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0.01% of women know value of Registered Land: Domestic violence and Land 
rights- A case of Kibaale District. 
 
Compiled by Jacqueline Akello 
Director Programmes- URDT 
  
URDT land rights centre provides awareness of poor women, men, children and other 
marginalized group of their land rights obligations through; sensitization on land  
policy , information dissemination, provision of legal and technical advice and above 
all offering alternative disputes resolution, psycho social guidance and counseling and 
reconciling the disputing parties. In recognition of the history of Bunyoro, Kibaale land 
question has continued unresolved despite the Land Fund, which is by and large under 
funded. By 2007, less than 2% of the people in Kibaale had full ownership rights to 
the land, an essential factor of production for the 85% that depend on Agriculture 
(Kibaale total population is 416,000 Kibaale district plan 2007/8-2009/10) as the 
sole means of income.  In Kibaale, the land rights information desk, in increasing 
awareness on land rights, women, children and men who are economically 
disadvantaged are at high risk.  The desk has liaised with institutions like the District 
Land Board, the Kibaale Police, the Office of the Resident district Commissioner, the 
Army in cases where army personnel are involved in land disputes, Makerere Institute 
of Social Research and Uganda Land Alliance in land dispute handling and 
information sharing. The center activities have revolved around issued of access and 
ownership as opposed to control.   
 
Our findings in the first half of 2007 as enumerated hereunder have legal and policy 
implications of enforcement and or gaps that need to the urgently addressed: 

• Section 32a of the proposed Land Amendment Bill “ Lawful or bona fide occupants to 
be evicted only for non-payment of ground rent” this section progressively should have 
ceased to apply with the implementation of the Land Fund. It should advertently be 
removed from the bill as it was a temporary measure to mitigate the colonial 
mistakes that redefined land ownership rights, an attempt was made to reverse the 
mistakes in the 1995 Constitution. The 97% of the Kibaale people fall in the category 
of Lawful and Bona fide Occupants who are hampered by the Mailo land system that 
is currently irreverent in Bunyoro whose land system traditionally is built on customary 
land tenure systems. Including this section in the Bill is turning a temporary measure into 
a state of permanency.  
 

• Women have been found to have access to land for as long as they remain married. 
The women that enter early and informal marriages are at high risk in security and 
user rights. This is escalated by unmet expectations in marriage life and capacity to 
cope with demands of managing a household, often leading to the male spouse 
seeking for potentially ‘better and or hardworking spouses’. Only 0.01% of the 122 
females that reported land disputes knew the value of registered land. As a matter 
of fact, no woman has sought information on how to register land, write a will or 
acquisition of land title. 

• Domestic violence is escalated by insecurity of tenure and use rights on land especially 
in polygamous households.  

• High rate of co-habitation has led to increased land disputes. When there is a 
disagreement, the woman and her children are at risk of becoming destitute because 
they have no legal or cultural recognition. Of the 264 cases of recorded at the center, 
72% are co-habiting, some assume that cohabitation is legally recognized form of 
marriage. 



Page 2 of 5 
© URDT 2008 

• Political promises not backed by administrative follow-through are potential hot spots 
to spark off violence. 79 war veterans have been supported to acquire customary 
certificates of title having realized they could loose the land on listening to the 
procedures and processes explained in a radio programme discussion by the URDT 
land rights information officer and the Chairman, Kibaale District Land Board. 

• Although we have identified marginalized men regarding the land question in Kibaale, 
women are further marginalized by the cultural and social constructs on women land 
ownership rights. It is automatically assumed by right of marriage, the woman has 
access and therefore assumed right to the property, however, as noted above, there is 
an increased number of marriages that have neither legal or customary backing, co-
habitation; a reality that the law may have to put into consideration or measures to 
minimize its occurrence established.     

• Children that are orphaned stand a high risk of losing their right to inherit the property 
of their biological parents through scrupulous relatives, friends and local council 
leaders. 

• In scaling up the essential community service of land rights information centers through 
out the country, URDT has completed a systematic study and developed a tool kit for 
land rights centers management. A full publication of the draft will be out by end of 
year.  

• Other risk areas that require in-depth research to inform policy action in the district 
and the country include but not limited to:  

o HIV/AIDS and its impact on security of tenure for the orphans and or widows in 
the district. HIV/AIDS orphans aged of 12 to 21 are harassed or neglected by 
the already overwhelmed and devastated close relatives and consequently drop 
out of school in spite of the basic Universal Primary Education and Universal 
Secondary Education government programmes, which by their nature do not 
provide all what a child basically needs at  school. 4% of the 264 people that 
used the services of the center were orphans. The number is small but telling. 
These represent only those who could come to the URDT center and does not 
reflect the magnitude of the problem in the district. The children right to 
Education, food and shelter are in balance.  They are forced into child labour 
and early marriages. 

o Human trafficking especially though the Rwanda-Kibaale corridor. This affects 
both men and women. Whereas women are brought for marital reasons, men 
are flowing in to provide cheap labour; the trafficking seems to be escalated 
by the increasing difficulty to acquire cultivable land in Rwanda.  

o  A systematic study of ownership of land in Kibaale: In the private sector led 
economy, land as a good is traded at will. The customary land management 
principles currently override the legal provisions. We could not get systematic 
records regarding land ownership in the Kibaale district records. 

o Women’s rights of consent on matters of land have been mostly violated. This 
implies that, the land Act 1998, and in particular Section 39 is not fully 
implemented.  The challenge of this is that, women automatically acquire equitable 
interest in the family land and not legal interest. For examples, in the month of 
February only 53% of female clients that were registered at the centre, 38% 
were widows and 71% had unfair evictions and sale of land without the 
consent of female spouse; this shows gap in legislation /policy implementation 

 
 
Recommendations 
 

1. The Mailo Land Tenure System in Kibaale in particular should cease. 
2. The people settled/occupying the former mailo land should be enabled to 

acquire security of tenure on that land through systematic land demarcation. 
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This should apply in other regions where the Mailo land system is not 
applicable. 

3. We consider that the process of the land Amendment Bill should be completed 
after a comprehensive National Land Policy is passed. Otherwise as it is now, it 
is putting the cart before the horse.  

4. urgent attention to correct the cultural and structural practices that breed 
domestic violence and block women from equal enjoyment of their right to 
meaningfully access and own land. 

 
Programme Challenges 
The programme covers a wide expanse of land. It needs support to acquire an all 
weather vehicle to reach the people with land disputes in remote areas. 
Funding to support research initiatives on emerging issues as mentioned above.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Boundary dispute resolution 
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Victims of Domestic violence, access to land denied, seek guidance  
From the URDT rights office. 
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ABOUT URDT 
The Uganda Rural Development and Training Programme (URDT) was founded and 
incorporated by the Registrar of Companies on 10th August 1987 as a private 
company limited by guarantee. In 1989 the National Council of Social Services 
registered it as a voluntary service delivery organization. In the same year, URDT was 
registered as a non-denominational, non-political, and non-governmental organisation 
with the newly created National NGO Board of the Ministry of Internal Affairs, 
Certificate No. 03. URDT’s head 
offices are located at Kagadi, which is 256 km. west of the capital, Kampala. 
Outreach field offices are at Nalweyo, Nkooko, and Birembo in Bugangaizi County, 
Kibaale District. 
 
MISSION. URDT’s purpose for existence is: 
Enable the people of Uganda to recognise and embody common vision, values and 
work together to create for themselves Peace, Prosperity, Freedom, Health and 
Happiness as they discover that they are KEY to their own development. In addition, 
tap the innate power and wisdom of the people to create an environment that fosters 
personal and communal growth. 
URDT believes that People with a common vision can transcend traditional barriers and 
prejudice caused by tribal, religious, political and gender differences and work 
together to achieve that which is truly important to them all. 
 
PHILOSOPHY: URDT believes that the creative approach embodied in a vision of what 
one truly wants is the motivating force behind change. People develop and create 
their own circumstances through consciously taking action to realize their vision. 
Therefore we promote shifting from the problem solving /reactive approach where 
often emotions determine actions, to the creative orientation in the development 
process to bring about lasting change. 
VISION FOR UGANDA: A country where there is peace, prosperity, justice, health, 
freedom and happiness for all 
STRATEGIES: Training, education, consciousness raising, and information sharing. 
 
CONTACT 
Mwalimu Musheshe Sr. 
Chief Executive Officer 
 
PO Box:16253, Kampala, Uganda Tel: +256 (0)414-256704 
Physical location: Kagadi – Kibaale District - Uganda 
Email: urdtorg@yahoo.com; Fax:256-(0) 414-342270 
Website: www.urdt.org  
Or  
Akello Jacqueline 
Director Programmes 
256 772-587557 or 256-714-557477 
Email: janake42002@yahoo.com  


