe relevamgroup wiUha~. imited .r
no &eGOlSt.I8nd. WQmeamay not bave·__·,\OlMdiAd~ndenllyofmen; when they do, it
may be .. thaRm8R'.~Hewe¥er,withiat.p"<"pJ.femedindi~idl.lalswDQreeeive laud
rights, _is equal, BiDee it is based 011 Mldaa4(OIahility to wlti¥ate. TbeilUplieatiQn of
this is that a_sl to land does AOt vary wid1iA4iWluals' wealth standing oreatrcpreooorial
predispQsitlo..,aDd b8GIUleall member bouaIbolds tend to b~ guat:aBteed a;coss to at least a
minimal.ea allaRd,thoreia I~tle Gf no-"II_. TtaJ~theremaybe ~uat aeeelsbyaB
hDU~liAau.... ift8ly ar.allmale--~"..mbersQfthe go'Vemi .8ftM,e
may'be'a ·1811 Dfbim&4at··laDd. distributioRia'whidl ~tH'·hilllseh0.lds have "oal leseSI.
ROD~m••rl·.\ie ·DQ····IOGeSI.
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3.2.2· TRANSITION TO STAGE TWO

SQ_ &~tale_,eFQmptspeople .to .alueaod seek mote iadi¥idualiled IWrights.
TbiI GOUI4. ',"·PilPlIftltisl). pewth,iaGreasod .00000000000·opportllDities inagrieult...c,._._
laad ....... iIlttbdllDiogindividualiud teaure, or lOme combination ofthae.Asarcsult,
aGQ8S1 .k) takCSQR.,1III4 value to individuals,_ it .beeemos·· eGQ8Qmi,.aIlybeDoficill
f(t,l .iRdi~".1 .BQttlldy .te ,.' preseNe. their traditionallaadrights but alsa toe d them.
Iadil maRipldatetraditiosal toAuIeregimesand otMriRStitutioAS te g_ orhs.
ad~aatagesov.. otb&rl aad.'may seek to enppin iaatitutional transactio.. tQhriftg~tftew
Sgeial _1_ telWleml·eswmcllfavor lRQIe iRdi'Vidualized claims to land. IftltiWtiDflai
tranla.tiom will be···P<l·llibIB iftraditioaal Nlayioldtotbem. Under eert.aiDOOBditiQlls,
r6lati~ely f"'.Ii._I8, DDwrulesuay.*_tll.· tradritional kin' gfO&P erGommumty
olaims, .·maki gr.. chaRl_iathe RIlla • ..we totraditioaal -authDrities.TbemQst
impl)rt8DtsU$tU~1B soohasap.-~ oa the alienatioll Qfclan buriailalKls, maybe
pr~ed ·.iu,i¥i••aliateF8Its emerge~ ....... GUstomarytW\es, "D be .,.
&It. ~·.·BO.~b.·iaii.ilie senle that dW'.• _festcictiAdi~iduaJ.'Q=~.. s-
BiRd' .8 DRel cbalJengecl.Du,PD andCOA prQpeliA · '. .i"••f
tEadiliQRalilMdtemJtpe ift.titatiQDS. III this IICGnd _goof ru~aI land ma.Ekete ·D, 1_
mMkotaeti_ilyi. tho. · tm he pQlitivel:y ..~. witb PD_ COA, aAd 1· ..,k811.
briRg ...g.iahQU....oa' aGeess t01aad' aadeorresppading usea.tI in¥estmeat Gut......
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aDtBoRtY'1 riFt. ofaQRai*ation and the joint userigbts which typically ellaraetenze
traditioual African teaw:eaystems.

Th_merita .'.ividWlJiaod laRd rights advaaced by ad~QCIt.sQftbepul!e ·_~I__ fIltld.1
ha~. 'D,diaeullld. Tlleaem,orits are oftea· preseattd as thebasia Qfu~_lUppol1i8g
policiil' to,fotmall)' msUmte ,individualized,"-.ed land Qwnership.

Alte.uvdY,.ig_usAfi'icaa land tenure iaa&itutioDs may well I)'lssosstb. tl_bility to
.Yely.ia4~endymam&llAOr co". willa theeoad,itions of ~miG' "euey,
eIimi,-,·the ..,..... rei fOlmallegislat_(A* UJI&utmaa 1979~CQhea· 19.;1'
1981; NQlGRRa 198&; BNGe 19,&8; Shipt8la: 1919; WigDt-Mhol. at at 1991). ··,[illll
tOBUIiI' ·.8 _fixed withr~ to_ ...tQ... imemalor _onW~miGroroes.
Rather, tMY •• _able af change. inr~ te aew eoonomicmeum"'l. .p
(I )aclmewledgBl ·the 'oloserelatio_, of P'lPulatiQn density, cash GlOppiRS,and
iBdirW,41iWiatiQ.D of la.rights,ootinS that each of the three appears to CODtribute to the
otDors.
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ri att.... uader the new law. Hunter (19'~)d_D_ CUOI6..WII__
·.L&I e, iD· ;l1IQat common source tQr .-=«IIirig land risbtl ·
i__.. iaLe ).Ii.Jted by respcmdeatt WIll .. ,I-aally leoo~~ ••••, tkat.
iAdil_.YltOmil m_ cases stronglRQUah tedeveIQpocllOtde'¥.pllitwill,
Fe.dle.. ofw.taeeursde jare.

HYPQtbuil 2lladi~ izaliOllGflaRd riahlI_euesWwduals' laRd l...eseGWity.
Aeeocding tOaeQ·1I811ka1 eGOaomic theory.iAdiWJuali;zodlaml rightsinaoasealBD4 hDJd«'s
clarity aadeen_ty sf tenure,· &Ad. iacreascd~·1Ad eertaiRtyof tenure ·joer_ue hisleaure
seGl4rity iR teRDS ofiAGreasing·the IikdihoGdefhi_ ......g access to tbatlandiatbltbtul"l.
~..n <_fDatnote 4) that tenure ..~. deri¥ll from aperceived UkolihoodgfloSI of
rigllts tlvoughthe .bitr. uacofpoweratber·thaD through land mafket forces.) This is
.~ asth.iadi~iaualattaiAI.it_ a sraater·aumberofthe rights or m0r. ofM "hi.ef'
rigbtsiB .hundleofUII" _dwsiQa,- ~riihts£lver a givlftpaltsDI,ho ·
great.• "'ImG¥«tbepIUGeI,rativ8ta edlor·.membersQftbe ty,:"
Irlldit

e

autaarities.Theittdi¥iduaI'. ·inefeaIed.eoatrolaadstrengthQfp"aitioRia ,uug _
_ agiag.Be_. ,_s· tho likelihood that Ghallenges lobis ~Bl.I[1 willlllGQecd is
alteriag his_ess· t,>it.

Hypothesil3: Laadltla.k.tl.~g.&Ad ·~·moreaetiYeaa PDand COAiRGlealO.
ID PD_ iaaeaselaad '1-.., which. prompts land rights to·~_. mD1R1
indiw i •.lvtmeJ"easiBgly viewllad. u.aproduGtiveasset of m8MtlJ"YwQrth. As
landrigt&u ""Imdi;vidualized,individuallmay eventually le.quiJ"•. tlansfer rights·to
thei, pu..18,. iaell.ldingtW.light··to··., whWl.·ia··neeesiaryfQf.t~ .•mefgIOO.0f1aad····mukets.
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Hypothesil4: IndiWduais' ,Iandteaure secwityisaroeterinthe presenceofacti:velaad
IlWikou.

The actual· .&etlon·.feausatiQR· betWeeD _CI8IOd·1and market actilfity and ·iDclea.lBd. teDure
seeurity illl"}"'. F.at, it coWdbe that the iDcreaaedteaure sewrityresultmg i"C\.1m the
indi¥idualiuti,gft .Qf Ii.tl, that results ia ..~.. to "mcreased PD ·andeOI\. ·,.duces
traAlaGtig.a ...s dtbereby faei,litates ··laAdmarkettraasactioRS. 1ft (;)I2GO,fef ·hmd·. to be
traosfe..odthlllWgha ,the ,buRdleof-ants ..:he secure in the sense tkatthep8lGei
holder ...iM that tbelie is a low probability tbathowilllQIe · laftd,rigltts t~9Ugh

positi&ftallYld~aDtaged .iDdi~iduals'.-biteat)' ... ofptlwer (DOt throughtbe.land R'tIIket IS In

lOOaomic meehBoiam). Withl0wtooure · tbe·GQsts PF0spooti\l1 buyers e.pcette illGur
in sum~indmJleAllltetMi'teRUleQR ~·Mlc.1 may behigh,d~r_na tIlDirbid
priees,PQllibly to peiRt -that theyfd. :vi '_ntatieD 'priQes, tIaIlfree.,. ·1afId
mal7ket. Alt..tiv.ly,i.di~dualizati()R.r",riahtsaives individuals tk. niht tD ..ntMir
pIfGOl~tbeflbyt1 '!a t. _""fS- etlandDlll"keu. It CQuld. be that the .~tiQnin8 Df
laad IJIaE make••,.ple. re.lmaF' ._CQII tboirpareels. In fact,il: iapG,· tlla' tile
cau.'y AlAliA bothwJ;8GtiQAS. Wbatever,tbe~ direction, .Qf causality, jt,il.~eGted
thatlaad IIlIIk.' aotiiityaad land tenure~ ..~iYelycolfdatod.
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,u,~. t•••". COAtiguous estates; "'IS WII.usually ~;.tlll8l.....
... "" ,ellaRd, so that trasmeatatioAaihoJdiRP.uat., _"ptis.
oftlle .. mailalyaem.

Altematively, laad malkets might be viewed. as a cbaAnel through whiGh' ,households may
aequ.iredaddilkJnallaBd·thatisadJaoeat to.their Qtberholdings.lflwuseho sold their parcels
andpwchlled g__ .~ theatbe ludllllrketwswdcomribute to es:llSQIidati,OIl of
IwlwRII.·A.GGQldingto.West (1912), ofmarkettr.-cti9ASaDdinheritance" tbelaad market is
theoal,_ whiGh_ldaeDiev.c~el · s, tberebYGOYat_•• ,thodaRger
of .... iea. T_ tbat Iaad,~_.. fragmeatatiG-a is ,.88 .-..

h¥P'lthesiate the mdI>hyp&thelis that theycIG _;tbatthey iooreaso OOBSQlidatkl. (dBeleue
Bas-mat_)_ a~Bd altematehypothelis.

Hypothesis 6: LaRd marketaetivity ina-easos aubdivisioD orland parcels.
Tho lsad· mB(k.tmaybl·.aR·ageDtoflUb~aomic· subdivision ofIan'" parcels '(LaWla., 1963;
Fettt Cghen 193,0; Feder· 193.S). Subdi~isiQR ·oecutsthrough the 'operatiooGf the laRd
m....t ,ifm ala sw~**w·Rsof their_eels. lndiw<luals may sell only partefa,parcel
iaolderte "rate ·...d.d .casb·,.(either to·ia¥88t ill wJti~ation of the remainderoftbepaliClI
orte",yfolSDIM ••p,a_> or.becaluseef tbeopportuDity oost of beldingi I.d, W
liquidate ... aet aWe to QUltiy.. S,"'~.GQnQmicsubdivwQamay GBOUf

.ap_aJIY,8IiRdi~idu Of thfougb diltl70Sl ilia oBIythominimum area of ..ee~ to
generateneeo. ,Gash..Ofthe various ·aUocati-vo·ebaAMl., tbe land market· is the QRly sac wlBeh
p.ermitaiBdi ....ls to··GDllvel't landed ..propel1y to· cub. It ·is·nQt,however, the onl}' ·BRe.ttB-Qugb
wlUehi-'wl1ofpareelsmay occur. Subdi~sioA·aaD be .increased through tlmdfllltiouatioR

, oftladitio.piraetiGBI,iRwHi~hall dUlckeaoraU _inheritlaad. Aseas withAKlI8~ti;velaAd
J -ke.... aI••x 10 be tlwse wila· PD'I...whea:e greater suhdivisiQA .Qf....

h&ldr JalWaId absuttlurQUgh lbepr'" ofuadi,ti8WIJiDheritaaeo. a.astomsuad.r ..,.
PQpu.s_dilioRS.

Bypotbesis'1:Land'market activityincreuu GODCOAtratioll oflaDd ownership.
Market ,aCIDS· can~ to an unequal~oirces, eoncentratmg ownership of
assetsia ds ofa relative few. IDGleuediadiWklalization ofland, rights Rdmarkets
may playa role in-increasing conceAtratioa of·laDdownership. If land is , wealthy
indi '. acquire as much land as tilly '*' aftb.rd,f ardlesaof whether they to
cultivate it. nil would be deli if it isGOl1UDOfci oriented producers who acquire
add"itioaal tbroush the market. Because of land's income-generating poteatial,
concemtatioaofland owaership can lead to, skeweclclistributions of wealth and income and/or

L =....1·· &1" •
otllQ ~·mequ ···lues.
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Hypetllesil8;:L_ll1&J0ket.·activit¥·1eads to ·lamlleSSlless or immiAeftt ·landlellBeIS.
CenditieDl thatpfOmQte land markets may ....ucess to land by PQaferh0usehoids and
mayereate·, gr_er _id_ooe oClaAdlcs",·orimmiaentland.lessness than thetlraditiotW
Iaad· t" with .... a:flaDd IRB.I!ketL This may be the resultefsevolaidriYiug
(.811.. in., "whidli,s. hypolb8alzed to 'beQne of the maJorfad~Fsb1tlueDeiRg

Ilmd _kClt ,~. .pliesd~..." laRd uallllouselmlds.siAce iooreased PQPUlatiUR QRa
fi 'lI.iQlP,UBsamaller av«ageh0klilJp. MilD reaches very high levels, .0811 may
~ ·eJRI...lysulldiwdM. Ownership oflUld_y·become ..ooDrentrated in thehands·9f
same heuseheW., whil.• other hQusebolda may ••• aoeess to less tRan the miDimumareaef
I_retsil. sub.atan__ still ot_., ;1oIe~sto ·Iand. altQgcttlw. eePL'l is
aI~ 'h, CD mark. ,it.,. tI*::land markots ·Iad· lalld1elloess ueJ.M
••• QfiIlGlcaaedP:D,aa4laDdl.....II,..Y '- Yiewlllas a IDrt Qfby"pJitlduet af laRd
malketl aadlD,aeeatratieRDfland·ownership.
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tkeJI·.U.,.Mqueat.·itto .0000y ORe.of hiI .... leaving the others laadl.II •..UIII....·•·-.,.-.ee ....~ GhaRneI.

Bypatk... ,.: ·Laad·matkotl.•8,*,e accaI te.llndby uaditiQoallyexdudld· iadiMWQI1s·such
as WDm..·BIld ethnic.miAoritioa.

Malket· _tuti.AS all by Batur. imperSOllll. 1D 8COAOmic theory, a perfectly sompetitive
mafket tr_ctiOD i•.IR~lellgth .neg~ whiGh is bliAd· to theper'- __eristics
oft buy.aad Ie . ·CDmpctitiQR and abiIiW~tg.pa)'typi~y govern participatioa.iamaarkot
traRIaCtiOR-, an4 .....iml8 oewf as kHls··u mutually agreeable priees.caabeaeg.tiated,
ie..i¥••fthe I.D.r).tW»ei~,aie, ~,.,otberpersQaaI tfaitsef thebllY«aDd
seDar. The pe••aOl;(iI:lIldmarketl, with tbotrait~d liV'onue they "ifertel•.aGqu·isitkla,
migbtimprDMe aeeosslGlaadby group' wbGae ..... Ulland is limited uader m0fe tfaditio.
systems, ••ally iJlheritaAGe .0.-.ki~ ·claiml. 1ft central Uganda as weD· as
tmou QljtN,r. Afii~ w();meRaodatlmic~"are two groups who.seaooclS teland .has
generally .beealimiteduRder traditioAal ~e systems. Their access is hypothesized to
improve through.the .pefatioD ofthe more uait-neutralland· market.
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.K:p.... .r..-sial.. agricultural prodtlClli"J.I.did.•U4 i. Ga•• U__.P~.-.
'11."- wi~ .aIly iDteDtiOA of_~it IwagrieDltll,e. How.~"t HOY",
IlQte. that _tAi,dI.ftM '~big farmerS"iahil>.... I\ad_easudden (IIBt ~ • te
lalg. fllmiagaa4,tu de SO,· had~. dleitW tblQugh the _ket. As Bidlafds
(191) puts it:

Tbemaila "sylt8lllitsel£..didaot ...... in dleeommerGiai USB of land by its
__sfor •. of SQIDe 40 to.. ·• "'-" though tBere w.e a r"w
ox tlQRS.Traditi0aaJ aUitudes to a.t_sbip as a source of pOlitieal
PQW., _ ,.-.iga CQRtiAuedaAd • the balf ofthecoMUfY _.laDd
wasim~ te its OWReliSU F .... iQID peasantt8Dantsandaiso
G.,ital, thrau. the sale amlll1Ortsasc=ofpoRions af_ates...

Nev8ttbdess tbe ··maikl .~ lariatlQducing .the rightsef lind
pU11hUe SQ· ••ly ia tbe. cenwryucompared with the rest of But
_ ...,..•..,,·"-,.·· ••0 • faalitatedtbe~ .•.deYllopmcnt of the bigGOtfee
f8ImB of., fill_ whicllattraeted GaRda ~I,businessmen and Qthers ium
oo_,Giai faRDi· . (p. 291)

Fortt '(197~l) ..hQol,.this·,id~statini ,that _y." eady .mail0 owners .simply wefeRS! ·,awaro sf
Q_lbip'I.~· ial, '·.aAdeoacWU·that dlelandmarket wasemliGali.·aatmg
00_&;"·.ran-etal. Ug"'"~ ts laM, ....bQt tbattNsrespolISe was nat at .Illilllmodiate
and thattheiadiMidwuizatiQ.ll ofland tellUl.was·ROt the only factor. tbe p,racess.
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liRk Mw- ·.Iaad·marketa _producti"ty"'_;al.~tBlaI: PI-Gel
• ,,._ pro8plG&ive .,or.gemt. . ilia

bidder will MlqUinJ 1and.,Siaeebid·· priQ•. ,is'. '• •t tke
UlOt'S_.... :WQt of land, the biahut bidder will. the i_vidll..tIle
Feate. fot_ tram IIRd:UMt Individuals .... txpIIGt to farm the land the moat produetilf:ely
will have die · eat valye of margiBal pRMluct of land and will· thus gaill aeeoIS tfl:land
tmOltgb tbe..,ket.

The landmark. may i_eed be ImPQl1allt in aIIowins the transfer of land to proGaetive UIOII

whD will8velop it for agriGulUe. Fedar and~haR (19S1) argue thatia Thailand,
individaalbatioR is el0selyUaked to capital fom1atioaUldagriGulwml·lasdimprovemeatl. 0.
the other hamI•. ma ltudyDf~Ken>,-_Ilw"" Mlgot-Adhal1aet 'II. (I 1) fouad
only a weak l.iQaship,ifaay,betwoen iDdiv141J._property rights inlan4 aada'....lmrll
yiOWs. W. (1.912)_t81 aRabaeRGeofu.•_orientation inmailQ DWIlersi. _trll
U '" aIItI1ing that.·titled land o~iatmduced under tbemailo> system was not in
itself suft1Giestto ··iaduCI··owners· to make "~plue·agrieultural investments. He' all0 points
out that_lotenaneia. pfovided individual••thlUtlicieat tenuresoourityto iftdueethem to
plant ootreeya · -COlly slow-maturiJl8,aad 1cmg4uting crop. Ricbal"ds (1913) also
r the absooGaQfapaJltural in~tQGOUrring in Buganda immediately der the
iBsti ioallf tho mailetea...... Iy.em~ She lllliatainl tbatsuch was the oasebocause R.der the
tI tkmIJ litieall¥lt..~lauwas_ ,_ .at DIM8A0weo"pIQitation butrather8fp.litiGal
ex.pJDitatia,D an4 that tbiB··attitude te"'W,.bokIiDg petsisted even after the. 'm_ilG tenure
system.was introduced.

~ 3.2.4 TRANSITION TO' STAGE THRE.E

As MPJAatiaapre...re.rise through .. ·,~.ge Qf th.IaAd~kotts evolutiQl1,>
.reaMs ••manclsaRdpricesmay faJmer"s to aeUttleir idJe holdings until
they retaiA the'miDimom area of land theyr...·or..4 ;they ase fOf SGffiI IIaSQB·uawilling to
part with. {Jad« ••llom. crowding, many maybe ·1. with ealy tho "lInd' that
OOfttains their heme. l1hi·slana il qwa1itati¥.m.th8flaD~·itsIQIIAltURU aDt only
1011 o;f.p...ueti~efea.H·rGObut aleSQ ab~af;_iali.fttity II a member .f QP
Qf _Aity. 18 Nl1al·Aii¢a,· ·1aRd may be ...&dulIlore thaR apfodu£ti¥ereIQlIICO,
i__IIIIY II _lIllalgl2&VCS and old Wiy ""eadsites are involved. T er
IMdtou.heulOhQldmay be determiaed~_,_ ,productivo p<>tential bUt allO by its
_i_,biatari_y .Of ral sigJlifiGaDCeto"-~d.

'AGE THREE: LAND MARKET ACTIVITYDICREASES
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Ni·,··~ La BJU (1979) finds a similarly rcduG8d iMidcAeeof·1and salesiadlo ..... ·paRsef
lOUt"'" 1'080. T•• are two expJanatiGaa for lUchaphtmomonoA.

S,eDeRd,' til.....·might ·.•.QI&triPt rule. probihiDlll·•.,. &f laod,Of certaiA·-'s.Qfllad,.,
salest8C1¢taiatypBl8fpcQpIc. These aa, ••wNles that oommuaity lead•• deem
~iDli.t Qr._eIM P9PulatioA pc_, QfQldmles which arereassertod(SbiptoR
198· may emelige w be onfQrGed iDoc._pIiQteGt land that the community (or at
least the leadership) bas·' yi8Wed all along u Mi. the grQup'sbut haslWtfeltthe .Reed to
acti¥elypr••.

In 1ft .OB with 'l~eme PI) and very low 8f '1lQ. IIad market _ivity, it may beditli¢ult to
detarmiae of thcseistbe reuoD for the cIowatumiDlaAd market activity. Wllatover tile

..L.. ~- • ·1'--...1 k • .., .' 1...-- .' •. '.. < '1' .' ' .e... ..~ .' ,reasoR,w·. uuwntum·· III .iH.. Dla£·et actidy .... YaI}'lng Imp lCations· lor vanoua partieS
access to land.

3.3 SU:MMARV

I.ID~J_eptl tram ~assicaI__itu&ionaIeeonomiG theQrieshav:e'-Dea 11_ to
feRmi.O ••~Sl. 8¥_tKmary ..patIl ·for rural African landmatkets. In each stage,
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dilforeJltcoB4ilionsaadrOIGBI influence IaDd transactions, wilh YaJYiAlimpli~.ti.Ds>fQr

heu~dl·. ac_esst"laRdfaf.agriculture.

Thlfitst :,••.•oltbe<h~besized .path is cbaracterizedby··low·.population·.·....·.•···..ted
QrRe_Iiaia '., 'lalopportuDi•. Labor iI acarce~andlaAdisinsurpwl.T.....tienai
I..... ayItOlRs,ia. whicll .member"'iIl thorolovaatgroupisialpQl1aJlt, govern
iadi..,.'· ...lIt.<W.. Laad< rigAta •• paateclkJindiWduals' by 'someautharitybued on
their statulllgl\DU.P<lROmbefS. TbeFcarenolaadmarkets.

Increases iasettlcJneatdeRsitiesandmarkotsfof farm output prompt pOQple to val.emore
iadiwdWlJi~ed rights. Overtime) .land rightsbocomeiaoreasinglyiadividualized,telyw
t.~ "'BdvUl. .aeWevetbe right w.u "'pamels,andland~",_, This
isltasetw••tthc .hypslhelizedc¥o1utionary.P4'tb, iawhiahland markets be.comom0•••ive
aspoMI•• d_ty_~rcializatioaofqrieulturl ooatinue toiRGrease.Thellp"ratioR
oflaadmark".c...veeffeotsQR landdistibuticmanduse,aslandmarketaeti\itymay
~·tefragm..tatioaof boldings,suWivision of parcels, concentration 0f~Sbip,
and.ohangesinaceoss· by' .femateJteaded lwusehGlds,commerci.alfarmers) ..·.IPd·ethnic
miuerities.

sigpifieant~Il8G~.l8i. _tiwty ermaye.-to operate (~tagethtee).PatGels.yb. so
subdi~idedaadn(.lldiR'...... Illismall oO··&'lef."e,tbat individuals.·become unwilling to 1111 what
tand.thoY••·~b•.~..'.'~ .•absence of laRd ....kets, •••households'.· acceS$to •__.'may he
coftsid._lyr ,ue.~.•·.Sta8.tlvee···may relY·QA'. ··abseoce·ofa··rQbustnon...agricultural"GtQr~

ee.oopt~stagOJ.¥e·.··ROt .been .•·..QP· · ....··.T.s.····..esealich·.·atte ;tl,·*0,"-·81·.·t.
thootyde¥elGpedUld teat thestat.b~u.84ata~118Qt_i.. .dsample
IlIl¥eyGf_trallJ~a.Sweeeeding_pt_8eIaibetberesearchdesign,pr_sentresultsQf
data.·. aaalyw,.··lDddisouy·.epn.clusio.ns wwch.. _.·be .drawn .ftom·.·this..study.
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4. RESEARCH DESION

4.1INtRQDUCTION

The ~1Tp8I88f tm.,_dl is to examiAe·the eftCowof population. d_tY,_ciai
QP~1tURi ill · '-.t aaQ laRd· tonur_ • mralJaad· markets, and mtum tG ate the
effaetloflaRdts cmhmue8Qldat aeatII to laadfQt fatrning iaUgan4at l De fegioll.
Thus, the uait DfevalwaiQRi, tbemral hou"'W, ADd the broad population ofiat... is Nfal
MusehQldsm·. the C8lltraJregion. 1ft order to CQDUoi for variations ift populatiQadCIWey and
agrieultural'esmmercializatiQll, the survey POplltatioa wunanowed to bo\Iseholds.ia·speoifie
sub~iol in the C8Rtrairegiollt with SlINey aub-couRties seloo.ted OR the basis sft.irl•••ls
of those ~"_.HQul8holds weresampleduQDlsub-county populatiQDs aad.iBteniewed
absut their "'~mic c1laFaeteristica .. aeGUI· toJand. LaGle of_~uty piing
framo• .-alitateel a multi..ltage sample -Ill·witll _.ioll tscbui'lwes w·hiohdl· g.d from
siJRPle raaQ0msampUngat several stagu ill. _ga. As will be di_s~,tbisdBlip

A_lIitated a. weightiagsclleme ftlf tbe~., of SUb.-~Dty stalilfios aad leads' to
OQRsidOlahte .. cempleHity ift the computa.t.ion • interpretation of deseriptive stati_Ies and
hYPQthosistests.

4.2 SAMPLE DESIGN

Sample,ho...hQlds welB.Slllst8d aG~dip& tela three-stage design. The tlufeestl)gesw~e: (1)
PUqi)Qsi~81eIeBtiBR sfsub~uRtiesBorn the eemralr.gioD~(2)pr~babilityprQpQrtwRaltQ size
~PS).· of~d.lllges from sub...couBtiea;and, (3) .stl7atified faa"om sampli.g .(StRS) of
housoholds i'o;m villagls.

4.2.1PURPOSIV,E SEl.ECTION Of SUa.cOUNTIES

(COA) are two factDltS _bat may
YIlQ~~se"s about the inftuonee of these
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~ 8kldedilllpt~ rapid appraiaI of...aJ ·US'-. ",14 at_
· mtUAlpiclap!plaisal were selected by uWng land admi:Bi.rats£...d l.aI
_Gell ill_a of thlceat.,alregioa's six districts toiGentifyf<mf SQ~llti. wl1lohlle
agricultuAdlyalld'demalscaphically representative oCtile·distriaand which eoatain " lignificaBt
area oflUilDland.13 nle~ of survey~ trQm the set of IVW 9praisat ....
countiaeaahle4the ·1110 o-fqualitative wotmltion ~edabowt,them du-sthe'appraisal.

Ed ,or die 24aulH»uDUOI ftg.m the rapid-.raisal wasassiped to a ceDor th8PI)·COA
matriK baaed OR .its _1IaI PD and ,itsGO~ed "-80 'of COA. 'Pop.ulatioR d_ties Well'

calculated tlolD tip.,.s supplied by the .1.1 Population and HQw· IUS.
CQmmerciaizatiQD Qfagrieulture was inferred by oIl&omRg each sub-couDty's proximity to
maia t.WIlI andmaia I'Qad,s QR a map, by,oviewiasquaUtativewQrnlatioRtI.m tbel'apid
appraisal'a.QUI what Dletl•.are gfQWJlaDd IS1d iathe area, &Ddb)' asking kDewledgeab1e
Ugaadaasto classify ·,thelQ~coul1ties as more versus less agrieulturl.llYGOmmercialiled.

4.2.2 PPS SELECTION OF VILLAGES AND CONSTRUCTION Of HOUSEHOLD
SAMPUNGFRAMES

This It of the sampl·edesign was necessary because sub~ounty-level household sampling
frames were unavailable. The goal was to obtaia·'a ..pie of rural households from each of the
four sub-eounti:es, but no household framessted, and castronaiaerations pc their
construction. However, :Iists of all of the villages ill each sub--county were avail mthe
1991 PopPla and Housing Census, and were used to select villages in sub-counties.
Samp·sfor selacted villagesJ wom wbieh households would be sampleGJ 'Were tileR
constmaed,at,.much lower cost.

14 The abbreviations (HH)~ (la), (LL), and (LH) ckmoto, respoctively, high deasity and high
commer · n,. density and low commercialisation, low density. low
commercialisation, and law density ana high ,commercialisation.
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Lilt••f.a_swa~._taiMd·fOf·each of tbe four sulreouatiel.E.aeblill,,,,,.4.defthl
¥iII.tbemb-aav.dlemamber oflK>.useboldstklCealUlhad __atdill,eaeh
viI,_ ·iildeaIRlcas·rural or Ul'baa. VaUagel <classifilldas _aaC.ssul
wele. theli,morder to produce lIJlb...countypopulatioas.ot_Nfai

S_tboromaiaiag.rural viUaaea··.-aiaed,·va,ryins DUmbersarhQu$llhDlda, PPS
SIJl'1P.lw""_IO".~UI.gesia"ofthofQUr"'GQ\lllties.TWaPJf·ser¥edequai
___ pm itiesfsriRdividwd lwusebGldaia the suWounties.

4.2.3 STRATIFIED RANDOM SAMPUNGOFHOUSIHOI.DS

The ·saoond••geofthesampledesign yioldodfour villages in each of thcfQUFSU.GOUOties,
for •.Iew·"f 16·villa .. Samplmgframuw.. coastNcted.byvisiting.eaohhGuseh9Id>iA tbese
YillesRAdliatiag tbe.aead'sllame aad···.. pader··and tho tenure types.ofall·.·1aAd held by tbe
hen. ~·M B&useJa)ldheads wet. available becauHit wuthc ead of the dry season and

the ·.heuaehel.dfieadwas.aYailable, aootbtt·houseboJdmember,aAeighbe"er.dlago
leader.sa¥•..·the besliaiQmlatiQll .' possible. This· listing produced'hQusehQldsampling·.ames
coataioiftgiJlfOJmati~RabcmthGDaeholds'!aAdtenure.

BeeaulC laAdt~~eaAdlaAdrishtsareGeDk. to this researGh,a samplecontaiRiBslilof the
laad tellUlcfQImII.tb.8eattairegiQl1 waadosired. To assuretbis,tbe villa.ge ···.··sahI. gtJames
wefestratifioo'.on·tb.,bUisBf.seboW.s' ·laadtenurestatQs. Eachhouseholdwas·-.ignedto
ORe Qfthe felJ;ewiag ti¥elaoo teDurestrata.

1. ().WMliI= hou~holdlewlling",.,.~IandQ.. l..hQldofanYl••le;

2.. MaiI....ts(MT): ~a·_Itl.teDaIlei.loBmailDlaad;

3.C_~t~aRtI(CT):.bouBeholds~....sQllpublio land;
4.Mi~.d teRure(M!x): hQuseDolds .~. ~e .than.·.QDeo:fthefifst "IMoeteDures

liated;aAd,
S.Ne~.llt teoule(NioPT): bouseb0!4slaakinglilY af the' fifSt threetIDUfI.lilted;

most O€&a.e househQld.rentor.oorrow·land.

Hou.ldsiR····.. th. first ·thr.e···.st.... with' tbe·~'Qf pareels ··tbe¥borrQw.·.of 'FeRt, .possess
laRd "y •• tolW;l•. H.uscbsWs ia .. rQUrtblttat~I&RduRd._llt_O"
po_ttB.uli.._ldaillthe fiftharatBmha~liD.mmQ;D• por_~ed sflollg­
teRBIC.. · afa0CDlsmthatth., boldao~~teDur.laad.Whenasked,t_ysay that
t.oy ••>1 . I..,while thaydoaot any nnnaneat-t8aure land,the¥ea.Geess
to land .•tbJ. a,.lati.e, anomployer,Qf .tbrmalb_ewiagorr.ntal_q....t. Their

they"8u_J1aina.bDUI tIleduratioDoft.beir,...tituati&D.

Once tho villa populations were stratified, teabouieholdswere randomly sampeach
Ia&cI ..... *1WAm ill ... village,~ a~. sample or b0 (10
hou~ from each '9f the five strata) _per vilIap. ·If a stratum in a given village eofttaiAed

"Tbl••r·.•"··.5il· ·.·uesia BUsaaBa.·(lIL)··lIDdofoae.ofta-41.villagesin .lQbinge··(HH)wele
tile
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fewer U1aalOhou••kls,aU of the houseboIda ia that atratumwerese1••,,,lyiagl
CORIUS fOl tIlatstratlJRliRtilat village. The distribution .QflalDple.·.hsusehQldIaGlQlltelWlte
strata _~uAti.lilgi¥eaiAtabie 4.1.

Table4.1:DUkibllUaaef samplelioulebolcll,lJ, ~,villale,·-laIldtellw.*atuIIl;
"impliestlJataeeasusel••lelaoldl ... takeD ill tIlestratula.

NUlDber .QfHouseholds

Sub-lOUDty Village OW8 MT cr MIX NoPT Total

20

34

33

24

24

22

20

24

20

29

41

34

45

27

49

III

128

122

122

IQ· 2·

3· 6·

11 g.

10· 4·

34 21

3- 6·

6·

4- 10

11· II·

l.S 33

lI- S-

3- 4-

2- 5-

2· ,.
II 24

2- 6·

7· 8·

J. 11,. 4·

19 29

15

14

11

J- IS

2* II

8* 1:04·

3· 13

4* 12

,. it

14 9 4&

17 S(J.

2.2 4·1 6

10 9 S·

,. l3

2S 4' 4

10* lO

Kiso.ijo B

Bukungulu

Kato1elwa

Busunsuli

KisaJizzi

Kijwa

Kiw. Cntrl.

Kyetume

Naayuki

V:_L ..ftM:JWeJJa

KalWlduka

Kakinga

Nkandwa

TGtal

Total

Total

Total

Busaana (HL)

Kabulasoke (LL) Bulwadda W.

Bukuya(LH)

Kibinge (HH)

There are two significant features about thefi8J»:es in table 4.1. First, a large number of
customary teRaAt Ids was sampledia oRlyBusa:ana (IlL). This resu .' ··from the
seleetion of sub-.eouAties from those i8cluded in the rapid app ·saI. Sub-Gouo· for the
appraisal were Ie partly because they contaia agnificant areas of mailobinge,
Kabu1asoke, and B,u are comprised primarily of mailo land, leaving only areas as
public land. BUsaaRa,Aowever, wasAOt cleared of tsetse until the 19S0's.. Because of
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S_., • ,GORIUS of0_17. mixed, and no-pcrmaneat.-tenure housebglds.wastlke.ia·I1lIftY Df _

the vi lei. lA·add·itiera.,. eases· where there are more tIwllOsampled bou~ia••atum
is a .¥8D wi i.4iGate tbat heuseh9ldJ' .... ltatua as detcmliaad dwing the iJlterview
di•••ed Domthe temlle statYI _gned~~tiQA Qf the samplb1g &...s. The
depoe efawdl misassigllmlDt Bsef isURknowa but tAought to be low.

4.3 DATA SOLLEC1ION:SURVEY QUU11QNNAlRES

SampledhoUseholdsw... iateMewid be... April aad Juae of 1992. The resp.mlllat was
USIIthehDuaehQW.headt but wb.nthe bea4'wu WlI.vai!able·ev8Rafter fepeatld.letums·te
t~~_, IAOth.mdi¥idwd(uaualJy a ,Musehoklmember) acted as lespoldeAt. Of 48J
respD8dCDt.,J2 (appthll&imately6%) were not heu,aeho1d beads.

TWG q~.wRllaireswOle u.· ia the survey~ Firat, &o,,·overall· .uS8hold Questi"..ail. was
admimaterldtua11 Mu...'ds ia tbe .sample regardless .·of their land tenure. Qucsti.RS ill the
~. q"estionaai,le ·related tOSOQefal infotmatign,iacl,udiDgS.i.~ao,mie

ehlfideriltiGI ·.f .tlle.u·sehQld, porco"_ abouta;cess to laad in geBlIId, lAd the
••SB ,'sagriQultlBaiplAactius. The tiuI' .siOD oftbe house.ld qJ.leatwRDaileia\l__ed
tbehousehQI4's .. laad 'kr S, listmg all _eelsbeld by all·membellof thehQu,scbsld and
ideatifying:tbeil'te ingremedand,.bQnowedparcels)..·Seeaad,ap.Gelfi Qrmaile
wasadmi.teID~"h,p8(cellisted ia••usclxMd'slandhQIdiagsiD~.DtGI)'.The type of
infQrnlatioft at .each,tenme WIS· CQasistcmtexcept··forCDar3cteAistics llRique to·.a
particular t of tellule~ For eXlample,qu~ fIPOCitic to mailQQwsership, such·as whether
the I_ is titled, w«eRlltaskcd for Tllus,therB was 0aeo~erallllotiBehold

qJie:Iti.aaaill fel o¥ery hQusehold ift ., _.parcel .qu,lormai,efer AChof tile
pafcd.l1eldbyeaeh~._wd iothe sample.

Copies of the·· survey q:U8stionnaires and a detailed explanation of survey procedures can be
found in Appendix C.

4.4.1CO·M·PUTATION OF WEIGHTED MEAN_AND VARIANCES IN SAS

The Itl!af~ ation of the sampling uames IIlve h.seholds in differem strata ditTerent
prDbabilie:f selectiQA into the sample.Wai.tecl at.tisl,iasmust beealoolat.d toaGGOllol for
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this. A vatiety of built-in pr res in SAS compute weighted means aDd variaaces, where
the weight is suppliodby the analyst u • coIumaof the dataset. Tal' wei ·means
formula ia·SAS is

ave. =IiwiXiIIiwi, (4.1)

whet_ W·· .. · ela~aegatiYe wei••··... observalioA (i) ill the.· dataSd,·'." is ..
i· fIblllr'Vati_ ·amI "a'Yew" deaotes • ·w.,-od ··mean. EaehQbsewatioB .IDly have a
umque vf the w·- variable,or _ ··oburvatiQAS may have tile _~alue. The
dOBemiaatElfeftlQUltiG84.1, which is the sum of the· obselVations of the weight variable,
DG~ die we-ted moaafQrcases in which· tbeweights dODG! sumte OD8~EDSS aU
ebS8l"VatiQus. To use this SAS' formula, there •• ROOd <to derive meaa andv~ Dlas
whlGhlletb_iens of aI1Ql.I"Jd~leyeiw.alttapplicldto indi~idual OBservations ef.s~ific
variabl. ~humaJmCQf Iaad. holdillgl _.

4..L2DERlVATIO,N Of SUS-COUNlY MEANS

(4.2)

Bee_shed e ·swere stratifill! belGlI boue_ld.lwel\e sampled,_h,wBag'meaR
is ...... .r tftestl7atDm ...... with .. -ts beiRS t_pr&~. ·.r the
viii iaa .iReaek stratum. THat __

aviv == ta(NJNy)*'Vtlt

:::;. (1It4)*'LNt*avCt, (4.3)
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whel_.,,"Ii••s t.tQtlJ .... of houseboldliaa_I~,"Nt~J<i&.tallU__ .t
_ .... ;.><.•,.1..18(•••, village>. aad "•...,"iI •• '.aa•. 'f'••

the; _lIIt.....es in the viIIaae.(tM·diIlge ....erat_e
st,at_i••"pl••v-.ageofthe stratumobservatioos, whidl,isgi¥.~y._.4.2.)

Use ·ol.P'I ..~ •. _· .•__..~ widU· a .•.~.~ ...... 1fIl-...­
pr.abitities for the MuseMlds iRthe~ (u'lliilthemtroductienS whiGhhu
beeRaooouatedfo·rbythe.weight in8quatioA4.3). ~efore, tbe. su~oouatymeanil.~enby
the simple.a.»el7age QftaelRcaRs oftho villagoaintbe sub..eounty,whiohis

(4.4)

where "aves" denotes a sub-county mean.

As. _wa.by ••~iGR.• 4.1t .itis.aeeessary· tQ,··4edvo aweightvariablo ·whi•..w~.·.plW.ill
theSASw ·.a....f0mmla(oquatiGR, 4..1), wiUretleGtthe.~pu.i8ASe»p,elsed i.
eqJ..latiQlls 4~.2., 4.3, ...d~.4.C._hiningth.. equa&ions to derive weightlf0f useiDthe SAS
weighted·.·.m..uspreeedwf0•..gives:

=(1/4)*tv{(llNv)·~aNt*av.}

== (ll4).~y{(11Nv)*(~tNt*(tiXiln.)J}. (4.5)

Moving ·constants (Nv, Nt,· and·1lt will be CORSlaDt UfO$S tbe Xi in a given stratum in'a given
village)tlvoygh summations implies that the wiasweight be applied to ea~hgbservatioo

for £Omputmg.the IUb~,nty meaR ofall tenure· strata:

(4.6)

Equation 4.6 indicatestbat each ooservatioa'. weiPt will be a functiono(the aumber of
hou,sehoIda cd ,theobservatioa'. 'WaUnI m,the tetaloomb8rGfseMlds in
the observat tenure stratum, and the 'totaI·aumberefhouscholds in the · .ge. III the ,ease
in which a census of households was tak. witbill agiveA tenure stratum, Nt == At such that
these two terms -in equation 4.6. lftbe desired mean is that for a specific stratum at the
Sulrcounty level, thea equation 4.6·redueea to

(4.7)

Sub-GOlAlty. for, various sub-groupl, 81Gb, &I' mal. and female~headed bouaehelds,caa
be delivodin a oomparable fasbiOll.

Equations 4.2· through 4.S.appearediD .the lit.... discussing sample designs' with· oRly ORe

stqe. 0. .-pIe CJfmu~Rap~ • .PH . &at • first J WU '-ad, but
it did ROt use,StRSatthe later stage (Scbea&fcr It at. 19&6). However its autAolsGiduse·tbe
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_ ...bati'uti.a aPPIQ_~IQ)'edhere to derivccq· •... 4.5.4.6_ N_tW••s,.
IS.. • that lea meaDS in a siAsle-1taJI c¥in amulti·ti...w.,k,
with ..... lI.mklw....... mtbedcsipbr•• ·iato '.lo'lolfQlmUlas<as._.Itf.tod
abo••) <may be SlIPM,·altboughneitber tblliteAtUl1 80.. lGG11expPtachaUengetNs
procedure.

4.4.3'·DERIVAlaoNO' SUa-eOUNTY STANDARD ERRORS

EstilMtedstIRQalidenQf.·aFerequil-ed for ·~·Qf. mBaDS. ACCQldiBg·.to· ...er,
Mend~_Ott(19.86),wbenPPS ...., ia usedtosol_du.terl(e.g.,_.gBS)of
pePJilat_"~ts(e.g.,housebQl.ds),·tbevarianceofthemoaail atin1atedbyweighted
squ8lteddeviatiQaseftbedustermeans (ave.) tiom thcira¥erllge(eave)

V(avCPPI).= Il/(n(n-l»]·L[.v~<.cave]2, (4.8)

WhOf11 ",," JIOwd••eatheaumberof old••. select.d using ··PPS sampling. ·1"·.tbo case
curreBtlyuaaere0ftsWeratiQfliAwmeh four ¥i~al.. w.re selected by PPSsamplillgia.eaoh
SQb~QuIlty1equatiQft.4.ab&cQmesthe ostima'. vuianceof the sub-countymeaaIQ"ean be
Fe-Written as

(4.9)

where "av_"and "avev"are given by cquatieAl 4.4and4.J,leBJ.liecti~ely. 'Fh.estimated
staDdard,do~iatiQn·isth_*;uareroot·ofequati.4.9.16

Thus,' ·who.a... sampleil,.··scleQted·.by·.··first ..~•. elusters(vi11ages··.,iRthis .su~ey),······.tbe··ylriaace

oftbeesti..1Odmeaai.hsld to depeAdealyea tlled.~iatiQft0ftDeGlu... (vi )RleaDS

trQm·tQeir.·mea&S. Thi.·l4ulOslGmecensideratiaaa..c·.to··thopQints·...proa~thu,fw.

4.4.4QAVEATSfOR THE.INTERPRETATIONOF RE$UL.TS

TheaQtiQ8that,iRtbe.GascQfPPS samp(ia&variaaeederives&Aly frQmdeWttiODloftbe
elustormeaRlfiom t_eirav.fageAUsestW8~:(l)biasQfvariasGeeatimates;(l)
dE.willg _lulioRSS.ASQulpwt.

First, in PitS S8JBP1iaa, a "random" sample of, .,. 100 households is selected lhr:ough a
random seIectioll of du·sLers of thepopulUlolI. Thus. while the analyst claims that l sample
households sent a given population, tAoIt households were actuallychosoA·in a much
smaller D\J of stefs which is said to ,eaoat the population. The smallmamber of
cluster:l relative to number of sample~ _ the effoot of ,.,&aatly reducing

Jhe.... olseedomin the equatioa~~.~ is possible~ dlis may paerate
variance estima that are too small, thus biuins aipi&ance tostsand signiticantlyincreasing

Hi Il,. ~.limittheGr_~demars..avoSaud av'W _ be estimated ·~dividing
V(a••S) ..d·V(livov)bytbe $qllalorQOt.Qf.aSaacllW,respel;tively (O~t 19;8;B).



thes"'o:fmistak. 'I:-,g AUII hypotbesea.AsI.~jl(19U)I••""<"'w"....£_. ;a -.elu:..-Ito be relatively1a8m08.~PS_ _ ...
pl••-,.,"'_ ~ of the same aizelt (p.212).. H.we¥8f.the '.fbiu
mthe_•• aadtofole the magnitude ortioqupyofeaQfliR lest$ate t.
(SwClt·199l).

s~ wll..···SAS··i•.•··Ii_ ·to ·.eempute woi~· ·meaRs··and·varianees ·and······tQ.~t·.iarther

anaIyse·s usmg<thQ....stati.lties, Ihebuilt-in wei_ad variaaeefoamula whiehGOn-8sPQfldstothe
weightad.m_ansex.pressiQais

(4.10)

where d=.1
Of d== Ii'"
or d=1l
Qr d·ztawi.·...···.l,

and ~'n~.theiR6ti~ohsewAtion (uf4lposcd loa cluster "jaw), "JI" i&.J!lo~
Qfsb~.· s<g.P.~ tQtAeaumbor.~), "Wi" .istn.obseNatiQ.'s~a1".Dftill
weijllt va: .... ad.·•.·~ . ." is theSAS~.mean giVell b¥~uatioJl4~1.1'he")'Sthu
I) Ii· ~\VertGllt.rthisbuilt-in .pr.... throughselootionofthed....aatorin
equatioft4.,.lO·ftQmthe iSDtQffQurchoices. 'Th8weight ·v_riablellWltbethat·usedia.tlquati011
4. t ".'.iaitml~t~make SAS' w.' _~ef$nnula~ujv~~~..ma4.9.
Wee tod.••lianee est,i,matesoe:mputBd bySAS deri¥e··fitomdewatignsofindiWiualdataset
GbSSNaU•• uom tBeQ,*olallmean,.·ratber ·_from de-viatioBS ofelustermo8Rs<ftGm their
average....Weighted variaooos" CQmputed by US' •.collad_rably.~ft•.th(l."lJlputed
ftom equatiDa 4.10. Thi,lfesultmaybe6ltto ,abe,.. 'f'adabI....·fGf.
eomparisQa.However,siooesampling .thcory ..... that¥ariaftCtS oomp.t"dlJsil1g~~atiQD.

4.10IDaybeta0small,S:A.S' weigl1ted ~.at loutlOmeofwhi.cb are.~•• lJRaJler,
ougbttobe.,spoot.

This has impliG&tioas for conducting multipieGomparisons of means using SAS or any other
method·. AI theS manual·DOtes:

The multiple comparison testa were ' for [the unweigbted]
situation, and. thestatisticaJ behavior gf tDoM w . derstood. In
less 'eommoa situation of using a I, [tReSAS. proced,
computes weighted means and UIOI the wei . ,ns in tbeformuJas shoWJl.
The statistical· behavior ~eis_ welkmderatood, since the m
aliDparison t8S:ts were designed for the situation of unweighted means."
(p.p. 941-2) ·

It ....... thatlllultiple,coRlpariSQlltheory_ ·...weJld.-veloped (DrtbolitaatiD.Jlof
uBweightodm... lalt_ROtbeea .¥~ for w.,••dmsaas. Thu$,itappws that
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stat- r ~has ItGtadvaac8d sufticieot1y to assure validity of the ScAS· bWk-ia.~
or evea,the applicatioa·efequatieR4.9 to COIIduQ -..Itiple cemparisensof~meaM.

,lIdelipaeces*_ for dU SIINoyby the .0__ •..~
sam ...·and Reed to stratify tbopopulatioa by tcaureiDtrDduces aJ8Iems about
the ••tisUeal_y...· Med«lto test h~... The " ••matems ... .-Iy Dem a
co_ abaYt bu. ·mDfe·3eAOfal1y tiom what ."..-. teba ··a sray &ream· atatiMiGs~,
aRd i.B·iaecoa·able. Thus, whea 4oJeripdvestatistios are Ilresellted,t.·· should be
o¥aluatodepticilm. III the data anaI~ ·__sions are drawn from·,egJ:_.oftresuits
rather thaR fJomrelatiGAlhipl betweea~y means.

4.5 A [)ESCRIPTIONOF THE SAMPLE

Ofthe 4&6.DollSlhGI.d·1 sampled.&CeQfdinl kJ.:. multi~ltage·design .desoobed, three oould not
be iRteMawedandwere Rat repllGedia the .-rnpte(respoalC rate was about 9994>. Three
other_u mlds were·latef· identified .as'. outW. OIl iaoome or afea ...of landholdings· Uld welte
dropped fromaaalySBI. OM Wa1991iaGcNal· of 2,926,500 Usb.i ., when the other .sampled
househQIds' ineOffiCSlaRgld faiJJly GontiAuou8ty ti., zero to 626,000 Usbs. This was a 10­
member·hauaehQId ·,esidiagin saana (HL)QD a 4-auremailQ tenancy and owning 2S:0 cattle.
TheheusehfjJd'.· _~G. of ·iJlcamo in 1991 was milk sales, wmsbge••,ated
appFO.....' 2,.1 mili8tlUabs.

Two other households appeared to be outlier,beoaule of the large size of their landholdings.
Both reside in Bukuya (LH). The first is aa·olderly ·widow who resides on 1, acres (2
square miles) of maiJo land which belonged>lolaet' late husband'. At the time ofthe interview,
the deceased's will ,had not·been read, and the·resj)ondent·did notlmow how the land woukl be
divided. Her inoome in 1991 was 7,SOOUsha. The other was a mixed-tenure household headed
by a 3.2-year old man. The.·household.oolds throe pateels.ofland w total646acre&. Two of
the parcels are mail0 t8RaRQies of three acres·each. The third is one. square. mile of mail0 land
which tAebead i,nherited jointly with his two brother•. It has never 'been sub-dividedbetween
the three, and each brotber oonsiders .bimseIt·l8· OWD and have access to the entire bb.ldc. This
household earned appf':lximately 520,000 UIhs d"riag·1991. Without these two households,
the land holdi variable ranges from zero to 140 &£res.

Table 4.2 presents some descriptive statisMs of tho households sampled in the four sub­
counties. Tab,le 4.2 does not present any uDeXpeaod • rmation, as similaritiesaRdences
between sQ~oounties are consistent wilh ~.ns. Househo:ld size and e -tio,R,
aver and eduGatienlevel ofAou&ebQWa.... aadthe a IlUmbersof parGe1s to
which ·housohoIds bave access tend to De ·uAiAvaa "'OIl_-COUftties~ Ex eG:ACeS

appear in in,s size and iooom8. AI eel. ' :,Idings are smaller in two more
de; sub-counties thania the two ·lilSS densely POPlJlat«l~es.

Interest- within a fixed level of pOpulatiQR (i.e., eonsidering onlyt densely
settled ~CCMlnties and then only the less deRaeIy_ counties), both average income
and average landholdings are larger in more commercialized sub-counties than in less
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__eial"~.TMserela&ioalbipl wiII •••_ .·aad··di_rllOd· ill .....
detail.theReat _ptlf.

8ukuy.

Number ofHH'. with· male heads

Number ofBagandanHH's

range (people)

Average ageofHH bead·

rang~(years)

.~

ranae (par••)

Average acralHH

range (aores)

#HH'I~ ..~

Number,.,'.",of.. ~... in samn,le
'~,',', ',' ." , .'... 't"

(HH) (1&) (LL) (LII)

118 122 III 112
/

90 10519 lQ~
..•..

~lQO n 161J

5.9 5.& 5.1 4.5

1-~1 1-11 1-16 I-JO

41.2 45.3 45.0 41.2

4.4 4.1 4.iC) 3.4

1.9 1.7 Ij)1..6

9 U 13 a

N..=.~~~"-.........................._ ........__11__a_~_2......3...... +--.............ao_',_~~ 8.......,;8_,_ ....

NlIDlbor· 6 74 13 8

Numb.er of aroell 6 21 0 0
......----------I~---................~--.. ..................-------___II!O__-........----__

Number :~ed~_s 31 39 4S 33

:1.1 2.4 3.3 1.8

18"I1H".-' hGusehold.

19
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5. DA,.AANALYSES ANDRESUL,.S

5.1 INTRODUCTION

Laad··...k.·.w8llW ..·.•·.examiRed 8ver_...14eaIIy, .a.researcheriJUr'.stodm.·.·IaRd· _ket
eVQHlt_liIflderiflGlj_iapopulatiQR deuiIy(pD}wouklswdyaspec g..area
and ..... :8ADIlaI~Bfporiodie)data08 ......... ofparcelsacquir•••up. _kelt
trao~lbegiBaingiAl.year when settleaeatwaasparseand oontiuumS.·tbroughatime of
msohhipr ._deme.. deRlity.Acomparableaulysis .could"be pcPol!mOdto study
relatieoshiplbetweealaad mukotsaAdthedop.ofC(lJDmercializatiOllsfagJieUltwe(COA).
IBan ueawith>anaCGUrat.laad rogilUy,sudltimeaeriesdata wQuldbea'Vailable.Asanether
pos.bDity,.ar....eh.rosukf .. essentially creueatimeseriesanalysisby. repeatillgap17mous
laadlbatkeiatudymta.. same··area ataeveral·pointI.ia:tilne.• In a developing' CQuQtr:y,however,
ale...,eherisumikelytQUbt_ time .serieI·data *eugh e.ither a land registl)'Grfepeated
studiel&t·aspecificl~Qa~

1ft ·Ugaa_tnelaAd· ·rogistl¥···Bas· ..v«··..boen···up···to date..Market ·traBsfers·oftenaooies .WeFe·not
rOGOEded·••ause.··to_illwere.aot· ·registolMproperties.Most.ofthe reoords tbat·.w..e kept
were ~G)t~ di.veW~ Qt ••dwinJ·.dae two d._s ef wvest. laa ··ti,.· though
&tudiedGeQtfaIU~ltll_teaul7.aR4 ···Iud·· markets ealilier thiscenwlY, ••neefthem
deGUmcnto4>thcirJosuarrlDsitessufticieAdyto.aUowrcplieatioa ofthcirstwaiesat the same
locatiORI.Atia\e -,.e-taaetoou!d have_. CQRstIQstedbyaskingresPQnd..tsin tms
suf¥8yte<r.pol1a1I~.riBbl,esfar o¥ery yearof'.theirAQuseh0Ids'exlsteBce,butthlswas.not
attomptadcluele tbc.e~tlfaBf0B\i;DAI)' respo.....ecaU.·itwouldbavereliodQ;ll.

Alternatively, across-sectio:Jlal approada was taba, II'ld st...dy· sub...counties were chosen ina
way dtat C0Wd aHlCOi proxy for time. ... areas a rally become more PQpu1ated over
time, Iow~PDsub-co1Jnties ·might represent __ vnoDS of cUrfeathigh..PDiUb-eoUAties;
that is, over time, low-PD areas might be ~pectod. to develop into high-PDareas. The
assumptiQQs· .ia\p.1icit thi.s approach are·that rep.at·growth occurs alo-nl tbesamepatA aod
at the ".in <allareas ,regardless oftMir topopaphy, eth-rlic mix, or other cl1araeteristics,
aRd that tedutole ;i:'CQRstant &Oross areas. AIry iA&erpretation oftbe results . in this .
chapter mustOe. tempered by the know that, '. in reality, these assumptions do not
necessarily hold.

Chapter tbroepFesentadeleven hypotheses about nar:&l Afiican land markets and their effects
on boweholds' access to land. The hypotbeses(udthe chon of this 'chapter in which they
are diclCU ) are:

2. Individual- ;tioll oflandrlgbts increases indi:vidu*'IBIld tonure security. (sec. 5.3)

3. Laa4 matkets emerlc and become more _tv. u PDQcCOA increases. (sec. S.4)
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5. Laad..ketaoti"ilYi_oasesthe degree offtapentation· oflandhQldiap.(see. 5.6)

6. Land..,k__.lYiR«eases~bdivisiGAoflandparceis.(sec. 5.1)

1. Laad market aai"ilYmcreaseBOOnceAtr'" of luldownership.(soo.S.8)

9. Land ..,kets .. impr0¥caccess· to landbytraditioRally cxcludedind·iYiduals·awb·.• " 'women
andetlulio.lWrities.(sec.5.10)

11.Laodmal7Qtaoti¥ity>increases .the incidence of fixed-place agri.oolturaliD¥••tmentand
yiWd-el'lhallciugagnsulturaJpraGtiees. <_. 5.12)

ThcS8hYMthesesdi~id.1Qgicallfiato twoeatepries.Thefir$tGatego·l)'(oypetheses 1
thl70ug J)CIJDtaiRs .Qlhelel about tbcprQCess of individualizatio,g ofland·riglltsaad·tne
emergetlG8,.flaBd.·.~kets.The. seoood·· Cltegory (hypotboses··4through. 11)··....ltl of
hYMtbelBSahQut·.·tb8,tr..ts9flanslDltket,oporatioa. However,. ··.••aQboftheseh~theseswill
be.·diaeusaedina separat.aeeti0R oftbis·ebapter.

Verybrie6y,themaiAthemesoftheresuks ...:Firs&.andnot~surprisiagly gi¥enUg_'slaAd
telW~e·hist_,.. a1lfQImI .. of land ·.teRU17emtbe ·"ralregi911 ..a:ppeartg·be·.·highl¥.··iadi~dualized
and·.·IOGU'C, ·.tbei*li~idwalizatioR· does........ to.,.· ·related.·to·land ·teD~e,.··PD~ .... aad.· COA.
Sec_ad, _I. support the tbeGIy tbataad ·mwketadi\'ity i. pesitivelyoorrelated with
PD up to ·.....osMldle"elofPO,~.. w... aWfttyMJoues,_thatland market
aeti¥ity __withi._asodCOA. Tbiat4~iiQAOfboldiBgsaadp~G.I_appear
to.be·i~by ,,,,laadmarket,althGuJt·it·is_I_\vDatbef .they ··haMe... le¥el&
thatw ·,pldoagrieultul"'alaeti.y. ""·.··~.. i~t.Nl.w~_si ••_

mllketathall<tbo.>with less aoti",. .1aAd .'.~ ... _llQt mucll landm.ket..4eri¥ed
I wuf0UA8iathia survey.FiftI\.. .......yprow.Qe aaimPQrt_.. elf
a_lI·tD·laadf&rf.male-beadedbou~ Baad·co,mmercialfarmlB7l.: Iy,
·iIl ..1 .... aoi\lber teADr. DOr .. ; ". ·wllfouadto e•.ertapatG.__

f1 .p lees. Muchmore can· be lIidllloutsbesep«)ima, and each wiD bed.ussediagr.. iRthe ..ti.08swwcbroUow.

5.2 PD, COA, AND INDIVI.DUALIZATION OF LAND RIGHTS
"Ind.;·,'-.-' •. ef " .. br d __ A 1_, -all .. _L.". ,80 . S 11& . OIl .... ~~pttespec:l. Y.HlanarGl,IUwIIS

ceatral with several forms of teDURl. In dlitrcsearch, "iRdividualization" means the
assertioA .of ·ts, or certain cri~rights typically associated witb fieebold tenure) over an
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.... rI"hyuilal.iBu,aI ;,._ or haulelaoW .FuUy··WiMi"~l8a4ti ..w..w_
aquiv:aIaat '_ I ill which individuals possess or .1 use ,Ii'" .....p
ri"~ aM •• epu,••• to IReland, widI poasibM CORIU'aiRtsoBtheeKOSci...f~rightl
•••edDAly.•eughi••emment·reguiatioa IIlCh u zoning. ~DOmie t~ .$It11at, II
PD Of C _I..il~eseconomieaIIy beaeficial fQrindiwduals to cWm.r"gly
i.ilidualized.rights· a"Of partieular ·u:eas oflud.

The pi"" Df iadi¥iduali$l.tiQD wiD be aradual ....r than illltantanoouI.TlteI. may be
leaMY~ af tfaaaitiao during which various. ·lIDdrights &readded teer dtoppedtiom
mdi~' buRdies, ,relatiQ;aships'betweoa individuals with res;peGt to 1_ ,allchangiag, lad
seIDe pac_iRdividuals,or t)'Peso! parcels &r iDdividualsarefavQl'"edQ'Ior others. That is,
thedegr-...fmdi¥idwdi.,ioD ,may vary among iDdividLJal land hQldersaad p .palmeRS
types sf parcels, IRd these 'Iariati.DI1S may tIMmlseIvesshift over time. This t.....iti,Dapenod
may b8 quitehy, ·btltu·PD &Ad· COA·increase over time, bOld rights willgeneraDy beeome
mDlTeiRdividlHd

Based ',watbisplTemisl;at any PGim in time, sub-countios with higll.PD· .and/a....highCOA
1h&sld ·peater iadi¥i,duaJizatiQAof Iud .nptsthan those with lower PDQr CO'"
lit lII......tBlIQUuB faetQfSmiMt illluo_tbe oross-seetkmalrelatieftlhipbOtw_
iadiwia_.·, PD, aadCOA. The trendtaward inGreasedindi¥idualizatiaucan b. eXpeGted
to·OOOQITElRall·.tenures.

5.2.1 LAND RIGHTS
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FJ14_.oo_tlo(J••n_ ferrigbts 08 mailo _cuItQmaryt~paFcell" -giVeR in
taWesF.I8i84F.2i11api F.Tbere was extreaaolylow (erRO)variatieaiarosponses for
se¥8E.uri.tI. ..F"'e..pl.,.eapondeatl OR bDthcust~··. maiIo tenancies
0\1· Y aMI .tlleyposaesa feAcina .(FENCEPERM)aadwood gathering
C/l D)-S80tWrpareo)s.Otber examples call be seen tMQHpm$peGtiQlloftables F.l
aadF.2iRapp.dixF.Duetothislow variatiOll ill the resp<>RSesfGfseVOIalof the tenancy
rights,omyasubset Gfrights on custeawy and nlailo .tenatlGies is used to analyze
indiwdualiatieA.

S.2.2IN,OIVIOUALlZA11·ON

Iadi'Vidualiati8R.fl"· ...... t. is hMPOtbe"te be greater ulld.erG.oaditiQASQfgr_.rPD·or
eOA. or..~. elsa ..~..,.basedOQ PD,1aRd rishts inKibinge(HH). shouW"betbe most
iA4i~ IQloVl-. ~(HL),Kabulueke (LL),and Bukuya~,in*hatorder.
Basedea COt\,lamlrightsshouldbe .__.·iPdividualized in I<ibingetban i.Bu...., and
more· iadiWdul1izediaB.•k1.Iyatbatlm Kabulasoke.

Rights for w ·ft the response,s (as ShOWR- ia tables F.t and F.2in appendix F) had little or no
variation are not -.d. Dropping rights. whose responses have no variation left in the
analysis iiahts which ~PtOe thought ofu -.~' iDa bundle ofrights. lbe&e Udu4e:
riP's tQ .. t· and GUt tr.-s (pLA.NTTR.Bl!S, ClJT'lJlEES); rishts to .Qury dle deceased
(BlJRY); .... ~:cial Fights of diggiaalaRd, day, and grillwl to sea P)WSALB)" aBd
m,· brieks to seU (BRlCKSALE); the~ rights to give away (GIVE), rent out
(RE :, pi , and sell. the parcel; aJV1.. nPta to others from using tpaths
(OT P ) and eGll,eeting fire wood (0,0) aDd water (0 TER).
For mai10 ·tenancies, this ·illcluded the ri s to exclude the mailo owner .from
grazing hi,s .livestock (MONOGRAZE), usina paths (MONOPATH), cutting trees
(M 'OTREE), and GOllecting wo.od (MONOWOOD) and water NO ~R). The

.proportioas. of customary and mailo tenancies·on which the .holder bas each 't in
tables 5.1 and 5.2, respectively.
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TaWlS.I: Wallbied , ••~ of cllltOPl8rJ ~.,., whidl. HIder (-liaMl
-yes" IOF theriabtiadieated, tar .. tlUAtl. TIlt.umber efCII ., ....

..,led••~ , ial'iWap, 14 UiauJasakt, _liD Buka,.

Rilht

PLANTIREES

CUITRBES
y

B KSALE

DIG E

GIVE

RENT

SELL

OTHNOWOOD

Kibiucc(llH) Bus••• (IlL) Kabulu8.ke.(LL) Bukufa(LH)

100 93.. 1 61.S 11.6

100 56.8 54.5 SI.6

38.3 14.5 100 100

100 11.9 69.2 77.6

100 84·.2 69.2 64.6

100 81.3 92.3 64.6

100 91.6 92.3 90.6

100 91.4 92.3 64.6
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QMIl ....»'OIQu,., t,&di•• Atiican~ so'. ·.··.faGttbatat e...ftllesei.
~.wa.tiB· t.'fDa.t. it _the riPt to cmude"ffoRl~~DA.
,_GeI ....y ··with··lUltomary teD8Dts' PQssessiQAQftherigbts. teplaAtaadeut..•ees
oa tb_puscls.

It.,paarltbat"w~"teaurem C8D&rII Upndais todaY".eMed by a very
CQm~"'~1 ·>aad.·faiex.dusive bundle. rights approacHing that oftfeoh0ldteJiure.
Backpeuaa.bto~ and laRd tenure lit..... iadieates thatwhileeusotllalY. tenure in
the _raJ IlgiQIlRaa <_been widely communal since the earlicstdeseriptiofts, it was not
aJways this hi indi¥idualized. What is observed at present is. aRtwQlvcdfoJmQf custoDUll}'
t_re·.·wwGhisaimilar.te maiJQQwoersbip.. The.iAcreased individ..izatioA.i.cust.ll\tIqt....,.
CQuklbl,uth.ryF.di~arespoASeteiaereuoainPDaDdCtlA ..d1at.. have_fled
thfou~t.the..liea..·ALlem&tiv.y,.perMps customary tellants, .upon··.reeo~g .....fitltD
mailo·Q_rl·ofCQ~pteh.alive 1_ rights, beg.. to .claim·moremdi-vidtializedrights fer
themsell'es.
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Table 5.1: Weiahte4 p,a~.1fmaiIe ten." ,.wIaidI tile hal;der·lUpeadecI(atltriltat~

-1"" fer tile .'a·htiDdkated, by "Moullty. Tile JUIIIIber .r lllailel 4
.u: 118 iaKiWB11t 13 in BU',DI, 10 ia Kaltul..ae, aad Ilia B68)'.

Weighted propertieD parcels ..ith therigbt

Right

PLAN'ITREES

CUTfR.EES

BURY

BRICKSALE

DIGSALE

GIVE

RENT

SELL

PLEDGE

MONOGRJ\ZB
MONOPATH

MONO~E.

MONOWATER

64.6

81.2

57.9

44.3

S4.5

55.2

26.2

41.9

61.4

37.3

47.8

17.1

9Q.7

32.6

B'II••nl (IlL) KabuJ_ke.'LL~

52.1 S6.2

31.1 41.1

96.4 11.3

51.9 4&.3

42.1 11.2

4.1.2 5J.1

SI.O 40.7

1.9 5.6

..3 1J.3

I.' 10.9

Bukuya(LH)

49.4

85.1

.S8.6

57.&

.71.~

3B.l

11.3

21.6

15.3

3&.0

4.0

It ma, ·1Kt· aRat tbe ,Fes ill table 5.2 Chi. ambiguity. If t. out_ WlWe

stlai.rOfW••~ .tbollt_tl.would .poIICII ea. peater pImPQrtioRef mail. tCJlallGi81



ID ·.iR._..r ..IH~ Howfi., cbisi,Aet·the _. Iftlw.••~\UItY
~.P"' •• f"" right, it quickly Iaecomu· .~tbat. ...... ',81
thl tIltt··tIM_g._lights. For example, the highest .pl. rtioA· 'ofmdgteaaats in
K~.{LtL)_.I- QU,t·their tenancy while dae highest PfO~_ ill IOW•• (UH) _
GUt B.-ud the · Dpert_ in BIISIa. (IlL) can bury tbe deceased8-ft Uleif t8R8AQies.

laterestiagly.- .ofthe eooaomiGallyimportaAt riabts (tboae that geoearate returns 'grlaSh fIow--te
makebrieks·f~ sale (lRICKSALE), dig" Of gravel for sale (DIGSALE)., and \Ieat, d, and
pled.S. the tenaaq), t"lowest proportioa ef maiIo teDaats who -.eaR exercise ..., except
~gbriGks for .,isia K.ihinge (HH)... ~)'rankingsfQftbe;ri.tsta and to
elf" die~&I ..~.f!&lrQf Gar" (pLBDGB) _caGtly ·.tbe·J.~«.,8fthe .,....
ofthe~aties.lkhil-tIlaI tho ......iaa providB4bYISQAQmic theoryliAleSS ,it _
bel, by mai•.__s'seeWIlg w _mare iadividualizedrigbtsev.'- tenaated
land f0r_Gia.l~ ..tad pP_ses bylimiUag tenaats'rigbts.

TheopposireappcaJ\s ·18 be tme f0fexcWsioArigbts on -mailotewmcies. It ism-labiage (HH)
that the gl!eawlt pfQM'rtiGll0fmaiJo tenaAtl PQSICtII all of the rights exsept that tl> exclude
Qther.tJealltlllectiagfilewQed 00 the.~ .(OTHNOWOOD). Tbis helds tl\)fteolDts'
rights to oxelllSB I'VIB t_m.ail" Dwaeri:_~ uses (MONO...). PeFbaps it is ••GlusiQR
'nk+ .,' .•. 1..:"",1..', '., '.' , .... '. . "",..J .• . . la'; :.ftft ,L__ _~_1;: '. ..'. ....:...J., :..J•••I:_.....:...I I;..;......... -oMa.... WltMill: ,,,RanIs GaRSlIeG.~ III c WIICII KGfijDg R1Q17....1¥1W~ ..._R.~..

HDwe¥«, with.lhe .~~"pt4~i. of the right to .dudeothe.-s KQxm oolJectillgfile-wll)d OR the
ten~ (OTHN"'O lbe eXGlusiQB riMts can ooexeFeisedClft fewer lao half tke
teaaBeiesiamost 'IUD~GQuuties.

Frem-the ••ros in.l,es~.l lAd 5.2, it ap~1 that, ovorall, tho'degee ofindilisualizatiQII
BAmaililaadeustQ~towmeies iaereasaa..,'hiPor levelsofPD, but the e~..t relatiQmhip
ilDot dear" _the' intlua_ ofCOA OR iDdi¥i4P·I;ZICi0a is oot at .aUe¥idcat.'-;bis .is pfQbably
duem part,ts 'Wariatil)AiRadditiGOal;det~1of.iAdi~idD31i_,oD.

5.2.3 INDIVIDUALIZATION:. REGRESSION ANALYSES

A way to.assess t iat1ueAce of PD &Ad COA QIl lhcindividualizationof land' ,rights more
directly is regression .aaa1yais. This teclmique. CIB isolate the ofPD A by
controlli for variauonia·other factors <_,as the household head's gender or ct-· - ,or
size or the parcel or length of time the I*ceI- been· held, for example) which 'may also
influenoe whether a parcel holder posseuea • aivoari . Since the ,'dependent variable
(possession tbe right)i,s binary, logisticrepessioa 'BlO·dels are run for each ri usi. two
subaetsof tbesamp1e4 pw-cels. The' first sublet COBtainsboth mailoandcustomary tenaooy
parGela,whi1etbe comaim mailopucola _A parcel hoIder)s possession. of
a given land · depend on characteristieloCtbe lU~county (pD, COA), parcel
(tenure '),time d (YRSHAD), .. whether purchased (pBUY», and the holder
(gender (HGENDER) and ethnicity(lUlBAG». 11leae characteristic;s were inclu inthe
nw~ell as. ex OUI variables, although it it r.uy tbe ects of PD and COA on tile
possession ofeaeh right that are ofinterest here.

Regressioa results are displayed in tables 5.3 and 5.4.
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Tables 5.3 8Rd'.4~pI7...ati.lilgitrearessioa results for JIIDddlufriabtseB"U'IJ·__
....'t." I faweftbe eXGpAQUI wriabIeI ·11. 1"-1'11'i8ll__•••••
tile. ~ ·18. _easia, the pmbabiIity thata·h&lderpasse...·, &hi -
pel .. S.riiMly, ..~estimatedfor whether tRep_. was.~ BlJY)is
..gali•••.the ' far ecoaomicaIIy impoItantrighlS to d· clay Of pavel for sale

.tedt.. ,.,., _to pIed._'ptr_ for credit, 1U.~that\it is less
Ii r ,0«. efpUlGbased parcels to pes.- ...,rights. Thelengtb ·of time the owner
has held ·t..·.eel(USHAD) is aI&o a statistiaUy significant detamillBrltGf a DUmber of
rights, .·and, as. expect is Regative when it issipifica.ot. If the degree of·iRdivi4uali2atioD of
laRd rights" has beeniool\easingover time, _ if the bundle of rightsattaehed te .• par_ of
1&IId.IId.fgoe.thepeatesl change or adjuaUneAt at·times of tral1.sfer,theahoWers whD
aequ· the. parcels melt•. ,eoeDtlymight .. _poetod, to possess m0fO imtividualized build.
of rights o~.. tbg.. pareoll. G_er (HGENDER) lAd etlmicitY'(llHBAG)eft.ehewsehald
headue ..lalli.til/all - -ficarR io maDy of tile models, but when they' ate, beiagmale' or
BagaRdantead5tQi.sr..-a.okler~sehaaoaofpeSlessing a gillearight Oft hisparcol. Men
&lid.Basaadlw«etl<aeitiQ.lyQfed relativo to women and DQ:n-Bagaoda, ftootively, iR
gaimag ·aee8ll·.tD.. land·i.t1a~.~IC8al ...aIr~ IQ dais result mi•.kave_n·expoeted.



20 In this and ·all subsequeRt tables,· and •• signify statistical significance ·at the five and ten percent levels, respectively.



Table 5.4: Parameter estimates 8Dd(staadard errors) forloait re,cression models .f the holder's possession of.land rights OD mailo
teDan.cies
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1.2.4 INDIVIDUALIZATION: SUMMARY

11I1"mmsty, fitomb0ththe regresSion modelaand the ·p,QPoltion,s of parcels OR wllidl holders
po.se..· it .p~. that PD aadCQA .•~. indiR:du.alaUQ8IJflatldd.s.The
PJ!D~RI.ft..nGi'1IOft whiGhl*GeI boId"Fa pGlS8SlseleGtedrights (tabl. S.laad ~.2)
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III . ··that _•• SII' .tt~tenaocics~moreiAdi.~_PD_~..1114
ttau _"'seRllUIiklteaancies beeome IIIOrC individualized w.RQI.

....·'_111 ( S.3 aod 5.4) iadicate _ when maiktaRd·eust~a .....i.. are
t8 , - ~'PD iDcreases paR1II bcaIdorl~likelihaodQfha_Bri"UJ<seU &ad

pi t_ t......aaddecreaaes their likeliho8d of haviag ."GUliSR li_ tbat
iooreaMd deGl_ their rights to pilat_ all ueesand to wry .. dead on their
palCDI,s. "lliDRr••ts for mailG tODaDtl.w.Wieatesimilar effeasof pn and COA,
with tkeadditi&RStllat iaGfeasedPDdecr_ maiIoteuants' likelihood Gf .'.~. able to
e"e~ eDWMl!s&emuaing the par_ .. thatiooreasedCOA mCl'euestUt ability to
exoludlmhers·BomMtherillg fireWQQd on tbeteDaDcy. '.

TheiRtlq),lItati.Doftheae results is difticult. ThesuuestiODthat, ia molt CUOI._reued
COAdeIt..srights GQRtradas the bYPQtbelit ad~lAGed, aDd may"'_' ~ari_

I1IthGBtics·man••wneria the case or_o teoaAeies, a I,DGalaut_rily f0fsultomuy
tORan••s) 'j)mptl tulimit theex~ansiOD....·individuals'rights as land usa~. IRQr.
patcotially ~alua ·· .. That i.Greased PD Ippoarito _rease parQelhQlders'ability tooxclude
ot K0Rltliaditi.-lyeemAlutW use risbta sugpsts that oommumtiesrcaotteiasr'"
pepu;)atioR plios$Ulie Ii&, 1'~OrtiD8 teaomejoiat .... of land. Tw,smay be .pmSeDt l.spease
uDder'. .. aBs·in wbiShav...age hQldings.elhriAkiDg. MailQtonaRts ap~ t.boeome less
able toe"dud_mail. __fl item their,.,•• land values rise. Itaps as PD
ioo'''''.'''8ow_smGloaail1g1y cWm"',ofaecess temallo tewmeie., Bgthat
maileQWAOISaFeiAastrQftg pgsitiGRt0'limilteAaatlt rights when theEc is aneoonamicbeaefit
todDingso.

5.3 INDIVIDUALIZATION AND TENURE SECU,RlTY

Economic .theery t5 that,increased individualization of· land rights · tenure
security by clarifying claims to land and makiRs Iaad rights more exclu·sivc. In this dis$ertation,
"" • - ..._"iL_6 . ,__I - fteDuce seCURt 11 URN to mean t.1iU. a pu~ _perceives a zero pr &yo a
succosstW ge to his continued posseuiQa of .'. .~ to the .parcel ,through,aoy sort of
manipulatiGR·or arbitrary U$e of power or the _roments of the state; • ·y"and
"i ri. ofteoure do ·not refer.to a parcol·bQlde(a· elihoodof"losing" hispar,cel ough
tbeoperat· oif supp~ly aDd demand Corea, aach •. . • ... erent in land market operation. In
the previous aeetion"laDdrightsin ceRtrai Upodaappearedto be highly i -dualized overall.
Therefore, correspondingly 'high.levels of t.eIaIro security' thr tthe region are expected,
withPD,COA, and land tenure still ,bypotbeai·zad toialfluence differences.
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p._lwith.eh.~ .. of iasecurityto .penIj ~.wJyscsfQf the.Bet_".,••• sf
.....ty.·T.....II·aumbers ofobservatiGM With.. ,,14 \OISof't!y.(_~hIe
F.lia.p F)Git.tMaaestimatioR,......1\ereflV.,abinary ~aria.< )was
coded &018/. . the ·atperceivedany'cIe._ oC~rity ·.QA·.the par~_OReif the
r.Q.deRt_ceivedbiateAWtetQbe compJotely lICUIe.

Table'.' ·4ispl.ystbe p'QpQrtiQRI QfpenDllAlllt......e parcels in ·eacll··sua..cQIlntYQD which
helder."_~.· their t.wreto befuUy _.. .. table· S.6paseseats ··theptCllPQrtions by
tmuF•.for_hlU~~ty.

TabIeSi5·:W.igbtedprQ.R8I1iQDDfpe~pueels·.witb·.Do .. pe,eei¥oct teDllf.ia_u.i*f,
br···.·eo,-

Number of~rmanent:tenur~ parcels
Prop'n ofparcels w/ao insecu:rity

KibiDll
(HH)

&1.6

Busaaua
(HL)

121
- 81.9

Kabula.
(~L)

133

78.0

Bukuya
(LH)

152

79.2

lagea.ral,hDIGets QflQ$&t. paFc.olsinthe samlMporGOi¥etheir tenure to·beGQmp~l.tely .seeure.
MailoQwoIfSareov~helmingJyseGU.re.iR. ·tbIiJ·.toAure,·which.·isprobablybecauiemailo.land
is e~"8.hQla t~r~.ExtremelYhiPPtQPQrtiQnso£mailote~.>ha.v~"rceived

secw:itJ··.oft~iDIWQiDge(HH). Kabuluoke a"L),lU'ld·BUku:¥a(L~,s.uQ.o~ •.•... wOOse
&17e&S.alC .plcQQminaml,mailo land, .....mQSt. ··Gfwbidlia.teAaDted~ .HQwcver,.·.iaB.saaAa·(HL),
wher.maikJlMd iI_le~thaaiatile .......,alj,lI,l.SI thaA6 ••f.maiIDteaaats
P....¥edaot••FI·.rity. Not .surpri... • B1laaIna. istbesuh-oovRlYmwbiGlttbe ~ast

majQri*YQfGUstD~t.naatspercei¥e their.- tobefullysoeure.lntheethtbr"oesuh­
GDQDtiOS,.'-'_. _••·.maFc···.coooomcd.-.,a··.'...gaccess.·.to.·their··.GU$tQIB..fYtenaDB.s.
althougll.the ·ft.mb«.rtJDlOlVatioRl(lZliallllllJ.
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T.bleS.6: W.aJM4" fPMCIIII....II.. parcels .,WaIlO ,pBceivedteaulle .._Ilritr;
lIy/, a4·teBlI,••

- maito tenancy

-customary tenancy

Busaana • mailo land

-,maiIo teDaney

Kabulasoke- mailo land

- customary temlooy

69

14

13

I

II .1 IuD security

61
116

2

24

IS

3S

ss
9

88.9

83.5

29.4

95.4

56.7

95.3

39.1

76.7

69.2

85.9

78.7

52.1

S01808U1t~ tonlAtS,gavedetailed,lftUORl fer their insecurity. FOlK ...ef·theDise
IOSP~":lwh0exp~whythey fed iuleur. referred to the distaooe oftbe ptlfocl ftom
their ~.d,.and,se,two said they_veplaRtedbananaplantatioftsont_pareels to

.ft'41.~"""I_"itat_ft_.,WaI""'8Il,,~·····IaRd.DfbeiRg "laRdowa.cl.u Tilt_of
t_iW.I••~ademl.~pr._.WQR)' .....·p¥_at'sability t9 raPQlleSst...·.Iaa4.·er
e¥iottbematany time.

PeI£ei¥.edteAule'seGDrity may be&SS0Oiatedwitb "oity. Bagandaeompriseae!,_rmajooty
of t__trlll -:B'. pQpu!atiott,utbouP_eusQther _.cities, .••WIlby.clati¥ely
f.¥el'ableWtal.raditioal·aRd~~Riti.'''ltesid· tb8f.ia.,-mg
a.mberl. .shipilllRltWc mlaority maYClUl8aamdividualta eo alMJutbis
t....., .... i_eases iaPD aAdCQA-....,tol_d _J.·~itj¥.aad

¥ '~T ,·,i.1PJ\...tsproportiQRlor,.. _'GlUnpletepereeivodteau,••urity,Dy
JU;b..~bty;,t..u,e,_bo.\lsehold ethDiaty.
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TableS.': . Weighted p••p." ofpenaaDeJd-tea1lN pareels witla aapereeilfedtelul.e_curitJ;
iJ, sub-eGUDI1, ••II.e,.d ethnicit)'

s·e-aNIIltr
aad·teIIaR

Kibinse (HH)

&saana(HL)

Kabulasoke (LL)

Bukuya(LH)

jparcels held tty:

25

35

52

Noa-baganda

81.9

11.8

30.1

91.7

79.S

79.3

85.2

1Gb. ,- owners

- mailo teDants

.. cust. tcDants

Bus. -owners

- GUst. tenants

Kab. - owners

-.mailo tenaats

- cult. tenaDts

Rule. -ownel!S

2

23

o
1

16

60

3

31

1

4

61

105

II

7

14

37

'2

100
79.9

100

96.0

56.7

71.6

100

100

80.8

41.4

&8.6

93.3

30.3

94.8

55.2

93.0

92.3

1&.4

6.s~1

&3.3

61.4

As··II8R···iJ1·tabJe ·..S.5,.ltlGllpafeel·holders·per• .- ·teaure•.tobeseGulje.· .·HQw.~er, ·.etluHeity
mayia" tpOfG.¥08tCRtlresecunty tbefi.r.. in the t,,;pp.Q;ftable
5.7,.~Iaftd.l.rsporeei¥otheit .ltIIilM te.~lteQllall2 ••I.,rtillDQf
p B iaKihiAle,Kahl,••,_Buksy'wWlea plat_ AiDB of
DD iaBU....,.ISM¥C ·their _. IODUle. 'Thrs;sthat

_:L..",...... ~.. .' ...' ." .-.. ( .... A.. ......- ••......• ' ....•• L~"II"';,":. .)__W"!._~I""",1tI ••'aIS·a8JM '. ..'..•""
1.._.-, ~aA .• ,.,' ..,'.,,' ,-.61.."':_'•• "\,.,'..', ""~"""'" .' ..• ..........•......' .•.•...•...........•••....•¢ ~.t....··.~·.....UIV.t..,·.._ At .I_sr__ulmu..,_.

land Ie~elQft.ufe ........ ,.., kll1dappli.ev.. wh... fi . lei

i.tahleS/1I1tc aisa egated .by t_.. ·.....It, <.IWGityJ~I¥ifpIQperti()DS
eomppt.a.mveIY1.wmlmbersof.......... dilGQUllted.

T .. ..L.- : .....~,.~---- _J:t. di·.. .:A:.~ Ii · · · ,L:l-. . -_11: .c.'. ·0 exaRlID8 ..... IIcaNGI~Ql'lD '. -VItN& zatlOBDa pII08lV tonure security WIUSC ~rutRng lor

other factors that may Wluence security, • ·Iolil&. modal· was run r ssiag binary
SECUU Oft several variables thou&ht to JeQlrity. The hypothesis is t teaure
security_eases ai_rights become ,but .that teALlte security is a
Nootioaefporsonal, plEcoI, aDd sub-cGu, cbaraQoristics. n.refore, tbeexplanatory
variablesiAdudod in the model were: PD. her par_ waaired through
purchase BUY), bow I,ong the parcolhas bIoa.. held by the respondent '(YRSHAD), the



ft0u.-.w ....'sg.adet(HGENDEll)_·~(HHBAG), whether._.'par.·is ••maiIo
tea (PNr),aadw: "~risI*wlY08the parcel. This JROdoI···WU;N•• the sot
9f_pWGltIt9ma&J_mdot~ ,..au are given in tabl,e S.8.

'Table 5.3: Par-.ter "atea Cb--llatlaHltaadar4 · OF. forlo.git .earessioa lUdellf.""
_tUltOBlaJ!f teBaats'percei:ved ·· iq;depeadeatyariaWeilSECIIRE

ExogellOusvariables

Intercept

PD

eGA
PBUY
YRSHAD

HG ER
lllIBAG

PMT

CUT1.1WES

DIALE

.CKSALE

GIVE

SELL
PL E

OTHNOPATH

-.110

-.lOB

.445

-1.114·*

-.361

-.12S

-.n'l··

ltd error

(1.002)

(.364)

(.014)

,(.469)

(.494)

(.537)

(.S4Q)

(.514)

(.544)

(.378)

(.542)

(.544)

NAt maay,&fthe ••,.awtyvariablesiatlal ,·madeI··are statiatioally iag
whetlertbthQlderefaw,stamaryor"· ._cslJisteAUfc tea._•. Higher
PD_. percei.edt e seoority,. .pJ_ftheiaer-.l..,.ti.fQf'1aRd

ltllloai_.pul..ie.,.ptr e.M 4I'··.',tIQd·.··le ~ro.¥",'ltD be
m<If.)~.,iB.if,.,t_.,p~.bly·_.... p_«aeGelltDlladt~,Mve

8 • -•• t8f~.Cetel!i&~"~'iaft"".esi .... ,.,_v:ed
tea.,. . ..·'tRe·18.Ie.thatthe ooefti.......t.fGrfuUfQftne ".,., .. ts· edia·the

Itieallysi~t.I~""'._~Bdtsil<difflGUlt,.wev«, ...... the
·....·... ·•• PLANTTUES·.PLEDGE are aegd¥owhil.e thO:BeQRBRICKSALEaud
O'l'HNOP,ATHalc.·peliti\¥l.
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Ali••,. ,..ata•• lead much suppod·lo.k~basis tbatgr._ ..~~
of rid*.Geavm Ifeater tenure security t8 ~171. This COB be ~I,b, I9I1le ecoaomiI&s .__ iii • NaIl·~••t~ .....
eoatlSl .,lIaGause. empiriGal mecieI' -k)asseIS the relationship. it wudUgned
to._e. FiI.I,. it i. PQllibie that, ill ....\VIaere'. uaditioaal rights syatemlbawe often
award.larl4 rightswtbc gJ;OUP &bead of_~aadiDwhich indi~I.¥e always
_.~y PJUaaleedat: I.... use rigDtsiB.... iaad,tbcprooessefUd""duatization
represoatsa tht_-nsbreakdGWR of tbeuaditioAalsyatem .mthe minds Qfiftdividuals whot_p.M. the"'¥es .. R\Gre vulnerable 18 .1Qsiag IGGeSS to land under tbee'VOIv. system.
Seeelid. meaauremoDt of perceived teDllreseewity thrQugh a binary variableia admittedly
weak. M_emeRt mfilldiYiduals'perGePtioaabilUt dloir probability of retaining speeiDc.se,
tfans!,r, lAd ..eIYs~a rights or USBQfamuJ&..¥ah&edmeasur-. oftenure security .....rthana
binary d~fi*w;D may have been aSQuader IJPGaCh.

Neither oomprehensivedata about PD, COJ\ and land· marketaeti~ty for-all IOGalilies in
Uganda's.m.ntlal regi.QA ·RQr time series· ... rQr a single loeality with whiGh·toeNamiRe. the
relatitmabipbetweeA 1&&iD-ooQR9mieoonditioalaad falldmatrkets was a¥ailab~. Iaswad, f~r
SU~A.lwith di, 001 Gftaracteriatics of:PD_COAw~e ohQSeatof9Pr&seBt fQUr
ditter.at ~i.t.Qft thethearized GUrve, andiaf~abotlt laRd market parti~ipatiQB was
oolleetod iQma .lftpllofh8usehQldsia ·8IChsu......ty.

Based QB.tkcQ~, cenMa .pr-aictkms can be made II to· how"land ·m~ketlllti·. should vary
aefes.tbcr•.ltlb.OO8R1ios. First; the ra".8fdle.lU~ul1tieshuedQII·tIleir I.~.II.I_
market aGti~i.tymightGQ;JjIBSpond to their PDraakigsiaGe iDGIeasedPD is hypot to
iR«eIIIlaad marketl. Thwl,itoould·be that .. _Iud mMketaGtivity weuld. Alewoo
in Kibiage(Jlll), fQU~wed by Busaana ~). ~L), aad B:u_y.(L,.,in. that
orde.t siuceKibinge's PIlC.............'.·PfspQlCdthl:esheld Df2QO .plc por
aqllal- kilQ,met8l'", itmiMUlIothatmwket.,·._'1' wert_ in IQme o.raUQ'ftlle Qther
sub~Bti... Thi·s might also be tNC mDB....... PDis also greater thafl···Shiptoo's
pre._.~ld.

Third, witlBna leyelet "high" Qr "low'" PD,. ty with higher COAis ••~ to
ba.vcmwe.i... land markett than that witll Iow_COA. By thi.s reasl'miftg,laIUJ market
&eli"ty iA Kib.mgl· (MB) ·should·be greater thall.iIl BusaanB(HL), andgreate, in Bukuya (LH)
tbaa ia KahulUQke(LL).. Alternatively, it.could .. tba!.witmA • level ofCOl\, tb. SUb-GDURty

with the- r P·DwiU ha'¥e IDa,. land l1III:ketactivity than the SUb~CQYDW with ~w.rPD.
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tb\l'III.~~e ••• that Iaad ~..ybe -moreaeti". iaKibill,at_t-
i....' ....,IAd>•.Ba__ I&.)·tbaA·••bu.l8ke(LL).

1.4.1·LANOIlARK.S:,··M·EASURES·Of·LAND IlARKET'ACTMTV

Using theini-.tiDR __cd ill the survey,aev.almeasuresof landlllafketadivity are
,.1SiWB. ia.di.:(l)tbe~QpgrtiDaef bollleb8lcll w.baYeptll7~>_Iaad.;(2) the
pIQ~iQR.f parcela_uired through t~ "'landmarket; ., (J) tbepl7QpertioD of its
lIoldi.gseaehbau"'Wasquifod through purobase. ia tomtSQfaGl!es.

AlltbIs......r.. uebasedORorQss-sectioaaldata _sharethe limitatiGRthatthoensider

laadptlr-,.uetR« limitatioa iatbat&hedataeoUe.etedregiat••_.-_iw'Ytmouc..... .a"ttbroughtotal III. ia the ..... IfIt was known ···tRat·allmatkBt
tr.sacti_iR.tII~ed¥l~buyers ladlOUors, .tbeDthe ·number.ofpurdtaslswewld·iIlfaet
_lIfS•• tQtll~beF.f~ketu~.Howe¥er,ifsUestQI\BD~...aid_buye17a
OGQIf,tWeQlmti pLlr~aby(I_)rapondentswQUI~dulld.,e.tIIat.lthetQW

appr.o.swotltetotal·R1.t.d.orQftransfon bocauseit isnQtveryeo:mmQRfQfabuyetrto
pUf.base IBCata. 'yeel)' fromhil·homestea4. Despite tbeir pgtentiaJ wtaknelSls,the
preposedlll_res·•• pleQably.reasonable iadieatorsQfmarketaotiwty.

The measures ofland market activity are:

1.Wb.tWa,lollUhflldbaspurchased ····Iud·· (llBBlJY): AbiaaryvarillbleGlld__ ifa
.u$I"·pur¢ha ..yofits OURentland,heldinpand zero ifitdidR~t.SQb_u.ty

a"~1mB - .th$pr~of ~iAthe.. .. . \VB liaR
Bat11lO1·lim__ ·iatne ·Wmark8t..UDd.. thiI....." .mukltpartici ii.tty 'houalhOlds

whoha1lepulehasedml\retllan ·.0Re·parcel.

2. ·.Wb"tb.' .·.pareel.w,,·acqulredtbrough..pu.rdaa$e· •.·(pBUY);···A.;N.."·.¥3ri...··QDdedolle
ifth•• .p· ud zero if it was_. Tbe~ _.. ·.fPBUYestimates
tlle.of.,· wGiehwefl &Gq,uitMtWaupdl.·!aadmarket.S_s·_y
·hGkI.aAl>l".r-',a given .·hou ....ylle>l_ t _.·thaa_tb thia
mealUle,••··PBUY·GQuld.··equal.QIle for ·_·ofdat··d's··p8lcols.·...·.··•• ·.fo·r.i)thers.

3. 11M pr.eponion eI' its acres tbe lIouuliaw JMl"band (%ACBtIY): If"~
variable valued theereont of its currODt ._.. _purchased. The .sty
mean of %. BUY gives anotherestimatoof·1AIIUt-participation by hou ia the sub­
county.

T: . *ee measures will be analyzed lad tile .aaa1yaes' will·be compared to see' if tRey return
consi_RtorooBtradiotory results.



1.4.2LAN,DMARKETS: '. MARKET ACTIVlTVRUULTS

Clearly, ....ilUlf."liSi. a4d.ti8RtoPD.·_COAmay~-.··laRd··markot,.~ipatiOll.
These ·isdUde· t..-a NT, PCT).,,.._ (PSIZE),hQl4ings .•size··(fIlh\CUS),and
h0U~"atY(IJ}lBAG),.m- .'. ), .~_.(HBADBDU),lifeGycle
stage of thehaa"W(HEADAGE), aa4; ....... (HGENDER)eftbe ··~·head. To
assess ••"s&fPDaRdCOA OR ··IaAd· market aetivity w.eontr6U.gfe~ variation in
theseadditiDaalfacwf-,thelBlEketaetivity ...'.. were fcgressedonailofthesc'Variabies.
The·~·of tbe.. Dthe~ faGtofs 'is of__• ill ~S8Sthat will··••lialuatedin later
seetiQBS oftbisGRaptor. IathislOGtiQA, ODly·.r.... lldatingtothcetfeets.ofPDand COA
OR mral·laadmarkets wiil·be diseussed. ~"ClaiQll was used for modals with binaJy
meastllDs····Qflaad·· maJ7k_t'actiMty (pBUY.·aadHHBUY),· while·.liaoar ·OLS ··regressiQAwu·used

.. fer themed:clwith the eoatiRu~measw:e (%ACBUY).

RegrelSiearsltsfQf thePBUY,HHBUY,. %A.CBUY mod~lslJ"cpre ..ntedmtables5.9,
5.10, ·aad·.~.ll,fe~ti~ely ...MiQQr~QD cbangesof the mo.delsin tabl.8IS.9 thfOllgh
5.1·1,.··•••·.lIt•.1Ub;ltitlitiQRofthe .lWmber'·Dfaer. ·iuherited •. by ..tBe ·..h8useb0ldfa,.·the.. perceat
ofholdillgsiahoritACINHER):,.·40.·.,..·Ghanges ·.iathe·~tud., tbt· .si. ·,0" .the
statisti"tmfaaYDfthe~.~.N0rdQ8SthemagRitud_).sign, .....

Uti... ·•..•.·.~ ...aayef;_·~~·~·.~.•wMa·..~
•• NB by_.~Rty(with PD,pI)2, _eoAdrOpped) ialtead.offQrall tbe.~Rtics
toge~h...

.039

.371

.256

.310

.013

.009

.285

~729

.011

-.331

~hat

.031*

.034 *

1.951*

-1.353*

PMT

Intercept

PSIZE

YRSHAD

PD

COA

peT

Table·.·5.9: Logistic Fe·l~essiQRresults·.fo·rPBUY·JJUKIeI;·.... po..maDeDt.tenu..eparcels .Illy
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Explanatoq.·vaFiables

Intercept
PD

COA
YRSHAD
PMT
peT
PSIZE

llHPARCELS
HEADAGE

HGENDER
HEADEDU
mIBAG

~hat

.729

.037 •
-.0091·

.034.··
-.332

.011

.003····
.0003

-.323 •
-.044··
...79()·

...001

.2.81

1.447
.Ol?

.00004

.235

.371

.013

.002

.001

.093

.oos

.310

.039

.2S6

Table.S.10:.LQliltie.eIFessi..····results. fer IIHBtJy ..,w·.fuaoll..·•...'l)···all ..bousebeidsiB·.the~datlset
'udl2JbQ.uSlhGldsia strata 1-4 GIlly

ADHH'.
b-hat

1.483

.01'··
·OO7סס... •
1.551·

-.010 •

-.003

-.930 •

... 120 •
.05S

1._
.&11

.'"

.JA1

Stratum 1-4 HH's

..1.134··.406



TableS.ll: OLSrel'-" raultafor-t.ACBVY aecIeI rua on (1) all heuseheldliRtbedataset
..d(1) __lleIdsiastr. 1-4"

StratUIII14 HM'•

b-hatse•
%ABUV ..acIeIs AU UH'.

......................". - ~ ..........
Exp.l...atofY Yariable~ b..bat

Inter~t lO..321 17.266
PD -.128 .191 -.1~6 ~211

COA -16.695 •
o/flACINHER-.2&9 •

HHACIE.S .~

.0005
1.292

.021 .0
-.621 .024

Hm-lON,TA C (x 1,000) .016

HEADAGE .520 •

HEADEDU 1..Oll8···

HHBAG .603

.&11

.013
3.113

3.219

TberoaultlfQEthePBUY8Itd HHBUY~.•. (tabJesS..9·· and· ·.5.10)· ...e .similar. Id,thesetwo
model.,th••effieieats •• PLl, PD2,aod'·eOA •• a&atistieally' signifieaAtaad·aJe,·f.,.ti~ely,
PQsiti~e,I\_.ti~l)andpe,.ti~e. ThisauggestilW. tbiagsabout thellffeetsB{PDaudCOA OR
laadmarkitt .•_ti¥ity.Fifst,,-the positive GI1COAsu s18th"t,u ·Guttural
matk~~~~"'elopin an • .,..~of laM_ ~lik.ytm.,.~uitod

RJl?alla.ndmarketsdl'¥el,op in respQRIe ..,.......pp0rtWlitiestom...ketfamt 9lltput,
pl08ably .s iodividualsseek to expand t._. ofmlti,,,atioR In .Dfderto beD kem "the
ioo~" Gppertumties.·,I· id.ea \¥iD·be ll lly:,esWtsi,n_tion5.10 11Iggest
that:a)_~dswhoha~e puF~IaM.YehilboriRoomel_larg.,laI1daleal,aAd b)
1wu....IdI-thhi..."inAlltwlali~.v••• landhGl,dings.

~., ••• Qf••imated ~.·.··,·9D ... PJ)aAdPD2·IUPP_ thetheQ"'_..~e
cUPier... l mal JlCtivity withroapect to PD. .\.'.ti-veGQ.ftieieallitiedferPD
im~i.. tbIIl..dmaJ7kGtaetivity iAoro&sos......., whi.thea ,.i:v.",,·••t·0Il
PD2 ·'thBtit 0&1119 at a deCfeasio3;ratell PDiaGfcascs.ltcouldweUbltbatt.laad
malklt~deGli_.1signifiQlAtly or evenslwtsdewaaB ',.,wBPDroaehelsmmeeHtlcme
,le~.I.

Thel?"a(Qfsucl~ra.d06liaeill land maJt_..... _.i~.medftQm tbedata.,'.etod in
thilSUJwey~lt SQwldxblthat undercoaditiGMl)f~ tDevalue sflaadtoitl GUn-8ftt

hsidels>1lSQNghthattbeir fesorvatiea .•.""forselli•••egfeater tbanaay buyer's
wil ' .t~p.y sUGatMtnosaleseeau,.AJt..u.ey, itGQIIldbe that extromepqpulation
pr"liliaaa<PJ'ricaasetting prempta a.r__·.gf·ttaditisaalprohibitioRS oDland_as so
tbat .. ·...·.traasaaioRloeeur ·b..uaethoy..aolo,p.rmitted. RespoI'Id.-.ts ill the
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18 III -aieB' withadev••• R0A-llgIieulturaillClDr,ad8WA!u\m ia~ _k.llcDi'litymight
RQt"oDlePted, .'IeII·...,._,eme ..'~ pilla.... TraditiQAaI p.ebi.itisAlOll land
salesp.oveated landlellDBlS aDd gul.lantooda~UAQURtQf iaoomeforpGll,members.
A resun_as of SQsh prohihitiollsmay ,..... laattempt·by greu;p authGritio. tQgJlud

-. hoBaehelda' ~g laAdlas. .~E_D .prices of land hG .'. the
conaeql'lODt·.dampCRiBg·Qf the market ......·.._ially the ,~. t~. 8f, ill aD

.... wa.e. wftioieR 18. __~..or _sts Is abl9rolaRdlllS·iRdi¥iduals
artd· ·guai78Dt-. them at leastsub:sist88Ce ....., •.'holdot7s' [eBervalo. priGel might Dot
'eaeR .awn -.h levels'and there ·might_ .:•• ~ved.need to· bar sales. As a.result, land
mllket lWti»ity may remain stable rather thaa de¢Iininl.

This conclusion is suspect, how~ver, and. ·there are two po.ssible explanations for its
oontradictioaof the PBUY and In-nlUY IDOdeI ,r"ts~ First, perhaps - reved agricultural
marketing opportunities' do prompt an,iacreaIe ia JaM market partioipatiQ.8 by ·,Ids (as
suggested by the resu, fer the PBUYaadHHBUY models), but II land become
more develpped, partiei ping households agqvite • amaUer· proportiQI1 of their a4 through
them (as suggested by the results for tbft model). Since high PI) implies, by
definition, more households (especiaUy iA tbil stu4y, ·in which Kibinge aDd Busaana have
extreme PD's), the lan4Jllafket iDhigh-PD~ could be more active aadpervasive,
but each household cOlukl participate for .erpercentage of its total holdin. Second, it
could be that the hi measure of land muketparticipatiQn (pBUY or HHBUY) iSSUperiOf
to the contmuous measure (%ACBUY).

Table S.12 presents the average values of 1M ditfereAtmeasures of land market activity for
each.ofthe sub-counties.
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Me....·.,Ud lGbiuac BUD'.I I'abulasoke
.....kat·adi~(HH) (IlL) (LL)

MeaaQfP 2l 2B.3 42.7 34.1

Bukuya
(1.8)

20.2

14.1

Theditr«eatmeasu~esetlaRdmarkd aaivitysbgwamtableS.12 fetumooDaiateat results.
Uad ·.aU·<thJ:.·.. m6tallB.a, ·.. the arBDkiag .(tiGID·····IIiibat·t8lowest)··ofsub~llt_··.Q •._ ·..a¥erage
~aI fthel_m&fk«R1OaIUr.i.:.Bu_ (IlL). Kabu1U9ke (LL),Kibmge(llli), Bukuya
(L1I~·Tbill.lUltI\lPPQ.·· the... RYPQtDesis·. tUt PDillIlilnpQrt&llt ·determimmt.fland···market
Idti~it¥.·.·._·_l··· ..·Iand.·•••·~ket.·.·.·Uti¥i~y···.··.decliDea··UDder COAditieas. of··eJrtrome-PD.

TheaeI8sultsagreewit.b>thmsefrom the r.essioRsof PBUYandHHBUY .elltheldel
exog...s¥.ariablesiJ11.stingthat tbe_ sub-counties are in differeRt ItllgesQflaad
marketo¥QlutlQft.. BUIaaRI )aadKabwluoke (LL),ranked· resp.ectivolyfiritand~Bdm
teRDSoflaad·marketaeti¥ity,~poaftobeiathe middleofstagetwoia whiehmark.taGti~ty

ia'P'Jsiti¥dJOOIrelated··witbPD... Kibiage .(HH),. aa-_remelyd~Dsely .settled IVea,··.may.·be in
thethittd oflandmerketactivityin whiabtheactivityofthelandmarketdeGlines.BLlktJ~a

(LH),whicahaaquitelewPDforcantralUganda, may be.invOfY.eat:ly staglt--&lOllS with
BallaAa <aBd bulaaoko,i.>llteaage eM,.fin·. tr:lIlsi,tiQn. ft'QD1stageoaetoBtagetwo.If
Kibingo(HlI)isa&S· ...•4t.tbetkirdstag.eflandlDarketevQI.tiall,· then the lemaining' sub­
eoulltiea' .·Iaadmafketlstiwity.raRkingoorresp98ds with theirPD;rankiag,illustratiag stage two
beha'Yigr.

WGfmaUWl.Bdtieredilltberapid IJUfa1~.~). ~t~r~ thisSUC'VoriPve$ some
S\lgg~'" una. eJQ1LeJnC PD•.•·1aAd mipt_be veryaeti,ye. Re"ents.at
RRAlites.i.i (HlI)iadiJlatoo tbata .lauW·· letfUmn.ioned·:m their uea.t oltimated
tDat .~l;Jp3f=ls~"lOld •.mmw..~. .j~the vfWj bip...~ of
••"lsiAJG)iuil ~·t8the..y houaolaGktl.(WaII.··PD)ithet..AtsitelillBu.. ~),

t.~"_tl••at.t_t'Otol·QO .parcell<~YcuItQmar}1·t~l)had~•. 191d
dumg. PQIIdootsmKabu....did<Bot ostimatc thedDum.fQf·1aad
IDaIk.tublJt$aidthat there were -IMQ)' ".tIQfbuy'iDsaDdseUing." ~BuktJya,

respQ.... reealledfi.Jt1.totOlllandmar-kettl......ltbepf.~ioulyear.While they fail
t~pl••dc ,,-se ...tes, RRA.respoadeatJ- ~sdol.-.dsuppelttD l_lclati~e

21CQm~lu*.fIQms.amll1edpermanent..tenurc*_.
DBy_flDi,ti:filljhousehQldBin stratumfivl, wbehoJdnepc;_ancm-toRUlte landflf thoirewn,
have _~ihlaRyoftheir ClJaeRtoo14inp.n...ful<o,. it might makeaenset00mitthem
fr&mtbeGfimatiQ••tbe~FOORtof~lJtyhau;~hO w. taave.chasod land.

. Wh.. thi.U~J!e iSeileWated f&fhouseholdsiA oRlytheotherfouf stlata, thesub-oounty
ta~Rg .·dQOS·ast·Gbange.
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levels ofthe laRd market activity measures presented above and to the regressioaresults fOl the
PBUY_HHB·UY madeb.

5.4.3 LANDMARKET&: TMElNfLUENCE OF LAND TENURE

This study al.. examiaes .effeot of laad &o$lUre OR rural land markets. Ecouomie theory
PI:••·that, aue.tathe iaoreased clarity, 8XGlusivitJ•. anddefensib.ility of itaristA· freehold
land .is .mof•..likely .tRaa.ther. talures to be' traDSfeaed tMQugh'a land market. Thua,· in central
Uganda.,mail0 land_old be bought and said more oo·mmoaly than mailo aadcustomary
tea_ill.

IllfomiatiQA .gathered. ia tRe rapid ~aI appraisal'(&RA) leads to a difflfeRt ex~ati••.~. ·Ia the
~ leape,.dea!s II stated that .most ,!and IIW"kettransfers wereef mallo,· t__81.

These UleI8lIDas .~adist twehiuerical facts. First, as Mukwaya (1953) and W. (1964)
dooumeal"market transaetiOBSQf mailo ·Iand played a major rol·e· (along with i_ritance) in
suhdiwdingtbelargcblQlksof maikJ land that wereoriginallyallooated. The land market was
partioolarly ·jmPQrtant·1t the timemailo ·land was transferred from anegen.ration to the next,
as heirs oft.en &QId paRertBeland they iDberited to raise capital to finance other vealuros suoo
as petty tradc,tf&nSP,QItIl· tl\ Qf e4ueatioa..~ UDder the 1928 BUiU,W and Eft¥tljjeLaw,
mail.t~1 were ••p.. y deAied~he riPtta ..u. ·their teRaAcy tORCW ·teHaats,alaw fer
at i¥8 deGadea .ssC mailo· teAaDCi.. :bavo. 'fact OOOURed(typiGaUy 0I1IY With the
mailo o_'s GOnsoRt). Nevertheless, RRAJ!apgadeats maintain that most laRd malkBt

,aaivity.·ia.ia.mailo teaaaliel.

RespQAdeatsiRthe :RRA said that the lessormatket iIlmaijoland is due to the ttelati¥e searcity
Clf BQD~t.Baat.Qmail.llUld. DistriGt ··landoffie«1 tbEouPut theceatfairogimR .,timared thet
at llall 8o-~',Bf mailsl__,~pied by.~ WhSaitOaR8BGUmbi_ &Rthe 1•.
Despite t~daiUfIW..emagof teaaatst ,.sitioAUIlder the. 1915 Laad l\eCo. DeGree,
tenaats'" BwaefS alike pefeei¥e tenaata' 8GIU~ ts bopormaoont .• ,y &eQUI0O.

FurtDlmmQlB, tSH8laag.r pay auy fQBR.QfIIllt.-T_tcd mailo laad B0 has aay
use' oriaGQR18-.aminiPQleatiaJ· for itsOWA«.Tberofo••, there is little or :RO .mafketdemaad
lor it. Co ; Rding thils may be another "end. It iI wid.IYI~.18dthat lKIIPteaaDt8llmaiiD
laad illl(peat ~alwi. :&asPPIUeI iaRRA.iRtorviowl uw.uasiBf~ :YIUN~
l0espGademamdicatadtlla1 ellFrealoWR«l ofI""... mailo llAdareiDdined to fetaia il,a
desi~ewhiebmay filrthef dampeD tbemailalaad market.

Thus, there are two cOl1lpeting expectatiooa. The first is that the greatest market will be in
mail.o·1aDd ~use it offers tbeclearest aad ,molt individualized rights. The secoRd is most
mar .. will be transfers of tenanaiea .Iuac there are so many more mailo··kU_~
than mailo .laDd· or customary parcels in Upada~ I oentralregion and because mostmaiJo land
is encumbered'by tenants. '

23 T_ta ceased the.ir traditional busulu payments foUGwing the passage of theLaad llefonn
Decree ia 7S. However, there appears to boa resurgenee ofbusulu payments by both maiIo
andGUStQ tenants in Kabulasoke (LL), where 31 of 31 mailQ tenants paid an average 950
Ushs.aod eight of 13 customary tenants paid aaaverase 1,43,8 Ushs in 1991.
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Der"'ia~ S.9for the logistic r..... 'GftBlJ)"oa the ••~.1tiabIes
SUU.ats thattonu,eis .··iadeed· an imponaat .cletelmiAaBtQfland marketacti¥ity.Tbe
eeefficionts' estimated fer the dummy variablolindiGatingwhether.a 'parcel is.·amaiwtenaacy
(pMT)eraeustemarytoaaooy (PCT) are both nepli~•. Siooe .the emitted tOAllflcategory is
mailoowacrship,. tbis imp... tbatmailoand ·.·~··tea&AciasafebothI8SlJiklly·.than.·. maUo
laRd paFedstebe PUfCha.sed. HowtWeFtbecausethecoeffiGieatoRthemailD~dummy is
not statistiGally··fieaul, it isoDly possible toeonclude that tbereispeatermarketaetivity in
mailo laRd tRan in eultomar-y tonancies,aresultwbichsupportsthethe9rythat$ailtlland will
betr~edRlQrI ~ybeoaQ18 oftbe .fieebeWA&twe ofits buAd1eofriaJjl.

TableS.13presel'ltstReDumbel!S andproportionsofparcelswhieh we;repw-~bytheir
curreatholder, ·by tenure·.fof.Bach.su~uaty.

Table·S.la: NUIDber··aadw.ialKedpropo.... of,peaaaaeDt-tesIIR·.pareela whidaweEepllrchased
bf·tkeir,·curreul I1Qlder, by luMouag aDd tenure

SU.lcauut)'IDd. tenure Totalp~~'Purchased %P.,chased

iJl~;.e.IIl@.laDd 69 11 1&.5

Itia ditlicultto draw ooAGI;usions fiom the fiaures in tlb1e S.13. There is no dear ranking oftbe
t8l1llr•• GO ·.tAeMsia of•• the number or plopoRiea of eaol1 w·, wu·ed through
purGhase...For ex ill Kibinp ·and B1IM.na, -ar-tor prQportioAof cu~parcels
thaamailo ormailo tenaaciea wu~ w Kabulasoke and'Bu a lower

p,QRiQllofeustomary tonaooies tM other two·es was purehased. However, in
Q .(QUf customary tenancies were ,purGhued asepposed to 11 and 36 fQC laRd

lAd mailoten·ancies, respeetively. Looking 1& .. overall frequencies with hparcelsia the
sample w.e purchased r ····wise fails to pr_ a ... tioallt. ilhQut weightiQi' toretlect the
~ . , mailo land parGelI comprise J I .(190 of610) the ~-tenure parcels
sampled,mailo tenancies comprise 52% (319 of 6l0~ and· customary tenancies comprise 1
(lOlof6l; However,mailo parcels aocouat for oaIy;it of purchased ,eels (33' of 167),
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whilallaikJ aa4cultO..-ytenancies aec8I-t8trer M~ (90 Btl6'1) ·.ud· 16%(44 91 l(1),
I~ti¥ .,this approach, it~ bued solely ea·D .ROios,·~
.........erarta. _at /commonIy ......p.Q~I; aI'ld, DR' the

coBloftbe lampl.th~ comprise relative. lI&e .... Df pu,rcbaled par£Ols~ aoeouRt
fOl",.~t~ ..0 more ~.18kI .. ··maiID .laadparcels .e least commonly
I0ld.

HDwe¥or,t_.~e aU_DI.II faars in ·ad8ici. to ,tomJre whiGhinfWenee whet. a parcel
Will bopvJ__. Thele,~. bothpaf_~, sueh as parcel'- ..II IwwIGag
ag0theparcel wu ·.uilod,aad hQUaeboW ........iCI, such as ~·'aad tiDR. Tile
laGkQf~ p. ' ia S.IJaadtbe aw__ ofadd,itioaal factors whiohdot.mUae the
way aaiadi¥iQual a..... I_suggest tIlatthe r.oSsiQ8tesults shedmQfeli t DR .,

impertaooeofteaureQlIlaad muket activity.

5.4.4 LANDMAR.KETS: SUMMARY

There'&l+e twemaiRreswltsahQut,·lanclmarkets, PO, COA, aad temlre.First, the·resWts support
tbea¥pt"'that laRdmaJ!ket aetivity ..... withPD and COA, and that "vity
dBeI_w PDrca soma omrome1y ..~ level.. The re-cu~e etfeGtila ted to the
abaa... 9la w.l..de".~I'Qped RGR-agricultural "or of the ecoftQmy that GQuldalsere lamilelS
laborers.

Seeond, regressioin results suggest that, of dae teAuresia central Uganda, mail,) land is most
likelyte, Ghased~ although the .coetl1ciaat......ed for mailo tenancy tenure(pMT) is
not statistioally significant. Judging just tiomthe inciderweQf ooGUuenee, mailotenaney
appears to be the most market transactedtaRure form. Of the 167purcRased parcels in the
sample, 90 them "'•. mailo tCnaJlGiCl. ~cr, &his findilla simply be·• result of
prevaleJWe mailo tenaDGyin ceatral UpMa _i1· .to~t for other. factors that
iAtluence pvrehase.

5.5 lAND M,ARKETS AND PERCEIVED TENURE SECURITY

Several CORiiderations OOAtfib,ute··to the that'iAdi,¥iduals.' tenure security will be. greater
ill the pfeseneeof .moreaGtiveland marketL Firlt, markets emerge when rights
L.-..,..-. • 1 .. ;,.. · .L-':_·· S· ·_....a. edu ~
~me ty.tl1wilt to ..... ".100. tnee llN1VI ,., ts OIJ!er
greater tenvresecu.fi: to individual' holder, tbepres8lWo ofland markets andinereased tenure
security should positively correlated. Secoad~ a~e of rights which includes· the right to
soil·gilt ·abomcluc!e .increased exc1usiQII· in an area with an ·e land
market, where a significaRt prQportiQA ofparoeIsia traotferred through the mar the ho,lders
of a greater proporti(}.o of parcclshave dlO ability &0 el'clude others from the parcel and,
therefore, may·be reasonably assured of their·abiIity to ,eGRtinue to claim rights to the parcel.
Third, thore be a carry·over .etrect froalparcels whose holders feel very
secure .intheir tenure relative to bolders of..... parcel:s. That is, the presence of
fuAGtioRi land markets may increase the ~'level of tenure security .forooyersand
D()n~buyerla1ike.

!finer'- 1amI. market aGtivity raises iDdiwiduallt
teaultO ~rity, then parcel holders in sub­

COllntiea willi Aij.1lre active laodmarkets (Bu..aaaadKabulasoke) should feel·more secure in



t_~et.11 iadivi4ua1s in sub-couAtieI. wida··..laDdmarket 8Qti'*Y~S.­
BQkaya). Thefi_res OOAtaiDed in table S.S <_ioaS.J>lbew,feremost, thattke_lders of
oyer tmeo-quartersofpennanent-tenure .par_a iDallf., ·.GQWltiespolcei¥e ·.lIOtamFe
insecurityo. theicplleela. Howev:or, the A._ iat 5.5 ··.do.llQtel.8IlIy._ stany
relati<mshipbe!weea tetulJ•.seeurity.·_.1aad lDII'ket aetiwtyat tbe .lUb~ntyIB¥•.

Another wayteexamisewhether the laadmatket .,eases laRd teouJeseeurityCtlUld be to
l60kattheprQJ)QrtiQR GfpurehasedvorSUlAO"-purohased parcels·Qllwhieh rospQRdents said
theyf..l seoufe.ThesepitoportioRS are giVeR in table 5.14.

T.b.···5..14, Weighted,.,p~QpemOll···.fpeFID~ure"l8ls 'Wit1aD8 .....c•••eI.......
_Gu·..it1,bfs~oua*J,teaw .. _wWbel'thepucelwuac.quire4dw••aIa
purchase

Sub-wont)'.&. tenure
Numb.er -Je.' security

Purchased par~els

Number Of. wrseeurig

Kibinge (HH) 51 92.8

Busaatla (IlL) 1B 13.6 44 95JJ

Kabulasoke (LL) 89 13.9 44 15.0

Bukuya(LH) 124 19.9 2B1S.6

-mailo
alley

-C ., tenancy

IS 41.1

2 180.0

Kah" .. "mailo land
...

-macy

Bukuya ~Rlailo land 46 11.1

32 13.2

to IOO~O

·1 ~
-~~; /.J

-.customalytenaney

11 10.'

The ·filUfeliA table 5.14rciDfQrGe tbeid.lhatteaaweseewrityismghiDg8.8,.I, butda
t4at ;IISpQftdeatsaremg,e apt to"_¥._.~.JWfj.kthe.lOClJlegaparc.lsthey
t~QUih Pt.lFGttase .. than· 011 parcell eM)' ~i.. <tbf-ough ·mAer...... 1ft Kibiage,

B~aud,>KabuJUQke,respQRdcml foel .·aewa .··oaagfitater prapOl1iQRefP\lFcl1ased
••&_'.QII~.~fGbI_parecb.Thilis· aIso···.·.true·.•iut8ll·QUrt of ·12' ·.·casea..··w.·.oels ••
•-,..llly tOQUII~.Thu.I,thclU~~,v«8ileIIUPp,Ol1tben)'pOtbosiathat land

....~iJatedw4\thiRBf.-dt...~.



....Melt ··.tiwa'·,epe.-.I_tlfw t.-_ ...... (table 5.8, seetiQRS.3):lUsttbat
p ·d·· ._.•~e •...... ' .1,..... QIlsecurity(the~ ..~·fer
p, i._.tilli_!y~GMt).. ·..... f.... LlOIBrDls fe.. tReetreltssff_OfS
wIBoh·? ·· ..·.·tBmllllOCUrity, the~'mu_bethatthe,pfoportitlRlm·tabIe
S.14 ••tpf.seDtal"~tar.'" umiptapp:ear.Thet0c uet\V_possible
Ixpl·..ioasfQfthil.ORQaehaRd, 9ther~···...()fpurebased.par~ll Qf··their holders,
suelt·aa··iRcDme··.or·wlalth;PQaitiea,mightlead .buy....tQ.foetmGro seoofethan ··I1QId~rl·of.non­
pur~parllls. TMaetltheretfeets,whiobare coata:Qlledforin tbere~e_Baaalysis of
t••,o~,mak.itappoartkattbet_.efpurobased parcels is RlQJe ...._ because
theyw.....'pu~~.•. whc.ia .fact the.......sooority .comesfrompulllor buyer
ehar"-cswruellatl·GQffolated.··with .' theparcd's·.having ..been purchased. (J)D·.·.·.tblother
baad,.·tkebi~mea"F ••oft.lWre:SlCUrity -..diD therega-oauaasalyses' may·.Dt ' ..sQOd
m....re.•$p,Oft:deBtI,~Id;qu.ite·~sibly·f.1ICUI"O:.abQutretainingsoJRe ridts .•••,·· their
pafG8I__ ins&cur••wttretaining .. Qtbers,a situa&iea.DOt GapturediD .. tAeeppFeaGh taenin
tms.SLlwey.

The GGRCIuaiQRhere is that land market acttvityiR cemral. Ugandad.oesnot have mu~h impact
oncel ~rs' perceived tOBUre security. This may be primarily because thereis8llch a high
prevailing level oftenure security overall.

5.6 LAND MARKETS AND FRAGMENTATION OF LANDHOLDINGS

lathisstwuy, 'Cfr ofttatiQA"fefers tQ theJlUDlbofofdissontiguous.pweels JKlkl·lly.
hQu~_ld.The·.·mQJje·g.iIlORtiiuous PAI-- ..b0uIeholscootfols,lRe ·mOEe -tlaMicnted its
boldin . FragmeBtatiQo<il.Dotncoessarily· ·W,· .asalloften· .an·>etrective way·.·.ofsprea,diog
agricuftuEal ri$~ by .u,.ngparGels in dill.rent .ecological mehes. 'H0We¥er,extreme
ftaplleatatlGIJ.···o.a ..ha~.· ..·fte.ti~e etreet.···QII.~•...1f·a·.·h0usohold's ·..puse1sarre.··.·.t~remely
diltaAtBtgmeaeh oth81\t" .tl7aveloost ··~_.cwtivatiagthQ.6u6eat om the
h8mostead_ybe;ei..-ly high. to iDduettheltoa.-beWt.llavetbemidl" leading ro
de&r..aod'cultu,r.·..Qutp\lt. ··EcoaQ-·t,.oGW.tkat·thc ..pfesence ··ata.··laad·mafket· will
.Rtrib_l~_rea ..dfl7almeatatiOftGf_~'_dhBldiJ1gs.

Table S.tS.WI tbeaYlr; ,number of parceIt wItid\·househ014s bold andtbeaverage size
ofparce1s in the sample, by su1>-county.



TableS.IS:···. Wei,aht&tl··I¥uaae·.umber of,...... per·....bold .aad ••ialU4.·....'i\p··..··.f
pucel$, .hJ·.·.··s.•eounty

Perm......re parceIsIHH

Acreslparcel(all parcels)

Acres/parcel (penn.•
tenures)

Binge
(UB)

1.9

1.6

3.1

BUllIDa

~)

Kabul..
(LL)

IJ}

1.3

3.3

4.1

Bukuy.
(LH)

1.3

6.9

ACCQldmglothefiglll0esia.. tableS.IS) .......atioad081IlQt.val}' .iadilect.f.laD. tePD)
CO"erlovoJ ·&flaRd~k.taGti¥ity,·as.t. a¥I••__ Qfparoeliperhis fairly
similafaGl!D;.. ttle· fQliI7·Nb~Guw,Rt.s.TbiI.iI __ ·~.bY·.Kibiage's·.(HH)ha¥i..·_.st
, .._ •••_ ·.~.·.··tRe···Ieut·.•ivc lladmarket$. ·Hewever,tW.. _a.uah·laad
~k.BI._,.•"8 actiMeia··. AWlt ha~e~.. whea am ... 'slaad
_ ••twa:. ..twO.•8, tbe"IMpshal"j)f_ypalcelsporhousehflWellPturr:cdby this
GJel~aecti.aallAalysis_y,.flect the effect .fput IaadmMketaeti¥ity.

Md... ..... ....~~are slmwa iAtlWeS.lb. IDtbe &st.~ifl.~•• "
dip•••••riab.1e tlta-tQtalnpmb« of""_.~Qld~kls(l8lTOD .eELS),
iaGludiag :;s.it·DBffewsaad· i_tl..TMr 'Y':ariable·iRthesesondmGtlelis the
mamblr····of.penn_at.t_le·.•.paI7c.ls··..... poIIOI$eJ.··~E&MPAaCRLS).
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Table.!.l': ·OLS ..eKrusio. results lor HHTOTPAilCELS (lBodeI·l) _II HHPERMPARCELS
(model 1)

PD

COA

mIACRES

mIAGINC(x 1,000)

mINONAG ' (x 1,0(0)

HHBUY

HGENDER

HHBAG

HEADEDU

Modell

b-hat

1.312··

.063

.001·

.003 •

.002 *

.766 •
-.071

.021

-.007 *
.013

.OBJ

.802

.001

.0&9

.002

.s

.055

.0003

.2S4·*

.001

.001*

.019

.235 *

.037 •

Modell

.181
.0003

.082

.002

.001

.001

.105

.0&3

.002

.015

Results for the regressions are very~, especially with respect to the effects ofland
market p,articipation· Ollft tatioll. The It. iadicate that participation in the land market
is y iduential in e · ·,n8 the total :...- of parcels and the. number of pennanent-
tenure pasoels·ahouseho1d· has. In· add,itiGlJ, the IIICOnd model, in which tbeld's .
number·of permanent~te:nw;re parcels is tbe depondeat variable, thecoefficieDtestimated for
C is statistically significant and posiUvc,IUUeltiaa that household:s· ndto increased
cammer· opportunities in agriculture by ·to their permanent land·boldings (a result
which willbereiRforced insoction S.lO)~ T...., these results . that whea · ftural
marketing opportunities inerease, househoJda· tum to the land ;,market to add to their bOgs in
order to expaDd their area of wlUvatioa. by Qdai this. behavior moues the
tr~ of b . . s'·hWdi tlalewptOOabiJity that par..a~ for sale
will be com-OWl with parcels tbebGuseboki ' Was.

6.7 LAND MARKETS ANDSU.BDIVISION OPLANDPARCELS

is the di¥iding. of a pareol .. __ *'a-:oae smaU·er parts at the time of its
to a aew . The ..aU. ,,.,...:"". , •• sai4 to be.

Su,eaa OCCUI ifQmy part af the ,...,. uaasferred, or if di ,,' .tparts of
the parcel' ale transferred to different r tl. · ·'ft can be bene itt that it may
makeaecessY01and; ·e to a greater of- s. Extreme suvisioa,oowever,
oanaff.Aousebolds acptively. Extreme atDdiYi_'may mean that parcell, Oil average, ,are
ilQt .. eat siu to suppon a ho wIaidl relies OIl agricul "fer .~.
Application ofeconomic tnoory leads to the~. that land markotaetivity will eontribute
ttl increased .subdivision.



~ ...~_.per~ •.,. i1r Kibinge (HH) lAd ....)~)iataWe
S.ISsu,dlltlatBl_ket _ivitymay •• IQI8C eorrelatioa with p" '~" .w.,
•••. AV•• p8fGDI B..... i... dIaa that iD Kibiage,oveathoughKilJiMoishy \
far tlte __ d_ly~lated·eftbetwG~.It is Busaaaawbidlap.... tohave
1BO,.laadmaJkot·aeti¥ity(seotioIlS.4). A,.... .parceI. size is sman.r<m K.lasekl~L)tban

inBukuya(LH), but it is diftieult to bow wbetbor ·thatremlts ftom~e'sdeRser
populatioa orlROfeM¥claad market.

AReth.. in4i..uQliQfwhetllerthe land matkatiacr... aubdiuoaof:par.l:may be given by
louking·at'i.n.tiDJl .. iRI¥eragepafGOl···..·.·fer __ ··aoquife4tRtGWppur......flUlp•••

aoquk.tbIQWsb somegaher meaRs. These "&ioaIaregi¥eRm table 5.11.

Table 5.11:N,URtberaa4-ei,lhta4aveF&le "_*~teDuFepa....1s; II)' •••-.,
*-auFe ..d.~~ tile pucel _cIaued -

Average parcel size (~....)

Ki ·,ge(HH)

Busaana (IlL)

Kabulasoke (LL)

Bukuya:(LH) .;

Kibinge -mai101and

',' .."teDancy

Busaana -mailo land

- mail0.WDa1lCY

.

TT·~ 'I .'1 . .Jnailo laRd

Bukuya -JillaiJo.1and

152 3.4 '1 2.2

18 3.0 44 l.B

19 3.1 4~1.1

,sa 10.3 II 4.S

II 1.1 S 1.2

11 2.4 .31 1.1

41 2./1 32 2.1
.

ThefipiA.table ·5.11suggelta strikiageWect:tbat·.parcels ·&aquiredtbF0u. the ·Iand
IRafkdulf":.~8~, .....t_tho.. ~ired·du~ghQthe~cllaRDeI8. i.fm.i•. all
f&UI"~Btill w:Roaallthree pomumont t.ur...c.~aluatodt()getb,Qf(tQ.pp_eftable
S.11), ..•.1I. JtNe.an·..·but··twQ QUlI.wMa,·tbe· tlvee' teaurosaf.evalwlted.·s.puately·(lower
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part.f,~"<J~l').I._.lJaRGe$, the differeauiaav••lcc_hetW.. . ••"_._.Ret __ " acquired in otber wayaisamall,.ti...-iti....
pl~.,

BliI~"ol0.IaA4·~m~IIDal1ef~_ot_~...y
ibetie4t0~ldltPJQ~tytosoD amallseeti0810ftbeirluJld·sw"'they ••penence
aJli~"'fBtG8sb·. Houaeholds ~acaab~sRortagemay","miRimum
If"Dfl_..~tBfai.. thefeqHired'" &OSPQDscsgivBnmthe.pport this
iGea. At~ .••sites,•••BJtA·f~ said ...·.the....m rUiQn tbt~. to••~ ••••part.. ofhis
h9ld.igisuimmea. ··aeed·forca.sucIl.•··for ohildJ7ea's sehQQIfeos>or i ital fees. Of
oourset•••• etherrealOIIS,IUGhuadesir.to reJoc.ate taaDQth« goograpbi410C11iDn,fQf
whicllhsusehQlds •. ··· ... ;· .' tsoiltheirfullWding.

Table.·S.lB··shews ·FegtressioRfesults.for modols ..ia··wbidl·.tbe ·.dependent·.~ariable is. ·paleal····size .in
aeres(PSIZE). ·Tae·spemifi,eati,ODS.·.differ only .ia,l,e".iQftheexplagatQIY .variaht•• iadudedto
oontFol••··faf.hewlong ·ago.···.a~b.·pareelwas 'lGqukcd -by its .Gu.frent·.halder. Tbe··first..speeifiaatio8
ooatains·bio.'Wari tbedeead.eofuquisitien (acquisitiaft during. the '.' ··1990'1>15 the
emittldll'l......'I),w.l.the ..aecoad·usos. sinileooDtinl1Qus~ariableequalt0 the
llumbe"·Gf~.all.tbeell," ..tWd«hasbeld"pareel (YRSHAD).



Intercept

PD

COA

S~l

12.109 * 4.$46

-.032* ..006

5.250 • 1.793

Speeification1

12.0&0" 4.0aO

-.034' .006

5.422 * 1.193

.131 .~B

P1920'S

P1910'S

P1940'S
p :,'S

PI '8

P1970'S

PI '8

PMT

PeT

HGEN'DER

HHBAG

5.469

-.536

12.625 •

5.341

.297

2.011

-2.002.

-12.100·

-8.663*

-.225

.03-9

-1.491

-.004

19.004

6.111

3.915

3M4 .

3~OO3

2.112

2.12&

1~611

..

-11.~1· 1.911

..8.212 * 2.116

.021 .OSS

-.003 .010

T__fiei.fttseltimat~dfQrthe·"ariabl.WiQatiashQW tORg 'apareelhas·beeahlidby .its
0' tDWIWf.lbowthatQvor time, &I wouki M....,par~1 siZlhas teadMt8>diIQleaSI,
alluaI.This_II,'-.so.se i_liPlof iaereasil'gpppulatklRSQftl .Iand .ea

.,.laf'gerthaRtA9sebemguqWced · ·180 1990'1. TBepo.ti~eGQe.ient

_i".d{~,nu,m_of years thabu·J)IWll··heId(YaSHAD)intheseroad
I <>,0igaSBggoststhe ·same coool~.IoAs•• _~elbas_llbold,th.biitis.­

I1the...<itis_t·ltatiati~ysignifiGaAt.

The"~_tofiDt.estto_.~._laadmal!k.tsiIlO[_subdi¥iIiDR ef
Pal' ·thateatimat.iferwhetber ta....:wu (PBUY). TWs GlMlftitj•• is 89t
It Iy· ·fi08tlt,i. eithoroftbe · ·.w.illtableS.18,wlB~b.su.ests

8f Dullh~thelisthat1aad~••gti.BORee subdi';sioR, laOODtfai
TItu.1 wbit.tMfi.l:lam tahIlS.17_ .tQ. IU t that PUfoha#dpafGBlsaremare

lUbdi.4IAaaBOa,.purehasedparcel$, 'biaidoa .·does·not held up wheD 0thot fae$O[sthat may
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al"p.GlIlsize.eCOAtroUedfer.ltmaybe tbatDQR..-mu>kot IIi_t.." ··..····11

i..... ,e4u"p..... just as much·.. ·1and Withetlt·kRewi.g.....um ......
• f .aM_ · heuaehald inU~'I I.~llroqlJiles tosuataiaiaad.the
totalllURlbltef.paI•• MWby apal1icalar tboI&<itiaRQIpessiDletQd.te.... wbether
,._.'. U-'uc"OJieessi,.,ely"tubdi-videfl.

5.8 ·LAN&l,MARKETS>AND·CONCiNTRATlQNQF LANLlOWNERSHIP

Lud··......."hypat8asized tQiacreaso .......iQa.Qfland .owmvsbip)..11I

¥iewCJ4a1mo!st ••'ieJ2sa1lyaahiiblY WKlesitaWebeGM'le it makes thedistliati811
"lui ,·•. lflaad .mark.tsdooontrihut.to .......rated Jandowaership. tbeD YGIIl··t.
saidt0I.~aQleSI tolaAdferatl,out .someitvliYiduals. ··IBaRllial.eaia·whi¢bMl.IaJ.Jy.all
hQUaohBWsltoly oDagrisultureto sapport*mselv8$, the need for all bousehQIdste have
...i~tD,••.r_nabl.·aloa.ofl_ fQf··farmiag.is.implieit.

ORe meBSlIltcofdistributi.oaal inequality is theGiai coefficient, the graphical GOunterpart of
whiGh, . cva1uatina ioG6Jme distribution, is the Lorenz GUfYe. When the varia1>le of iAterestt

household kw1d holdings iAthis c;3Se, is sorted tiom IowesttQ highest, the Ginicoefticient can
. be calculated as:

where "Hn is the pQpulatioA·.size and. "an is~ land holdings (in acres) Qfdered so that
&1>=a2>=83...>=aw (Bo.adway andB~ 1984). The Gini coefficient calculated by this fOA1llJla
measures area betweel'lthe. 45o-degreediagonal· and the. Lorenz curve, and should·be
bound,edby,_0 and asymptotically.one.

lB..., • Riper. 'GOO~ __....~kwt~.SiDft Busaana
(HL) appears tobave the· most activelaadlRtltket aatlBukuya(LH) the loastactive, Busaana
might be ted to have the highest Gini ooofficioatand' Bukuya the lowest. In fact, as the
figuresin 1e 5.19 show, the reverse is tnle..



Tawel.lts W.ia~ .. uawei&bted CW ...-.,b' ....DUIlt)';r..p ... " ..
lIi"'t~l)teIawest (4)

WeightedGini

UnweightedGini

Kibiaae

~HH)

3

.697

......
<HL~

1.003 .

Kabulasoke

(LL)

1.005

2

.651

3

BukIlY·
(LH)

1.006

1

.743

1

~ ·the~. witb· &he most laa4.market_idy,. IhekJw. ·GiAi
~ei.~ sgAif}1ing tbeleutooacentnulMl (or most eqllitably ailtli,buted) IaIldhGldiRgS of
the r.r .....eDURties. Bweya,with the least activelaBd market, .has' among the higbeltGiRi
_fticients.

·lts tBat,.GtlBttaryt0tbe • land heidi. iAGeattai {J~ may be"11181.... i.," ptteseaceof ..... active land markets. AaDu .''',the
'landt._.~ oftlaa ...ualf8gien~ thM· the land market played a subItaRtiail'.
RQt_ia,b,eakiagu;,.• Driginal maiID ...tes but aIsompermitting _ell1a maile ··1aRd by
i.i~IEt lelat. tBtheerigiaal (elite)IIIottMI. However, the GiAi 6GB · is iaaUfQUf
SU~l'Itia.. faiJly large, indicating that ·Iand· ill all (Gur is far frQRl. ,. :Iyevenly
distributed.

5.9 LAND MARKETS AND LANDLESSNESS

Ail..... thesis. is that ··landmark«s 1_ ··le~.. landlessness. Ill.thiS study, with its
fQ811 idI·t...t..r·1aad mafkcts Qft._ to laBd,there iSaRlraat_ at just ill

laRdl_butia laAdleBIRCSI FesuluAg fiQIR·la&dlllUket aetivity.. lflandl,c8SMllil d.i_as
haNg ·td·ftQW~v.(_ pleat. Oft whiSh to·••.atMllllO
"1&1141. was_uatelcdiatb•.· ,• ....,y. Thisia by CABltmetiea.•Im.._s
Q(·the· oommuaitios iii W.gDd to .'·_sebold, aad,hy ·dotmiti. III Mu...dshave
__slt.ItI~.AQUlhland9RwhidltQ raidI, _if·thatlaad dnot tDthom.lt
is p.... d1., tbe,esaaarehdesign could have~.~ ••tire class C!lf pe0plawnBha,¥e
4~edtr_theaJeasteli,ve, for ~"ia Kaa1pa1.,~se ta.yeould -s-a_ to
aIly-'.t8lliutbe VUilse.
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The.....tt_~dI eaR be examiRcd ·.·far. Ii. gf ····Iaad .-••_li".
"·Iandl__o."

T_"i'~~iRthe sample(~ tbeDftbslntpm ... the ·11-'
wlI, ..... ,.. ......_. . .... 6$mtWr...•..f~~in~~~-"'&£"'Pf"" ~a&1Y" &ther's) W ..~ S8CQQdetype lJ'l..· '. to type
~~'''''lhaa~ .•&«......~ R __\lOI.Qtl..~. ot)aaothef ,rdative'•••. ne
thild ..(' ,C")lI0ecul¢akw.aadlorlabor... 1QIRIlQD8. else's ••. IftM.e~.tak8fs,

_.··the.····· '.' .r...·.·par.iaabaeat lAd '. it _sarywhaw.aR··OOGQP••• the.pllcol
molt_to .... bi.COatiau8dIWC8SS to tkepIIQIIlRd,SBmetimes, topt:otdermaintaill
~I_&l.· 8Rtllep.col.Cu-e.eJsmI)'a1sobe laborefs.TypeChDusob-W.w•••
_,. ,1.1«' .. lll4baJl.·.·RGGafetakiaa • '··ties ·.generally .··.resid••·••·.. _&11··.(01\.
~.a~)"••••,..... on1JeeoaaiQaal1y CQIti'late ·.0Wll ...... emps'
alCh8Useb8ldl whoSlDmy access to .... QOQIeS. ·frBmfQanal talJJ,bgrrowiRg
_aAgomeatl.whieh"••l*JdeDtQfaay _Dalai•.

1'_A~~e ...... tfomtype B~I~becausetRe lw0typ,es'I.~of
iAberitiag.·.pPt·.fthepalQ8I •• whidl.tbey ·.· .•..,····ditfer·SQbstaatially.. '1'_D )~aeh()lds

..omt",AM4I.~their ......~~tlley~py aDd~is~pea4.t&f
YleJatillRlhips. r··Cheusebalda.,.di'-', .DQmIYIlOIA, ··B,IfIdD i.ttiat·.· thoy

pfo.ida.·. 'I., ·.Wbethef··.··..... 801. tbey···are'.pai4,.·ia. ·1CIttIm·fwthoir·.·...·.teland.

Because oftile small· number ofobservations in ,thil'lIndIess subset of the. sample, a weighting
schemeis·JlOt used to calculate descriptive statistics. Therefore, figures prese ill·tables in
this seef~ do DOt provide unbiased 11"'.81)' ,imates, but may still ref1ive
relat· ~psand trends in the data. TaWe S.20 IboWI the frequency of the l05samp
"landless" llGusehol·dl who ··were interviewed. by y and type of hews old, &Ad
selec ~unty ..levol descriptive sample statistics for them. Two sampl landless
househo1dawere unable to be imerviewed ... were _ replaced in the sample.



TaWe5••: J.equeacies aad IeIeded~~.eltatiatia.,·...,.,1.."_
uuaeholds; by sub-eouDty; UDweichte4...uta....

F,eq UDweigbW

Desc.ipti•• ltati&tia

Number oflandless housebGkls

Type A households

Type B Ut,seholds
Type C bwseholds

Type D hGuseholds

Percent ~ T -no.. with 11 11 •

Percent "'1. ~ .. " ..•. HH's

Average iaeomeIHH
Avern.ae --

-~- ....

Average lIHNONAGINC

Perceat efHH's. who werk'otI­
farm

Kibinp

21

2

5

8

42.1

42.9

61.9

0.5

11,.

B•••••

19

I

B

34.4

90.9

15.2

2$,11&

11,221

21.3

Kabulasoke

24

9

6

6

37.3

S&.3

.54.2

6.025

35,693

16,295

19,398

27.3

Buk\lya
(LH)

29

5

10

43~S

19.3

51.7

1.9

41,997

8,583

33,414

ll.O

I~eatia*,assllewniatab1e S.20, the ~.DU8Iber oflaAd1ess bouseha1ds was sampled
in B the sub-eouatytllougbt to have ·aM __ ,active ,·laAd· ,market. 18 dit_ to· being
most .numerous in t Busaaaa sample, ludl..~s sampled there are also' the
youngest OR aver and the most pred~y, .beaded. (The fact that oBly 15.2% of
laDdl s ia Busaana are B;agandaawould to suggest thatlaBdlessac.ss is highly
Ii to ·eity iC·it were not the ease that ......Bapndancomprise a maJority usaana's
populati Howevert a· relatively largeAUlll8er of ,landless households was alsoed in
Bukuy, tlle sub~eoQftty· ·th the least laM market .acti·vity 'and the sparsest populati()~

alt landless household, tbereare the oldest aAdhave tbe greatest llOIl~agriculturai income
onavecaiC.
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rana« huabaJldl. TMSI.W_"eryoftea .. to • parent or ot_relati:'~eto_st.meft
theill_.SuehwemcR.OIaRd__ UtMrauIt of land markets butofthe...,.ciaeof
t,aOi :W....Nleswhilh.v.·~·otfered womea _·..... I_tbFsuah
iftheri__ ~_hlttBdOrwomeR···few·or lIQ.riPta·to·thePf9pertyoft.ir~l.

Similady,type.C"" (~etak.. &ad l8Jfers) maytiBe OOIlltimt...rema of
landl_ tIWt·.st__...·.omthe...·of traditiOBal.praetiees t tiomi_market
fOfCBI.C~tl"'bycaretakerlaadlaAd_,-laMrerssuggest«ltbatmBat w8I7e men
whGcameliom Zai,e,&waada, orBuNDltiupoaltearing that the)' could_moReY by
werWagf... alaadhDIdorm ceDtralUgaada. They told ofleavingwi~esaadY••8children .
with tbe·"·:·.·ofretuf!8ing hQmeto i8vest ..... ··eamiAp··&fterafowyeal"S.. Hewo¥l', .__·.Iabef«s
or G81et_s,theyha¥eeamedfartQllliUletfJprovide fGrthemsel¥88 tetakmetesave aay
mo., ._YI haciUJ,remaiaiBUpada..11tus. *-.iridsals ,ppear t9 .llIImo,e
asaleMllt Dft .,.... attraGt_R-ofthe £entralr"-'. ,.uve .prospQrityandoflDwwlg.sth_ of
theGpefatwllsflandmlfkets.

The _¥ed·i__QIl.. ests exaD1iAal_ettUr.ampIe sflaadleaahotaseholdsby tM.

SGAS··Qf~s ••C_._"·Iaud....... allemany~wllof6 ·y ....ow
orrelltlaadastheirQRIy_acHaGCeSl. Taw. S.21,proa-ents simple.· de,.ptiN'e statisties fer
thef_ "',eflan4IQ8Ihou.ldssamphw!.

Statistic

Number HH's

Average ageofHH ,beaEI

Average ufes/HH

PeramtofHH's.withmaJe
head
Percent oft .~".'" t .HH's

P,ercent HH~a who work off­
farm

2&.4

1.0

76.9

41.0

TypeS

19
46.1

1.0

41.4

&4.2 .,'.....
10.5

TypeC

20

48.3

0.5

85.0

20..0

37.4

TypeD

29

-42.5

5.126

69.0

34.5

41.1

Average HHN AGlNC 1&,451 11,115 30,222 34,494

"wlatkm. iRCludes two outlying borrowed parcels of 102 and lOS acres. If these two
..aDmit trom the calculation, tbeA _average type D household ,has access to 2.0



T•• el_ing patterns in the,II...Ic 5.21. Fiast, typeA_~.II.,.R
.~.I_I-'.•_tll;Ytau",,, tbaa the other typa. ..... high.proportioR lIr..........
hoadl. T_A.bQuWalldsmay bepr~r~ ba:VlaBly. _u-.yof
thei, 8.. ' t.o~taftGe or other_. ...,..1,Oefthe J9 AhoullhDlds in
the~ •• heada4 wbose averapaac is Z4.1years, wIKle tbcavlmaSlIageefthe
aiaefelllllt ;tlcadl ia4'1 yells. Mala typo A laIada.veW tbeirbouseholdsQR their parents'1_ fer aa •••Iage .16.4 yearl, Of roughly" &hoy _ame·iadepeDd_,.ll a~.rage, at
.,prQ~Y II.Althouib, 25.6% of" A 1lousehol4soveJ¥all havelR8mbell who work
l1If4'-.,.'~ef)QO~&f~ A h&usebGlds works off~fanJ1., whileOllly 11%
of ed type AhousehoI4sbav who wQrksoff-farm. T•• i_I similar
8~·"1d dispaJityiaav«age houseMldiacome; with an aVe£ageiRoome_f 50,211

.,maII~headad IN. hsusebQWs ......, on aV_lJ3o, m01e than four timelalmuG.as
f......lypeA~klliDI991.

TallIS, tesetB.-, theser.suelt that the lanG-acquisitiQuprofileofa type AhQuslhoW
d••f iablad. Female-hea4ed c.ype' AhowSOROlds .are ,I;ikely .sider wo....

w••'... t81B"...y hopesof~1 (olMI ofthe mne said they.didR&toK1peotto
illheritlDylaau) .aDd d& ··IUII 'appear to be wetWag teeam the money with. whioh ro ·purchalB
land.



97

TheE••• two atrikiftg ebl8N'" about type C bousehekts.Fiflt, 85% (172;9)_(t• .,
_,... lteaded Ad, SO-~ of them &reDOt Bagaada.Tbese two lies

..•.~_ thea ltatOd,tiertbat typo C IIousebolds are laDdlessduemelelD ••itiDMi
GUlwral.~" thaR tQthe·fuDGtiomng ofland markets.

The fiprum taRle 5.21suU_ that type D bousoholdsmay be worlciRg _dt8a~\t.lland.
They ... _diatioot ia teRRI ··of the averap age of lheirhead Of the proPQJ1iB. ed by
mala. Dr Baglad•. Where they differ fromtbeother tbree types of landloss bou_eldsism the
relatill prolXlrti0-1l who have a .member eamiABincome from wOfkillg off the farm and
their oo".~ing raati¥ely high average total aadR0ft...agriculturli inoomes. It appears that
type D houaeholds~ whe presently IaGk aeaess to land "oughfamily tias, became rather
entF.pre...daI. Tbeybave negotiated formal berrowing and/or rOBtalaITangeme.t., and a high
Dum_of them WQFk off-fanD.The land.~ may supplyaaimp011antmoaashywhich
these~dl CQuldgaia &eC8U teland.

or -se) URQtedprlWQuslY,it islXlssibll that ther.·have been incidemsofheusehalds
1.¥iAg tho-wllaa8 der bliagrendercd Iand_ ·tbrou participation in the land· market. The
Isrue, methQdolagy flf .this. '."fch did' ·aetaDaw sue.ABUseboJos to be capt.led mthe
sampile.

1.18 ·LANI)MARKETS AND AC,eESS TO LAND BVWOMENAND NON.BAGANOA

lamuyttadilkJD&I Afii_1and temve ~ccwtai.FDUplor types .Qf in · ·,duals wele
gIlU_ICdHGell toalleut SQIRC·.miDimuJD..... ofwbile QthergrQUps wer. · ,a, tv
bad _. .. , .-_ wIaRd. ~., ··.fdaliDADBrmi.lhe mal...m_ls.fa
parti.- pQUp(detlRldby kiAShipQr _ at_ oritesQR) wbo have attained .• prescriBed
8&e.

Inceatral U tlvee iroupsbistorically !lad limiIed &QCeSS to land. The firlt is women,
partieu:1arly ~arried women who head tbeirOWD household. Although the B ado have
a tr .of ooqueat· land to daughter, lAd size of daughters' inheritance is
S\Il)jstantially tban SODS'. In tho RRA, respoacleats at many sites stated thatdaughtefs
inherited only when all sons fell out of pareataI favor or when they had no brothers. In the
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"'_~144Ma~t specific houseI1oIdlll8lDbers' Iaad _1&••war.'" _ber_
m"dIiI,.~"Y, fem"haadedboli:leholdl' rather thall womell', ace_ to land will be
•.--. .MDu1 (10'1o:f 486) ofthobouseboWsia the sw¥ey are ..1teaded by women,
wRidlii .'ai_Bcant &WIlber. Howev., aGIeJI. telaDd,·by female 1'1 of the remaining
319 ,abo will aot be~ although it ila ¥oryim~ 'issue given
that W&mea aall}pri...tllalt Wf oftbe PQPUIatioaa aadagrioultUfailabor COlee &ad gi"OII thewi., doGumeatatiQR ..'tha! __ tD laadaad otberresaw-ces illmfalsu.~aa ,Africart
~hold&illarelY'~I8d b9usehokl,members (Guyer 1986; FapohQAda 1985;Palmer
I ;Sawl1 '9; Whit_.d 19.; Smith 1994).
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_ ..._gbpUf__ .;~tance, the parcel caa.ulBd'l1cultiv.. :,lf~rNth

",pt_lIId . Some of die iDcame ....ftDm..' ...p...ybe
._.t"·~',JR8I.llJl4t pa.ud botb cultivatioa area ana ·IlQldinpavailabltlt.,. ts
chikk ' U·_wres.~ household iaetmle·andland bo1diAgs lie probably
highly .

lfl ....or~~'~ may~iapartORaccessto Iaad fer~famUa8)
and_,to,lIad{w•.Qv.u., may .cIepoadia part oaiDGemc) •• mMollllas.system
ofsimult..... lia...quatiGRI solved usiftaanv..geleastsquaraappr.Ia.Qf.oourse,
IDt.soIloW_m8·(HNINCOME}also·depondsQA faetors in addition toitllaAdtddinp,.•
aheuselwld".lOcollto 'laad(lDIACRES)depeDdsQR facters inadditiQlltoits~.

~. the .~plaAatQlYvariables_lllded ill the equations are \larioul_aet~ristiGlofthe

hGlU8~ld"(eihlUcity(HlIBAG), aae (HEADAGE), gend... (HGENDEIl),andlevIlGf
edu·.II.•·....EDU»,...eh....eri,ltics·o£.the·.sub-county·.(pD ·.aml·CQA), .and lIet••_s
of the ,:ld .(its ,•• (llHSIZE), whether it has ·purchased ·Iaad. (lllIBmlmberef
aeccsiAbeRted<ACINlE&),whetheranymembers baveQtf-farmjDbs(WQFF),and
variablesr. iAg ·Iamibom-Q.wingand renting (HHBOJlR,HHACBO~. HHRENT,
HHACRENT».

laDle i.m"_~~laa4staadatd etfOfS for ...twos~"0f~
laad.d·i ~i&ati:~_table.5.23 P'.... estimated coetllcioBts ·andstaDdIWdenOfl fOf

, .eerr8spoooi,llgspeoifica_ionsofthe ..~ equation. Tabl. S.14 oo;otainIJI$Ults fOJ
y.~1i.8Isftbei.nsa,meeql.lation <illwhich,.dopendentvariahle is.agri;wtulal income
(~ecifiQatiQa 2b)ornoJPlgri£ultulfai iDoome(apecitktati£lR.2e)····.fatheft_,totalia~ome(as -in
t',eS.24).SpolifiGati.;lIsfQfthe···i~ ..·~iQQl.· •.. tables.··S.2J>&na.S.24..·,·ooflo$PQlldita ·.the
seceftdlpeoitkatiQft·.••f.t~····laDdi boIdi.~n~Rted;.in .table· .5'.22.
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T"5.H~· ...RlII.!-"'''''tw• ..,..,..,.. .,...dlael.lleq.......ilil ...
_~>t8~.,...ti... .,_···__··~·.P_tadi tahIes.
1.»aa4s.a_

Dep. var.·. HHAeRES

ExoaeaoUi variables

Intercept

PD

eOA
AClNH

... ······.,.~T

ft ... • 1

b-hat Ie

1.17S 3.477

-.01&* .006

2.111 1.467

.&31 • .027

-.6SO 1.623

.&23

SpeciflC.tie- 2

-2.238 2.956

-.014· .60S

.833· .024

.936 •

I HHAAJlN·C(x 1,0(0)

HHNON (x 1,(00)

.012

.011

1.766

.049 •

-.001

2.180

.0.11

.010
.

HHBUY

MORR

5.61.5 •

-.473

.Ilea

1.669

1.1&1

5.1&4 •

.077

-.479

.06&

1.625

1.509

.039

1.705 ..

.239

1.440
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Table'.13:Rea_-. ••altI·Ier· peifie'-- _tile_....q~; depe••llt ..arialdeis
l"l· ••..-w.__...ia·UI.....'Gap; ·.~.·.·.c.....88d·.··.··...
• Mro.b'redm'ei,n~atioPl of the ImacIhold_.eqQltioIlR......"t.dia table 5.21

Dep•••r... IIHINCOME S.- ... • 1 Specificatiu'.

Intercept

PD

COA

CATTLE

HHCROPACRES

WORKOFF

HHSIZE

HEADEDU

HHBAG

HHBOIUt

HHACBORR .

I

HHBUV

43.S49 *

2.933

1..414 •

51.094 •

4.195 •

- 25.111*

.1)6

2._
19.411··

-5.3-16

26.6&1

11.116

11.213

.031

1.ISO

1.499

IJJ&9
1.169

9-.136

.236

1.415

1.411

1.S&4

17.4.15

1.116

-39.272 •
.044

4.Q11

2.262 •

56.147 •

4.701 •

25.011 •

.063

2.222

8.319 •

-2~148 •

20.420

14J)15

.030

7.729

1.794

1.15-6

9.701

.231

1.

8.212

.656

.2.S{lS.

8.716
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TaldIS.1A: ReIl-esMII,esulUW·lpld&cati•• _die__"4__;'depeadeat _..lei ••
~oW'.lHI.lrieultural_9.t(specific'" 1b)aud..·.-.....·_­
(peiflCatiGak)·ia Villi;. apeciGaaio•• C81!~·tDs.,....tiu2.fdle
18IldboldipssOQII",ti.Q" presented ia table 5.12

Intercept

PD

COA

CATTLE

HHCROPACRES

WOR.KOFF

HHSIZE

HG DBR
:-A-OE

HHBAG

HHACOORR

HHBUY

Spec. 21»: BHAGINC

b-bat •

-26.190· 11.544

.069. .021

....222 5.245

6.640 • 1.218

2.662· .399

-2.416 5.996

3.140· .714

16.102· 6.Sl4

-.009 .IS1

Spec. 1,:
HHN·ONAGINC

-13.082 13.425

1.184 1.416

-.M .464

.~ 1. lOB

Althugn *hotelle .many imer.. l.... ia·t.l.. 5.2'2 1hJ-OtIgb5.2~,.nly those
p...ogwla.admalkets,gender,etbMJit¥,_ .... te laa4wiU ·.. m_l_ ia this
~i ~ QtresultsiA the tables/will be ....edtQiB~tWAI t8 whi"htneYll0e mofe
d"_IY··fele¥aDt~

1.10.1 LAND MARKETS AND AC.CESS TOLN4D. trlOEND,EROf MQUSEHOLO·HUO

TaW" S.2SpIJ••• sdect«l~~tiM.ltatisti.Gll0el.tiag>t.g.__,laRd_ket···_ei.Us'._..··aooessto.··Iaad.
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Nofmale beads

1# offemale heads

Ave. acreaJmale-headed HH

Ave. acr_female-headed HH

%maIe~HH'IWBo_ght

laad

%f~HH's.who

boupt
Ave. %;WGinp hought'by male
lDi's

Ave. .hQIdings bought oy
females

%maleHH'swho inherited Iaad

% female HH's who _rited
land

Ave. % 1lokIings inher'dby
females

Ave;, ~male-headed HH

Ave. ~female-heade8HH

Kibjnae

(lUI)

90

5.4
3.8
30.5

32.4

11.3

2.5.0

&3.1

31.8·

65.6

36,111

Busll••

(HI.,J
105

17

3.2

45.9

13.2

36.2

11.3

41.3

54.4

3J.2

53.9

Kabula.
(LL)

32

3.6

31.0

52.7

18.0

51.6

53.2

36.5

12,563

12,050

Bukuya
(LH)

102

20

12.5

4.6
21.2

22.0

11.3

22.0

52.1

26.7

37.2

26.7

62,811

12,565

I.dlGor ..h.~\lRti.l,mal.-headadhQuseboJd.ba"..largerlaAdbGIQil1gsthaRfem.e·hBaded
1l&\IMW4I.. lRB\jsal.(NL),thel\J~w"l,.rstou~e "·mG.'-Mllaad
1JlItk.·.··· ....'s· ....ael)'.~· .•,IIl'·'IUi8_i.Dllt.ttbel _II_may
Mve.. ·llg.if••• _.Fwt~.,••oeGf thefQUFSlI~llti amsher
pli.MItiM.r,,~a__ houaebohis _;edhou.~ldsMG __ l_. In
t ·.· ·._~.., ..·.··fcmalo_.ded· · based·. a-ter .·.pl8~i••f··.thoit
.ldinp _.,..· ....ho••· bousehaW,_ ,..,. ,W thaama1e~headed.~ds

~.... :_ iMeriteda lower pr~of Wdiogs.L&ltIY,m 'thosett... sub-
G81inti8'$,_II~head8dbGuseholdshad fir p-.i-.nttl,in 1991tbaa r.mBle..beaded
heB~ldI.

27 1M ..-.ill· ."taL1le was eomputed .· ~...less" ~sehoWS.l\~.# ....si'
.........ul_ha_eratb.. larse~ ).~i_QflQ2_1 u ••s~ When
t.-,.,8aI4s,&I.e~elyd&dDQm.·thc..~ ·.¥erage ...aGrcslmale~..ded·hoUilheld ·iR
KabulaMei.S.8.
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1I......, .....f·...~"'boWs ia Buill.) wlwt. ·......kotl ..~~ ;..
• iM•• Ia~I\.a.w. ,.~ of femaIo..Iradod Ida hav 1Ia4 .iIl
BY_ ·tbaa iatheot_ t"eesub-eouatiea, lAd f~headedhousehokl •• B_
.btamedllower pr-_GIl of their curreat. holdillpthr'ough the laDdmafbltthaafomaJe­
...."~iR,tile .8ther study sub-couRties. Disaggrcgatingtbe sample by ..~may
RGtPMray. real cLlatiQII&CGUratoly because it Us to oontrol for variati0.ia lay of the
ether.,. which ·eaeehousohold ..... to land through markets. POI this reason,
rep0ui8o_els, idatiaS theeekrisparl_ .tr..afvariables·QfinterBmuat .hereSed on
te dt.W~siOBl.

The -meiBilt .imated fer gender of the household head in the landhQldm,I4lqJJatisn(tabIe
s. lis .tatisti sipificaftt, sugg-'that. when variatiQRI ift otb.,.atmmiaaata of
I ktillP .... iiI _tI\GlWfOl, Seader of tbebousehQld .head is •• Ii......
d~I.e .,ea.tladtewhidla ·househoId has 1CGeSS. The GDeffieieats.i_tedfof
head'i er i. tbr"'oa ·af th.feur iDeome oquatioRl are positivesnd stati.stiGall}'·sigpiueant.
The .•imal~d.'eoeWIe!iIDts suggest that, ceteris paribus,male.headedhouseb0l.ds earned
appreximato&y25, ftWlclhil'iags.oftotaliDcDme _about 16,000 m6reshillingsin meame
&ORl •. ,. '.' ·tIIIaI··IQUleBS t_ remale.h&adedbouseboldsia 1991.

ThelMdk8Wiags -iDGl\.l~medei Jesuits in table S.22 show that when ywti_ia .tber
iBfl8811tial ,.eGQBtreiledfQr,~ laadmarket panioipatiQRis .'. .Iy
iIllp-te 'naRCDf tbe sizeof~ holdings. In all IpoGikatiunse.r Ill. land
ft()ldia .iooememQdel,a..uschold'slaad.pUfGhase tollds to inerease theil_of the
hausehokl's ·heldi b¥'fi~e to .six aeres. Thia··.is true ·for allhOtlSODolds" Hot just. women and
lIel'l-Bagaodaa•. Thus, the laRd ·muketi& aR~rtantdetemlinantefhausehQldaQless taland.

Furt.,the 1•••• ·resultsabQQt ·Iaad· marUtacti~itY.pteseDled ill Itlbl&.'.9tbFQUgII
5.11·· .tbat .~kI hea.dgCDderpiaysaUtistieaUysi.fieant ,ole ill datomBaing
hDusellQkJlaaO maE.et participati&ll, althouahtbe pictUirO paimed by those results s
GCHRplex.. III madels iawhi,eb the d~"ariable. iaabil'lalY measureefm aeti¥ity
(pB iatlbl8 _.9aMHHBUYiR table '.IOi).tlle _i_ted _ff'mi Gft gead., is ti~e,

I ·... pI1~labtl4tby femaie-heade4hQusellolds ar. morenkely tbaat_.8 ·,ng
to malo,.headedhQu.seA,ok'ta to have ··beeR·.~ that fem~beadod I I ale
mDFeBkelylball·mal..be.d.Q bouseholdstehaV'. put;__ any oftheir holdinp.T'Bis implies
that, uthRfy , ...edict~lasKImarkets providetilblle4leadcd houschQldsaD~rt..t means of
aBGCSI to Thus, ·as tbatpfemote land' ·fRIIfk•.may help warneR gaiR ··aeG8S1 to. land.
Gi\feu the ltatiatica1im:PQrtaoee afcropped ....m:ioorcasing bousehold·iAoo,me(.- tables
5.2)'. ,. iOGfea.-taecosl to ·1aRd. f~~hQUS8holds ean tranal4teiatD

ftW.t~IiAlA8ial w&ll~ fQr femaJ~ ~,Ids, without ~sarily~plyiRg

4e1J-.dw8lleilll fQf ~beade>d bouseboWs.

HOWOVOf,in the model in which the depend_ variable is the ,percent of its holdings a
holiseb9ldpp ACBUY) (table S.11>.tbe coeffi · nt estimated for head's seAder is
positive, whiGll co . the results for _ PBUY and HHBUY regression just
discu . It Idbe ,GGniisteat with those resulU, it: while female...beadedhousebolds are
Il'lOfC likely tQ •cipate in the land market (assugested by the PBUY and HHBUY results),
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~"""'~I who bave bouIht· hawhougbt abigh«pr~~i••ftheif
_1"11"f.mal~a.d _gb'laA(tTbedatadD_.~thil
·s.....W8ia·tatdIt.··5,.2,~,···f~~s.pUFeAaaed··ap_.Pf.__~D

Df tbeirtlU<maIe· ~···ia••.Df·tIle fQHf ~.··SUFYcyed.

T......tssupPQl1 tilehypethesil that W --'tsimprQiVe WomeR'S .... to land,
aft ",.inGlUItralU",.iJI have_ tolosaland,OAavoragc,thaR.-.

5.10.2LMlDMARKET$ AND AC;CESS.• aVITHNlCtTY OF THE HOUSEHOLD

TaWeS._26displayasdeoted.descriph¥e utilticsfQf Bagaadanaadae..-Bagandan
houseRoldsia •.eacltefthe·four su&-OOUBties.

Tablel.U:Weiahtedstatistics,b'......., ...ed1Dicityofbousehaldtaead
.... Jab. B....aaa KabuIL Suku,.

(HH)~) (LL} (~;H)

~;HH'SWAe<OODght 26.1 5.4 4].2 15.1
laDd

Ave. %bou D()ll~BagHH's

% Saga'- HH's who inherited
land

% DOB~BagandanHH'I who
inherited

Ave. % hoIdiap iDher"dby Bag.
HH's

Ave.~gaAdaAHH's

Ave. iacomeInoo-B f .HH's

11.3

76.7

11.4

61.1

41.6

3.0

34~J

91~.i

41.&

&1.3

25.1

21.6

26.4

51.4

44.4

45.8

35.2

l4,616

59,268

26.4

6.1

20.2

64.5

29.8

51.3

18..2

38,172

.'-

28>12 ,"li.tbet.hle was computed iDdudillltwo"laRdless"households with father luge
(_Gw.~d;i.gso(l andlOS~•• Whoa' tbese.hGul~saFe. exclused trQm the
OQ8J.tat~.~Of.ge aG,es/BQB-Bagandaa~iaKablJlaiOkeil·4.S.
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e.~ _fthe ·AIIJl8iatlble 5.26 lIIbIt.atiat. ·... t.. IWmatketis .•'~
_I...f_ tD ...... ,., _!IlfBapnda ia tile ceatraI -a·. w__ they·OORltitute 'u8tlulie
....)'.. t__1"·_11'0·,..11&'" Raped_~ta¥eFa .·Iaad··M1diags·.
'.__" lafler_han agandan'. iD aU lUb-ocmaties. How.,«, ".!IlfBagandan
~.' IIR4 · •• cl&lCSt to BaDpnc'.u' in the sub.ooullty with the most active
laadlll&rkel, Busaaaa(lB..,),suggeatiRg dud • more active laM market may belp equalize
·aceoII to laud by ditf...tethBicities by providina. an ethnieaUy Bwtral meaRlef ·acquiring
laRd. Furtk_OIe, .~BagandanhousehoIda have purchased a greater propertioD of their
Wcii tIIaa ..~-usebBlQs, aad, ....eapoadingIy, iaberitecl a 1_ proportion of
theif~.Thisl_lBGeJ tile idoa that •~y excluded poQl efpoople is using the
land"_ket .te·gainIRIlG~~ aGGeIS.to Jaod.

Howe••,. mestkmcdin. the 8"" anaIy. the diaggregatiQD Bf the sample by ethnicity in
tlb.~.2.6·'ltO ilDl.'.d'.'I7ORSeS ill land aceess ud marketpartisipatiGR whi.eh"ltem BRly

__lIId ethDi~ity. Other '¥ariables may also be tied .to. ethnicity ill ···beariog out the
ditfeleRGel.-.in ·tAo a.lies iu table S.2Q. RegreuioD analysis i.1 ReGeSsary t0control' for
these Qtber.iAftueooes.

The .Slelaadmarkets playiRimpra¥iaa>RQD-Baalndaa lwuSBbQlds' aceelltelaadrelative
to.~$J ·ie Dot ••'ftem.fear...·.... preaeRtedin tablesS.9 thrau" S.ll and
S.Z2 tRtQ 5.24 (Iaadholdiag$ -iACOme ~.). The ooeffl£i_estimated fw- Itousehold
etluliDity ) ,iI,.statiltieally· lipiG.... ia lay oftbe market Qf -.medoll.ltmaybe·t.·,.__ S...... p... ·.... __ .ppda haveeq:ual~ ..·tct··), ...

D8R~B made t p~ pios ill _earlier this ccmtuJ)'.A time.esasalysil·may
be able ...ami.. t .

OAt,iltt_~ I.p_"" (tables S.23 _ 5.24) are ooefticicBtse.illlaleclfw beuseRsld
.~·_ilti~y · ..·,IDat. Their peaiti_aipa imply that, all elleG&Altaat,B.~

. hou~dl~l ia~lwere ~pr~y 11.000 Usbsmgher than BG8~Ba ,daDS'.
G¥. tIIe.MR-- ilealtQfalsourcesol·iRceme· aad theimp_aac88:f_1I to
aRliog _, tlUs iAGOme .tforf&ial.cowd bea ·maaifestati.a .f tly
dili••illae~ to llD4 that tkemarkat~ (tables 5.9 tWQIl" 5.11) .. land
hBldi8(~ 5.22) maQd;sfaiiedte capture.

S..".,.lt&ltslUp~rt tBeh)'potbesia that land markets impfQ~ew_Dtl .••0.­
B,' __ ts.··1ad ill. ··eemd. Uganda. Female-headed and .Qn-B."~ heultlhQlds
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appear to purchase laDd mg,re tfequeotly than male-headed and~ Bagandan househelds,
respectively. 18 additi(\}~female-,headed I8d DOn-~""'householdspurohased a greater
proportion oftAeir hQldings than did·male-headed aDd Bagandaahouseholds. Agaill,.giveR the
strang liRk between &SOCII' .te· land ·and income, IaDd t:naFkets· may beinstmmestal to fenWe­
headod _DQA-Bagas&aR households' well-being.

5.11 LAND MARKETS AND ACCESS TO LAND BY COMMERCIAL FARMERS

One ofthe_.t compelliRg claims made by advocates of fgrmal io<iiw4ua1imti.QR of tenure is
that laRd ..-kets will eR~ oommercial farmers to obtain additiooal 1_ to bring under
Pf9dooti~ which will ooatribute, ultimately, to improved agriooltural pceooctivity and
eeenamie ~owth in the agriwltu,ral sector. In tAil study, oommeFciaifalming by each
heusohold is tiefinooby oegree. Rather than definiAaa Aousehgjd as eitheroommercial or non­
c9mmer. ia its agrinultwe, eaollAousehold'slevel of a.gricultural cQmmercialization is
detenaiaed the aRHlQat.&fi~. itearaedtiQRl agri~u1t\Jl:aI SQWI_("uri~g 1991). The
hiih~ • __Q!d'amGDml6.QR1 ·<cokur. SQUlC8&, the mofe agficWtuFuly ~rcialiud
tM RBU,"; lei is CD.sid.Fed·te .be. Agrioultwal iAcemes of households iathe sample faRge
flQlJlzer.:llll i,OQOlJalla (1Qta! iaGQme_ ftQlll zero to 626;000U_), althQugh half of
the ·ilBu· :,Bad 19;91ag~1_al...~ ef 22,200 UW or less. Tke(uaweiglBed)wll.
sample ave agfie.t\ilIJ ....me il 4J,971·UsbI. Eighty hQ~k11 ball 89 iftGQme·.ff0JB
agrietfltJlJiIlI8J1fses, wm1e21~ (61% gf the sample) earned all of laoif 1991 i.DBms fram
agrieulturll._rces. '



S.12,LAN,QMARKETS AND THE INCIDENCE or: FIXED-PLACE AGRlQULTURAL
1••TMlO "IELD-INHANCJNG AGRICULTURAL PRACTICES

Ap~fJf Ilee _RBmi~ tM8ry to land leads ttl the 'h_athelia that
i.i _ll1 of ri&l* &Ad land mark. iacreasetbe iasid...- ., ......
ift~ aad agricW;tulaltcdmiques that will aahanceyieidSt althQughcWf••atfaetors of
_._·,t"I8'datio~,First. the - __ teRul"e I8QUity"I'I'· by more
i ,lad rillUsUlQrelpaJeeiboIdIntbat taey will retain ,aeccas to the parcel long
_all tD tbtUlebeaefits accmina &018 GQstIy agriwltural m¥estmeRts. la addition, the
iaereued teallr. seeurity associated widI Wivickaalizedland righu may increase parcel
_lde1.' "'11 to ,it~ tbDreby enab1iQa diem to make improvement. OR',tbel_.~Rd,

the laM ::&ot tlatemorgcauDder _individualized landrightspemlits tbemast
p'~i¥••aefl to .swc land. These ..of.......g leacltQ the expectatioftthat,in this
rose.. · ;wr. iII••atments_ productivity.impro~ingagricultural pfacti. ,will take
pi_8ft .,1." pulllaMQreoion than em parcels acquired thrQugh other meaAS. '

Limiti tiQRlbmlta variety of fixed-place iIlyestments_ agricultunURlaGti,gOSwas
eQIIIDle4i11tuIUNOY. "'efhia.'" each respondent was asked wllether bthad '
Md. aoyer e ed-p i.1V.Jt........ acquiring the parcel,eF eogagedi••YQftbe
a~ultuI!8It~,gll.lduIiRgtM pl.vieliS Y_"(1991).
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"'~_~"'-.o.if_.(11ae~ ~Av"~"
.v.....t.oa'tbe~.t8lW[.~ia th811D1p!eae sboWAin table F.4 ~ia .appeadiK
F.)•••• ...._y~1 wuthen used to~ the eifectsDfasetof ..plaaatory
'V~.tMplQbabr thatthehousehGWeappdia.tbepractiee .'.Qf made.vestment.••-..ae. ._0118 ...&k... ~llty, ·.~aDd· .. parcel.chaJ:aeteri.stiQI.·..a,.·.iRfIuence
"adt1.lnJ.¥.It",d_si9AI.S~cbaraeteristics ineludodJRtbemodels are
papulati_density·(}lD).and whothor tbeaJb.couaty bas reiativelyhi8llJY .QQRlIllCrcialized
••culu.'CQ.A).HQQsebold_aeteriatiosiRdude:tbesizeofthehousehold. .' .);>tbe
...... ·ef·....·.. bml~·eamcdbmaariculturalandnoD~."'.··~
1991 ". . C aftdHHNONAGlNC);and. tbegender,ethnicity)aad ed\JIoati"R .. ' .Qf the
hQUJ~dMad;(HGBNIlE" .HHBAG,andHBADEDU). Pa~celeharacterilti£i <i.luded ill
theI1lOdsll8le:thekmgthQftira. tbehoulobold hu,hoIdtheparGtlI(YRSHAD);.Gd"

hiUIi@(PHILLSIDE),asopposedto flat; the parcel's <d.iatance frQRltbehomeatead
(pDISTANCI);the parcol'stenwe (PMO. PMT); and,whetherthepareol was purchased
(pBlfY).

n~ A.J.n'a·· .....•. ;. ....• "1 >...; ...s:.Ir__ &. .'. ._~••.-.... ..• .•..... . .~ ..,.. . ·k intt<Aa
Jf'1._~~;_~tu •••ItJR8IltI ....._.pr~l¥ity...&mprG,.llg.agn; ••.•;~

withwbi~h:"ym_be·GOIlductad>.. The·. inv8stmeDts·studiedintbi'J~.
"'tDho~ ......• ~, .~(withiB • .watimehGriz0n),whet_ ..~~
teehRiq~.~;,.ed,····.lItllte··.·usu~I¥···uad8rtlbaBllDUllly·or· seasDRillly.·.. Beeause· ··.thlsditfeJ8AGC
mayafIe8t··theleswltsf&J ··the>two·FOUPa,&lod-p1ace investmenfaotiwties.aad ••eultuJ7a1
pl!.Gti~alediSQ\l$_iA~paratesectioAS·beIow.

1.1·2.1,·· ··FIXEO.PLAC·E.···AGRlCULTURAL,.·INVESTlIINl'S

&.gr~a.I_ltsfDf_dlQdels .for the.~ ~GwtJaraJin¥estmentse__Dedaie
looW8;;intabloI5.21.andS.2S.
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T..&I,': .........**Il'ld(st..d.rd ........)-f.. Ie,lillell..si.III>,...~ ··the
CIIFRiltWde, l •••lUlItructed buacII. rida-<OBtbeparcllaUwhotlael>the

2.690 •
-.004 •
.513 •
.020
.0002
-.003*
-.011 '
-.150
-.112 •
-.039 •

·~.695

-.006

.143

.OIS
-.373
-..546
-.031

3.919 •
-.003 •
.348
.015
-.002
.001
-1.057
-.733 *
-.106 •
-.036 •

-.301
-.006
.037

.796 *
1.024 •
-.073
-.476

-.181 •
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TabIe5.18: .LOlit reuressiooresults·foF whedaer tile current owaer·has b.uilt .·Foad DIlOI' to the
p._ce1 8114 ,fQF whetIIU the bousebold bu planted. tree crop OIl jlle.pareel;

erm.anent-tenure .rulsonl
variables
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ThI __.edt., ·hca4acad« '(HGENDER) is Mgati!¥1 w_itil·_tilticaly
SlIII"__j~_ti·jIl11_l" .... is • areater chaooe that the in.....will be
iIIpl_ 811 • ldf"~headed llGuaeJaoldl. This is·the ··case fQf' ill the· pus Itripl,
_r_, .andulIlIQ' B'lOdels,aod IU." ibat women, cetaAsp.bus,lI.likoly te .
imp•••• their_cels, parrllaps te oompensate for tbcir limited access to Iand,alali•• to'mCll.

H• .-&kI bladtllC~Ag(lIBAI)EDU) alao eppeaAisa statisticallysigsUficant determinant
oftl m¥ost-.tadiwtyifttbroe or the ,.. models. The cueffideDtBltimated for
_ ••.• ed~.il ~;i¥.ia tile buadslrid.. aA4 Fass strips IDQd8Is,aadisPQaiti~. in the
_IS read model. RcpU",e.~.u. ~g, siaGe it was ex.ted that mOle
.'1 adUlated· iadi I wQUId be .more aware of the potential beaefits Qf the in.aatmenta

and, if odl1latWa iaer__ividuals' .~poteDtial,p'fhaps wOHWbebatt.r
eqll.~"'.iaJly teBBsageill them.
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iRdi--'.GhasoplI_.wlUdlde_104.e ..osiQll COAtrol moalll,es ..dlUPUl
strips.

1.12.2AG,RICULTURALPRACTICU

Tables 5.29aad5.30"oscatrosultsfor ........of. agrWulturaipraGtiGes.
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Tbequality .fta. pareel's 1Q1I is .statistiAlly sipGaIltdeterminant of who_the parcel
ho14« in IQJRe _fthe agricultuRllparactiGes examined. The emitted PI was
aveFaga.' soils, .so tBellsults far the~turalpraetiel ..egreisioDmGdels btdi~.te the
foUDwiag.ders Qfpareell withbetter~av..e soi1s(pSOILBET) are less .Iikel)" to
mB t__ mcaefikelytGllPply berbiGideto them. This could be because Pal•• witlt
hett.rasU•• Dot FCQuiremulebing but are worth applying herbicide to. Heldus al PaI_.
witll wOf~UIaA·a¥eli .-ill <,SOn,WOll) are more likely ta mLdchand plaut imps0¥oo
_1G8,tbe~'a lemltwhichmaf·suuesttbat·tbae aotivities u. uadertakea in attempts to
.pl.VI • p,oductivitysfe:therwiso margUutJland.

LanG "'llgIp,ear. ta i.w.~theincidOllGOofthe agricultural teehAiquesmGdele4. ·ththe
e"..,•.•fthemaikl,t~ variableia tbI ~ide regf8Ssionmedcl,thl_ffieieats_i... f.-the ·t_le'W~s (PMO. PNT) ... statistioallysipificaAtin .•.u cases.
Msr•••,.·(Z.oeftiGieatl .0,8 the tcou17evariab1el are ·always-negative, 'impl)ing~ sifts•. the
omittedtellUfeGategQ:J!Yis wlternary telllD(JJ,that balders of:mailo land and maileteoancie•
... I..,.ely than mlat&1IlaI)' tenants toGlQ)' GUt the selccted agricultural pl7a~i.es,allelse

et>utaat. BOe~Ql!n.e,.om the J!apid,~ Qethe suNey iRdiGatolt.ateult~

l_tl.8·' mugidvaluep£oduat _oflaAd, it eQuid be that wst 1_ is gf
IGWefqudity.fQfapooltule·_thellfere,·',;,. P'4M_i~ity-e~iRgmeasUIB.·t. make it
mDlteploductive.• Welt. (1912) decu.meoted."laed for agricultulo wllplaca8 uader
tbe'mailoSYI1eRJ, .sa··thiais a plausible .,,-'i...

·COt.li..t~ ostimated f&rthe ~ariable._icatiaawhether .the holder purchased the .parcel
(PBia:Ast statistically significaat in all)' .Qf the models, which chal the hypothesis
that laadma~ketaeti\lityiaGreases, the undortaking ofyield-enhancing agriculturalpraetices.



1,. IDdi"id,uialba,ti,DD8flalldrights me....... iDd1vid,uals' laud tenure seoyri_.
Th. '1YIuults,' support RQf reiate tile~is that gr_erind,iwduaHatiea sf1_ __eYIIfMtertBRwresecwity to _d~s.Ho1d.SDfmBlttJf.p&lWsill.18JJl*...pec•••. IIQt_.ia~y,·BAd .~ • .' ·to ·&Aalysis.f.b~I· ...)aII·1aad
teR..eiD_trai U" s lebo .~.·iadiviclualized. Hewe¥ef, repessen sis of
t88ure I8lIj • as a &aetiQD Df • set .at eJqJlana&ory variables that i PQslessioa gf
¥arimul 'Iaad <teQ~ fer "individuali.-tioJi') di,a trot find a statistically' 'flamt
....atiMsBip ··,bBtWeeD t.aUII leGurity __Yid'lalizatiOD. The failllre totinda ,i,lti_ly
'. · __.1"aciQolhipbetw••n these ·twe vaAabla. may have FllUlted from·. the mlUU108meat
ef,..v. teRUflSlmurity tJ;u:0Ugh a binary variable, which. is·admittedly weak. remellt
.f iadirvidQals'perabout their prG8ability of retaining spe£ificlIlI, .aBster, Bad
e"QI.M.,S Qf ulBaf. malti-¥alued......... Qftenure&OOQri:lyrathllr ....abi~
del.... 81ayhave .....1' leul1der lIPP£oacda.
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,~'•.•bia;vy variable refleGlins whetb., tblpllcel WUp." was
Iy··· ·fiGaDt.

5. laad lIIaFket .ctivit1··mue.... til. d..... offnpleutati.QB of laud boldiogs.
the .·1IIW"Y1ClUlt. iBdi_••tparti~iathe Udmarket increases the IlJimbcrefl1Rd
p••• ·heId··oy ahDSllhQld. IA each ~,tbe average DUmber ofpuGelsheld by

"Ids wboha;~.pul7elUodllRdiIJf'lll&.thaRtbeaveragB Rwmberefp81celsbdd by
hou_hoia ;hobavellBl purGhasedlaRd, aItbougb tile.. means werenotfDl"I'mIJlyeompared.
IB i-. .tbehGUlOlddlaadmarketparti4ipacioaYaciable is statistically Ii· t IRd
pouu... mFogrlssisR tquati0AImodeling theaumber of paceel. a househQld.possesses (table
S.16).

6. La.d .m••ketacti.iQt i.G~_lUbdi¥"'aflaadparcell.
Sampled••swhiGhwOIlpuiGhaIed b¥ tIIeir .bOIdeR appear lob. smaller, llA."...g., thall
PllZc8IwW_thei,rhol_. atlqUile4 tbrQllShother means. Hewave" theooeftieiefttoR the
duman,· III fer .paJ7GBI .,eRase in the parcel size regressioll model (table.S.18) is _
statIS'" liMiBeaDl.

1. Laud market acti¥i~iIlC..eas81 coaceDntjoR .r land oWDenhip.
TRiI fesult Iststhatt .BDr_. ta the b~1and holdiagsmcontJ7'.lUg_amay be
m..e .....y diaribut" HI the·· PI_ ., IDOla aetiv:e land .markets. GiRi"'~ 'DRts
._iated·'.moasufeiaequality of landclilttibucioRs were highest ia the twosub-OOUBUes
thougll_ tobavetheleast·active IlRdow;_ MI'-S that landislesseqlJitably ,tributod
in the ties withiasl acti~o laW ,>tbaa in the sub-eouatiltl with>m&fieactiveland
_keta.•we..8f,. GiaiGoem.... ia,dfour __couat1eSMermly large, .iadiating that
laRd·il·BQt.lfestly.;8,.,eUly·distributed ia.·.oftbe ~counti.es.

-\ I.Laad .market aeti.-ityis associated witla laadlelll&cssor im.milleDt landleuDe,.
TlUslUl¥oypl.¥i little tOAOeYid_of ",ow;k.t~deri~edlaAdl_Slia_tlai
··.'JIII~4 '1Wsis ·,smest str~y ....... llytberBot that ·gft5 BIS

.9my14 evefWd .,~t~t"ufe,paJi.s.ft Q:wa. '08ly •
land tm·; tbemark.t," of t.l8 wele sold __...-

with__aa! hQUI.,'s Imowledg.or sfit appears that many ofthBlaadlelS
~.·iB; the _Wtehelae& &he "'aeeof!beland malEk_,il they caD
raise thBQUh'eIl)QFelS_.,y tabid ~tG,.lIAd.

Of course, as noted previously, ;it is possibletbat there have been incidents ofhousehoJds
leaviRg.tlw lage after beiDg reodered IaadIeu partici,pation in the ,land· market. The
survey metology of this researGh did .. allow suchbou.seholds to be captured in the
sample.

t. ,atl ,.lU!ketsimprove access t. 1aacI1J, traditio.Ally Is-eluded iD,dividuall Illcla AI
weIDeR a.de,tbDie qa,ia.Q.,.ities.
T.cIURf>lew8rthy f_lts ·~,,·",""&RdIG.cessto laad byfemal• .-cheaded.ami
RQ • It, laDd ..ket participation .i.1 a stati'isticallysignificaat
.t~ .f~d .... 'a laAd (table S.22). This is true for all Gemf. region
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__hoJd,·_j_···..··~··_lof ....... Ita dUsway.land.fIl8I(kets....hQulBhD.
~ • I.,i ,t••e_t._pporl··.~sthatlamimarketl __ploYef.~

.' ..easti)laa4i.",.U .·'~headedbAusoWdl ·teb_laad
..·..···p1l10_:. lafger Df ··thoir···hQldiagl,....~headed

hBU...... (... tGIaJl4by f.-. · olmale...headed houschalds Bothe
.._._.~hQu..ao14data coI_edill tReSLIwey.)SWlatobseNations
w.It.,lIra4OfQr ..~BI bou~ roIatiye tGBagaadan h0u.sehQl~ "but the results
WeF'lIQt·ItaI~ly·li.fi_t.

18••La-dm.rut aeti\"ityllicreasesaeeeuto·laad blcommereial farmen.
B~ thii .•·~ey .sup~.tbct ..~ that land marketaetillity •.•~
eommercidy..,Qlieatedfa.rmers'aooe.sto .1IAct.' l'he,esultsofa·,egresuamed.elforparcel
PUIOa- '•• S.9)hKlieatttbatp.-celshtldby more oommlrcialized~ldsarlmer.
Dkolyttlha•• beell·pl.lfs_d·tbaa.thoae ·beId.··DylellcommeroializedhQusehQld.s.

It. La.d ...~ket ••tiy.i.iac,__ tb.iIacid_ ef fixea.p.laleagrieulturalial'elt.."eut
alld,icl4!••balleiieultllrlllp..acticel.
Aaaly.of ..p ·.Ituti.linv...... prevideooRfl_ting re..lts.l8fe~.lIiQR
mod~lloflel_edfix.~j,:ia¥ost__viUla('ables5.21aDd S.28), ••oo••eD;t

•............... """,~ .' ' A....:"'''I··· ...I:_·_.· ~6I .. •. . ......• ,:_ 11··.. ..• . •est,mat_mlRY·¥.JHaI.·IJ~lRl.,.~.•.•.pulAt8se lI··...·.stati.~.y ;.....·aatar_
...,. ..d>,..... JQa'ols.Apareel'•.· pdluediac'..,s· tbe.·ilik.~that·the
halder ··w•••ruGt ...ecess··..o.ad·.tQit, .aAd tbeIikellhQ.·thalhe will,plUt·gr_
stripsflait.

Noltati.ieally·· signifICant 'relatioaship Wal £Quad between land market activity .~d' yield-
enhancing · Itural practicea. The~ ·estimated for parcel purchase i.s .aot
statiel· t in the ·models for daI~ce of any of the agricultural practices
considered(tabl 5.29 and 5~30).

\

Measurement of fixed-place investments _~fa1'practices was not very detailed. A
sim b· variable ind,icating wbethortMiavesuaeat Qf practwes was conducted was used,
and may bavefailed to· capture the hypothalzedrelatiellsbips iR the maJority of themGd,els.
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6. CONCLUSIONS

I.tItlTROD·UCTION

FDr tU tut.artor.....tufY,~ .v. debated 'tbe rQle offreehoWW ....e in
,_ -tlle-s__ efland~ aMr. ofWtd~k. iaaeW••s-BGmicaUy
... ·1IIad.~ .. use pattemI, -' wketAerttaditioui Aiisaa teIW,c'systems
mi••"oI.eiBa maM8f GOD.steot witbdaeteaets of ~lassicaleconomic t~. Largely
IS a rllUltefthe0retical_oQmic argumeotl assertina that individualized·landtlRure aad land
_ketlue.eeessaIY to maximize growth ia the ~It\lral sootGr, AmGaD gO¥lmmcmtl and
iatematioRal ••lielQ.pmeat erganizatioDS have.~. fQrmally ..egistered freehold teaure· in
.SallaJaa~an e0URtries. Hewever, IUtkt ompiricaI evideRGe exists eithe.. tosuPPQJ1 0.. to
remte hYPQtbelizedrBlatioups between Iaad rishta, latldmarketa, access to Iaad, and
agriGllltBfai.preduction.

ThUs, Glmt ··1JPJlfJa"otTers a su>itable arena iD which to seek evideo.. to ttlt .hYM' abGut
,.lati"RIhi.,stulWDgJaad·rights,laadmaa;ketJ, and laRd. aooess .aad ,UIO. IRadditiQ~ ,·tbere is III

i: d fQr mdl ·imomlatioa to~ __iDual .Iandtemlle· ---
sUffeatly uad ayi.UgaAda. The issues examiaed ia this rele&l0cll, :YPQtha~s

aboItt tho iRtluIBeIQfpQpu1atig~n ,dea*y lIldaJJieJjlturalcommel~iaIi D mi' the
i of·laAdngRt. _the,~aflaDdmafketl,tob abc hew
,...It_ markets f'UJa1 ~hoIdIt_elltokuld aDd theoon_ueatllfGlpects fer
land di___ eQ__rciali_ ..., ....~Qlt\lJaJ iavestmaRt. DataeslkUed
tm a hQlIl8Wdsampie surveym,__at·U~ welte used to· test these h)'PQtholes. This
eh&ptOrf."iewl.t&ll_ltso{ hypo.thesist..With res to the valioity·.r tho tbeel)' of the
.volut·ftUai~ laRd markets deY .. shapter three. This GbapleralSl) GeRsld....s
_ ~ggiealliimitations of tbis

c
,'...... diIousS8Ithe ill'lplieatioas of the results r.r

IUd ·cyi.,IJgandaandelsewhere ill AfriG' aRdprQpo-ses tG:pics for futwe
,e_ab.

6.2RELISOFHYPOTHESIS TUTS MDCONCLU;SIONS ABOUT IH;EORY

A" · t...frurBi AfR£aftlandmarket .GIutioa wasdevelopedmchaptertbreo.Couoepts
fir&m~Ii. looioltit\ltioDalecODOIBic theories were synthesized t~ formulate a tMOO--
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stage.~GI••1MtIY ;patllfGlfNtalAfrieu IaAdllWkets. In each stagc,diff... GCIlUiitiIlMflf
PGP'- 'w 11 .,SB:·"'. -_. ·11 (COA), aadEesPPRdiRI··IUiI·.t...-
Rli. ·.~I. traaaasti_".oct...··bouseholds'ascosstotaad for ·"wle.

The fir. '__eof 1M esized path.is d by.low PDamllimi•. o,· BDCOA.
Label._.., ,aDd 1_ is iR suf'Plus. TradiaioRal tODure systems, in "'ehmllllblrship in
_ IfOUP, .Ien kinaIijp' basad, is,~ lG_iAdi-wdllalS' aGe811 tolaAd. Gcoup
...... pllDt to alleligiWe PGUI rights te IQme miaialum·· .Baof land
"~."_:A"''' ',.' .1.._:,,,,. "_"lIih-.L.~•••l...l . .'. •. . " 1.-._.-6 1-. .: . ',' ,,'" . .'. " I:. L __
...It....&8... ,011 t.... IIUUMD·MlIU, UIUnJlI at.· SI.enoe ·mce.me .181 p-.,.memUGIs

aad patotaG'''' apiRst laadl&SSReSS ami POYOlt¥witbia ··the group. LaRd i.DQtp~,andlaad
_ket. do_exist.

abgut individualizaUoR oflaRd "'mralland market emergonce, and the
Oft Rousebolds' &CCeII·to 1IAd, '. sample of '. central

about their ~aomic characteristics and their tenure,
access,aad use. A cross-sectional study was coMucted because time Ie '" data were DQt
available. HQuseholds were sampledftom apecific arcasof central Uganda knoWllPD and
coDjcaured.·lovels of·COAin order to coatrQ( for &he effects of these v·· '" s as w asto
proxy f91 iatbem '" .hmigbt·QCCUtata" site over time. The data.were analyzed
to oxamiac relati ·p.s hypothesized incbapter- three. A detailed discussion of data analyses
aad restlltswas ·YeD: in chapter five. WbatfoUowl is a summary of the olJtcomesof the
hypothesis tests wbioh focuses on what they augest about the validity of the evolutionary path
ofNeal· Aiicaa land markets and iRdividual·.Iaypotbescs.pregeated in chapter throe.
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'il*l,dIt "~I pl.~limitlll"ppoIlilr.. ~besil that land right. tlnd ..,..~
IRQ'. ".ualiW II PI) _Ieasesftom · .~ y Iowlovels. Overaliid rightsis_trat
U ~,.tB be higblyiRdi¥id~ __ aI,tOBU'OS. Ia additiQII, ia.·_- Uganda,
ia«eaaedPD mGf....'tbe ·.liADsdtbat~lleIder.,havlthe rights to sell &ad. pledge their
t...._~ ,.w.~«J i..eaaed PD 'deer_ .the.~ that tAeyhave·.ri•• teexdude
ot_aftem _.QUSUSBSQftheir parcels.
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Tilt theolYadveaeedhMPPUI.... that laRd IMJtetI wiII·ROt fuACtioll until.,eaS81iaPD and
eOA~ptlB' y;:., .~.,,~. iM'WilddwUste piA Ibl' t ....Utheir
_leis. .••tl IlAdlllllltctacli¥iay ishYPQlhesized t8 __ D aDd
COA_-. ·with· the pp~ ofa ..... ia laDd ~bt uAd«
OORdit"'~e(,_rome'PDand·theab.-·of.I".• ' · Itul7a1 sector. TIw tltat ·stage Df
tbo th.... o¥8lQtioaary .path,ia .bidI.•1IAd· maltetl deRmapotate, GOUld DOt be
ex~·.iII _tr&l Ugaada beeauae ..!amI ... _.yftmctiQR thrGU~t thelegio.,
pI~Jy.. tother.giss's tremendous fel'tility. __ :relati¥ely denle settlemeotpatteml,and
its landteallre fiiltQry.
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i~~,"wicIuaIl'laad teaure _ •• ,."teua"'Iaad·matkct • .' "vi4ualiatkm ."·1aM · :SaW $8
..... 'at...._~ by • .&bedari$y,Gertaia$y,ancI • DfW•

• pt,th.obY~_Rg bispereepdoa oftllepsbability that his eQDlimledpouessioll
flftholorij)11will.~y,c~••)'0111 positi0nally advantt.athitrarily
....Qf·D~maaipuJat.iRatrumeDtlolpow•. The direction of caaaaUtyb.__ Iaad
... .' "aDd' t_e llteUrityil ...... A~R dW" ·.of teAUle .. maybe
__._:.cli ~ketu~ toQlGUr.or~ ioperatiooQflaad mark_mey i_ease
iWi"duaIs' IllUrity, or.lh. Thus, tOllUfe ...nty iahypothesized robe positi~oIy~elated

withlaad'maFket IGtivity and to _rease ulaAdriabUbeGome more· iJ'ldividualiled.

l'biIl _h9we¥",pIrQ¥idoslitt1e suPP'1lt- Qftbesohypot~ltelati.nshipl.

ll.eP \ ADd pollUlieR·of ·Iand··· riMa to be stati · -fi_t
~...... PaIT.".';.' porcei¥ed MCWity. madditioa, althouptbe pl.porti_
of~l.fp.Fe.__pare.lswaD ,..._tbeir tcmw:e tt> be seeureis IUgher tbaa tbe
PfJQ~ liBJde11 ofpaJ!cels~wredtill ether meaRS who perceive tn.eir teRureta be
seeur.,a·,osr_oR<mQdidlIDt fiAd.~ t8ha~ea statistically sigmfieaat effect gO

teBufe seearily. Thlll,t.. researdaSUD" Ibat dlete is nodireet reiatimalhip.BtW8ea
iadivi4ulls' .ceivedl8llQ;reseeurity _ ........wualizatioR of laRd rightlQflandmarket
aGtiv;ity.

Laad... ~k_.vity is hypothesized to ·__ .~RtatioRofIaRdhtll.inls.Market
traD••• er... GaD &apl_ boIdiap as·....... parcels that......·GQatigJ.IOlolI
withat_:"'. they &CQJ1i,e.Evidc... t.tbia ~.yatr mppOfts tlUsh¥Mthesis.
"d~". ef the IW Gata sbsw .dlalkeu..-ad IarKt marketpartr -atislI iacle&SCS

..~ia that iii DDmbctof dilcGati ;QWspaF..lsa h....,ld~laesses.
Thilill~.m••Bth.·high ofparcels ia a village,. there· is • lew plDbability tbat



124

....tG..pd_lar·~d'l, ,bokIiap .. beGgmes·availablor.. sale: TlItllsu1tis
tIat ill_~I..addiliQnal ,.GeI, .the_IMbold'lfapeDts·its·hol.mp.

Cti_ ·."··Iaa4.marketl aaaw1 that, ill ·..dcwelopiaa.. ~.thilpr:QGess will te_.Mely
..halamgs, pl.dina fatmers' • to •• ad¥aatageof ec__ .rscal. ill .
~ltUl.8I.theY"'gl their hokiiags.Howav.,~ldQes not appear to .~I~ed in

at aI_ughaeHsehoId~ ill tht··1aad market does IlPPWtDiaaease
tr, .;-QII there. lamestGaSeS-. thea"...·dist_betweena househGld's ·......d aad
itspafGcls_.larg••R&wgh to prev8Dt tile ,hQul8AoldltQm Qulti¥ating them. laa4d'tien,of
the· laRd matk.aad iaDlritaaGe (wHich __ be'aBageat of fragraentatioa), 'J thB laad
_kat _·eouBt"aGt:m~iOD.by~~lds ·ameaRS Qf' ....lidat·· tbeir
hQIdin. .equiriaB par" adjacent to .... Iud.. IathepleseAGe oflaadmBIkets,
indi¥i....,I¥•• Da¥.tbe .QP;U&R.toseU diI&Iat lad ,there¥eRUe from 1\1011 ....·_ be
ul8dte laad.to.... to their homeMad or etborp.areels.

Thl. ,i••elated '-.et,ue alsohypodaui-.t to.·b8.·related to land _kotaGti~.ORe

h. thatlaBfllllAlketaGti'iity will~te to inGfeaseolllhliiMisieRsf land as
indi W·au~se£liGAI ofpafooll. Ia·.dIia.·.I\IfVOY•.pLlrehased pMoels teBdto··besmallef, Oft

a'V«a.ge,thaaparoelsa iil7cd>tmowghotker ...... Hewever, in a rcgressiQRme*ing Meet
~"arcol, hUewUl1'1tfRRdto he ••ti_.llysignificaat determiAant8fp•• sizl~

ThUa, w · Pal881 -aw-sto _port _hypothesis that Pal ~1..ls ale
JRele subdiMidtld tha.BDQ~.f~ __ tM hypothesis is rejected whesQtb.,f_BfS that
afIoGt'Gel·siaeueOBtltIDtlled·fQf. NOD~ket transfers, suchasinheritanee, may reduce
parGolsizejll1t umweD as..land sales.



N~_ · ~hasalao beoa· applied ctDhyp(;)thcUl that c_.a I .f
iadi~ whose ...-. to land under waditioaal AfiieaR.. tenul!esystoms was· limited or
reltrictedmayhave iRGFeased access in the ,....ol'.Qugh participatiQllin)Jaad markets.
ThisllPPeusto. tM -GUO forf".-hcaclMllouaobolds ineeut~alU~•. Dat.analySlS
iadioate ·thatf.ma1e~MadadhauaeboWs..moreikely tbaR male...headedhowaah&lds to
.~e;_··IaaII···-· and tbatf....-headed houseltoldl pufebase a luger share af thais: · than
do male-beadcBbeuM I. (A._sl to laad -tty remalemembersof male~headed"_olds
wasaQt&D~ly&ed b ala iat[a.~seholddattwere-DQt· collect.d.) While camp_ble results
reiatedto"R-BagaadallB0:usebo1dsineentralUpnda were Ret statistically signifieant, ·rapid
app:raisal iat~iewl_ iafQJmaI COD¥.satieAa with looaIautl1orities suggest that the land
mal'ket isM" .. im~..t_s.GfaeGell te.·1IacI·fot tbem, part_laFly iB' SEeaB where 80B­

..aJ_IIIl·/ilO1l1pri... ·a·.·.. miRmty .(as~ tGsome areasia which they are .aleeal

..i_e,o•• tIl.ught Gump•• ,...... JDiagRty).

appli.atioD of n~classical.~. theory ..tQ.. IRed leadl' to tbehYP"tfielis tbat the
.. ~. 01 ~&¢J~r.la·"· __" ia¥.meat is ·,cultureand peat.
. •. """.iI'- - •. _. A~m,.It.J, ....t .~ft;n '1"'.....~ - 1-' I .. ...:~ • .....t ..
P,I~ .Ql" yet HD;QlStaSJAg_~i. ~K'Jues.>.lx.(.I.11 ·1tt e .e¥lUeaeo III t.-..
~",",__ket aQti¥ilyidueAGeltbe IikeIibood that parcel holders earfY aut¥m:iGll.tixed­
,JaG8 ••ltu~aI·i.~eltmeml tn.. cagage ill various producti~it1·eabafteiRgagrieult\lrai .
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pI i_ •• tWr ...I;s. Thus, tms ..ltudy faiIs··1o provide evidence. OR the basil ,fIf wbieb·te
r · Of to .&GICpttbi.hypothe_. Failure te 4iIGcm • statistically si~t .11....p
betw_ Wmarkct ·actiMty ._ ,i.W'.... may laave resulted KQmthe _,eme" of
"fix•.__ .vatltlBAl" lad"yieId~~ralpractices" twou•..biJlag ~ariableJ .
I.~ the .._ erahamce aftho _¥i&y ratMrthaAtbrough meuu,eraetlC ·tIleSQ.
i_edia~· it, the u-equtmcy ill wWdI itilpliaQticeG, ()f SQlDeotber_edetaiJed
......eot .I~ • This maybe .dilliGulth~ tetestiB that. OSDG8pts
8I\e~ te QPOI~d.,andthis area. the ""may be, ultimately, ~_bl.t.t..t
empilieally.

6.3 METHODOLOGICAL LIMITATI.ONSO.F THIS RESEARCH

ThehGusehaldl·iRto._wed in this survoy w•• sample.daccocding to a thlee-st edesign. In
the fit&t· ·stG.,··study mb-GOUDti8S. in·etmtral Upnda were purposivelyseleeted.TM.·faeilitated
GQDtl.lliagfQ,~ariatioRi. PD. andCOA,aDowed the inC0rporatioR of qualitati¥linfQRlluien
aButlhe .1B~eouQtiel.tlomaprelimilUlfY .· Ilppfaisal, and red.ooed thesarnplingarca· (a
neoosaity •• ·to.8 laskofaregiQAaI samplinsftame). ·Because hausehQld saR1pHDg frames
wele UIQ.•uMeilable ·a' tho IBb-OOURly l.e~eI,.ia~:tbe IOCODd. stage,S\lNey lrillagfiWOJ••mpled
from .... "f ta. tml ..b~OOWltiesby .Pfebability prop.orti.onal to siz•. Vge..le~81
sampliwOl.tR.ROOutro~ted (at low., cost than would have beeuincufftld at either
ther.Jioaa1 'If~ IeMeI) by 'Ii.. eaumorating eagh ~ousehold iDea.llsamplod
"Uase.fi"amcs WflllstFatifiedGBu.. ....households' IUld tenure.F- fly,. in the
thi.ldBtagl,>h~s,ldlw8170raRdQmly~ trom the land tenure strata:ill. 88Gh village,
yieldmg tbehQusehQld·lamp,le.



implioatiaaforthil""u. the risk (}f basinS c8Rdu_.alleut 'land
m..kct WWGhllic ther"'ofpast ·1aRd. market transadiQAS, 0RlRalylflsoflJfla:ent
Iaad .....k••__.

Thild,tb•• maybo aa ·...pmoat for consideriaS tile 'bYPQthescs testodiu this ....III.h .. a
simultaneously.em. If the hypotheses ate written IS a system.of equatiQosIIl.lagthe liftes 01:
r"r exaJU,pl,l,

LaDdMarket =(pO, CO~.•.)
(6.1)
FragmeotatioD =«...Laad Market,...)

(6.2)

... en,wMJe boldtypo __testbata \WiabIc is eadegenous to the ....1, it is elear.t
the eadQllBawS ·Iaad. markeR.· variable ... ~uatieD ·6.2 <and would eator "~, ,AS r.r
subaeqJiORthypothesea) 08· ,tbl rigbt-haad -. IU ling' that the equatioRssbould hi
estimatedsimwltaneQUslym the eross-seaiolUll.-Jysis'.·

There Me·tw.eounter~arMmeRts,to this, howa"er. First, with the PQssible·eXJ_till.. Qf,laad
tlDl.lle so;urity and SI.J~iIiQa·Df laad parcels, there is thought to be no causal limul eity
between laadmarket·.·.ty aad other'~t (1UCb ·.as security aodS1Jbdiwlio Tilu-,. the
arMmoat,k e,tivma'- theequatioDlsi~.y dels B&tap_r roupMIII.at the
OORG.ptualle~.I.SOCQ.d,the felatiQ·Rsbips · iD thBhYPQtheslsreaJIYOGDBrD¥o" time..
Id_IY,t_ wQuldbet.ated thtough a time seria'analysis, iB wmchcuEreutlaadmarket
aetiRty WQu.ld be a tbootiQft of cun-ent and· put population density _00_0'·· .tiOR of
agriculture, aadcu"rrea.t ftagtBelltatiQJl. (and,'.u.r effects af land ,marketl) WQuldbll···filaeti.R
sf pa5t 'laRd' ,marketa~i¥ity,. In tAil~ tIae_planatOl}' variable OR therigbt.-:baad si"- .r
equati•• 6.2abDve would be SQmetaggeli vaIU. or IaDd maflcet adivity,' whi,ChwEluld ·lWt be
endegenQul to the model.

Statistiea1eoncems nGm the eomllination of probability proportional to size· sampling
and stratified random sampling in. the survey desip. This combinati·on was fteCessary'because
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.ealB,.samplia, &_<RQt IRURUIlI.,fJ\toblaa in develQpiRg GQI4i" ·"'t8 _
tbataU .." ••01 w.. ,.-Bed iotMaampie. However, ~S8itllQtpl e
lJq,uaI ...iDJlp, ford bou.-olda • the survey P'lpulatiGa, thi.4••
--'t IISC18fweightsiatllc .~ofpopulatioRparameterl(_ u_)d
th.i~variaaGel. Sear-ebesof tile statistics~. aDd coasultatiOAS with statisticiaal,raised
• __ialBB.-.m1 -that the variances calculated would be biased.

CGlllequeatly,hypeth.s tests wer. based. QR.,.greukm lesultsrath.. thaa·.QR~IDAI8f
gl'QI.lP _. H()w.~II', sinee, in several .~ informal comparisoBS ··Df GBlp melftS
suggested rllatiQsships that either supported or refuted the hypothesis uAderscrutmy,
romplemeatiDg reiF_DR analyses with formal tests of ditferellces betweeagroup means to
see whether tMY a_fated.results consistent with regression results would clearly·have added
ta ·the·ItI'eR.'. ofthereBeu.b.

~her e&\Piri8l1ooRGem,relateswtbeoperationaJisation gfeQ~eptseeRtraitotb...bject of
land· rightl,land.maFkets, .aad th.'reffects on aooeu to land and agricultumlpfHLldii»:il)'. Two
examples ftomthis researcb.,e "slicwity" lAd "ilwestment."The·statistieal iasigmfiGlBCeflr
thc,esUJtsQ'faa.YIBI~t thesee~ptI may have resulted mQFe fromdofiRili,. ~I.ms

thaD .8m iadefiAitcl8latis.uapl betw... _ vaaiabl&sof inte,eat or gf- iOD Bf
medel•. BQth,of tDelBe&ooepts worcme&S1Ir. tbroush'binaryvariahles. CilcQVei¢ly
simpliltiG, _hiettef meuBles ..e~. Per IOGUfity, an imFB¥8d~le o.uls be the
household'sle'Wel ofcoR»em aboutl,osing~ rights rath« than Dv.~a11 Itoa
p81•. For iDvestment, ·1 auperior measuremipt be the value of I.r and·mat_a1lusedin
~goutthe investmont activity.
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6.•4'OUCY QONCLUSIO·NS

II i__deat tlllm tW.....ey,&lUIl the"cd_awylllPidapplaisaI, ... tlem .~
••~ With__Wi ' ii"a at g. ·aI•• ·tQ····.··ual 81.
that ketl~_ -ill ceata;.alU lt il _.-'t, partieulallytl_"••~.y

&&AI_ItS, Ihat market _¥ity . yand ..eas tQ·laRdaad
011-'" .eiRtlueaGed by laad.-"TIw r8m4lJe tJlId Ctmtrol qfwoWd
iAatit.te 8tO.UI' tlu7Qu~tUgand&, wiIIa._~e ~cepUoa Qt .
Ia contlal UI~ .e.land, a· feRD of tell»re, has ••stcd ana· .• te e
relatitml .'-'1900. The ttraditiQRal system of the reaioAalso remaiAs~atbeitin what must be a
sigaifiGaa .vQlved fQml. Land maJ7ketlbaw~ed fer at least 10 year., altMugh.y
maybav... · ad tWGtuatiQRI in activity level overtime.S.e¥erai 0.( tbefindillpef tRis
IU.Ney abewtlUdmBlik.tsand aGeOSlte Win aeatra! IJgaadaue s~ifi_I'I.. t to
Ug"". GlIw8IItPQlieydeeisWas as wellu· more seneral1y applicable to issues ofI_rights,
land mllkets, aDEllaad II ess aDd usc throughout sub-Saharan Arnea.

First, while the proposed J,islation win certaialyencourage·tbe functioning ofland tnarkets by
establi · a.land rights structure that .cap COlter their operation, ,it is probab:ly not Decessary
for the emergence of land markets. In fact, some form of market in land rights prob.ably
operates on customary land in many areas of Uganda (and sub-Saharan Africa) at preseDt.
Respendeots 'in .the rapid appraisal at numerous sites outside the central region .reported that
land salesOOGUr ,·in their!; ;es, many ofwbiGb do DOt have freehold tenure. Botbfteehold and
other tenure· forms are reportedly ·transacted. The hiP·number ofmailo and Cllsttenancy
sales iA bsuavey demGnStrates that DeitberaaeohoW bundle of rights. (althougbboth oftbese
tenures ;arebighly individualized) nor lepl.~· to sell is necessary for the transfer of
parcel••Qughland pw-kets. Thus, in maoy GU8I the goal of fostering land ·scan
probablyboachieved by permitting customary aya.Ds to evolve 'in response to increasing
populationandlor ·eultural commetreializaWHtu thoy04CUr. This apprQaCh WQul.d &voidthe
costs of fonnulati implementing, -orana ind;ividualization policy, and would
probably bring the emergence of land markets attpoint at whicheir () tioRis
ecORomicallylftlcient. However, giventbat has the goal of creating a uniform
tenure system'nation~wide within a predictable time period; the need for legislation there is
evident.
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SecoRd, laAd·markets appear to be.mstrumeAtai in helpinS various types ef ROl.lSOlK»(J~S

aceesJ·t<;)· this SUI'Vf))' Ife "rural "less" who have .to &GQJ~e

aft oftAeirown,femalo-hoadcd housolaoldl likelihood ofpiDiAS laadrights
through iAberitance is lower than males', aAd ... outsid·ers. For these group.,. possibly
others, laa4markets may provide CJUCial aGCeII to land, and, importaRtly. ROt necessarily te
the rimeat of other households' access. Thus. IQvemments interested in usistillS these
group. aUukl, eacourage the operation of truly aompetitive land markets iR which tRe p8fsenal
traits ofthe bargaining parties are irrelevantiadctennining access.

An _. of tmslelate. to oommerciaJfarmers' access to I.and and tbepeteatial r",
iaGJT"'~1 DUtput aad eoonomic Ifowth. The results (iJf tmslUN8Y that
UusehOldB whll havep"lehaaedlaadbave .pifiCUltlylarger holdin. thUlbous.holdswho
have ..t, Md.mtlnslrate that WdiDgsiu aM aaricultwral iaoome are jateRelated, whioh
iadieat••tlaud ~ketl itposaible for aaricultural pfQduoefswitha oommercial
Qri~ ...iD the additi•• hII.ldiags tIloy aeed to expand theirpl:QduGtioR __ 8Umm.,.
lev · _ketl ataae willpJOtIIaW,· DGtmarked.l¥*ItGommereil1 ·Glal

Fe.'" their abseaeomay ooAlt,aia pwtb mcommelJoiaiagrioultwfeifllDmmll.lly
ori_odPI&d..BI7S ue BRabIe to expand theirhQklinpthrough ttaditioaalshBlUldisaf -'IS.

Thifd,tMPClsaibl;e ded_ in·laad· market· utivity DAder enreme PDi,syOf'j im.,ttlAt to
natioaal eSl-leGiaJly ia deve1D,piag~. where thecreatioD af a Juge ' of
la811 .flleb0JQloouJtI strai~. thlultaD -..m.,. If the landmarketelailllOGpeanate
beYQRd semelevel QfP'D, which this survey provides evidenoe ot:sam••u Qldsmay be
uRabI••to · ····aicciI·to..·ll.lftici.at areas oflaR4' to·..... Tberem,e, psliGy·..well;aeed·.te,·'tle·
watcllWl···(;)f·fY.lal·uode;l,ds' aceesltmlaad ia extremely densely settled'ilaas.

F~ullad rigbtsBeoome iRCleasingly ia4ividLIl1ilCd_ 8S~ally&sl8Rd_.emerp
aad~.~eaGti¥o, the need for aceur. r_dlof boundaries, ewalt" · sad land
tr....Gti9Rsw.·.r.l8. This informatioa will of 8QHI1lfa¢ilitateaeaa.m.r••IIGh (fer
oKempl., ay ~tti time series analy.. et.. ·marklta), but it will also be -at'" IS

u te'M ~ mak«•.aM 8()vemmeDtl~... _ ·'IIe. used to mQRltGfmalkets, to help
"~IG8 .ay... eflaadtaxation, aAd to ,..wor'lettItiad d,i~Btel. HewevD., alI)'JDeOld-
Ii · willhi ooatly, with the exactGIIIt";ing eo whataetiviUcs.,.uadertakea
as~ Df lbe tem. For ."ample, minimal dBewnentation of what landis hlild $p,ooific
iftdiWlWlllwiUoost l.sstbaa a complehensivesystem of su.rveying,titliAg, aAdrcgistfatieR. 1ft
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'ltd__e, the eDit.· of a land records .... .-be weighed agaiRIt ·tIle "'tlit
pred_ af.ogiatlatioA .aceN8I.tetbe ,iadi~idllalia th8. f'wmDf ••-.atenure
_ri ..__ ..•IaR4' .1ka8, lAd porbapa .·.~ability tD traasf.. ,ge the

.PI'!Q~. Aa, ...ltiagiocfeue in agriculturalmYe8tmeAI'orproau,GtimY,·orF ~D.iR the
i· .r llad dispates wiD seaorate~¥clbenefits. TheIMiQf~.vel

boa.fits ,-.iGle ~'tIuQugha_eptioDofbeae&JthataGGmemst at the iadi~du.lkwel.
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Fifth, land market participatioRia dependeat OR aA individual's ability to pay to purchase land.
OIl

s,credit
iUllGtioa
am with

S'" aadsp-' to Ug~ it appears ·&hItia tMttaditi0Ra1 relatwBllipbetweenmaiio
0_. aadteBaDts, eWRUI are better positiaDed than tenants to claim ri"er to limit
teaaots' Ii_t.aad that tenants have no immunity to owners' iDcreasedcl.aims. Given that
mailo teRID~ is the teAD,e of the majority of rural residents andagricultwal prodUe8fl in
eenltalU~,_ . iDteetioaQfmailQ tebaAtI'rightsmightbein jultUiedtlR tReBuaGs
that it would eftSuri thatterlaatl~eROt dilCQUfaged or prevented from fuming by a gr-adual
erosi8R ofth_rightsbymailooWDefs under G8IlditiollS ofinereasing PD Qf COA.

6.5 FUTURE RESEARCH

TopiGI ferfilrthetf._ahderive directly item .... ofttle £QRulusi.ons .wt_t~ry Qf
laRd markelevDkltiQA as well as from tbe ~lQsicaIlimitationsofthis study.

FiEst, time.-.. studi&sof IUd ·market·operatipn ad householdaaeess to .1aad.·ia'/NJ7a1··AfiiBa
..estill ~4.M"YQftbereiatioasbipl.xaminedinthiscrQs.-.seGt~"'y woWS
probably ·tter teatas ough a time --approadl because of the I • ·iaJ fo,the
aooe81 aDd'. plQduaiQRetreetsof.~mpetitiv. ·1aftd·aIklcatiOD to lag bemadtbe. eRaeaad
o.ati8a.rIaQd.. s. In partioJJ&arj tbtut.researchersmight study .. p,r~ss of
iOOfiYidualiutiQR .emeFl__ of ·Iaad· markets·· With fCSpectro eban -I Ptlaad, eGA
oonditi_... eJ the Jevaleflaadmarket .·aGti"'8~.·Umerol&ti;vet8-vari0ushoulOb.1ds' "QCIS
to·1Ad aaeeflaAd o¥8rtime. 800ft studies wiIIprovidebett. aGademiG Dadel.taRding ofland
_kat d~el, wbiGbwillal~be highly _fUI to tUtwe land teRUre .pQlicydelibefatiDDSm
sub-SaharaaAtfica.

SecoRd, funher investigation ofthe thirdstagl of rural African land marketev.
land market activity JU9stantiaily declines would also be theoretically interesti
erit- to onning sound policy. Thedaaaer of the creation of a large
couatry with .a limited aoa-aPcultur. ..... _BO formal welfare
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r.m..... of_.~~.~.1aItead, it was ....med.lif_~_"ed
heDba¥e ac ,1aA4,thonlROll1bera of those bousebDlds:bave ...uts,
w.....y.beulRU,at.~ for bousebGIdsmmral ..&b..S_1IB ~.
~.dUa""li<m._ tbrmof.intra..Jt<msehGW ~sil.~_

iRdepend_ deeisiQRlIlaking abollt ·aecesstor~cos ami pooling of produoti'l....tsand
iaeomebyadultmal,.ID•. female ·memberaof housobolds cQ\J;ldbeaaUnpQtttUltt.;piefef
N ch.lfiBdi~ofland daM*aD41aa4marbtsoomribUtete ......
erie 18~d_,QIQPpial_if.....,.. ··aGCCSI to land aad otDr 'UQuttellie IWt
peqW .~.bouSlhQld_mbers,there CQQIdbeaegative repercussiollS fer hB••bolds'
o~«aII.·w.~beiD:g.

Fourth. the Qperatioaali,sation, ·measuremeDt, aDd anaIysis·ofvarious· concepts such .as "security
of tenure" ami "agricultw-al investment" ·aeod Nrtherexamination.Econo.mic theory of laRd
tenure presents clear and convincing hypo&hesea tbat individualized laRd ri sand land
markets increase ·t~BUfe security.and agricultural investment, but testing these hypotheses
has proven · ult. Pelibaps several studiostQcussios specifically on land markets, security,
and · It investment would be... suitable for oxamining the b hesized
relatiORlbips.Smaller, more focussedsurveya would DOt weary respondents, and could attempt
a variety of finitions and measurements u well as gather eviden,ce from· a variety of
geographic areas.

6.6 CLOSING

'This research provides a quantitative examiAaUon of bow land rights and land markets evolve
in rural · as ulatio.ndensity,and CI.1AIA1ercialagricultural opportunities increase~ It has
tested empirically b, {theses derivedfroa ~economic theory of land .tenure,
which, altbouppreviou.sly untested, bave eAoa 1Moa advanced by policy makers as if tltey
were w .oded inempirieal evidence. It_ alto ooatributed insights abotbeint ctiOR

of :pulatiQft density,eommercializatioR of~e, land markets that If) to
develop ·a ,MQyof theory which.better .. dat RUaAce· and .compl ·ty of market
behavior. · -9 ithudemonstratod _of_ w, in which land mar mayaffoct
rural :usehGlds' accesa to agriwIturW lIaG. However, this research ii_YOM step
00 the patb,tQward a wiler vAderstanding ancl .,ridler theory ofthe p.rocess,of· altion
ofland rigbts and the operation and effects ofNf"llIaad·markets in sub-Saharan
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MAPOJF.TH:ICINTRAL REGION OF UGANDA
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SU.R"E'I PROCEDURES ANDQLJEST10NNAIREI

HinAg ·.·.tt..g·.Dt_moa:atOfI,pr...... Gf_.~es)··.aAd·b,*sehokl ..mews
w«e~edaccQl7diRstetbefulIDwingltCp8=

I. Four.RUmeratDrs wore hired to coadud' houIehoId imerviewa.. Two wSJRDIllll4twe
meA w••..••__ 110111 a fieldofreseatpual.. from .·Makorefe Um:v«si.ly· in 1'_.,
Ug... ()(thefQUf ......atorl,tw&wer.~&R4twewe ..e~B~

2. The iDitial questioARaire was draftediR English. Questions were checked repeatedly for
clarity ofmeaning and phrasing.

3. As tooirfirlt nt,tbe __ weregivea Gapi.. oftbe _iSh
Elyestia_feand w..llkodto traaslateili_ Luganda, thelooallaAgpagoofaeatrai
US'-. T....UlllOflwfswereoD their ·.to OOftSlIltwithanyoaem 8 their
traDsl.ti&a.Tm!I ..~ldttl cheek the Iton' Luganda skillsandwg_Bllltate four
iBde~LQ"a~orsions()f tbe questieaMire.

4. ThofwretmmeratQfS _ It_ ~f9Caperiod·of..v«aI dlyslildr.
threoghtbeEnglish qJ1~st~eand their ··~.tranalatiGBs. lreuleachBql.lellwl1
....~ '.. , iadetaB·wbylwasukingit;"·tMORUmeratGJ0sruadtheir .aver_
efthequMiea. TbefQUf···.~..·__• • ··.abitwitb·'... tQ.wlRdlho__pbt--., .. tlw,e w•••4Uf~_ ·~.ef_~ ~_

debated. merits ·..Ofthevarioostraasl.... (erevell.ewtfaaslatieu idCII) Bfttiltae
.......akJls· ·•••·t'aaulauoa oflillq_iQo. TlUspfOO8lI~•••• we>hId
genelatlda••lelItLulaada·Yersienoft_q~J?e.

fi. TkeLugaOOa,ueatiamWrewas giWllIi) a thilQPartytDt,aasiateb._mt.B~.iIh.Thia_._ ,D8~__. tbeorigiaal Bglisb,.ersiQR QftblquestiQ.. .

~.> .,,__ /wastk$l _ Qfi ~~' ...
dilfer__that .,QU were handWbyr_wiaathessalQf the ORii, i.aand
,...t.8g 41lRtilaLu'- VWsioAwu.vodat thateaptu,edit."-ag.

6. FeI1Qwiaa tho translatioaof iDe ques&...., ,"enumerators .&Ad I held a .one-week
• . • ....- .L:_L . . .,~ .L_ · .e~ _.. .1..._ __~tramua, IOSIt9fl ·lR WtltWl we reVIeW...,.. \4JIBWeR 'muf· '; _ ..

coDSiatoncy of answers. We did many role- ..oisea to prepare for. such situations as
introduciag ouraelves,explainingour work,anihaadliAg resistaDt respondents.

,. F _ins .......at. tf"&tbeLup"qu~rewasP'A.'-ltWia,,¥.,aI
vi:Uag••,iRLawlfoDiat·Dver_uttlvaeciays. Luwero Distn;tisiReoatraa<_aore
the, IlIWOYWiI.to ".plaae)bulwu __ of the actuaIsurveysit.s.•••ti..... w••
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8. The iaal questioanaire that was..-attdas a reault of the tl"anslatitl& back­
translating, aad fieW-t_mg was duplicated ia _print shQ:p at Makere,e loatittlteQf Sacial
Reaeueh at MakerereURiYOfsityia Kampala, -V;IIaRC18

9. We embaJ-ked 980111', fie1dtaaks. laRuary, 1992. The firstdudleBse was the
COBStruct_ of village :sampling frames far _16 Itlldy Wlages. We visited each village aad
hir. kIGaIufti£ials' (lC-.loftiGials) to guW.. each '.of the 'eaumcralm-s ',Gllad.p,..·~
eaum«atis."of heusoholds ia. the .lag8. UtuaUy wovisited the villaaethe ai_t'·_r"r. we
pl_oo tocxmduGt thi,sli<stillgeKBrGisem order to iDfiNm tile RC-I ebaifmaa of,Qui goalaad to
erni.•t~fhelpin 'mARl tm:e8 other QftieiaI pidesfor the~ day'sliltIRg.Whell we
returned te tbe wlagets. (Qllowiog momiaJ, the pides were ulually ... 'waiting,

.for ul,aad mo. of the¥ill~.had been. alerted about our preseooe aad the faotthat we w.e
OBa 'baAnl.. reseateD mi;uiQR. Geaerally 'drlidel WQuid alS0uready hlved•. - ed &mQBg
themselves what quartlf' of tbe village they w•• rospo-nsiblefor ooveriAg so that ete would
be ,Jle dUPBQUSRoromilsiQJlof village~Qn our lists. BaG••f the.ides thon
aGOO__palli ....Q~a'Qrt..QUgRaquut.ot 1M viUage, aDd the _r;alli••dthe
ftame~d88_.rDftM bauaehokl ,head _·11 tbltyp,es of IaDd (toDures) .d by (all
members otl the ho.usehold. In all 16 study villages, owr li_iag genelJUodlAumbet sf
househQldswithin t"ceof the oolDber ofl1eusoholdsfoUDd by tM 19;91P.~Glati9n and
Housi,ng C.easust,wmGR'hal taken place about I year earlier.

10. The ,cted sampling trames were _stratified Oil the basis of '110
tenure. HOU$ebolds to be interviewed wer_1ImpIed the resulting stratified trames.
The land tenure strata and household sampliRa procedures are descrlbed ill chapter 40f this
dissertation.
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Ii!. ~)~;~,~'tlS~~ tile JlC,I~0~~S:~~.~\.,
('j~~,\ ,jj,L,·\;~.,.·"~ot...ia&tniewialJ~:~~••..'.'~~"
tau....,.,i)'i.~;M4"'''', (Jictures~ ••~~S~0'"
.olJ.'(.~.·.lDy·······,.t_it.·..·._.·.Uaited·States.)



APPENDIX D

L,JSl'ClFLANI)<RIGHTSINCLUDED IN HOUSENOLDI.NTEa"I.EWS

Use ..ilbta:

BLDPERM:

BRICKHOME:,

BRICKSALE:

BURY:

CUTTREES:

DIGHOME:

DIGSALE:

FENCEPERM:

FIREWOOD:

HUNT:

PLANTTREES:

thenght to build pormIIlOAt ItIUcturesontheparcel.

the right tommufaotwe bricklon the parcelfor homo UIO.

therigbt tomanufacturehricb forsaleontbe .pareel.

Ibe·.right te bu.ry the deGouedQll. theparcol.

tberilhtto cut treestbat grow on tbepareel.

the right to dig clay, .saod,aM aravelftQm the parcel fOf bomewse.

tho right to dig clay, sand, aDd gravel from the parcel to sell.

tberigbt to construct.permaneat fence,sonoraroundthe.~el.

taerightto gather fir.wood Qiltheparcel.

the right to hURt QRtbcparcel.

tbe right to plant·keoa.tbe.eel.

T...,Dsfe....igbtS:

BEQUEATH: ., the·· rigAt····ta.·.·bequ,eata··rights to.• ·· ..parcDI·.·IiPQR·deatb.

GIVE: the right to give the parcel to". balder.

LEND: the ·rigbtt01end .the··parcel·loano__r.

PLEOOE: tbe right to pledge the. parcelaaGOIlaloral.illsceldngcredit.

RENT: tberighttQrem the parcel to ·......holder.

SELL: the rightto seU the parcel to aaotMr holder.
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EsdUlioarigbts:

MONOGRAZE: _right tB ··cxclude the IIIIiIo OWD«"QmgJlziI18~1··..the

~y.

MONOPATH:the right tQ.·exclude the mailoowner from usingfaotpatas·oRGf.oIlP the
teaaooy.

MONOTREES: the right to exclude dlemailo owner fro.m cutting orpiGkiBgfi"em tfees
gfowing O"B the leaaACJ.

MONQWA.R:t.ligbtto.oxol..·. tMmaiIo·8WA8f·.·fromcoilcetingwater.,& _
oa·dle·.toaancy.

MONOWOOD: tRe.light to. exclude tbe···maiIoowner from· gatheriagfifowQQdtte.th_
to...y.

OTHNOPATH: . tbali.t loexclude ... Rom usingfOQlpaths un Qetkt_sIt­
p.eel.

OTHNOTREES: the right to exclude otllor. from cutting or picking from trees located on
the parcel.

OTHNOWATER: the right to exclude others tfomcollecting water from SOQT0eS located
OR tho parcel.

OTHNOWOOD: the right toexdude otMrstiamptbering firewood on the parcel.



141

APPENDIXE

l)EFINITIONS OF VARIABLES

ACINHE&:ceat..... ¥ariableiDdicating tile total acreage ofailiAheritedpuC8llGUrt'eady
·MId.b,·tlleheu~.

%ACBUY~C0AtiftQOQsvariableiadicatiAgtbe total acreage of allpurohased parcel,s
ourreRtlyblldby thehe\iaeholdas apereent ofhouaeboldstotal current.aoreage.

%ACINHBR.:et)8tiftDQUlvariableindiGaa,i._ tataI~reageof allptlfOhaaell parcels
ool"fefttlyhel4bytheheuseheld asapereeAtoflaouaeboldstQtalouffent acreage.

UaQUEATH:. -variabktiadicatiag.wBetber ttae·parcel· bolder bas the.· right tQ·•. bequeath·.·ripta.to
tbe~Q8I..IUI_lk~N~,Y=ye., Y'P==withpennission.

BLDPER.M: ·blaaryvariablebldisatiol whetW the bolder of tho.;eI·bast_ •• to bUild
peJ.m__ ....;tWei.thlparGDI;~DO,I.,•.

BRlCKHOM!£: ~··.variable·iad""whether the holder efthe>palfeel.basthe right
to,maaufaGturebri.oks.olltbeparcel ..fQr home..; 0=110, .l=yes.

BRlCKSALE: iinlly·variable····iadieating ·wbetber theholder··.Qf·the·.pareelhas·.. the· right
to.·.Bl8ABf..r.ibri0&s··fer·.·sale·..0o •.tRe.··.pareeJ; ..~, l-yes.

BUNDS:binaJy¥ariable indiealing wRot.. dIe.ld.fOf thepareelhas~tlUctld

buRdser rida.so,a taepaFeelto controld_Q_:Qa=;BO,l=yes.

BURY: binary variable indicating whotbortbe holder of the parcel has the right .te bury
the deceased OR the parool; O=no, 1=yes,.

CATTLE:

COA: ·binary variable indicating wbetbertke ~yiaCQAsi,dered to, have high
~ of apiGulture relative to .. otMr 1Uf¥8Y SD~Bties; CQA-I I, hip
COA) for Kibinge aad Bukuya, COA=O (AG, lew COA)for Busaana and Kabulasoke.

CUTT : binary vaRable iRdicating whethor the par_ Bolder has the · .. t ttl cut kocs
that8f9W Oft the par~; DO, I =yes.

01 OA4icDiaary v.ableindieat.gw~-. parcelhold«has 1.. 1i.*t04is-"
aa4,.,•••wel&QmtM parcolfQCMm& uu;~ l=yes.
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DIGSAliE: biRlU)'¥~iadi£&tiftg whether tbc parCdlhQlderbas the liMl t8d digGlay,
.,._._.ftomthe_celtolDU;·O=Ao, l=yes.

FENCEPEBM: \'atiableiadicating whether tile parcel hsild,erhas th. ri8htt.Gona~
pe~f""oDorarQWldtbeparcel;N=no, Ycyes, VP=:withpernUssioa.

FIREWOOD: bioary ¥ariabJoiRdieating wbether the parcel holder bas the ri'-'t t,,· ·gather
&eweodOJlthB.GeI;~IW, 1=yes.

GIVE: biaary ¥ariableindicating wbether tbeparcel holder has therid:ttogive the
paroalto&llQtherholdBr;O==Do, I =yes.

HEADEDtJ: Coatiau()us .~ariaWe indicating·the DUmber ·ofYe&rs of· fQrmal·edQ~atioft the
household ·hcadreoeivld.

HERB:binary variable indicating whether the parcel holder applied chemical herbicide ..to crops
on the parcel during 1991;O=no, 1=yes.

HHACBORR: continuous variable inQi~atiRathenumber of aeres the household borrows; total
ofthe areas ofall pareelsthehousehold borrows.

HHACRENT:continu4lUS variable ·indieaticw*~ of acres the househokJreAts; total of
the areas ofall parcels the household reAts.

HHACRES: continuous variable indieatUw- totlJ· number ofacres towNeR· thebousehold
eurreatly has aceess; oq»aI to the sum of the ...ofaU permanent-tenure lAd AQD.permaneat­
tenure parcola the ho,usehoJd held attbe timeaf'*, auvey.

.tU1AlJlNC: continuous variableindicatiAltbe a1JlOWlt of the household'. cash income
e&rlReQ from .sales oforQ Qr livestock products; ill U a shillings.

HHB,J\G: binary variable indicatina wbed1er _household is Bagandan; 0=80, l=yes.

HHBOD: binary variable indicatiAg ....... &be household borrows any .land; O=no,
1=yes.

HHBIJY:.inary~_ble indie&tiRlw'" .. _~...old .aoquited .y.fthl.__ it
alffIRtly.WltIvSUIIJ,parehase;O=DD, l==y••

••inuous variabl.Wic.liaatbe total Gfeppod ae'''•• i1fallofthe
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HHlNCOME:8DAtiAua.¥'" ·.·iAdicatia&tbe IaausIhoId'sl99·' ,. •• USanda
._;~I._¥bousebolds for tWf.II)',_ ~I,_

2 __•• bad..... ·GAly ORe IOUrCe i111991,18* IwOIGUl tll.
t~gllttG:••emeat.t.. iae0me eamed by tbe otherOOuseWds.

HHNONAGlNC: GQ8tiauousvariabie iRdieatiaa the amQUDtof the .houlllhllld's ·eaah·
iRGome.· eamed'lfo,m .SOWfG8SQther. than ..... of crops .or livestook pl...; ··ia .'Ugaada
sltilliftSI.

HHPARCELS: ' OOIltiauous variable iadieatiaa the tQtalnumberQf paJ:colstheho_hold
hGW.;.·iadlId_bQoQwld·aad reated parcels.

HHPERMP.CELS:..-tiaus.. ·. variable ·...ti. the.· DUmber· Qfpermaaout.tBRQ'••seII
the.•uaebekl.old.;···••du4••·bQRowed aAfi.natad.parcels.

HHSIZE: G0Dti·mJ8u..variable indicatiag the aumber Qfpeople Whooolllpri;se the
hQu18hold.

HUNT:biRary"¥ariableiodi~tm8 wbsber.die parcel ho,Jder ·..halthe dDt.lU Bun! .eft· the
paI+_;Q;:=:B&,l=yos.

INSECT:biaary variableilKlicatingw'" tbe parcel holder apDliedG••mi~iDseGtiGide
to···erepsQBth•. ·.parooldurillg.1991; 0-80, ·I==y...

LEND:binary variable indicating whether the parcel Iaolder bas the right to lend the parcel to
another user; 0=80, 1=yes.

MONOGllAZE: biaary variableiadicat.,~.a.,.mauoteaaAthastheri.tt$ ..~1u4ethe...., ... iem __._malsoathet..aaoy; .(p:;ftQ, l==yes.

MONOPA.TH:binary.ariableindiG&ti....... maiIo.. teQanthasthe· to ••lue the
RlaileBWMtfitQlIlt.lsifeotpathao•.Qftbr"'tbe,~y; (PDO, .I==yes.

MONOTBBES: biaary·variab1e,·~.w""a;lRaiIB··taaaat hastW,right<te.exclude
....u••_KQm eutting or picking ..<ma .... ar••• Sftthe t.naooy;~,l==y.s.

MO~,'\ A_:_ry variabJe ·indi..·w....famailtl ..·tsnaAt.·has··.,ri••.•t(I.····..•••de
the··...·.....rD'QmsullectiRg water.from...,._thlte ;~BO, l;;:ya.

MONOJNOQ!D: biuary variab1e·iRdi........<amailo<tonant bas the .rigbtte ••Glude
the ..'-.wac, &omgatberingfirewoodtromtbe tenancy; .0;:;110, l==yaa.

MULCH: binary ¥ariable iadiclting ..... the parcel bolder mul.ch•• tb••~ldllring

1991;~8tl, .l==yes.
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()~:.iIJafy -_We iDdicatins wbetbertPe.ceI···hklethu .the ....
••d_a_I.&_~_Rg""'SODthe parcel; o-.o~ l~es.

OTHNOPA.TH: IMnary variable indicatins wIletber tMpar. holdorhasthc right w
exelude othllsffomu*'8fQotpatbs011 or "ough tbeparcel; ()=ao, l::;:yes.

Ol'lDiOTREES: bi&ary' variableindieat. wbetbertheparcelhold.«haItheript to
eK8ludcotfieFs&omcuttingQrpickingfrom UCOIlocated 011 the parcel;· O==ao,.l=yos.

OTIDiOWATER:8i,1Wl' variable iAdieatiRs wllethertheparcol 8olderhasthe;right to
exeludeothers >ue,mtlQlleotingwaterfrom~ located on the parcel; ()=OG, l=yes.

OTHNOWOOD: tii.n&ry variableindicatins whether the pareel hold.er has the right to
exelude otoeFsft'om.theriagtirew<.lQdon theparcol;()=no, l::;:yes.

P1920'S: binary variable indicating .wbetber tbe parcel was acquired by its current holder
during the 1920's; 0=110, l::;:yes.

P19JO·S:binary variableindieatingwhetb8r • parcelwas acqu.irod by its Gtldeat .Idee
dQriagtbe19JO's; ·0==110, 1=yes..

P1940'S: binary· variable indicating whether the.·parcel was acquired by its current holder
during the 19.40's; O=no, 1==yes.

P19~O'S: binary~ariab.leiadicati.whether· the. parcel·was'aequiloobyitl·Gu••athQlder
dllringthe .19~O's; fFRQ, .··1=y~s.

P19QO'S: binary )'aliable indicatingwbetW the'parcelwasacquiredbyitsGuJleBtholder
during the 1960's; O;::;Bll,l==yes.

P1910!iS:bioary -vari,able. iDdicatiAg whether the parcel was•acquired' by·.itseuBeatbolder
duriOithe1910's;O=no, 1==yes.

PI980'S: binary variable indicating wbe&W daepal7ee1was acquired by its C,Uffeat holder
during the 19&0's; 0==110, I =yes. -

PBUY: bill&fYvariable iftGicatillgwhItW· tbe lwas purchased' by·itseu«.
holdBr;~,.l~es.

%PBl.JY: oo.Btinu0uS variable indicatiAatRe ~ofitscurrentlyheldp.,.cols the
__h.ld.~,LJiredthl"QUghpurcbase·as a percent•• oftnerotwmtmborQfpemwleltt·teaufe
paE.eI.:it·W.GiI.

PCT:biR_variableiadicatiag whether tbeteaure of the p.arcd iSQu.Q~te__y;O=IlO,
I =yes.
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Pn ..,a: ,_..:~(t.:I <~ ...I:... '.' .L_. L--._ t n".l~..• .·.· __ ft: • .ftl,A· ... ~: v. ~.tnc.~.po~~, ....~.~i~
11110 ; .'.1t61.WIGibmI8.· PD=274 for B'."DB) p~S' f€JfKahuI._.~P.'-I ..·f.
BukBp.

PU:J: d'.van....._ to PD times PD.

PDlSTANCE:
the respondent.

PEUNCltOP: hinary·variable.. iadi·oatias··whethorthe.parcel h9lder·.hastherigJIt·tGplaat
PDI.-.a ••pSDD thepal7oo1.;~AQ,I==yu.

PE&MFENCE: milllY variabl·•.iBdieatiag whether the pareelholderbastheri8httD .fect
af._.ma.d.~fp.crmaalP&materialSQAorarouad .··parcel;·.{FOD, ·l==yes.

PLANTl'RJiiS: hiliary.. variable..i~·.wbother.tbe parcel·h0lder·,·has· t•..Ii.t ··to· pllRt
trees ··cm....thlpaleeI;~,.·l-yes.

PL_.: biDary~~iRdieati.w_her die parcelhGldefhas theright.tD<~ge·. tAe
parOll.CQllateral.ia ..oliingacdit;O==., ·1-y0i.

PMe:~ vaBaWe' ieating whether tM t..- of the pareel is mailo or fte.eh9ld
ownership or leasehold ofany tenure; O==aa.. l.,...

PMT:bi~ variable isdicatiag wbetbertbeteaure<of.the parcelil .maiIu< t..~y;~.,
l=y&s.

PSIZfi:G08ti_'1 v·ariaWoiAdicatiaS the .. of •.pareel,iRaelos,U8Iti.Wibythe
respondeat.

PSLHlLL: binary,variahle indicating wbedler tile pareel's topography is rolliAghills, or not
flat, ROt a hillside, and Rota swamp;{Fno, laya.

PSQ ,;T:biaalY;yarri••iAd~wlaa&Mf theq\lAli,tyof thepaFcel'slOil isbett.,than
the ....'s··••elage1J U<f.pOrrt.·by.re~;.0-00, 1~8S.

PSOILWQ&: biAuy vatiaWeiadiGat••••'.r.'••_y.Qf t"S-c.II'.SQiliswe,rse tbaa
t....'••v_.ae, a'F~ortedby ther.~;o-a." l.e5.

PSWAWP: &iDa.-y.· ¥ariabIe" iadicati.w....__eelooatai.. any $Wamp._;~,
l=yoa.
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• :.......ari~__ial·whatherthe parcel bolder _tfteft. ·t8··'.i__ •• to
_t.W_;O== I

1l0AJ): ·~ ..·~~ind1GatiRg whetller 1M parcelholder_Willan .....'-,.,
to, 8f.~thepaf";o-Il0, l=yes.

SECURE: ~ v".I. iDdicating whetMr thcparcelholderp«Cli~ .. hist.~UI.e.the
part•. tD __'''; ··SEClII.W=lifthe .1ddor··,.._VeI·I1O' teaureiaseGUAtye.theparcel,
SEC\.I&=-Oifth. hsWlr",eoivesany depeeGftellureiRsealri,tyoatae.·pucDl.

SB8LlcS:biQafY ¥&liable indicatinawhether thepareel holder plaat.edimpro¥CI.i ••dI 08

the ••.·~.1991; 00, l=ye~.

SELL:b~variableindiGatmg whethortheparcelholderbas tllenght teselll.plledito
aaetherh914er;O:=as,1=y••.

STRIPS: binary variable iAdieating w-' daeparcelholder has planted grass strips on
the PM- &I a.measure oferosion.a_col; 0-.., 1==yea.

TEMPFENCE: atnlll)''Variable iBdioatiaawbotber theparGel ftQlaerhas tberighttobuild
af._.ftQRlt~r•.mlleriab(SUGbust~QAQr arouAd theparGel;··.AQ;,l=ye•.

TREECROP: binary variable indioating wAether the parcel bolder has planted tree crops on
the parcel;O==no, 1=yes.

WO_OFF:bmalY~_b1eiad_ias w.... ..., ··memberoftbB·b:QU8eWd"'-.·'aatme
ftQm .. wsrk,..r8Im8d··.Qtfl!le·.·household'a •. a..I;.·o-.o,1"fls.

YRSHAD:
years.

!Ii ... . ._"':_1..1-. !lindi,...a.:tiAa L,A ..
&G8t~I·V.1iWICl.~ · ., the household has beld the parcel, in
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APPENDIXF

Tablel'.l: I~·""of rial*to c...-..,~. par,eeIs;bY~j.~
.t·)'.. witla,.,~.is""respouea_ be C8ku1ated f.... tIIe Du... iDtlaetable

ND Yes No Va No Yes No YII
Riabt

KibiDae BUll188 KabuIL
OW) . (HL)(LL)
0=6 .-14 0=13

Buku)'.

HUNT 0 6 0 10 0 1308

BRICKHOM·E06 . I ". 0 l~ 0 I

LEND 06 3 1Q 1 12 ~.•'. 1

SiELL 06.- 65 1 11 13
OTHNOGRAZ~ 0 6 0 72 2 11 ) 4

OTI-INOWATER '3 3 50 D.... 13 0 I ~t



1.

TaWer.l: r••quea,creeu.fer,esp ri&IdIODmaiio teDaDq p ta, ;"e.BG••'"JeI.ijlaM81il'.-le8p8IaIUl8llbe e.ulated··u .
• table

KibbJ.le(HH)
.-128

YesNe
&8 4

19 9
921

100 3
194 I
9(;.. l

1020

Kabula. <LL)
o-BO

Tabler~):·.· .....Number.r,.,.aaeAt.teDuu·.p....·w...·kelden.. 8x.presaed·••r•• Ie¥••1
p8l'clivedtellur. iasecuri~, by.-'uatr;_ro'Wed aadreated·hlp" •••
Uaaluded

U!L­
AIII10le

(DH)
103 .reels

118
6

13
o

B......



TIWe'.4:NIIIIIbe'aad ••gh&edpr .,.,.-··· ki:d&r >-iD¥ .
MeaaIll_a.,.__ CIIFr.IloIder ~ al·.pr.ctic••·..c._Il' __
houaeholdclu.iaI19911.·~_ •• oIl11;pu_fGr_1IicII
.....remoat.ftkeiaveatmeAt."._was.otrelevaatan dr.ppeclf.......
aaly.'ardl_tiavatmalt_ ,.....

IDVestmeBD ud .
acricultural ,radices

Applied hcrbieide
Applied insecticide
ldulched
Used improved $eed$
Built~,(~

Built ~. . 1 • ,. ridges
Planted gR\$S .strips
Plantcxl Cl tr:~ crop

1#.1 e;. wI
110 21.9

165 34.~

112 66.1
IS3 63.1
144 2&.7
ISS 51.4

••••••
fULl

11 &3.2

101 ".6

II· wI Vo wI
III 11.2
III 9.1
III 42.4
III 32.2

IID 41.1
102 18.6

Bukqya(LH)

##wl Yowl
125 3.8
124 3.6
1~~ 26.4
123 2().9
92 70.2
124 20.6
II? 14.9
113 59.7
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