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Executive summary 

This report is a result of a study of Wakiso District which will result into the preparation of a physical development plan. This 

study was conducted by SAVIMAXX LTD which was contracted in March 2016 to prepare the physical development plan. 

Wakiso is one of the most rapidly urbanising districts in Uganda.  It has not had an up to date planning scheme despite the 

current urban sprawl and extension into the rural areas of the district. The district has got a combination of both fast growing 

urban areas like those close to Kampala City and along the highways like Bombo, Masaka, Hoima, Mubende, Mityana 

andJinja roads connecting to the entire country and beyond. The biggest challenge the district faces is the unplanned, 

uncoordinated, un-gazetted and uncontrolled physical developments taking place especially in the upcoming peri-urban areas of 

the district which is due to increasing influx of people from Kampala, the Capital City of Uganda. This study report forms the 

basis for the preparation of the physical development plan, which will be the guiding instrument for orderly development in the 

district for the next 20 years. 

The Wakiso District planning area lies in the central region of Uganda bordering Kampala, Mpigi, Mityana Districts in the 

West, Luwero, Nakaseke Districts in the North, Mukono in the east and Kalangala in the South. It lies along the Latitude 

0Ü 10õ South and 1Ü 00õ South, Longitude 32Ü 01õ East and 32Ü 52õ East and it covers a total area of 2,807.75km2. 

Wakiso District is divided into two categories of administrative levels namely; rural and urban settings. The rural areas have 

two administrative units namely the Counties (none political) and Sub-county Councils which are political. The other category is 

the urban set up which is comprised also of two administrative units namely; Municipal Councils and Town Councils (which 

are both political).  

A socio-economic survey was undertaken as a first step in the physical planning process.   Standard methods of socio-economic 

survey using structured questionnaires, key informant interviews, direct field observations and a reconnaissance survey were under 

taken.  A total of 15,000 households were randomly sampled using a Global Positioning System (GPS) to represent the entire 

district.  Remote Sensing techniques and GIS were also utilised in spatial data capture, analysis and presentation techniques.  

A satellite Image (Geo-eye 50 cm resolution of July 2014) was used for land use and land cover mapping for the planning area 

followed by ôground verificationõ to ensure accurate representation of land use cover and developments of the area. Participatory 

methods were also used in analysis of the existing situation in Wakiso District. Nine consultative meetings were held between 

the Consultant and the Wakiso District Council Officials (both administrative staff and elected representatives) and other key 

stakeholders from central government and private sector to discuss the problems and future potential of the district.  The collected 

data was analysed with use of statistical package for social scientist (SPSS), content analysis for qualitative and narrative data. 

For spatial data, GIS was utilised to perform standard spatial analyses. Software such as Arc map 10.1, Arc view 3.2a, 

AutoCAD 16, were used to generate a number of thematic map of the planning area. 

Wakiso got its district status in 2001.  It was curved out of Mpigi District. It is situated in Central Uganda and has a unique 

location because it forms a crescent round Kampala, the Capital City of Uganda.  It is therefore used as a dormitory for people 

who work in Kampala but resided in the district. The District of Wakiso is experiencing a rapid growth of 3.3% per annum 

(National Census, 2014). Such a rapid rate of growth has overwhelmed the district authorities.  They cannot keep pace with 

the ever growing demand for housing, employment, services and utilities. The challenges of growth, development and servicing on 

Kampala, have triggered a sprawl of growth of urban centres in Wakiso and some are growing even faster than Kampala. The 

districtõs demographic growth has historically been based on the combination of natural growth and in-migration. However, the 

2014 Population and Housing Census indicates that the natural growth has fallen due to declining fertility rates but in-

migration has superseded natural growth.    

There are several policy and legal instruments guiding the preparation of the Physical Development Plan, its implementation and 

development in Wakiso District. The most fundamental legal basis of land management and land issues is the 1995 

constitution of Uganda, which stipulates that Land in Uganda belongs to the people of Uganda and be shall vested in them in 

accordance with the land tenure systems provided for in the Constitution in Article 237 Clause (1). The Local Government Act 

empowers a District Council to prepare and/or to cause preparation of planning schemes that would guide development in that 

council. The Physical Planning Act 2010 (Part 3, Section 25 Sub section 1) empowers District Physical Planning committees 

to cause the preparation of district physical development plans. Therefore the preparation of this physical development plan is 

based on the provision of the Local Government Act and the Physical Planning Act. The Local Government Act 
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notwithstanding and such planning scheme would become law only after being endorsed by the National Physical Planning 

Board mandated by the Physical Planning Act 2010. Similarly the development plan is to be based on The Public health Act 

while the plan is envisaged to be the instrument for guiding development in the District council. These legal and policy 

instruments form a basis for the policy recommendations of the study and the physical development plan.  

The administrative structure of Wakiso District is made up of two arms comprised of the political leadership and the technical 

management. The political arm is comprised of the Executive headed by the Chairperson and the policy body is the District 

Council. The Council has several committees including Health, Finance and Planning, Production, Works and Social Services. 

The second arm is the management arm comprises of the technical staff headed by the Chief Administrative Office (CAO). 

There are five key departments and in each there are sections. They include; Management and support Services, Finance and 

Planning, Production and Marketing, Technical Services and Works in which physical planning belongs and the Department of 

Administration. Wakiso District is divided into three administrative categories namely; Municipalities, Town Councils and 

Sub Counties covering a total area of approximately 2,807.75km2.  This land is managed under multiple tenure system where 

by 70% of it is privately owned which significantly affects meaningful planning in the area. 

According to population census of 2014, Wakiso District has a total population of 2,007,700 with a household size of 

1,970,859.  It is also estimated that 47.45% of this population are males while 52.55% are females, with a growth rate of 

(3.3%). The inhabitants of Wakiso District like many other districts in Uganda are heterogeneous, a mixed up of different 

tribes although majorities are Baganda, natives of the area. The common language spoken in the district is Luganda.  

Findings show that the district landscape belongs to Buganda surface classification. The district is divided into two main 

topographic zones, the Lake Victoria Zone and the High Land Zone (Central and Northern Hills). It is also endowed with 

adequate surface and sub-surface water reserves with numerous stream, rivers and wetlands. Its climate is warm and wet with 

relatively high humidity. The soils are of high productivity and are mainly laterite, sandy and clays. 

Spatial analysis showed that the built up environment of the district is rapidly increasing following major road transportation 

networks. There has been significant change which has been noticed since 2000 whereby the percentage change was noted from 

28 ð 68 % in a period of 15 years. This is because the district is at the central most important point of the central region which 

is also the highly developed area in the country.  

The economy of the district majorly depends on salary/wage earnings from workers who reside in the district, agriculture, trade 

and to some small extent tourism activities. The land holding falls in two major categories Mailo and Freehold.  This has a lot 

of impact on the trends, level of development and generally land use in the area. The housing condition was majorly characterised 

by permanent structures which were dominated by tenements, although slums or informal settlements have very poor housing 

made of temporally construction materials like mud and wattle, cardboard, carton boxes and polyethylene paper.  The 

development trends were also highly influenced by real estate development which has significantly escalated the cost of land in the 

district but at the same time transformed the landscape in many areas. 

In terms of services the district is well equipped with health and education services although the quality of the services offered 

leaves a lot to be desired. There were also very few areas which still had deficiencies in terms of these social amenities. The district 

however has a problem of many places of worship which to the majority of the residents complained but noise pollution from the 

loud speakers as preachers try to attract flock.  In terms of transportation the district is served mostly by road transport. The 

conditions of these roads however also leave a lot to be desired as they were noted to be in poor condition and they had problems 

of connectivity. In terms of water supply it was noted that the districts still have a lot to done in terms of coverage and quality of 

water sources.  Other areas that requires improvement included; accessibility to renewable clean energy and sanitation. 

Emerging issues  

The population of Wakiso is structured (Younging) in similar way as the population of Uganda and other developing countries. 

The population is high between 4 and 39 years of age. The implication of this distribution is high demand for services, housing 

and employment. This also correlates with the survey findings in which a significant proportion of the population was employed 

in jobs that would otherwise be categorized as disguised employment. Given that a significant number of the people in Wakiso 

are youth, it is important that strategies for employment creation designed to cope up with the population growth rate. The 

analysis of the survey carried out in Wakiso indicated that a sizeable proportion of the residents donõt have stable incomes since 



 

25 
Wakiso District Local Governmnet     Savimaxx Limited 

majority are self-employed. Youth are engaged in petty trade and their small businesses have small capital.  The situation is 

further exacerbated by lack of access to finance because of the exorbitant bank interest rate which is at 25%. The predominating 

economy is the salary/wage earns by workers, informal sector supplemented by subsistence agriculture and limited commercial 

farming. The socio-economic study results indicated high levels of unemployed and poverty.   

Housing was analysed in terms of quality and stock available for the population.  The quality of housing in the district is 

generally good in terms of space available for residence. The only exception is in the informal settlements (slums) found in  

Bunamwaya Nfuufu, Kasenyi, Katooke, Jinja karoli, Ndejje, Kisimu,Nabweru, Nansana, ) where temporary construction 

materials are used and the housing units are crabbed together. The number of rooms for housing is the basis for this analysis. 

This is because housing nature is predominantly permanent as indicated by the socio economic survey. Therefore the problem is 

mainly in the single roomed housing units found slums, which encourage horizontal rather than vertical development.  Given the 

ever increasing population, in the future this type of horizontal expansion poses a threat to space availability for infrastructure 

service delivery for roads, water, telecommunication, sewage, rail link and drainage.  

Compared to other districts in Uganda, Waksiso District is well off in terms of numbers and distribution of social services. The 

challenge was visible in terms of quality of service delivery and in some instances accessibility of these services.  Other services such 

as community and cultural centres are so inadequate yet the ones in abundance like institutions (educational, health, religious) 

require proper management and rehabilitation of the physical infrastructure.  

From the survey, it was imminent that infrastructure like roads, drainage, power, telecommunication, sewage and water supply 

network need improvement and rehabilitation in places where they already exist and a òMarshall Planó is urgently needed 

where they donõt exist.  Roads were in bad condition with a lot of pot holes, dust, galley erosion and had issues of poor 

connectivity and traffic jams in some areas. Wakiso District is lucky to have the only international airport in Uganda.  It also 

has all the major arterial roads and a railway that links her to the neighbouring districts, other parts of the county and the rest 

of the East African region.  Therefore, there is an urgent need to carry out a physical development plan so that rehabilitation, 

improvement and expansion of these key infrastructural services are enhanced to develop the district and improve on the wellbeing 

of the people. This will assist the district to match with the rest of the country into a middle income country by 2020.  Electricity 

is well distributed in areas near Kampala City. The hard to reach areas like the islands in Bussi and rural areas like 

Masuliata, Namayumba and Busukuma had no rural electrification.  The main compliant on electricity from the household 

survey was of connectivity due to affordability issues.  The water supply network was below the national average. There was no 

running water in the laid pipes in many areas, drainage channels are highly clogged with silt, solids especially plastics and are 

poorly maintained causing flooding in low lying areas when it rains.  

Human excreta and solid waste management are key components in an urbanising environment and where human activities 

take place.  Unfortunately in Wakiso District there is no proper solid waste management plan. The only existing landfill 

cannot be accessed by the district although it is located in the district, it belongs to Kampala City. In areas where there is a 

semblance of dumping sites, they are poorly managed. About 95% of the generated waste in the district is individually managed 

and this has caused a lot of environmental and sanitation challenges. Garbage is sometimes privately collected and taken to 

gazetted sites, dumped along the road side, thrown in the back yard to decompose, scatter in the gardens as manure and plastics 

are openly burnt.  This pollutes the air.  For human excreta Wakiso has not recognised sewage management system. Sewage 

system only exists in Entebbe Municipality, Namugongo Martyrs Shrine and housing estates constructed by National Housing 

and Construction Company Limited.  Over 85% of the people use pit latrines which are not sustainable in a highly urbanising 

environment. Likewise to address the threat on peopleõs health due to improper human waste management, proper network for 

management of these wastes need to be created and extended to those areas where it is lacking. A sewage management plan is 

also necessary and itõs time to identify potential sites for sewage pounds to serve the unserved areas but rapidly urbanising. 

Planning and all associated activities require personnel and human resource capacity to manage the process. Wakiso was found 

to be in short fall in terms of personnel to handle planning and enforcement issues yet efforts are being made to deliberately 

urbanize it. Wakiso needs to find ways of recruiting technical personnel related to planning and implementation of the plans. 

Conclusion 

In conclusion, Wakiso District exhibits fast growth process due to various factors but it also has inherent social, economic, 

environmental and urban management problems that are common in many urbanizing districts of Uganda. Leveraging its 
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capital base, natural resource base, cultural resources and heterogeneous population, Wakiso has the potential to transform into 

a vibrant metropolis given its strategic location in region coupled with the dynamic population and available natural resources.  

This implies that with such a strategy, related sectors of housing, social services, infrastructure, capacity development, education 

and awareness would have to be pursued for realization of proper urban development in Wakiso district. 

Strategies and recommedations 

Some of the strateties envisaged in this pla includes:  Regulate the level of development on steep topography (40% on the upper 

side and 5% on the lower side; Restoration of all the natural gazette forests in the district; Regulate and enforce the protection of 

ecologically sensitive areas; Promote the use of subsidized renewable alternative energy sources; Review the current structure of the 

district with a lens of a city status and create a structure commensurate with current development trends; Provide planned and 

serviced land to facilitate and attract investment in the key activities supportive to the housing sector; Providing and/or 

upgrading infrastructure (water, sewage, electricity, roads, lighting, etc.); Reduce the burden of education and health expenses to 

the household budget for a good number of  district     residents who canõt afford it; The need to streamline the land tenure and 

land market in Wakiso through fast-tracking physical planning and development control to avoid formation of informal 

settlements, urban sprawl; Establish a tourism office in the district to manage and coordinate tourism activities; Prepare a 

tourism master plan for the district to fully evaluate the potential for tourism and how it should be managed; Establish tourist 

information centres in the district; Provide employment centre e.g. industrial parks, improving markets, areas of small scale 

enterprises etc; development of hierarchy of interconnecting transport modes of transfer to ease movement of goods and services; 

NWSC Should take over water and sewerage supply, operations and maintenance Wakiso District; establishment of potential 

development zones to  focus on ie education, industrial development, commercial agriculture, tourist and fishing industry. 
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Part I 

Chapter One 

 

1.0 Introduction and Background 

 
1.1 Introduction  

This assignment is being executed according to the contract for consultancy services for 

Preparation of the Wakiso District Physical Development Plan. The consultancy services are 

contracted out by the Wakiso District Local Government (ñThe Clientò) and provided by 

Savimaxx Limited (ñThe Consultantò).  

This report integrates and presents the Consultantôs findings and recommendations regarding: - 

i. The legal and institutional framework;  
ii. The current status of the planning area within Wakiso District and the Greater Kampala 

Metropolitan Area (GKMA);  
iii. Primary functions now and in the future and implications on the development trends;  
iv. The Districts comparative advantage at the local, within the Metropolitan area, at the 

regional level, the implications on the spatial development of the district and position in 
the metropolitan area; 

v. Key sector analysis, empiric findings and conclusions; 
vi. Development trends and scenarios; 
vii. Stakeholder engagement and feedback on the visioning, goals and specific targets;  
viii. Physical and spatial planning framework; 
ix. Institutional and sector technical oversight, input and directions;  
x. Planning projections and investment projects/action areas; 
xi. Written provisions and strategies for implementation.  

 
1.2 Structure and Content of the Report 

The report is divided into eight (8); 
i. Introduction and background 
ii. The policy, legal and institutional framework; 
iii. Sector reports 
iv. Development trends and scenarios  
v. Development goals targets and policies 
vi. Physical and spatial plan 
vii. Planning  projects and action areas  

 
1.3 Background to the Project 

Uganda is experiencing rapid urbanization which necessitated the declaration of the entire 
country a planning area (Physical Planning Act of 2010). For a long time, Ugandaôs urban 
hierarchy has been characterized by the strong dominance of the primary city, the Greater 
Metropolitan Kampala, with a population of 1,516,210 (National Census, 2014) and accounting 
for about 50% of the countryôs GDP. However, in line with established international experience, 
as urbanization deepens, this pattern is starting to shift. The greater metropolitan area 
surrounding Kampala, which is primarily Wakiso District, is experiencing physical development 
of significant proportions. The economic growth rate of the area surrounding Kampala now 
exceeds that of Kampala city itself. The District of Wakiso has begun to play a more significant 
role in both the national and the East African regional economies.  This has resulted into the 
shifting of the districtôs investment and institutional needs accordingly. 

 
The District of Wakiso is experiencing a rapid growth rate of 3.3% per annum (National 

Census, 2014). Such a rapid rate of growth has overwhelmed the district authorities.  They 

cannot keep pace with the ever growing demand for housing, employment, services and 



 

28 
Wakiso District Local Governmnet     Savimaxx Limited 

utilities. The challenges of growth, development and servicing on Kampala, the Capital City of 

Uganda have triggered a sprawl of growth of urban centres in Wakiso and some are growing 

even faster than Kampala. The districtôs demographic growth has historically been based on 

the combination of natural growth and in-migration. However, the 2014 Population and Housing 

Census indicated that the natural growth has fallen due to declining fertility rates but in-

migration has continued and has actually more than doubled.  

The districtôs population is projected to reach approximately 4.5 million by around 2040. To this 

horizon, planning must accommodate at least 6 million to ensure a minimal reserve for both 

external influxes and implementation constraints. The district is clearly a constituent of the 

Greater Kampala metropolis. The districtôs future growth, over the coming decade and 

particularly over the coming generation will be determined by national rural-urban migration 

patterns. All indicators are that rural to urban in-migration is increasing by 5% per annum; in 

fact, it may well accelerate to 30% by 2035 hence the very rapid on-going urbanisation in the 

Wakiso and the Greater Metropolitan Area of Kampala and indeed in Uganda as a whole. In all 

circumstances Wakiso District is taking over from Kampala in serving as a magnet for rural-

urban migration given proximity and almost similar levels of service and opportunities of scale 

that are unavailable in any other part of the country (Lwasa et al 2002). As such, without 

intervention by government on the national scale, in-migration to Wakiso and the metropolitan 

area is expected to accelerate as the carrying capacities of the rural areas reach their limits 

and as the impacts of universal education begin to influence the aspirations and expectations 

of the younger generation.  

Wakiso District today lacks adequate housing, service and infrastructural capacity.  It is 

overwhelmed by the on-going flow of migrants at present rates. The district therefore totally 

lacks the capacity to cater for accelerated population growth precipitated by in-migration. The 

district is inevitably urbanizing and integrating into the metropolis of Kampala with at least 6 

million people, but unless migration is controlled it will probably grow to some 10.5 million by 

2040. This growth is taking place in an area with deficient housing, unplanned settlements, 

inadequate social amenities and no serious semblance of quality of life.  

The Greater Kampala Metropolitan Physical Development Framework advocated for 

national/government interventions and physical planning interventions regarding these 

challenges. At the national scale, intervention pointers target intensive intervention to reduce 

fertility rates and an integrated national Urban-Rural Development Policy and Plan to address 

and reverse the expected mass migration to absorb and siphoning off the bulk of migration 

before it reaches the centre of the metropolitan area. The district of Wakiso requires strategic 

physical development planning interventions for the growth points in the District to provide for 

the required services and infrastructure to cater for the ever growing population.  

The District therefore needs a Physical Development Planning Framework to guide the ever 

increasing un guided physical developments in form of larger-scale, strategic infrastructure, 

social and economic investment to improve the efficiency of the rural and urban markets and 

other systems that operate within and to enhance the agglomeration of economies that lie at 

the heart of urban and local productivity. The Wakiso District Strategic Physical Development 

Plan policy and sector strategies must supplement the Regional East African integration 

strides, the national economic growth strategies to address the future rural-urban migration to 

the major metropolis. 

The District also needs to develop the sorts of systems and human resource capacities to 

effectively plan and implement the Physical Development Plan, execute such infrastructure 

projects, manage and regulate the increasingly complex built environments, generate and 
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administer the resources that are required to sustain these activities within the provided land 

use planning policy framework. 

1.4 Scope of Work and Objectives of the Assignment 

1.4.1 Scope of work 

The ToR defined the scope of the assignment as the development of a Strategic Physical 

Development Plan for the entire Wakiso District covering an area of 2,807.75km2. The area is 

divided into three administrative levels i.e. Sub-county Councils which are typically rural by 

nature namely; Masulita, Namayumba, Mende-Kalema, Kakiri, Wakiso, Kasanje and Bussi; 

urban councils which is sub categorised into two administrative units namely; Municipal 

Councils like; Entebbe, Nansana, Makindye-Sabagabo and Kira and Town Councils of   

Kasangati, Kakiri, Namayumba, Masulita, Kajansi, Kyengera, Katabi and Wakiso. 

The analysis determines the growth pattern of the district, unique user distributions and 

regional linkage & existential justifications, the special elements, the form, economic backbone 

and significance vis-à-vis the emerging potential, significance in the Metropolitan Area, region 

and national economy. Therefore, in addition to the project objectives described above, a 

number of Strategic Objectives have been developed to guide the preparation of Wakiso 

District Physical Development Plan (WPDP).  

1.4.2 Objective of the assignment 

The overall objective of the assignment encompasses the cardinal Physical Planning concerns 
of the District Local Government; the statutory interventions undertaken by the MoLHUD as by 
Statutory Instrument no. 23 of 2008; and the provisions of the Physical Planning Act 2010; 
hence the assignment requirement is:  

 
ñTo prepare a Strategic Physical Development Planning Framework to guide the 
orderly physical and sustainable development in the District over the next 23 
years through a participatory processò 
 

1.4.3 Specific Objectives 

The initiative is considered particularly important to maximize positive impacts and minimize 

negative impacts. The Specific Objectives of the Assignment include: - 

i. Adoption of appropriate physical development planning approaches to maintain the 

integrity of the district; IEC Strategy for engagement of the private and public stakeholders 

during the preparation and subsequent implementation of the PDPs; ecological integrity of 

the biophysical environment; the integrity of the cultural landscape: - including traditional 

economic activities; significant historical and archaeological sites and the form and social 

character of the local (indigenous) people; 

ii. Formulation of a Physical Development Plan that is compatible and complementary to the 

socio-economic aspirations of the people in the District and the region and the 

development policies and aspirations of the country at large. 

iii. Plan to ensure and safeguard sustainable land use in the District (suitable use for 

affordable housing, urban agriculture, industrial developments et cetera) in future. 

iv. Articulation of Strategic Actions that is necessary to enhance sustainable development of 

the district using the available resources; (Investment Plan reflecting priority intervention 

areas and a phased Action Plan with indicative costing for implementation of the identified 

investment projects). 
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v. Provide frameworks for the sustainable implementation and compliance to the new District 

PDP (study existing planning standards and development control guidelines, and assess 

their appropriateness to the district, suggest appropriate strategies and measures for 

enforcement of planning standards and development controls for the implementation of the 

PDP). 

1.5 Planning Horizon 

During the Inception Phase it became apparent that Wakiso District was growing at a rapid 

pace.  At one time it was reported to grow at 15%.  This rate was very high resulting from the 

high number of people seeking accommodation in the District from different parts of the 

country. The rate of growth is likely to remain high because people who come to the District 

have become permanent residents.  

Wakiso District is the most strategically developing district in Central Uganda.  It is very well 

placed to act as a dormitory area for transit hub for Kampala the Capital City of Uganda, hence 

hastening its growth rate.  Therefore such growth rate may not be adequately tackled in a short 

time planning horizon. Never-the-less in these circumstances, the 20 year planning period will 

suffice as also emphasized more during the consultative workshops held in the district. 

Secondly it was found paramount that the national planning horizon is targeting 2040 and as 

such it would make sense to tag the Wakiso District Physical Development plan horizon to that 

of the national planning horizon 

which is 2040.  

Hence, in this report, the Consultant 

will consider the planning period of 

20 years. However, 

recommendations for short term 

(5years), medium term (about 

10years) and long term (above 10 

years) will be expounded.  

1.6.0 Planning Area Boundary 
and Urbanization Trends in 

Uganda: 

1.6.1 Planning Area; 

The planning area forms a semi 

crescent around Kampala which is 

the capital city of Uganda.  In the 

West is bordered by Mpigi and 

Mityana districts; in the North by 

Luwero and Nakaseke districts; 

Mukono district in the East and 

Kalangala district to the South (Map 

1.1).  The altitude level was 

(minimum a.s.l) 900 metres and 

(maximum a.s.l.) 1,340 metres. It covers a total area of 2,807.75km2 of which 964.km2 was 

under water and swamps. The district came into existence by an Act of Parliament in 

November 2000. It was curved out of Mpigi District; taking away Busiro and Kyaddondo 

Counties.  

Map 1.1: Wakiso District Planning Area and neighbouring 

Districts 
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1.7.0. Urbanization trends and the evolution of planning paradigms in Uganda 

Urbanisation rate in Uganda is relatively low compared to other East African counties such as 

Kenya and Tanzania. The roots of urbanization in Uganda can be traced back since the 1890s 

when the European footprint in the country started to be felt. With the building of the Uganda 

railway, economic and administrative centres were established. Persistent rural poverty that 

causes people to migrate to urban areas with the hope of improving their livelihood partly 

explains the urban population growth rate of 5% for some districts in Uganda. For example, the 

decline in the urbanization rate of the Eastern Region is partly due to out-migration from these 

districts to other districts in search for employment.  

The remarkable economic growth and political stability over the last three decades have led to 

the expansion of the existing urban centres. In particular Kampala and the growing of hundreds 

of other small trading centers in the countryside, particularly along major highways and major 

road junctions like in the case of Wakiso District. Policies for the economic transformation in 

Uganda, which has been mainly, pursued from and around the urban areas for example 

industrialization, are partly responsible for urban expansion. 

Political/civil strife/insurgency (insecurity) is another factor that has led to the increased 

urbanization rate in some parts of Uganda like Gulu, Wakiso and Lira Districts. Insecurity 

displaced a number of people, resulting into a large influx of the population moving from rural 

areas where there was insurgency and relocating to urban areas for protection. This was the 

case in Wakiso District during the protracted guerrilla war which brought the NRM government 

into power, where many people run away from the rural areas of the district and the other 

neighbouring districts within the ñLuwero Triangleò and settled in the upcoming trading centres 

within the district and never went back.  

Population dynamics manifested in urban population growth and internal migration (especially 

rural to urban), are by far the most significant causes of urban expansion (Matagi, 2001; Lwasa 

et al 2002).  This spatial pattern has continued to date. The urban centres created ópressure 

zonesô as occasioned by demographic shifts from rural areas to urban centres thus creating 

pressure on the existing facilities and infrastructure. It is therefore imperative to point out that 

the railway line accelerated urban growth; more so of the urban centres in the Western, 

Eastern and Northern parts of the country such as Tororo, Soroti, Lira, Gulu and Kasese. Later, 

the colonial government also set up administrative centres in various parts of the country to 

stabilize most settlements, which laid foundation for the earlier growth of urban centres like in 

Entebbe. In later years, urbanization in the country has also been influenced by long distance 

truck drivers who often use them as stopovers during their journey. 

Ugandaôs rapid urbanization is happening in the face of widespread poverty, shrinking present 

economies and resources for rural areas. The level of urbanization in the year 2014 was rated 

at 20.7%, with an annual urban growth rate of 5.2%.  In 1969, the city of Kampala with 100%, 

Jinja 25.6% and Wakiso 8.1% were above the national average of 6.6% while five districts 

including Wakiso had urbanization rate above the national average of 7.4% by the year 1980. 

In 1991 six districts had urbanization rate of 11.3% above the national average while in 2002 

seven districts like Kampala, Mukono, Busia, Jinja, Wakiso, Kitgum and Nebbi had rates 

above12.2% the national urbanization level. The proportion of urban dwellers increased 

overtime from 6.6% in 1969 to 12.2% in 2002. Further to that, the urban growth in Uganda 

registered a growth rate of 8.2% between the years 1959 and 1969, 3.9% between the years 

1969 and 1980, 5.8% between the years 1980 and 1991 and 4.6% between the years 1991 

and 2000. 
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Between 1991 and 2002 Mukono District showed the highest growth rate of 15.9%, while 

Soroti District showed the lowest rate of 0.1%. The highest growth rates were registered in 

Kitgum10.3%, Lira 10.1%, Wakiso 6.6% and Kasese 9.0%. This is partly attributed to insecurity 

which was forcing the rural population to move from rural areas to towns, which were 

considered then relatively more secure. The remarkable economic growth over the last decade 

as well as political stability have led to expansion of the urban centres and the sprouting up of 

hundreds of small trading centres in the countryside particularly along highways and major 

road junctions. The creation of new districts and other lower administrative councils also had it 

share in jump starting new urban centres more so in Wakiso District. 

1.7.1 Urbanization trends in Uganda 1969 to 2014 

There is no universally accepted definition of an urban area. In Uganda, the definition of urban 

areas has been changing over time. During the 1960s, 1980s and 1990s, Censuses defined 

urban areas to include gazetted urban centres (City, Municipalities and Town Councils) and 

gazetted Trading Centres. However, the 2002 and 2014 Censuses defined urban areas to 

include only the gazetted urban centres (City, Municipalities, Town Councils and Town 

Boards). In August 2016, there were 259 urban centres in Uganda as shown in Table 1.1. 

These include one Capital City, 33 Municipalities, 163 Town Councils and 62 Town Boards. 

Table 1.1 gives number of urban centres by type and urban population based on the Censuses 

held in 1969, 1980, 1991, 2002 and 2014.  However, the urban areas are as by August 2016. 

The urban population increased overtime from about 600,000 in 1969 to nearly three (3) million 

in 2002, a fivefold increase in 33 years.  The period 1991 ï 2002 saw a more rapid increase in 

the urban population, more than doubling from three (3) million to over seven (7) million. This 

increase is partly because of natural population increase, an increase in the number of urban 

centres from 75 in 2002 to 259 in 2016 and expansion in the geographical area of some urban 

centres. 

Table 1.1: Number of Urban Centres by type, Census Year and Urban Population (1969 ï 

2014) 

Index 1969 1980 1991 2002 2014* 

Total Urban areas N/A 41 67 75 259 
City N/A 1 1 1 1 
Municipality N/A 2 13 13 33 
Town councils  N/A 34 33 61 174 
Town boards N/A 4 20 20 62 
Totalurban Population. 634,952 938,287 1,669,653 2,921,981 7,425,864 
Source: UBOS, National Population and Housing Census, 2014 

*The population for 2002 excludes the population enumerated in Town boards, while the urban centres indicated in 2014 are as of 

March 2016. 

What is clear is that the major urban areas in the country fall within what could be described as 

the ñurban corridor,ò a result of the then established colonial infrastructure development 

especially the construction of the Kenya-Uganda Railway. 

From 1950s up to early 1980s, the focus on development in Uganda was based on rural areas 

due to the presumption among the social policy architects, urban managers and researchers 

that urban areas were better off in terms of social and economic infrastructure than rural areas. 

The ideology was to promote balanced growth.  

The British colonial government regulated the planning and administration of almost all of the 

urban areas in Uganda under the Urban Authorities Act 1958, which was later amended to 

Urban Authorities Act, 1964 and repealed in 1996. During this era, the British virtually ignored 
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the pre-existence of well-established and sophisticated human settlements and local 

governance or urban administrative systems, which had in many cases been in existence long 

before their arrival (MLWE, 2002). 

 Most of the planning policies and outline schemes created segregation in income levels and 

racial groups, with much focus on the upper and middle income groups as opposed to the low 

income groups. The implication of this colonial and post-colonial framework was that the 

emerging urban authorities were empowered to initiate urban plans, coordinate and facilitate 

construction of public utility services as well as conserve and develop the resources in the 

areas of their jurisdiction. This left them with full responsibility of urban development control 

and service delivery alongside population increase and facilitating investment in the 

infrastructure development under a decentralized form of governance. However research 

shows that in Africa that there is a mismatch between service provision under decentralization 

system of governance and the resource spent by urban councils to provide services. As a 

result, urban local councils on one hand are pretending to be providing services and on the 

other hand the central governments have relaxed under the pretext that local councils have the 

responsibility to provide such services (Ssemambo 2010).  

However, urban authorities have not been able to respond to the above challenges of 

urbanization, consequently leading to unprecedented pressure on infrastructure like water 

supply, residential facilities and sanitation services.  In case of the road network, this has not 

changed since the colonial times; traffic volumes have increased causing traffic jams.  This has 

cascaded effect such as; slow vehicular speed, traffic delays, exhaust fumes that pollutes the 

environment and waste of fuel in the traffic jams.  

It is because of this that most urban centres in Uganda have developed without proper urban 

planning and development control mechanisms. The situation is even worse in rural districts 

where there is virtually no planning at all. Consequently, the informal settlements which have 

emerged are not recognized by urban authorities due to their non-conformity with development 

regulations. Because they are incapacitated, urban authorities have also tended to ignore 

these settlements when it comes to the provision of the necessary social and physical 

infrastructure services such as water, refuse collection, electricity, roads and sewage disposal.  

Between the 1970s and the 1980s, the political turmoil led to the total collapse of the whole of 

Ugandaôs economy. Subsequently the industrial sector collapsed, major property owners in the 

country were expelled which led to the decline in institutional capacity of the urban authorities. 

By the year 1979 the economy was in total doldrums with income per capita of 120 US$ as 

compared to the income per capita of over 450US$ in the 1970 (MFED, 1987). However, the 

population growth in the urban centreôs remained on course and the single most important 

characteristic that can describe this period in Ugandaôs urban history is the urbanized poverty. 

1.7.2. Historical developments and urbanization of Wakiso District 

Wakiso District owes its origin to the effects of the administrative adjustment under the 

government decentralization policy of taking services nearer to the people. Originally the 

district was part of the greater Mpigi District which was typically a rural region with local 

residents commonly practicing substance agriculture. It is an area which houses most of the 

palaces of the former Kings of Buganda and the Colonial Administrative Capital (Entebbe) and 

as such there is presence of both administrative and residential development spatial patterns in 

wakiso. The major planning intervention of the District was done in 2008 and by then the 

District had now been identified as the administrative unit for location of most of the Central 

Government Ministries and other agencies.  
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The above stated events quickly placed the District on the receiving end, transforming it into a 

convenient location for those migrating from the rural areas impacting significantly on land use 

pattern. As a result, development which started in a ribbon form along major roads, has now 

spread organically all over the district but in an uncontrolled pattern. 

1.8.0 The Wakiso Development Challenge 

The population census of 2014 revealed 7% of the Ugandan population was living in Wakiso 

District whose population is currently at 2,007,700, growth rate of 4.9% and the mean house 

hold size of 4.6 persons per house hold. This indicates that the level of service delivery has to 

increase to match with the increasing population. The same Population and Housing Census 

also established that the District was the most populated in the country. Since the inception of 

Wakiso District in 2001 to date, the rate of physical developments has more than quadrupled. 

Urban trends are taking over the rural setting with no significant planning intervention depicting 

organic growth (unguided growth).  

The district being a major component of the Greater Kampala Metropolitan area depicts and 

presents special urban challenges of this locality especially those related to infrastructure and 

service requirements. Wakiso in particular has been diagnosed as an area of high urbanism 

characterized majorly with ñbrown agendaò. It is anticipated that Wakiso District will further 

experience high growth rates and levels of invasion succession of both urban and the rural 

hinterland which would urgently need proper planning guidance in order to have positive 

impacts on the district economy and standards of living of the local people. Decisions are being 

made about locations for specific key development facilities, land uses, processing centres, 

related industrial establishments, improved road network as well as related settlement growth 

patterns including residential, commercial, industrial and social and economic amenities. All of 

these will be impacted on in various ways by the districts spatial location. Consequently, 

Wakiso District Local Government recognizes the need for the District Physical Development 

Plan to provide a guiding framework for the district covering a period of 22 years (2018 to 

2040) matching with the national vision of 2040. 
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Chapter Two 

 

2.0 POLICY, LEGAL AND INSTITUIONAL FRAMEWORK 

2.1.0. Policy Framework 

The policy framework that guides physical planning in Uganda is embedded in a number of 

national policies. National, District, Urban and Local Physical Development Plans (PDPs) are 

prepared within a solid umbrella policy context including the Vision 2040, the Second National 

Development Plan 2015/16 ï 2019/20 and key other government policies. Direction provided 

by all of these policies guides the preparation of PDPs as the first supporting physical planning 

framework within an area of jurisdiction. Preparation of PDPs is also done with the knowledge 

that it must integrate into the broader National and Regional Physical and Economic 

Development Plans.  

2.1.1. The Ugandaôs Vision 2040  

The Vision 2040 is Ugandaôs key development framework. The preparation of National, District, 

Urban and Local PDPs is guided by the objective of the Vision 2040 that aims at ensuring ñA 

Transformed Ugandan Society from a Peasant to a Modern and Prosperous Country within 30 

yearsò. The physical planning process for the transformation of Wakiso District was carried out 

through a thorough analysis of the local, regional and national situation to guarantee careful 

planning and commitment of the districtôs resources. 

2.1.2. The Second National Development Plan (NDP II) - 2015/16 ï 2019/20 

The NDP II provides the Governmentsô strategy to pursue urbanization as a broad strategy to 

guarantee transformation of the economy from a Peasant to a Modern and Prosperous 

Country.  This is in recognition that the sector will also promote optimal and organized land use 

for urban development; improve urban infrastructure services and utilities; create an inclusive 

policy and regulatory framework for urban development; develop environmentally resilient 

urban entities; and increase availability of and access to land for urban expansion and 

investment.  

Wakiso District is no doubt a key integral part of the Greater Kampala Metropolis which plays a 

key role in the national economic development. Much of the District is urbanized. The above 

provisions are in recognition of the important role that urban areas play in national 

development as engines of growth and centers of investment, employment, education, 

knowledge and technology transfer, and ready markets for industrial and agricultural products. 

2.1.3. Physical Planning Policy 

There are basically four policies that directly relates to physical planning activities in Uganda 

which are operational. They include; the National Land use Policy (2006) National Land Policy 

(2013), the National Environment Management Policy (1994) and the National Policy for the 

Conservation and Management of Wetland Resources (1995). The other policies which may 

relate to physical planning are in draft form and as such they are not referred to in this report 

although the drafts were reviewed. They include; the National Housing Policy and the National 

Urbanization Policy. 
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a) The Uganda National Land Policy (2013) 

The policy focus is on the key factor of development, land, which continues to be a critical 

factor as it is the most essential pillar of human existence and national development. Land use 

planning and regulation is one of the tools identified in the policy as the key to management of 

land under any tenure to enable the local governments, communities and individuals 

determine, in advance, the direction and rate of progression of land sector activities of the 

area.  

The Policy under strategy 30 advocates for governments appropriate holding and management 

of natural resources. The policy calls for an open policy on information to the public and seek 

consent of communities and local governments concerning prospecting and mining of these 

resources. The Wakiso District physical planning process takes into account of the above 

requirements. 

b) The National Environment Management Policy (1994) 

The National Environment Management Policy overall goal is sustainable social and economic 

development which maintains or enhances environmental quality and resource productivity on 

a long term basis to meet the needs of the present without compromising the ability of the 

future generations to meet their own needs.  It also advocates for integration of environmental 

concerns in all development oriented policies, planning and activities at national, district and 

local levels, with participation of the people. 

c) The National Land use Policy (2006) 
A Land Policy is a systematic framework for addressing the role of land in national 

development, land ownership, distribution, utilization, alienability, management and control. A 

National Land Use Policy, on the other hand, is an integral element of the National Land Policy.  

The aim of a National Land Use Policy is to provide general guidance on optimal and 

sustainable utilization of land, and is based on the analysis of soil types, topographic features, 

and agro-ecological considerations, as well as social and demographic factors. Importantly, the 

Land Use Policy must address the various use categories and the conflicts that arise from 

competing demands for which the Wakiso PDP intends to address. 

d) The National Policy for the Conservation and Management of Wetland Resources 

(1995) 

This policy aims at curtailing the rampant loss of wetland resources and ensuring that benefits 

from wetlands are sustainable and equitably distributed to all people of Uganda. It also calls for 

sustainable use of wetlands. The Wakiso District PDP identifies and puts into perspective the 

key policy goals and objectives to provide a framework for implementing the policy at the both 

urban and rural levels and ensure that wetland related issues are adequately incorporated into 

the district PDP. 

e) National Policy on Torouris Devlopment 

In executing its mandate, the ministry is guided and regulated by a number of policies, laws, 

regulations and guidelines. Notable of these are; Constitution of the Republic of Uganda 

(1995), Tourism policy (2014), Tourism Act (2008), Uganda Wildlife Act (2000), Historical 

Monuments Act (1967) as well as the Universities and other Tertiary Institutions Act (2001). 

All these policies and Acts mandate the Ministry of Tourism, Wildlife and Antiquities (MTWA) 

in conjunction with the sector Agencies to set policy, oversee, monitor and coordinate the 

tourism sector development. 

Specifically the Governmentôs  roles are to: (i) formulate medium to long-term tourism policy, 
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plan for tourism development, and regulate tourism activities through legislation, licensing 

and classification; (ii) monitor performance on quality, safety and targets; (iii) facilitate 

tourism development by providing the infrastructure, economic, regulatory, fiscal and political 

environment that encourages investment and orderly growth; and (iv) ensure adequate 

funding for the marketing of Uganda as an attractive tourist destination. 

The tourism sector is guided and supervised by at least seven Government institutions that 

work closely with a number of private sector institutions spread across the country.  The 

mainstream government institutions in charge of tourism are: Ministry of Tourism, Wildlife 

and Antiquities, Uganda Tourism Board (UTB), and Uganda Wildlife Authority (UWA. Other 

government institutions that support tourism are the Uganda Investment Authority (UIA) ï for 

investment promotion, Ministry of Education and Sports (MOES) ï for tourism-related 

training, Ministry of Works and Civil Aviation Authority - for Airline development and 

regulation, Ministry of Health, Ministry of Works and UNRA - for Tourism Roads. 

At the local government level, all district governments are mandated to offer front-end service 

delivery in all sectors including tourism, however the sector continues to lack effective 

representation within the local government structures. 

Guiding Sector Policy 

The Tourism Development is guided by the National Tourism Policy 2014 whose objective is 

to ensure the delivery of a step-change in the development and functioning of the tourism 

industry, in order to realize Ugandaôs great but unexploited potential as a major tourist 

destination. The Policy emphasizes that by 2024, Uganda should offer a broad and enticing 

range of tourism products and activities, based on its wealth of natural assets and its rich 

cultural heritage. The tourism sector should have evolved into a major and sustainable 

source of revenue and employment across the country, thereby making a substantial 

contribution towards overall social and economic development. In order to reinforce the 

aspirations of the tourism policy, the tourism development master plan (2014-2024) identifies 

the following as 10-year development objectives for tourism in Uganda: 

i. To develop and diversify the tourism products and services 
ii. To develop tourism infrastructure and facilities 
iii. To promote and market the destination in national, regional and international 

markets 
iv. To develop human resource and institutional capacity for the tourism sector 
v. To enhance regulation, coordination and management of the tourism sector  
vi. To promote safety and security of tourists and tourism assets 
vii. To promote local, regional and global partnerships for tourism development 

viii. To promot ing  conservation of natural and cultural heritage resources 
ix. To promote community involvement and enterprise development in the tourism       

economy 
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2.2 Legal and Institutional Framework 

In Uganda, the legal and institutional framework for physical planning is enshrined in a number 

of laws and regulations. The Ugandan institutional framework is the totality of public and quasi-

public agencies involved in conceiving, formulating and implementing physical development 

plans. Physical planning is a legal activity in Uganda, whether planning is at the lowest level or 

the highest level of government; there is no planning activity that is carried outside this legal 

and institutional framework. As such, there are several policy and legal instruments, which 

guided the preparation of the Wakiso District Physical Development Plan and form a basis for 

its implementation and development. 

This policy and legal instruments are reviewed, for purposes of formulating a basis for policy 
recommendations of the plan and includes the following: - 

2.2.1. The Constitution of the Republic of Uganda 

The Constitution of Uganda, which was promulgated in 1995 is the supreme law of Uganda 

and forms the apex of the legal framework. Article 190 provides for the District Councils to 

prepare comprehensive and integrated plans.  The Government as determined by laws of 

Parliament, holds in trust for the people and protects, natural lakes, rivers, wetlands, forest 

reserves, game reserves, national parks and any land to be reserved for ecological and tourist 

purposes for the common good of all citizens, which can best be done by producing PDPs. 

This legal framework is useful for further highlighting the roles of the Local Governments at all 

levels in land management and conservation of environmentally sensitive areas.  

The National Constitution also underscores the importance of physical planning as a way of 
harmonizing the diverse needs for human settlement, production and conservation, by 
adopting best practice in land utilization for purposes of growth in the agricultural, industrial, 
and technological sectors, taking into account population trends, without losing control over the 
structuring of land tenure systems. The most fundamental article empowering physical 
planning in the 1995 Constitution of Uganda is Article 237 (7) whereby Parliament is mandated 
to make laws that enable urban authorities to enforce and implement planning; and Article 242, 
Local Governments are empowered to plan and regulate the use of land under the 
decentralized system of governance.  
In line with the provisions of the Constitution, parliament has put in place the necessary legal 
framework to provide guidance for carrying out planning and ensuring compliance and 
regulation of land use in Uganda.  

2.2.2. The Local Government Act (CAP 243) 

This Act provides for the system of local governments based on the district. Under the districts 
there are lower local governments and administrative units. The Act provides different functions 
at the different levels of Local Governments. The Act gives Districts autonomy but not 
independency to prepare their own Physical Development Plans within the National Planning 
Framework. Section 36 part (3) and part (2) in the second schedule No.5 (vi and xi), gives 
functions and services for which District Councils are responsible for such as district project 
identification, district development planning and physical planning. 
Part IV of the local Government Act sections 30 (2), 31 - 36 (2) also provides the functions and 
services that the district is mandated to perform as specified under Part 2 of the Second 
Schedule. The Act defines the planning authority in the district as the District Council and how 
it shall carry out planning in relation to guide lines of the National Planning Authority. 

2.2.3. The Physical Planning Act 2010 

The Physical Planning Act on the other hand is one of the many laws that have emphasized 
the Legality of Physical Planning in Uganda. Itôs a principle statutory instrument governing 
physical planning in Uganda. The planning process followed to prepare PDPs is greatly 
provided for under this Act.  
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Under Part I Section 3 of the Act, it declares the entire country a planning area. This means 
that by the provisions of this Act, Wakiso District is a planning area. For any declared planning 
area, an outline scheme and/or a Physical Development Plan are by this law required to be 
formulated. However, this system looked at the local governments in this case Wakiso District 
Council as agents of the Central Government which is mandated to prepare the plan and 
submit it to the National Physical Planning Board for approval. 
The Physical Planning Act 2010, 6 (1) (i), Section 25 ï 29 stipulates the content, preparation 
and approval process of the District PDPs. The consultation processes during the situation 
analysis process have been aligned to the legal requirements as stipulated in the Act.  

2.2.4. The Land Act (CAP 227) 

The Land Act was enacted in order to implement the constitutional provisions on land 
ownership and management. Articles 237 (8) and (9) guarantee security of occupancy of lawful 
and bona fide occupants of óMailoô land and other registered land and oblige parliament to 
enact a law regulating the relationship between them and registered owners of the land they 
occupy. The implication of this Act in relation to the physical plan is such that once the zoning 
is done and the plan becomes law, the owners have to conform to the approved plans no 
matter their land rights held. It is thus the responsibility of the District Land Board to enforce 
this. 
Part III Section 46 of the same Act, emphasizes that use of land must comply with the Physical 
Planning Act and any other relevant laws concerning planned land use. The Act also provides 
for the protection of fragile ecosystems such as natural lakes, rivers, ground water, natural 
ponds, natural springs, wetlands and other land reserved for ecological and touristic purposes 
for the common good of the citizens of Uganda. 

2.2.5. The National Environment Act (CAP 153) 

According to this Act, Part VII Sections 34 to 55 outlines all the relevant environmental 
management mandates of NEMA in collaboration with the Government and Local 
Governments. The Act stipulates the mandate of the National Environment 
Management Authority (NEMA) as ñthe principal Agency in Uganda responsible for the 
management of the environment by coordinating, monitoring, regulating, and 
supervising all activities in the field of environmentò. More specifically sections 49 and 
46 concern land use planning and forest resource management, in particular section 7 
(b) under Part III specifies that NEMA; 
Therefore the physical plan of Wakiso District Local Government/Council must relate to 
this Act by incorporating environmental concerns in the planning area. This plan is 
prepared with environmental concerns taken into account as specified by the Act. 

2.2.6. The Wildlife Act, 1996 

This Act provides for sustainable management of wildlife and consolidates all efforts to 
conserve wildlife in the country by establishing a monitoring and supervisory body- 
Uganda Wildlife Authority. This Act is important in the preparation of the District 
Physical Development Plan as the District is part of the Central Region, which is rich in 
wildlife and conservation areas. 

2.2.7. The Forest Act, 1999 

This Act provides for the protection, management and proper utilization of forest 
resources. Section 3 of the Act empowers the minister by statutory order to declare any 
area to be a central forest reserve or a local forest reserve or to have an adequate 
forest estate after instituting such inquiries, as he or she may deem fit. Section 9(2) 
empowers the local authority with the approval of the minister to make rules for 
protection, management and utilization of any forest reserve within its area of 
jurisdiction. The act is critical to the district PDP given that such fragile environments 
are under extreme pressure in Wakiso District due to the population explosion and the 
fragile land tenure system in the country that puts pressure on such lands. 
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2.2.8 The Petroleum Supply Act, 2003 and the Petroleum Exploration and Production 
Act,  

The District is part of the area to accommodate the planned oil and gas infrastructure for the 
country. The Petroleum Supply Act provides for the supervision, monitoring, importation, 
exportation, transportation, processing, supply, storage, distribution and marketing of 
petroleum products. The Act mandates the Minister in charge of the petroleum sector to 
provide the licensing and control of activities and installations, for the safety and protection of 
public health and the environment in petroleum supply operations and installations. 
Of critical importance are the oil pipeline details, land requirements and planning requirements 
within Wakiso District.  
 

2.3 Planning Regulations 

i. The Physical Planning Regulations 

The Physical Planning Regulations give full effect to the Physical Planning Act 2010. Without 

them, the Act would not be fully implementable. 

ii. The National Physical Planning Standards and Guidelines 2011 

The National Physical planning Standards and Guidelines are intended to guide both the 

formulation implementation of the PDPs, with the basic aim of ensuring that spatial 

developments take place in an orderly, coordinated and efficient manner. They provide clear 

verifiable minimum standards for development activities. They also provide guidelines on 

zoning, sub-division, housing design and standards. The situation analysis of the trends and 

challenges of physical development in Wakiso District has been carried out with guidance and 

reference to the National Physical Planning Standards and Guidelines.  

iii. The National Environment (Audit) Regulations 2009: 

These Regulations prohibit the carrying out of environment audits without due certification and 

registration, except if the person is an environmental inspector. The Regulations also provide 

for the preparation of environmental audit reports; require owners or operators of facilities 

whose activities are likely to have a significant impact on the environment to establish 

environmental management systems; provide for enforcement environmental audits; and 

encourage voluntary environmental audits and compliance agreements to aid facility 

compliance to environmental requirements. The guidelines will provide input in the Wakiso 

District PDP and formulation of enforcement of compliance frameworks. 

iv. The National Environment (Minimum Standards for Management of Soil Quality) 

Regulations: 

These Regulations have been reviewed to provide guidance regarding the minimum soil quality 

standards to maintain, restore and enhance the inherent productivity of the soil in the long 

term; to establish minimum standards for the management of the quality of soil for specified 

agricultural practices; to establish criteria and procedures for the measurement and 

determination of soil quality; and to issue measures and guidelines for soil management.  

v. The National Environment (Minimum Standards for Discharge of Effluents into 

Water or Land) Regulations: 

These Regulations prohibit discharge of effluent or waste on land or into the aquatic 

environment contrary to established standards and without a waste discharge permit. They 

also provide for sampling of effluent and waste water analysis. The district and the entire 
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metropolitan area are at crossroads with regard to effluent or waste management. The local 

urban and local government entities within the district do not have in place effluent and waste 

management strategies yet the influx and footprint of industrial activities is clearly very 

significant. Engagement with administrators of the entities indicated challenges in solid waste 

management processes right from collection up to disposal. 

vi. The National Environment (wetlands, River banks and Lakeshores Management) 

Regulations: 

These Regulations have been reviewed to provide guidance regarding regulations for the 

protection of wetlands; their conservation and wise use; inventorying of wetlands; and wetland 

use permits for regulated activities, protection zones for riverbanks and lakeshores. The 

protection zone with regard to wetlands, riverbanks, lakeshores and forests is defined in the 

regulations. The consultantôs analysis was to verify compliance enforcement processes and 

challenges, institutional linkages and support processes and the requirements that will 

constitute a critical input in the formulation of frameworks for compliance during enforcement of 

the PDP. 

vii. The National Environment (Noise Standards and Control) Regulations: 

These Regulations have been reviewed to provide guidance into regulations for maintenance 

of a healthy environment for all people in Wakiso, the tranquility of their surroundings and their 

psychological well-being by regulating noise levels; and generally to elevate the standards of 

living of the people by prescribing acceptable noise levels for different facilities and activities. 

The review was carried out to extract provisions and input in the frameworks for compliance 

during enforcement of the PDP. 

viii. The National Environment Impact Assessment Regulations, 1998: 

These Regulations have been reviewed to provide guidance into regulations and processes for 

environmental impact assessment (EIA) process, including project briefs and environmental 

impact studies. The Regulation provide for EIA review processes, including invitation of general 

public comments and public hearings and rejection or cancellation of an EIA certificate. 

ix. The National Environment Waste Management Regulation, 1998: 

These Regulations have been reviewed to provide guidance into regulations for management 

of all categories of hazardous and non-hazardous waste. They cover movement of hazardous 

waste into and out of Uganda, its storage and disposal. The Regulations also provide for 

conditional licensing of transportation of waste from one district to another. The Regulations 

prohibit the disposal of untreated waste into the environment. The review of the regulations 

was carried out to extract provisions and input in the frameworks for compliance during 

enforcement of the PDP. 

x. The National Environment Hilly and Mountainous Areas Regulations: 

These Regulations have been reviewed to provide guidance into regulations for sustainable 

utilization and conservation of resources and the mountainous and hilly area. The District 

Councils are permitted to make bye laws for the protection of mountainous and hilly areas 

which are at risk of environmental degradation. 

xi. Ordinances and Bylaws 

Local Governments have the prerogative to formulate and implement ordinances and by-laws 

for the purpose of better service provision.  Such instruments may include further clarification 

of processes in land use regulation and enforcement compliance. Review was carried out 
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where these instruments were available to extract provisions and input in the frameworks for 

compliance during enforcement of the PDP. 

xii. Ugandaôs National Environmental Action Plan (NEAP) 

The Uganda National Environment Action Plan (NEAP) seeks to promote and implement 

sound environmental policy. The NEAP represents the culmination of a series of initiativeôs and 

activities coordinated by the National Environment Management Authority (NEMA). It is the 

Master Plan for the management of the environment in Uganda and contains a National 

Environment Policy, Framework, Environmental Legislation and Environment Strategy. The 

NEAP consists of Sectoral Plans for the Medium and Long Term intended to lead to 

sustainable development in Uganda. The plan has been essential in ensuring compliance for 

the planning of the towns and now the district environmental aspects. 

xiii. Wakiso District Environment Action Plan (DEAP) 

The District DEAP is the basis for integrating environmental concerns in formulation and 

implementation of District Development Plans and programs so as to ensure environmental 

mainstreaming in the District, Urban and local planning and physical development processes. 

The DEAP therefore recognizes the critical role of relevant line Ministries, Departments and 

Agencies as well as Civil Society Organizations, Communities, Development Partners and 

other stakeholders in coordinating their actions for the preservation, conservation and 

sustainable use of the environment and natural resources hence the need for harmonizing the 

management of environment and natural resources in Wakiso District.  

xiv. The Greater Kampala Metropolitan Physical Development Framework (2013) 

The planning area of Wakiso District Local Government falls within the Greater Kampala 

Metropolitan area. The Greater Kampala Metropolitan Physical Development Framework 

(2013) identifies the development challenge of the continued unplanned and disorganized 

growth and sprawl. The Greater Kampala Metropolitan Physical Development Framework 

suggests remedies to address such challenges which affects or relates very well with Wakiso 

District development challenges. 

2.4.0 Institutional Framework 

The Government has over the years equally put in place a hierarchy of planning institutions 

and bodies for policy alignment, planning, implementation and monitoring of the Physical 

Development Planning process at national, regional and local levels. These institutions are 

enshrined in Acts of Parliament, policies, guidelines and standards guiding the planning and 

implementation of plans at all government levels in Uganda. 

2.4.1. The Directorate of Physical Planning and Urban Development 

At National level, the Physical Planning Directorate in the Ministry of Land Housing and Urban 

Development (MoLHUD) is responsible for carrying out National land-use plans and policies 

with contributions from other related ministries and departments. The bodies, their structure, 

powers and responsibilities, are defined in the Physical Planning Act (2010). Currently the 

Minister of Lands, Housing and Urban Development approves recommended plans by the 

National Physical Planning Board (NPPB). Any amendments and variations in PDPs cannot be 

permitted without approval from the Ministry NPPB. 

2.4.2. National Physical Planning Board 

Section 4 ï 6 of the Physical Planning Act establishes and defines the composition and 

functions of the National Physical Planning Board. Section 6 (1) a ï n; defines the functions of 
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the board in overseeing and coordinating the execution of the physical planning mandate at the 

national, regional, district, urban and local levels. The Act also defines a hierarchy of Physical 

Development Plans, the institutions and bodies required to prepare, approve and amend these 

plans and the overbearing role of the board.  

The mandate, processes and the institutions that relate with the board in the planning, 

approval, amendments of PDPs are a critical component for the Wakiso District physical 

planning process. 

2.4.3. District Physical Planning Committee 

The Physical Planning Act (2010) under Section 9 provides for the composition of the District 

Physical Planning Committee (DPPC) while Section 10 and 25 (1) stipulates the functions of 

the same committee and defines the key actors in the process. The mandate, processes and 

institutions that relate with the DPPC in the planning, approval, and amendments of the district 

PDP will definitely relate to critical component of the development control in the district. 

2.4.4 Administrative set up of Wakiso as of 2016 

Wakiso District is divided into two categories of administrative levels namely; rural and urban 

set up. The Rural has two administrative units namely the Counties of Kyaddondo and Busiro 

(these are not political but they serve mainly the Buganda administrative structures) and Sub 

County Councils namely; Masulita, Namayumba, Mende - Kalema, Kakiri, Wakiso, Kasanje 

and Bussi (which are political and functional planning entities).  

The other category is the urban set up which is comprised also of two administrative units 

namely the Municipal Councils of Entebbe, Nansana and Kira, which are political and planning 

entities. The other administrative unit comprises of eight Town Council of   Kasangati, Kakiri, 

Namayumba, Masulita, Kajansi, Kyengere, Katabi and Wakiso which are also political and 

planning entities (Map 2.1). Under the sub county level, there are lower administrative councils 

namely; parish and councils. For the Urban category, under municipalities there are Divisions, 

Wards and Cell Councils. Division Councils are administrative entities with in the Municipalities 

and they are equivalent to the Town Councils in the urban and/or the Sub Counties in the rural 

settings (Figure 2.1). 
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Map 2.1: Administrative hierarchy of Wakiso District as of 2016 
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2.4.4.1. Institutional Structure and Physical Planning Function at Sub-county 

The national and local physical planning institutional structures and processes directly impact 

on the planning, management and implementation of the PDP. Implementation of the PDP 

requires development of the detailed plans and mechanisms for actual implementation of the 

recommended components of the PDP. This will obviously fall on the District and the newly 

created entities in the District with the involvement of a complete cross-section of other 

government ministries and agencies, the private sector and affected communities in the district.  

With decentralization policy, local authorities are mandated to prepare structure and detailed 

plans in their areas of jurisdiction. However, approval of these plans is a sole responsibility of 

the line Ministry with technical advice from the National Physical Planning Board. The role of 

the Department and the Board however remains in preparation of national and regional plans. 

Officially the designated urban areas in Wakiso District include three (3) Municipalities, eight 

(8) Town Councils and the seven (7) sub-counties which are of rural nature. The planning and 

management within the district relies on the integrated coordination and collaboration of these 

local governments under the guidance of the national government. This PDP will provide a tool 

to strengthen that cooperation. District level local government officials are employees of the 

WAKISO DISTRICT COUNCIL 

      BUSIRO & KYADONDO COUNTIES 

 

MUNICIPALITIES 

    DIVISIONS 

TOWN COUNCILS 

Wakiso, Kakiri, Kajjansi, katabi, kyengerea, Kasangati, 

Namayumba, Masulita 

SUB COUNTIES 

Wakiso, Mende kalema, Kakiri, Masulita, 

Namayumba, Kasanje and Bussi  

 

  WARDS 

   CELLS 

PARISHES 

VILLAGES 

Entebbe, Nansana, Kira and 

Makindye Ssabagabo 

Entebbe Division A and Division B, 

Busukuma, Gombe, Nabweru, 

Masajja, Bweyogere, Kireka, 

Kimwanyi, Kyaliwajala, Kirinya 

Figure 2.1: Administrative Setup of Wakiso District 2016 
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national government and provide local representation. The Wakiso District PDP is the first of 

series of District Physical Development Plans and the concept of district coordination of the 

lower Councils is worth considering as an implementation and monitoring body at that level. 

2.4.4.2. Structure and Activities of the Natural Resources Department at the 
District 

Physical Planning according to the Wakiso District Structure is a domain of the Natural 

Resources Department. The current structure and staffing relating to physical planning at the 

District indicated serious challenges. At the Municipal, Town Council, Town Board and Sub-

County levels, the staffing requirements are enshrined in the structure stipulated by the 

Ministry of Public Service Job Descriptions and Specifications for Jobs in Local Governments. 

The required staff in the newly created local governments was not found in place. However, the 

structure at the district and sub-county is responsible for services and requirements in line with 

the physical planning and land management mandates. The rate of urbanization in the district 

has been increasing yet the staffing structure has remained fixed. The Natural Resources 

Department has found it increasingly difficult to meet the demand for planning for physical 

development and management of the process and services because of the above described 

scenario.  

2.4.4.3. Structure and Responsibilities of Physical Planning Section 

In Wakiso District, the physical planning section is manned by one Senior Physical Planner and 
one Physical Planner all housed at District Council headquarters. All the (4) Municipalities 
physical planning departments are being manned by a physical planner each. However, the 
Eight (8) Town Councils and seven (7) sub-counties do not have physical planners to manage 
the planning and development process. The staffing requirements for inspection and 
enforcement of compliance in the entities were found gravely lacking. The main physical 
planning, management and enforcement of compliance requirements in the district, urban and 
the local entities will entail both the core activities and business processes including the 
following;   

a. Prepare of urban and local PDPs, detailed plans and action plans in conformity with the 
district PDP and the Metropolitan Physical Development Framework; 

b. Supervise, guide development and enforce compliance activities to ensure observance of 
planning standards and guidelines; 

c. Piecemeal planning, research and demographic analysis; 
d. Prepare plans for land subdivision and consolidation 
e. Facilitate the process of land surveying  
f. Process and approve planning of land surveys 
g. Support the development of a modern urban and district Land Information System (LIS) 
h. Custodian, maintain and updating of topographic and cadaster maps  
i. Process applications for development in coordination with other sectors 
j. Undertake inspections of sites 
k. Monitor development activities 
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Map 3.1: Wakiso District Elevation Model Map 3.2: Slope Analysis for Wakiso District 

Part II 

Chapter Three 

3.0 Sector Reports ï Analysis and Recommendations 

3.1. Introduction 

This chapter gives the analysis of all the sectors affecting development of Wakiso District and 
suggests recommendations and proposals for improving the current situation. The sectors 
include; Geographical characteristics and development trends of Wakiso District, Institutional 
structure and physical planning function, social and demographic structres, environmenta and 
natural resources, land tenure and values, economic sustainability and development, housing 
and settlement patterns, social services and facilities, infrastructure and utilities, tourism 
culture and recreation, land use and development patterns. 

3.2  Report on Geographical characteristics and development trends of Wakiso District 

3.2.1 Topography 

Wakiso District landscape belongs to Buganda catena surface classification. The district is 

divided into two main topographic zones, the Lake Victoria zone and the high land zone 

(central and northern hills). The high land zone is characterized by isolated flat-topped hills with 

steep slopes in some areas, often merging abruptly into long and gentle pediments, which are 

usually dissected by relatively broad valleys (see maps 3.1 and 3.2). It lies at an approximate 

range of about 900 to 1,340 meters above sea level. The physical survey revealed that most of 

these hill tops are being excavated for construction of various housing developments. This has 

increased surface runoffs, escalating flooding of the low lying areas in the district because of 

clearing the vegetation cover on these hill tops. 



 

48 
Wakiso District Local Governmnet     Savimaxx Limited 

Map 3.3: Wakiso Distrit Drainage Map 

 

3.2.2 Drainage system 

Wakiso District is generally endowed with adequate surface and sub-surface water reserves 

with numerous streams, rivers and wetlands, both permanent (Lubugi, Namanve) and 

seasonal. Minor valleys have distinct seasonal swamps and rivers. The water tables along 

these swamps are quite high and are suitable for sinking shallow wells which are commonly 

used as sources of water for domestic use especially in the rural part of Wakiso. Sub-surface 

water reserves occur in fissures and aquifers of the rocks in the district. This was indicated by 

the number of boreholes, spring wells, tube wells and shallow wells, which have been drilled to 

harvest water for domestic supply.  

The district has shallow seasonally to permanently water logged or flooded areas, which 

normally support hydrophilic vegetation. Most of the permanent wetlands are found in Entebbe 

Municipality, Katabi and Kajansi Town Councils, Bussi and Kasanje Sub Counties and along 

the shores of Lake Victoria. The existing wetlands have been significantly reclaimed and put 

under intensive cultivation, excavation and construction, all which are exhibiting cases of 

environmental degradation.  The district has three water catchment areas namely Kafu, Kyoga 

and Victoria as illustrated in maps 3.3. The major river draining Wakiso District are River 

Mayanja, Lwajari and 

Nakiyanja which drains 

into the Kafu basin. These 

are supported by 

numerous rivers like 

Danze, Kajansi, Kyetinda, 

Lufuka, Nonve, Nkerenge, 

Wabitamu, Mulanda, 

Semongo, Kayanja, 

Lubigi, Namanve, 

Wankongolo and Kitegala 

rivers. 

3.2.3 Climate, rainfall 

and humidity 

Although the district lies 

within the equatorial belt, 

the would-be equatorial 

climate of the area was 

considerably modified by 

its vicinity to Lake 

Victoria, high elevation 

above sea level and its 

long distance from the 

Indian Ocean. Due to the 

influence of the 

movement of the sun, 

crossing the equator twice 

in a year, the climate of 

the district is influenced 

by the Inter Tropical 

Convergence Zone 






















































































































































































































































































































































































































































































































































