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1. BACKGROUND 

The World Bank conducted a Study on Local Economic Development in the Greater 

Kampala Metropolitan Area (GKMA) in 2017 and the Report “From Regulators to 

Facilitators: Role of City Governments in the Economic Development of Greater Kampala” 

highlighted the need for GKMA Subnational Governments (Kampala Capital City, parts of 

Mukono, Mpigi and Wakiso districts and their urban authorities of Nansana, Kira, Makindye-

Sabagabo, Mukono and Entebbe) to diversify from regulators of businesses to facilitators or 

enablers in order to boost private sector growth and job creation. In particular, the study made 

three (3) key recommendations: (i) investment in economic infrastructure and land use 

management to encourage economic density and agglomeration economies; (ii) support to 

formal and informal enterprises to improve productivity and the transition to better quality 

jobs; and (iii) coordination of GKMA institutions to effectively facilitate job creation and 

economic growth.  

Subsequent to the recommendations of the Report, the Government of Uganda through the 

National Planning Authority (NPA) and jointly with the GKMA Stakeholders developed a 

GKMA Economic Development Strategy. The main focus of the Strategy is to foster inter-

jurisdictional collaboration in order to create united efforts towards job creation, improved 

livability and sustainable development in GKMA. The Strategy is a true example of an 

integrated planning framework for ensuring efficiency and effectiveness of existing resources 

and for creating synergies. It highlights five (05) strategic objectives and major program areas 

that need to be harnessed in order to unlock the economic potential of the GKMA. These are:  

a) Competitive Economic Infrastructure. The Strategy emphasizes coordinated 

infrastructure development across the GKMA; Road and Transport infrastructure to 

connect people to jobs and link local economic activities. This objective focuses on; (i) 

Strategic Roads Program (ii) Public Transportation Program and (iii) Affordable 

Housing and Land Management Program. 

b) Conserve and protect environmental assets. This is meant to create a green city and 

focuses on implementation of: (i) Comprehensive Solid Waste Management Program 

and (ii) Lakes, Wetlands & Waterways Conservation Program - coordinated 

conservation of wetlands, lowland forests and development of public open spaces and 

green belts within the GKMA. 

c) Business support to transform the informal sector, the youth and economic growth 

clusters. This focuses on; (i) Micro and Small and Medium Enterprise workspace and 

innovation and skilling program, (ii) Business engagement and youth entrepreneurship 

development program (iii) Cluster Competitiveness Program; (iv) Certification, 

Apprenticeship and Accreditation. 

d) A unique center for tourism. The GKMA is the gateway to one of the most 

biologically and culturally diverse countries in the world and can create millions of jobs 

from exploiting the rich untapped tourism potential. Emphasis is put on the development 
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of infrastructure in the tourism sites and deliberate efforts to promote tourism in the 

GKMA. This objective focuses on the Tourism Development Program in respect to 

Tourism sites, such as: Namugongo, Kasubi tombs, Munyonyo, Kabaka’s Lake, 

Makerere University, Uganda museum, etc. 

e) Effective city and local government service delivery. This focuses on the Sub-national 

Government Skills and Efficiency Program. A strong Institutional and Legal 

Arrangement and Governance for effective city and service delivery. Strengthening 

institutions to deliver services, for example, L.E.D. 

The Strategy has also identified priority projects, implementation of which is key. However, a 

number of preliminary activities are prerequisite to ensuring timely implementation and 

avoiding contingent liabilities and unnecessary delays. These include undertaking a study and 

preparing guidelines on the land banking concept.  

Land banking is the practice of acquiring and securing land in advance of needs. Strategic 

undeveloped land that can be made available for future investment through acquisition by 

government or through making arrangements with the owners so that they can directly be 

linked with investors. Its main advantages are that it allows the purchase of land at a 

relatively cheap rate and provides a tool to influence the pattern of development in 

accordance with the overall government planning objective. Preparing a report and guideline 

on the concept is critical as it will provide an understanding of how land banking can be done 

in GKMA and how land banks and the land fund can be managed. The guidelines will 

operationalise the existing National Land Policy, National Urban Policy, National Physical 

Development Plan, Physical Development Plan for GKMA and the Land acquisition, 

Resettlement and Rehabilitation Policy that is being developed by the Ministry of Lands, 

Housing and Urban Development (MLHUD). The Policy is an effort to inform the review of 

the Land Acquisition Act, 1965 and the Land Act Cap 227 which provides for establishment 

of a land fund that is meant to facilitate land acquisition for infrastructure investment 

projects. Infrastructure corridors in the country will all require land banks.  

NPA is, thus, in the process of procuring a competent and qualified consultant to prepare a 

report and guideline on the land banking concept, in order to facilitate coordinated 

implementation of the priority projects in GKMA. 
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2. PROBLEM STATEMENT 

Public authorities in GKMA have not managed to deliver sufficient land for public 

investments on their own. The lack of land within local government control, as well as the 

large chunks of land owned by few land owners, and the complex land tenure system in 

GKMA makes it difficult for KCCA and its neighboring sub nationals to effectively zone 

land and plan for development projects and infrastructure corridors. Further, there are no 

guidelines for land banking in GKMA. Where compensations have been successful, the same 

compensated persons have ended up establishing informal settlements and creating slums 

around the public investments/projects. These challenges in land acquisition process continue 

to derail development, moreover, government efforts to allow for compulsory acquisition of 

land are being met with resistance.  

The traditional methods of securing land for public investments in Uganda have not been 

successful in most instances, as projects remain unnecessarily delayed and behind schedule. 

These include: making publicly owned land available, controlled land-use through planning 

and zoning to avoid wasteful or environmentally detrimental uses, land banking, among 

others. Besides, there has been uncoordinated procurement of land by MDAs in the same 

location, each buying almost the same size of land at different prices, and failure to put to 

immediate use of the procured land hence resulting in encroachment. Given the difficulties 

that are associated with the conventional public and private methods, this Project will explore 

the concept of land banking which involves working together and establishing partnerships 

between public authorities and the private sector as the best way to secure land for public 

investments.  

However, there is need for a clear understanding of the land banking concept and a land 

banking guideline to facilitate coordinated implementation of projects in GKMA. 

Infrastructure corridors in the country will also require land banks. Therefore, this project 

seeks to prepare a report and guideline on the land banking concept to provide the much-

needed understanding on how land banking can be done or land banks and the land fund 

managed. The guideline will also operationalize the existing National Land Policy, the 

ongoing National Urban Policy and the Land Acquisition, Resettlement and Rehabilitation 

Policy, for coordinated investments in GKMA. 

3. DESCRIPTION OF THE ASSIGNMENT 

Land banking is the scheme of mapping strategic undeveloped land that can be made 

available for future investment through acquisition by government or through making 

arrangements with the owners so that they can directly be linked with investors. This is 

critical for ensuring efficient use of land space and for cost effectiveness. It is an instrument 

for economic growth as it allows government to acquire land cheaply and holds it for future 

public investments and developments. The guiding principles of land banking in developing 

countries are: to support the implementation of urban development projects; to improve 

access of the poor and other specific target groups to land; to reduce inflation in land prices 

and reduce land speculation; to promote public private partnerships; and to improve land 

tenure structures; and to improve the availability of land for commercial and industrial 
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projects. In a private sector context, land banking is associated with the purchase of land for 

investment purposes and land speculation. This practice is common in many countries 

ranging from India to the United Kingdom. 

The assignment to prepare a report and guidelines for the land banking concept in GKMA 

will involve consultations with local leaders and land owners on the possibility of 

establishing partnerships to implement the proposed projects. This could enable the 

landowners to offer their land for Right of Way. The report and guideline on the land banking 

concept will provide the much-needed understanding of the land banking concept, how land 

banking can be done or land banks and the land fund can be managed in order to facilitate 

public investments in the GKMA.  

The Ministry of Lands, Housing and Urban Development (MLHUD) will spearhead the 

implementation of this land banking component, in liaison with other stakeholders including 

District Local Governments (LGs) of Wakiso, Mukono and Mpigi together with their 

respective urban authorities of Kira, Nansana, Mukono, Makindye-Ssabagabo and Entebbe, 

Kampala Capital City Authority (KCCA), Ministry of Kampala Capital City and 

Metropolitan Affairs, Ministry of Local Government (MoLG), Ministry of Water and 

Environment (MWE), National Environment Management Authority (NEMA), National 

Forestry Authority (NFA), Uganda Wildlife Authority (UWA) and NPA among others. The 

NPA will be the Secretariat. MLHUD and NPA will prepare a Cabinet Memorandum on the 

land banking guidelines to be presented to Cabinet for adoption. 

3.1 OBJECTIVES 

Major Objective 

The major objective of the assignment is to prepare a Report and Guidelines on the land 

banking concept in order to inform decision-making and facilitate coordinated land 

acquisition and implementation of the identified priority projects in GKMA strategy. 

Specific Objectives  

The specific objectives of the assignment are: 

i) Define stakeholders that are key in the land banking process, and highlight a practical 

procedure for establishing a working relationship. 

ii) Inform decision making on establishing partnerships with land owners and acquiring 

land for public investments and development.  

iii) Develop a business case for land banking concept for public investments 

iv) Provide a basis for replication of the GKMA Land banking process in the rest of the 

country.  

3.2 SCOPE OF THE SERVICES AND EXPECTED DELIVERABLES  

The consultant will be responsible for the preparation of a report and guidelines on the land 

banking concept for GKMA. The consultant shall:   
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i. Review policy, legal and institutional frameworks on land acquisition in Uganda 

ii. Review literature on land banking to inform the preparation of the report and guidelines 

on land banking in GKMA. 

iii. Analyze the role of institutional framework in acquisition, holding and use of land for 

public investments and development. 

iv. Identify high-level strategic risks associated with land banking and mitigation 

measures. 

v. Undertake consultations and stakeholder engagements for input in the report and 

guidelines on land banking.  

vi. Present a business case for land banking concept for public investments to NPA for 

approval and onward submission to the Technical Management Committee of the Trust 

Fund. 

vii. Prepare and present draft land banking guidelines and implementation arrangements to 

NPA for approval and onward submission to the Technical Management Committee of 

the Trust Fund. 

viii. Present the draft report and guidelines in a stakeholders’ workshop for validation. 

ix. Consolidation and finalization of the report and guidelines 

x. Participate in the dissemination of the final report and guidelines to the GKMA 

stakeholders in preparation for a pilot. 

 

4. TEAM COMPOSITION AND QUALIFICATION REQUIREMENTS FOR THE 

KEY EXPARTS 

The Consultant will be a firm or consortium of firms with diversified technical competencies, 

including:  

• At least five (5) years general experience with three (3) years of diversified experience 

and technical competences in areas including; Landholding, land banking, property 

management and public investment knowledge and experience in both public and private 

sectors. Project management and Local Economic Development (LED) 

• An understanding of government infrastructure delivery system, policies, legislation and 

requirements. 

• Knowledge of Uganda’s development planning frameworks. 

• Experience in drafting reports, regulations and guidelines.  

• Knowledge of role of ecosystem goods and services in the sustainable development of 

GKMA and the need for their conservation. 

The Consultant Firm shall provide the full range of multi-disciplinary consultancy services 

required for this assignment, providing specific services of the various consultants. The 

Consultant’s team shall include the following key personnel: 

i) Land Management Expert/ Physical Planner (Team leader);  

ii) Environmental Expert; 

iii) Social Development Expert; 

iv) Legal Expert  
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Qualification and experience requirements of Key staff 

Land Management Expert/ Physical Planner (Team leader);  

Minimum requirements 

• A Master’s degree in Project Planning and Management or its equivalent from a reputable 

institution. 

• A minimum of a Master’s degree in land management, physical planning, urban 

development, environmental science, public investment management or other relevant 

field from a recognized institution.  

• Working knowledge of Government and World Bank policies and procedures. 

• Registration with the Uganda Institute of Physical Planners (UIPP) and/or other 

recognized professional body. 

• Good written and oral proficiency in English and good communication skills. 

Professional experience 

• At least 15 years of successful working experience in the provision of project 

management services in the industry of physical planning and land management. 

• Working knowledge of Government and World Bank policies and procedures. 

• Experience in planning and implementing projects of a related nature will be desirable. 

 

Environmental Expert;  

Minimum requirements 

• A minimum of a Master’s Degree in Environment and Conservation Management, 

Forestry, Environmental Economics or related fields; 

• Registration with NEMA and minimum experience of 10 years undertaking ESIA/ E&S 

Assessments;  

• Working knowledge of World Bank Environmental and Social Safeguards Policies and 

Environmental & Social Framework, is desirable;   

• Good written and oral proficiency in English and good communication skills. 

Professional experience 

• At least 10 years of successful working experience in conducting environment impact 

assessment with demonstrated knowledge of the environment and natural resource 

landscape of Uganda; 

• Knowledge of role of ecosystem goods and services in the sustainable development of 

GKMA. 

 

Social Development Expert;  

Minimum requirements 

• A minimum of a Master’s Degree in Sociology or related fields from a recognized 

institution; 

• Working knowledge of World Bank Policies and Procedures. 

Professional experience 

• At least 10 years of successful relevant working experience. 

• Experience in planning and implementing projects of a related nature will be desirable. 

Legal Expert  

Minimum requirements 
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• A minimum of a Master’s degree in law. Specialty in Land law shall be an added 

advantage 

• Good written and oral proficiency in English and good communication skills. 

Professional experience 

• At least 10 years of successful relevant working experience in the field of law. 

• Experience in planning and implementing projects of a related nature will be desirable. 

 

5. DELIVERABLES AND OUTPUTS 

The consultant shall deliver the following key outputs: 

• Inception Report on the existing situation, project scope, objectives, the expected 

deliverables and the projected workplan.  

• Reports on key stakeholder’s consultations and engagements.  

• Draft report and guidelines incorporating the institutional, legal, policy, technical and 

technological considerations and implementation arrangements. 

• Final report and guidelines incorporating input and comments from key stakeholder 

engagements held.  

Timelines for the delivery of the required outputs 

Item  Description of Output (details required) Timing from the 

date of 

commencement 

1. Inception Report on the existing situation, project scope, 

objectives, the expected deliverables and the projected 

workplan. 

2 weeks from 

commencement 

2. Reports on key stakeholder’s consultations and engagements One month from 

commencement 

3. Draft report and guidelines incorporating the institutional, 

legal, policy, technical and technological considerations and 

implementation arrangements 

Two months from 

commencement 

4. Final report and guidelines incorporating input and 

comments from key stakeholder engagements held.  

 

Three months and 

three weeks from 

commencement 

 

6. DURATION OF THE ASSIGNMENT 

It is expected that the consultancy services to prepare report and guidelines for the land 

banking concept in the GKMA shall commence in December 2020 and will be for a period of 

100 working days (3 months and 3 weeks). 

7. REPORTING 

The Consultant will submit all draft and final reports and guidelines to the Executive Director 

(ED), National Planning Authority (NPA) for review, confirmation, approval and onward 

submission to the Technical Management Committee (TMC) of the Trust Fund.  
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• Within 2 weeks from the start of the assignment, the consultants shall submit an 

Inception Report. 

• Within one month following the approval of the inception report by NPA, the 

consultants shall submit a progress report on key stakeholder’s consultations and 

engagements 

• Within two months following the approval of the inception report by NPA, the 

consultants shall submit draft report and guidelines on land banking  

• Within three months and three weeks from the approval of the draft report by NPA, 

consultant shall submit the draft Final report incorporating comments received from 

the stakeholders on the draft report.  

 

The consultant shall submit all reports/deliverables in English language. The reports will be 

submitted as Word and PDF files in a softcopy.  

8. ADMINISTRATIVE INFORMATION  

• NPA will not provide office space, vehicles, secretarial services to the consultant. 

However, it will cover costs of workshops (venue, allowances, tea, food, notebooks,) 

during GKMA stakeholder engagements.  

• Language of the specific contract: English. 

 

9. MONITORING AND EVALUATION 

NPA shall be involved in the monitoring and evaluation of: 

• Chosen assumptions and parameters by the consultant. 

• The extent to which stakeholder comments on draft reports are integrated into the 

final report.  

• Compliance with the work-plan and milestones contained in the approved Inception 

Reports.  

 


