
 

 

 

Can remittances influence the tenure and quality of
housing in Uganda ?
Citation for published version (APA):

Rugadya, M. A. (2014). Can remittances influence the tenure and quality of housing in Uganda ? [Doctoral
Thesis, Maastricht University]. Boekenplan. https://doi.org/10.26481/dis.20140626mr

Document status and date:
Published: 01/01/2014

DOI:
10.26481/dis.20140626mr

Document Version:
Publisher's PDF, also known as Version of record

Please check the document version of this publication:

• A submitted manuscript is the version of the article upon submission and before peer-review. There can
be important differences between the submitted version and the official published version of record.
People interested in the research are advised to contact the author for the final version of the publication,
or visit the DOI to the publisher's website.
• The final author version and the galley proof are versions of the publication after peer review.
• The final published version features the final layout of the paper including the volume, issue and page
numbers.
Link to publication

General rights
Copyright and moral rights for the publications made accessible in the public portal are retained by the authors and/or other copyright
owners and it is a condition of accessing publications that users recognise and abide by the legal requirements associated with these
rights.

• Users may download and print one copy of any publication from the public portal for the purpose of private study or research.
• You may not further distribute the material or use it for any profit-making activity or commercial gain
• You may freely distribute the URL identifying the publication in the public portal.

If the publication is distributed under the terms of Article 25fa of the Dutch Copyright Act, indicated by the “Taverne” license above,
please follow below link for the End User Agreement:
www.umlib.nl/taverne-license

Take down policy
If you believe that this document breaches copyright please contact us at:

repository@maastrichtuniversity.nl

providing details and we will investigate your claim.

Download date: 22 May. 2023

https://doi.org/10.26481/dis.20140626mr
https://doi.org/10.26481/dis.20140626mr
https://cris.maastrichtuniversity.nl/en/publications/96a12aa1-3b71-4dac-a81a-f42af64d942a


 

Can Remittances influence the 
Tenure and Quality of Housing in 

Uganda? 
  



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
© 2014 Margaret A. Rugadya, Maastricht 
 
ISBN 978 90 8666 330 9 
 
Publishing: Boekenplan, Maastricht 
www.boekenplan.nl 
 
All rights reserved. No part of this publication may be reproduced, stored in a retrieval 
system, or transmitted in any form, or by any means, electronic, mechanical, photocopying, 
recording or otherwise, without the prior permission in writing, from the author. 
  



 

Can Remittances influence the 
Tenure and Quality of Housing in 

Uganda? 
 
 
 
 
 
 

DISSERTATION 
 

to obtain the degree of Doctor at the Maastricht University, 
on the authority of the Rector Magnificus Prof. dr. L.L.G. Soete, 

in accordance with the decision of the Board of Deans, 
to be defended in public on 26th June 2014, at 12.00 hours 

 
by 

 
Margaret Agaba Rugadya 

  



 
 
 
 
Supervisor 
Prof. dr. Chris de Neubourg 
 
Co-supervisors 
Prof. dr. Edward Kirumira (Makerere University) 
Dr. James Mackie (ECDPM) 
 
Assessment Committee 
Prof. dr. Luc Soete (UN Merit, Maastricht University) 
Prof. dr. Ben White (Erasmus University, Rotterdam) 
Dr. Melissa Siegel (UN Merit / MSoG, Maastricht University) 
Dr. Paul Engel (ECDPM) 



Declaration 

 
I hereby declare that this thesis is my own work and effort and that it has not been 
submitted anywhere for any award. Where other sources of information have been 
used, they have been acknowledged. 
 

 
 
26th June 2014 



  



Acknowledgements 

 
I take this opportunity to express my profound gratitude, first to my lead supervisor 
Prof. dr. Chris de Neubourg for his exemplary guidance, monitoring and constant 
encouragement throughout the course of writing this thesis. I also express my 
sincere gratitude to my co-supervisors, Prof. Dr. Edward Kirumira of Makerere 
University and Dr. James Mackie of the European Centre for Development Policy 
Management. The blessing, help and guidance given by you from time to time shall 
carry me a long way in the journey of my life. 
   
I also take this opportunity to express a deep sense of gratitude to Dr. Mindel van de 
Laar, the PhD Coordinator for her cordial support, valuable information and 
guidance, which helped me in completing this task through its various stages. 
   
I am obliged to the European Centre for Development Policy and Management for 
their scholarship, which supported three years of my study at Maastricht University. 
Furthermore, I am also grateful for a year of support from the Maastricht School of 
Governance.  
   
Finally, I thank my family and friends for their constant encouragement, without 
which this thesis would have been impossible to complete. I am grateful for your 
love and cooperation during the period of writing my thesis. 
  
   
Margaret A. Rugadya 



  



Table of Contents 
 
List of Tables and Figures       12 
Thesis Abstract        14 
 
Chapter One: Introduction       15 
1.1  Introduction        15 
1.2  Migration and Remittances      15 
1.3  Remittance Flows to Sub-Saharan Africa    16 
1.4  Remittance Flows to Uganda      19 
1.5  Problem Statement       22 
1.6  Research Questions and Sub Questions    23 
1.7  Outline of Dissertation      24 
 
Chapter 2: Review of Literature      26 
2.1  Introduction        26 
2.2  Theories of Migration      26 
2.3  Theories of Remittances      31 
   2.3.1 Remittance Transfers       31 
   2.3.2 Remittance Use       36 
2.4  Conclusions from the Literature     42 
   2.4.1 Theoretical Implications for the thesis from the Literature  42 
   2.4.2 Empirical Implications for the thesis from the Literature  43 
   2.4.3 Methodological Challenges for the thesis    44 
 
Chapter 3: Housing in Uganda      47 
3.1  Introduction        47 
3.2  Methods        47 
3.3  Status of Housing in Uganda      48 
3.4  Real Estate Market in Uganda     50 
3.5  Financing Housing in Uganda     53 
3.6  Remittances and their Potential     55 
3.7  Conclusions        58 
 
 
  



Chapter 4: Methodology       60 
4.1  Introduction        60 
4.2  Research Variables and their Measures    60 
4.3  Research Questions and Hypothesis     63 
4.4  Data Description       64 
4.5  Reliability of Data Reported on Income / Expenditure  66 
4.6  Data Analysis Method      67 
4.7  Endogeneity in Analysis      70 
4.8  Fungibility of Income       72 
4.9  Conclusion        74 
 
Chapter 5: Remittances and Housing Tenure in Uganda   75 
5.1  Introduction        75 
5.2  Theory and Evidence from Other Studies    75 
5.3  Household Size       78 
5.4  Household Distribution      79 
5.5  Relations: Remittances and Housing Tenure   81 
5.6  Logistic Regressions for Hypothesis Testing    89 
5.7  Summary of Findings                  90 
5.8  Discussion and Conclusions                  92 
 
Chapter 6: Remittance and Housing Quality in Uganda               95 
6.1  Introduction                    95 
6.2  Theory and Evidence from other Studies                96 
6.3  Status of Housing Quality                  98 
   6.3.1 Access to Welfare Amenities by Households                98 
   6.3.2 Physical Conditions of Housing               102 
6.4  Relations: Remittances and Housing Quality             105 
   6.4.1 Remittances and Household Welfare Amenities             105 
   6.4.2 Remittances and Physical Conditions of Housing             112 
   6.4.3 Correlation Matrix: Remittances and Housing Quality            118 
6.5  Logistic Regressions for Hypothesis Testing              119 
6.6  Summary of Findings                121 
6.7  Discussion and Conclusions                124 
 
  



Chapter 7: Thesis Conclusions              127 
7.1  Introduction                127 
7.2  Overall Conclusion               127 
7.3  Theoretical Base               128 
7.4  Household Incomes and Remittances            129 
7.5  Remittances and Housing Tenure             129 
7.6  Remittances and Housing Quality             130 
7.7  Remittances and Gradual Improvements in Housing          131 
7.8  Financing Housing Tenure and Quality            131 
7.9  Remittances in the Real Estate Market            132 
7.10  Limitations                132 
 
References                 133 
  



12 

List of Tables and Figures 
 
Figure 1.1: Remittances and Other Resource Flows to Africa 1990 - 2010  15 
Figure 1.2: Capital Flows to Sub-Saharan Africa 1990 -2010   17 
Figure 1.3: Flow of Remittances to Sub-Saharan Africa, 1990-2010   17 
Figure 1.4: Remittance inflows to Uganda, 1996 - 2008    20 
Figure 1.5: Remittance Flows compared to FDI and NGO inflows to Uganda 20 
Table 1.6: Use of Cash Remittances in Uganda, 2007    21 
Table 3.1: Services Offered by Real Estate Firms     52 
Table 3.2: Migrants/ Remittances  in the Clientele of Firms   57 
Figure 5.1: Distribution of households by household size    79 
Figure 5.2: Household Distribution in Rural and Urban Areas – 2005 to 2010 80 
Figure 5.3: Distribution of households by remittances and Location in 2005/2006 80 
Figure 5.4: Distribution of households by remittances and location in 2009/2010 81 
Table 5.5: Value of Total Remittances at Household Level  in 2005/2006  82 
Table: 5.6: Value of Total Remittances at Household Level  in 2009/2010  82 
Table 5.7: Cash Value of Remittances Received     83 
Table 5.8: Housing Structure between 2005/2006 and 2009/2010   85 
Figure 5.9: Status of Tenure in 2005/2006      85 
Figure 5.10:  Status of Tenure in 2009/2010     86 
Figure 5.11: Remittances and status of housing tenure in 2005/2006  87 
Table 5.12: Remittances and status of Housing Tenure  in 2005/2006  88 
Figure 5.13: Remittances and status of housing tenure in 2009/2010  88 
Table 5.14: Remittances  and status of Housing Tenure  in 2009/2010  89 
Table 5.15: Correlation matrix for receipt of remittances and  
      status of housing tenure  89 
Table 5.16: Regression of Remittances with Housing Tenure in 2005/2006  90 
Table 5.17: Regression of Remittances with Housing Tenure in 2009/2010  90 
Table 5.18: Overall  Influence of Remittances on Housing Tenure   90 
Figure 6.1: Status of access to drinking Water in 2005/2006   98 
Figure 6.2: Status of access to drinking water in 2009/2010   99 
Table 6.3: Type of Toilet used by Households                 100 
Table 6.4: Status of Household’s Access to Lighting Source               101 
Table 6.5: Status of Households’ access to Cooking Fuel                102 
Table 6.6: Construction Materials of Roof of Houses                103 
Table 6.7: Material of External Wall of House                 104 



13 

Table 6.8: Material of Floor of Houses      105 
Table 6.9: Cash value of Remittances and source of Lighting in 2005/2006  106 
Table 6.10: Cash value of remittances and source of lighting in 2009/2010  106 
Table 6.11: Cash value of Remittances and cooking fuel in 2005/2006  107 
Table 6.12: Cash value of Remittances and cooking fuel in 2009/2010  107 
Table 6.13: Cash value of Remittances and type of toilet used  in 2005/2006 108 
Table 6.14: Cash value of Remittances and type of toilet used  in 2009/2010 109 
Table 6.15: Remittances and Source of drinking water in 2005/2006  111 
Table 6.16: Remittances and Source of drinking water in 2009/2010  111 
Table 6.17: Remittances and Roof Materials in 2005/2005    113 
Table 6.18: Remittances and Roof Materials in 2009/2010    113 
Table 6.19: Remittances and Material of External Wall  in 2005/2006  114 
Table 6.20: Remittances and Material of External Wall in 2009/2010  115 
Table 6.21: Remittances and Floor Material in 2005/2005    116 
Table 6.22: Remittances and Floor Material  in 2009/2010    117 
Table 6.23: Spearman's Correlation Matrix for 2005/2006    118 
Table 6.24: Spearman's Correlation Matrix for 2009/2010    119 
Table 6.25: Regression of Remittance on Housing Quality Variables  120 
Table 6.26: Overall Influence of Remittances on Housing Quality   121  



14 

Thesis Abstract 

 
 
 

Remittances have increasingly become an important source of foreign capital, 
exceeding the inflow of foreign aid and other private capital inflows to many 
countries in Africa. Remittances are now an acknowledged source of additional 
income for households, given that they are private funds whose use does not only 
rely on one user but rather two users, the households and migrants themselves, with 
no intermediary. Theoretically remittances constitute one such explanatory factor for 
migrants to maintain attachment with their home countries, which is adequately 
described by trans-nationalism theorists. The demand for housing in Uganda far 
exceeds the supply, with the housing shortage estimated to reach close to 8 million 
units in 2020. Significant proportions of remittances, approximately 25 per cent are 
absorbed by housing, which is one of the major beneficiary sectors in Uganda. Faced 
with this growth, some governments have attempted to regulate the use of such 
inflows through policy, albeit without success. However, for the housing sector it is 
possible to create incentives for the targeted use of remittances for advancement of 
tenure and quality of housing. The findings of this thesis from a pooled-cross section 
analysis on sample survey data from the Uganda National Household Survey 
2005/2006 (UNHS III) and 2009/2010 (UNHS IV), show that due to significant 
positive correlations between remittances and the attributes of housing tenure (own 
and rent) and housing quality (access to utilities and physical condition of housing), 
remittances can be conditioned. Cross-tabulation and correlation matrices confirm 
the independence of remittances and their influence as an explanatory variable for 
the changes in housing tenure and quality. The logistic regression results place 
higher odds on households receiving remittances to advance their housing tenure 
and finance improvements in housing quality for both utilities and physical 
conditions than those that do not. The conclusion is that remittances can serve as a 
tool for improved housing tenure and quality for households.  
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Chapter One: Introduction 

1.1  Introduction 

This chapter introduces the research area by highlighting trends in the inflow of 
remittances to sub-Saharan Africa, justifying the choice of Uganda as a case study 
area in providing micro level data on the impact of remittances on the housing 
sector in recipient countries. It also details the relationships under investigation in 
the subsequent chapters, and defines the study variables and their measures. The 
research questions and sub-questions are also defined. 

1.2  Migration and Remittances 

Remittances have increasingly become an important source of foreign capital, 
exceeding the inflow of foreign aid and other private capital inflows to many 
countries. Indeed, they currently represent around one-third of total financial flows 
to the developing world, having experienced a tremendous growth in recent years. 
However, there has been a limited amount of research on remittances in sub-Saharan 
Africa. While several empirical studies have analysed the impact of remittances on 
economic growth in recipient countries, the results remain largely inconclusive. 
Ratha et al (2011) notes that “migration from Africa has increased substantially over 
the past few decades, however the migration rate (the ratio of emigrants to the total 
population of the country of origin) remains low on average”, albeit with marked 
variation across countries.  
 

Figure 1.1: Remittances and Other Resource Flows to Africa 1990 - 2010 

 
 
 

Source: Mohapatra and Ratha (2011), Remittance Markets in Africa, World Bank 



16 

According to Julca (2012), international migrant remittance flows to developing 
countries were estimated at $351 billion in 2011, up 8 per cent over 2010 and are 
projected to reach $414 billion by 2014. According to Plaza et al (2011), officially 
recorded remittance flows to Africa are estimated to have reached $40 billion in 2010 
(divided roughly equally between North Africa and Sub-Saharan Africa) almost 
twice the amount received in 2005 and more than four times the $9.1 billion received 
in 1990 as shown in figure 1.1 above. Remittances to Africa equalled 2.6 per cent of 
GDP in 2009, somewhat more than the 1.9 per cent average for all developing 
countries. Remittance flows to Africa are equal in size to aid inflows and in some 
instances may be larger than official aid. In other instances, remittances do exceed 
private capital flows such as foreign direct investments, portfolio debt and equity 
flows (Ratha et al, 2011). 
 
According to Ratha (2011), migrant remittances contribute to international reserves, 
help finance imports, and improve the current account position of recipient 
countries. Ratha further asserts that they are associated with reductions in poverty, 
improved health and education outcomes, increased household resources devoted to 
investment and increased business investments. Similarly, Plaza et al (2011) points 
out that a significant part of remittances is spent on human and physical capital 
investments, such as education, health, land and housing, starting a business, 
improving farms and purchasing agricultural equipment (Plaza et al, 2011). 
Although the targeted use of remittances for specified sector growth such as land 
and housing has been noted in various studies (Yeboah 2003, Smith and Mazzucato 
2003, Vertovec 2004, Doyle 2006, Ndubueze 2009), it is yet to be advanced based on 
empirical evidence co-relating improved housing with the receipt of remittances, 
which is the subject of this thesis.  

1.3  Remittance Flows to Sub-Saharan Africa 

Sub-Saharan Africa received on average around 6 per cent of total remittance flows 
to developing countries between 2005 and 2009, attaining a high of around seven (7) 
per cent in 2009, based on estimates of workers’ remittances and compensation of 
employees received from the World Bank’s World Development Indicators (2010).  
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Figure 1.2: Capital Flows to Sub-Saharan Africa 1990 -2010 

 
 

 

Source: Mohapatra and Ratha (2011), Remittance Markets in Africa, World Bank 

 
 

Figure 1.3: Flow of Remittances to Sub-Saharan Africa, 1990-2010 

 
 
 

Source: Mohapatra and Ratha (2011), Remittance Markets in Africa, World Bank 

 
Figure 1.2 compares remittances as a share of GDP for sub-Saharan Africa showing 
that it has been higher for the sub-region since 2007.  Figure 1.3 shows the consistent 
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increase in the flow of remittances to sub-Saharan Africa, both in relation to GDP 
and in absolute currency units. As depicted by the figure, in absolute terms, the 
steepest increase in remittances occurred between 2005 and 2007. When measured as 
a percentage of GDP, remittances have generally exhibited an upward trend since 
1990, peaking at 2.5 per cent in 2009, based on estimates by Lartey (2010) with 
computations using data from World Development Indicators for 2010. While this is 
a relatively small share in absolute terms, many countries are attracting around the 
same level of remittances as GDP, and in several cases, even higher remittances than 
some major recipient countries in Asia and Latin America.  
 
In Ratha et al’s (2011) view, a few countries account for a substantial share of 
remittances to Sub-Saharan Africa and North Africa. It is further observed that 
“Nigeria’s $10 billion equalled about half of all officially recorded remittances to 
Sub-Saharan Africa in 2010. Other large remittance recipients in dollar terms include 
Sudan, Kenya, Senegal, South Africa, and Uganda”. However, Mohapatra and Ratha 
(2011) find that as a share of GDP, “the largest recipients are Lesotho (28.5 per cent), 
Togo (10.7 per cent), Cape Verde (9.4 per cent), Senegal (9.3 per cent), and the 
Gambia (8.2 per cent)”.  In Ratha et al’s, 2011 view, Egypt and Morocco, the two 
largest recipients in North Africa in terms of both absolute flows and share of GDP, 
account for three-quarters of flows to North Africa, followed by Algeria and Tunisia. 
Such estimates based on official data by the International Monetary Fund are likely 
to underreport the actual volume of remittances received by Africa countries 
compared to self-reported data compiled by the countries themselves.  
 
In Plaza et al’s (2011) view, the example of Ghana’s central bank, which reported 
$1.6 billion in remittance inflows in 2009, a figure that was more than 10 times more 
than the $114 million reported by the IMF balance of payments statistics. According 
to Mohapatra and Ratha (2011), these discrepancies are in part related to the 
misreporting of migrant remittances with other types of current transfers, such as 
transfers to nongovernmental organizations and embassies and payments related to 
small-value-trade transactions. According to Mohapatra and Ratha (2011), surveys 
of migrants and remittance recipients and other secondary sources suggest that 
informal remittance flows, which are not included in the IMF estimates, could be 
equal to or exceed official figures for Sub - Saharan Africa (Page and Plaza 2006; 
IFAD 2009). Mohapatra and Ratha (2011) recognize efforts by central banks in 
African countries in collecting and estimating remittance inflows through household 
data collection and surveys of amongst remittance receiving households such as in 
Uganda, but even then such efforts are limited to a few countries.  
 
Orozco (2002) observes that ‘the links established through remittances suggest 
radical changes are remaking the outlook of countries’ economies.’ According to 
Adams and Page (2003), a 10% increase in international remittances as a share of the 
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country’s GDP may reduce the share of households living in poverty by 1.6%. 
Referring to Mishra (2005), Ratha et al assert that an increase of 1% in remittances in 
13 Caribbean countries led to an increase in domestic private investment by 0.6%. 
Baldé (2011) quotes Pelletier and Rocher (2008), to observe that migrant remittances 
have two advantages over foreign aid in the context of developing countries: (i) they 
are a source of more stable external financing; and (ii) by supporting private 
consumption, they have a stabilizing effect on the recipient countries’ economies, 
acting as a mitigating mechanism for shocks. Baldé (2011) finds that remittances may 
have indirect positive effects on growth through savings and investment. Contrary 
to foreign aid, remittances are directly received by poor households and people in 
need, and not by governments as intermediaries. It can be assumed that this is the 
reason why remittances would be an effective means than foreign aid to allocate 
resources, to households’ interest and to favour economic development.  

1.4  Remittance Flows to Uganda 

According to Endo et al (2010), remittances to Uganda are mainly from the US, the 
UK, Iraq and the United Arab Emirates (Dubai). Furthermore, remittance inflows 
increased from $546.36 in 2007/08 to $745.85 million in 2008/09, representing an 
increase of 36.5 per cent, with this increment placing remittances almost at par with 
FDI in 2008/2009. Figure 1.4 shows remittance inflows to Uganda from 1996 to 2008. 
In 2008, remittance inflows and outflows accounted for 5 per cent and 2.2 per cent of 
GDP in Uganda, respectively. Net flows of 2.8 per cent of GDP are well above the 
sub-Saharan African net flows (1.2 per cent) and the developing countries net flows 
of 1.5 per cent (World Bank, 2009).  
 
In 2008, remittances inflows to Uganda were US$ 723.52 million in the balance of 
payments, equivalent to around 5 per cent of GDP. The balance of payment 
estimates of remittances for 2000 to 2008 averaged US$ 386.1 million per annum, 
whereas between 1996 and 2000, remittance inflows averaged US$ 175.4 (Endo et al, 
2010). When compared to Uganda’s budget for the fiscal year 2008/2009, this figure 
is equivalent to around 23 per cent of the budget. Put differently, it is bigger than the 
largest allocation to any one sector in the country (New Vision, 2010). 
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Figure 1.4: Remittance inflows to Uganda, 1996 - 2008 

 
 
 

Source: Bank of Uganda, Balance of Payments, 2009 

 
Figure 1.5: Remittance Flows compared to FDI and NGO inflows to Uganda 

 
 
 

Source: Ssewanyana and Bategeka, 2010  

 
Figure 1.5 shows, that there was no reduction in remittance flows when the crisis in 
world markets crisis happened, with Ugandans working abroad continuing to remit 
money home. This according to Ssewanyana and Bategeka is because: 1) such 
monies are a small share of the migrant’s total earnings; 2) migrants in anticipation 
of a bigger disaster due to the crisis maintained the levels of remittances; or 3) 
migrants were employed in sectors whose nature was not affected by the crisis 
(Ssewanyana and Bategeka, 2010). Remittances to Uganda during the second quarter 
of 2009 declined by 11.4 per cent compared with same period in 2008. Ssewanyana 
and Bategeka’s (2010) analysis shows that workers’ remittances in the third quarter 
of 2009 were slightly lower than the corresponding period in 2008, with this 
reduction partly explaining the slowdown in investment in the construction sector 



21 

during that period (Ministry of Finance, Planning and Economic Development, 
2009).  
 
Table 1.6 specifically analyses the use of cash remittances based on the 2007 
remittance survey data by the Uganda Bureau of Statistics, with the findings 
showing that 52.2 per cent of the total remittances received in cash by households in 
Uganda were used for consumption; 27.4 per cent for education, 22 per cent for 
household expenditure and 2.7 per cent for health. Apart from consumption, a 
significant proportion of cash remittances (41.1 per cent) were spent on savings and 
investment, with building works accounting for 21.2 per cent and land purchase 
accounting for 6.9 per cent. Estimates in the last four years indicate that workers’ 
remittances have exhibited a good record in performance, increasing every year. 
North America (US and Canada) have remained the major sources of remittances. 
According to the Bank of Uganda, the country received US$ 732.4 million in 2008, 
which increased to US$ 753.6 million in 2009. Furthermore, in 2010, the country 
(Uganda) realised US$ 772 million and US$ 813 million in 2011 (Daily Monitor, 
2012). These figures as reported slightly differ from the figures recorded by the 
World Bank.  
 

Table 1.6: Use of Cash Remittances in Uganda, 2007 
Use Per cent 
1. Consumption 52.2 
Education 27.4 
Household Expenditure 22.0 
Health 2.7 
2. Savings and Investment  41.1 
Building 21.2 
Land Purchase 6.9 
Business 6.6 
Savings 5.0 
Farming 0.8 
Vehicle Purchase 0.6 
Livestock 0.0 
3. Personal and Community Service 4.9 
Ceremony 4.0 
Church 0.8 
Visa Fees 0.0 
4. Others 2.9 

Total 100 
 

Source: UBoS, 2007 
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The Uganda National Household Survey (UNHS) of 2005/2006 reveals that median 
monthly nominal wages in Uganda averaged between US$ 14.40 and US$ 153.14. 
Comparing this with Endo et al’s (2010) finding of an average monthly remittance of 
US$ 500 from an undocumented migrant in the United States and US$ 1,000 from a 
documented migrant in the United States, this shows that remittances have the 
potential to enhance the welfare gains of recipient families in Uganda. The choice of 
housing as the sector within which the impact of remittances is examined in this 
thesis, is justified by the sheer volume of remittances that the housing and 
construction account for which is approximately 28 per cent of remittances received 
in 2007 based on the Remittance Survey data for 2007 (Uganda Bureau of Statistics, 
2007). Accordingly, this thesis questions whether such remittances can influence 
tenure of housing and quality of housing in Uganda. In pursuing the potential 
presented by remittances in the housing sector, this thesis is interested in drawing 
conclusions that are public policy focused on the prospects of harnessing migrants’ 
investments. My core interest and focus in this thesis, therefore is extricating the 
influencing ability of remittances on households to improve quality of their housing 
or invest in more secure tenure of their housing. 

1.5  Problem Statement  

Despite the magnitude of remittances, the impact of these transfers on the economies 
of developing nations is only beginning to be ascertained. The interest for analysing 
remittances in the housing sector derives from the collective acceptance of the role of 
remittances and migrant-built houses, which have attracted the attention of 
comparative scholars who seek to, understand the relationship between 
transnational migration and “home” (Mazzucato, 2008). In this context, housing 
increments are partially accounted for by houses sold to migrants abroad (Maloney, 
2004), the international transfer of monies into the housing sector (Yeboah, 2000), 
increases in housing stocks financed by migrants (Cohen, 2007) and ‘long-distance 
house building’ by diaspora wage earners (Diko and Tipple, 1992; Pellow, 2003; 
Mazzucato, 2008). It is suggested that by acquiring a house, the migrant turns capital 
flows into equity (Ndubueze 2009, Amuedo & Pozo 2008, World Bank 1993).  
 
Migrant inflows not only increase the size of the housing market, but also help to 
develop local capital markets. Similarly, Osili (2004) also finds that a large 
proportion of remittance income in Nigeria is spent on housing. In Ghana, Kabki et 
al (2003) finds that the majority of the migrants invested in housing for their family, 
and most of those who had not yet, hoped to do so in the future. In the Todgha oasis 
valley in Southern Morocco, remittances enabled families to move out of the 
traditional village and build new houses (de Haas, 2003). Theorists have indexed 
houses as powerful symbols of emigrants’ continuing efforts to lay claim to local and 
national belonging (Pellow, 2003) and accrue social capital (Yeboah, 2000). However, 
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as Fiadzo (2004) points out that very few housing quality and tenure studies have 
been undertaken in developing countries, yet remittances present a micro level 
potential for financing the improvement of housing stocks. 

1.6  Research Questions and Sub Questions 

In this thesis, I examine how remittances influence tenure and quality of housing by 
constructing relations between remittances and characteristics of migrant and non-
migrant households regarding housing tenure (specifically on rent or ownership) 
and quality of housing (state of physical structure and access to amenities). By 
analysing these variables, I determine the extent, structure and nature of relations 
between remittances and housing quality or tenure. With this analysis I contribute to 
the growing debate on use of remittances at household level, albeit within a sector 
such as housing in a developing economy such as Uganda. Accordingly, the overall 
research question therefore is: Can remittances (as a share of household income) influence 
the tenure and quality of housing at household level in Uganda? This overall research 
question is answered in three sub-questions: 
 
Sub-Question One: What is the relationship between remittances and housing tenure at 
household level in Uganda? This question investigates the relationship between 
household income and tenure of housing in terms of ownership and rental status, 
measuring the status of migrant and non-migrant households in housing, whether 
(owned or rented) in relation to income from remittances. The dependent variable is 
housing tenure for migrant and non-migrant households, while the explanatory 
variable is remittances as a share of household income.  
 
Sub-Question Two: What is the relationship between remittances and housing quality at 
the household level in Uganda? This question examines variations in housing quality 
between migrant and non-migrant households based on household income singling 
out remittances. In this respect, the dependent variable is quality of housing, while 
the explanatory variable is remittances as a share of household income.  
 
Sub-Question Three: Is the use of remittances evident in Kampala’s (Uganda) housing 
market? The dependent variable is housing services of construction, maintenance, 
operation, occupancy, use or appearance of dwelling units undertaken by real estate 
agents in Kampala, Uganda, licensed to negotiate and arrange sales (of either land or 
housing) as intermediaries for owners or owners of real estate property. Meanwhile, 
the explanatory variable is remittances received as payment for real estate services. 
This question is addressed through an assessment of the situation of the housing 
market in Kampala, based on a mini-survey conducted by author and the review of 
existing literature on housing finance. 
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1.7  Outline of Dissertation 

The first chapter sets the context for this research by highlighting trends in the flow 
of remittances to sub-Saharan Africa and Uganda. It introduces the research area, 
justifying the choice of Uganda as a case study area in providing micro level data on 
the impact of remittances on the housing sector in recipient countries. It also details 
the relationships under investigation in the subsequent chapters, and defines the 
study variables and their measures. The research questions and sub-questions are 
also defined. 
 
The second chapter places the area of study within the theoretical developments that 
have shaped the debate on migration and remittances as a starting point. Indeed, 
this understanding is critical to suggestions at the conclusion of analysis, given that 
they are drawn in relation to migration and remittances, and hence the need for this 
grounding as a starting point. Additionally, the chapter also summarizes the 
findings of existing studies on remittances, underscoring their known contribution 
to the field of migration and remittances. As part of the conclusion to the literature 
review, contributions from empirical studies are highlighted and the implications of 
theory to the analysis proposed in this thesis are emphasized including the 
methodological caveats that need to be upheld.  
 
The third chapter investigates the financing of housing through a summary 
narrative on the situation of the housing market and the variance likely to occur due 
to the inflow of remittances. This narrative, based on a review of three key studies, 
contextualizes the subsequent conclusions and research sub-questions in the broader 
socio-economic context of Uganda’s housing market. The literature review was 
complemented by extracts from semi-structured qualitative interview questionnaires 
administered through face-to-face interviews with 37 real estate firms in Kampala, 
who were tasked with considering the inflow of remittances into their operations 
over the last 2 years. This is necessary to contextualize conclusions at the national 
level in the real estate and housing sectors. 
 
The fourth chapter of this thesis builds on the conclusions of the second chapter and 
third chapter, to frame the investigation on remittances and housing tenure and 
quality. First by defining the research variables, sub-variables, and their measures, 
based on the research questions. The data sets applied in the analysis are also 
described showing how they were collected and the reliability of variables and their 
attributes. Specifically, the measures undertaken during data collection to ensure 
that income and expenditure reported by households was reliable. The data analysis 
method is also detailed and the hypotheses to be tested are also articled. The chapter 
ends with explanations on how endogeneity and fungibility of income are dealt with 
in the analysis.  
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In the fifth chapter, the influence of remittances on housing tenure is analysed at 
three levels: (a) the descriptive data, followed by cross-tabulations showing the 
status of relationships between variables; (b) the Pearson’s chi-square and 
Spearman’s correlation matrices to prove the independence of variables; and (c) 
subsequently logistic regression to ascertain the structure of relations established. Of 
specific interest are the odds for a household to improve its ownership or rent of 
housing. The analysis is premised on models developed by housing economists who 
emphasize income as the major explanatory variable accounting for tenure change 
and disparities between migrant and non-migrant households. In addition, there is 
the argument that remittances serve more than simply to bridge wage differentials 
between locations, as articulated by the neo-classical economists, but rather are a 
source of additional household income that can aid migrant households to attain 
secure housing tenure (ownership and rental).  
 
The sixth chapter determines whether households that receive remittances have a 
better prospect of improved physical conditions and access to welfare amenities than 
those that do not using a comparative approach and considered differentials in 
housing quality for migrant and non-migrant households. The assumption is that 
households that receive remittances have a second line of income that enables them 
to make improvements in their housing situation. By aggregating the various 
attributes of housing quality into a compound measure, a housing quality index is 
constructed to compare the status of housing quality at two different points in time 
(2005/2006 and 2009/2010), for households receiving remittances and those not 
receiving.  
 
The seventh chapter offers a conclusion regarding all emerging findings, 
aggregating them to offer an opinion based on empirical findings presented in the 
preceding chapters on the influence of remittance on housing in a developing 
country at household level.  
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Chapter 2: Review of Literature 

2.1  Introduction 

This chapter places the area of study within the theoretical developments that have 
shaped the debate on migration and remittances as a starting point. Indeed, this 
understanding is critical to suggestions at the conclusion of analysis, given that they 
are drawn in relation to migration and remittances, and hence the need for this 
grounding as a starting point. Additionally, the chapter also summarizes the 
findings of existing studies on remittances, underscoring their known contribution 
to the field of migration and remittances. To conclude the review, contributions from 
empirical studies are highlighted and the implication of theory to the analysis, in 
this thesis is emphasized including the methodological caveats that need to be 
upheld.  

2.2  Theories of Migration  

Economic motivation is the underlying premise of most neo-classical theories of 
migration, beginning with the expected income hypothesis advanced by Todaro 
(1969), who hypothesized that rural-to-urban migration is a response to expected 
urban income. This theory modelled the unemployment problem based on an 
individual’s choice to migrate to the urban sector when the expected urban sector 
wage – calculated as the probability that a migrant is hired in the urban sector 
multiplied by the sector’s real wage – is larger than the real wage of the rural sector. 
However, given that the expected urban wage increases by either an increase in 
available jobs or a boost in the urban wage, or alternatively a decline in rural wages, 
more migrants leave the rural sector and swell the labour supply in the urban 
causing higher unemployment (Rosen, 2007). In advancing his theory, Todaro (1969) 
recommended the equalization of the expected urban wage with the actual rural 
wage, or forcibly preventing individuals from migrating other than increasing the 
available jobs as the solution unemployment in urban areas resulting from 
migration. The Todaro (1969) model having dominated migration thinking in 
developing countries and it’s suggested solutions to address unemployment in 
urban areas have proved imperfect over time, owing to the failure to account for 
changes in the welfare of the rural sector after migration.  
 
Given the perfections in the Todaro (1969) model, the Harris and Todaro (1970) 
model emerged to advance the basics, but also provide a solution by suggesting a 
fixed urban wage to balance out the wage differentials between urban and rural 
areas. Despite the urban sector remaining the major pull for migration in this model, 
it further hypothesised that reverse migration from the urban sector to the 
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agriculture sector is also possible. The model’s use of shadow pricing suggests that 
an optimal wage subsidy would allow an economy to produce at the optimal 
production possibilities frontier and boost production in both the urban and rural 
sector. Therefore, as a solution, Harris and Todaro (1970) suggested a combination of 
both subsidies and migration restrictions for optimality in the choice of production. 
 
Stiglitz (1974) and Bhagwati and Srinvasan (1974) do not ascribe to optimality in the 
choice of production, as concluded by Harris and Todaro (1970). Accordingly, their 
point of departure is on restrictions imposed on migrants, where wage subsidies are 
allocated to both the modern and rural sector as a possible way of preventing 
migration without restrictions. The allocation of wage subsides would allow optimal 
production without causing social unrest from migration restrictions. Todaro (1976) 
agreed with their results, providing further theoretical proof that increasing job 
opportunities in the urban sector causes an increase in migration.  
 
Migrants not only consider the probability of finding a job in the urban sector, but 
also that of finding any informal job in the short-run in urban areas. If there is a high 
probability that a migrant can find a low paying job in the urban sector, there is less 
risk associated with migrating, thus inducing further migration. Barnum and Sabot 
(1977) and Lucas (1985) provided the first empirical proof of the Harris and Todaro 
model, with Barnum and Sabot evaluating two possibilities of why individuals 
migrated to the urban sector in Tanzania: 1) the expected wage differentials led to 
migration; and 2) education influenced mobility. Both possibilities are not mutually 
exclusive, and indeed the data confirmed both. De Haas (2007) concludes that while 
the classic Harris - Todaro models was not wrong in terms of predicting a transfer of 
labour from rural to urban areas, they may have been optimistic, at least implicitly, 
about the speed with which this would occur, and almost certainly wrong in the 
assumption that the migration process amounts to a lottery. 
 
Credit for placing the behaviour of individual migrants in a wider societal context 
and consideration not of the individual, but rather the family or household as the 
most appropriate decision-making unit in migration is due to Stark (1980). This 
alternative view formed the basis for several strands of theories or approaches 
known as the ‘new economics of labour migration’. De Haas (2010) acknowledges 
that the new economics of labour migration emerged as a critical response to neo-
classical migration theory during the 1980s and 1990s, and has strong conceptual 
parallels with other ‘‘pluralist’’ strands in development thinking – the so-called 
livelihood approaches – and sociological or anthropological research on migrants’ 
trans-nationalism. It rejects neo-classical models, which ignore constraints and are 
evaluated, as too rigid to deal with the diverse realities.  
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Katz and Stark (1986) believed that many individuals had a strong desire for higher 
income and the higher social status accorded to them by wealth, to the extent that 
theoretically, an individual will take the high risk to migrate if the utility function to 
be derived from migration fits the desire of being rank high in socially and in wealth 
terms. Therefore the prospect of greater wealth and status, increase the utility 
function such that the risk levels are seen as low, even when the decision to migrant 
is a gamble at a chance of greater wealth and status likely to arise out of the 
migration decision. In brief, the Katz and Stark (1986) theoretical model raises the 
possibility that migration in developing countries involves a more complex decision 
making than suggested income differentials.  
 
Stark and Levhari (1982) argue that households are better able to diversify their 
resources, such as labour, in order to minimize income risks than individuals. The 
assumption is that people, households and families act not only to maximize income 
but also to minimize and spread risks. Internal and international migration can 
subsequently be perceived as a household response to income risk, given that 
migrant remittances provide income insurance for households of origin. Indeed, this 
risk spreading motive can even explain the occurrence of migration in the absence of 
(expected) wage differentials. The idea is that it may be a pareto-superior strategy 
for households as a whole to have members migrate elsewhere, either as a means of 
risk sharing and ⁄ or an investment in access to higher earnings streams (Lucas and 
Stark, 1985). Not only is migration perceived as a household risk spreading strategy, 
it is also as a way to overcome various market constraints.  
 
The new economics of labour migration places the household in imperfect credit 
(capital) and risk (insurance) markets that prevail in most developing countries 
(Stark and Levhari 1982, Taylor 1999), which are often weakly developed or difficult 
to access for non-elite groups. Particularly through international remittances, 
migration can represent a household strategy to overcome such market constraints 
by enabling households to invest in productive activities and improve their welfare 
(Stark, 1980). Stark and Lucas (1988) moved the theoretical debate to the household 
level as a decision-making unit, supported by Hoddinott (1994), who introduced 
remittances into the migration decision making process. According to Hoddinott 
(1994), the decision to migrate occurs at the household level and includes the 
potential migrant, whereby the household maximizes a joint utility function between 
the migrant and household in which the income budget constraint includes the 
migrant remitting a portion of their earnings back to the household. A minimum 
remittance level is agreed upon by the two parties before migration can proceed. 
Previously, remittances were never considered an essential reason for a migrant to 
leave, and were thus treated as separate decisions.  
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Ellis (1998) and Taylor (1999) agree that remittances have diversification and risk-
neutralizing effects on a household’s consumption. While remittances are ignored in 
neo-classical migration theory, they are perceived within new economics labour of 
migration as one of the most essential motives for migrating. Accordingly, migration 
is recognized as one of the strategies or forms of portfolio diversification by families, 
in which ‘inter-temporal contractual arrangements’ are made to diversify, secure, 
and potentially improve livelihoods. Moreover, they provide a radically different 
conceptualization of migration as a household strategy to diversify risk and 
overcome market constraints.  
 
Trans-nationalism theory emerged to describe a process by which migrants build 
and sustain social relations that bind together their societies of origin and settlement 
(Vertovec 2004). Migrants are designated as “trans-migrants” when they develop 
and maintain multiple relations – social, economic, political, organizational and 
religious – that span borders. Taking a transnational approach shifts the analytical 
focus from a fixed place to a mobile process and from ‘place of origin and place of 
destination’ to the movements involved in sustaining cross-border livelihoods 
(Sorensen and Olvig 2002). The transnational migration describes a situation in 
which remittance sending and receiving societies are understood to constitute a 
single field of analysis (Levitt and Nyberg-Sorenson 2004). Mazzucato (2008) asserts 
that trans-nationalism has been significant in understanding the impact of migration 
and remittances as far from straightforward, depending on which dimensions of 
socioeconomic change are considered and the level of analysis, whether micro or 
macro.  
 
De Haas (2010) proposes a combination of insights from the new labour economics, 
livelihood approaches and trans-nationalism studies, emphasizing the need to 
recognise limitations, namely that: the direct link drawn by new economic of labour 
migration between motives of migration and the act of remitting is often more 
unsettled in practice (Lindley, 2007); despite household approaches seeming the best 
compromise to harmonize agency and structure approaches, this involves the risk of 
reifying the household as monolithic, altruistic units taking unanimous decisions to 
the advantage of the whole group (Carling, 2005); and case study based empirical 
work on trans-nationalism often pays insufficient attention to counterfactual cases of 
migrants, following a more classical path of assimilation and fading of transnational 
ties (Guarnizo et al, 2003).  
 
De Haas (2010) further observes that despite an increasing body of empirical 
research on the development impacts of migration, such findings are clearly 
contradictory. Moreover, he asserts that this contradiction cannot simply pertain to 
differences in paradigmatic orientation – leading to different interpretations of 
similar empirical data – political ideology or methodology, but rather also relate to 
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real, existing differences. He contends that new economics of labour migration has 
striking – though as yet unobserved – conceptual parallels with livelihood 
approaches, which has prompted a departure from rather rigid and theoretically 
deductive historical-structuralism views towards more empirical approaches. Haan 
and Yaqub (2009) observe that these theories remain grounded in a functionalistic 
and individualistic framework, within which migration is primarily seen in terms of 
contractual arrangements within the household, and also as solutions to market 
failures, whereas little attention is paid to the “non-economic” factors driving such 
decisions.  
 
McKenzie and Rapoport (2004) introduce the concept of migration networks, as a 
way of financing migration since it is a costly undertaking. They argue that networks 
serve as a source of information and therefore reduce costs associated with search 
and opportunities forgone while in transition and before a migrant settles down to a 
job. They are supported by Massey (1988), who points out the value of networks to 
households that are not able to afford a direct financing of migration due to liquidity 
constraints. He thus concludes that poor households in large migration networks 
have a higher chance of migrating or receiving remittances than household with a 
smaller migration network. In this sense therefore network serve to lower the cost of 
migration, which influences an individual’s decision to migrate and consequently 
improves benefits and income to a migrant household in the longer term, as more 
member of household migrant under the safety provided by the network.  
 
In cumulative causation theory (Massey 1990), individuals migrate as a result of a 
growing web of social ties connecting origin and destination regions (or other 
changes created by past migration), facilitating movement through information 
dissemination (Winters et al. 2001; Curran et al. 2005; Garip 2008), imitation or 
contagion (Kandel and Massey 2002). By contrast, in wealthy households with 
productive assets (e.g. land or cattle in a rural setting), a migrant’s departure is likely 
to bring about a loss in labour force for economic activities. While households 
sending migrants to reach household goals (NELM) may recover from that loss and 
prosper through remittances, those losing migrants to achieve personal goals 
(neoclassical or cumulative causation) may face losses in their existing assets. If 
migration costs are sizeable, migrants will initially be primarily drawn from 
households at the upper-middle of the community wealth distribution, causing 
inequality to initially increase with such households becoming richer from income 
earned abroad. By contrast, if migration costs are low or liquidity constraints do not 
bind, the lower part of the distribution is also able to migrate, resulting in a more 
neutral or even inequality-reducing effect of migration income (Garip, 2008).  
 
Migration theories reviewed above, provide this thesis with the basic understanding 
of how remittances arise and for what purpose. The theory of trans-nationalism is 
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the most relevant for understanding the actions of migrants as individuals, while the 
new economics of labour migration shifts the focus of migration theory from 
individual independence to mutual interdependence, moving from the individual to 
the level of the family or the household. In this sense, this theory assists this thesis in 
placing the unit of analysis at household level, because remittances become part of a 
household’s strategy aimed at diversifying the resources in order to compensate for 
risks associated with inefficient markets. The new economics of labour migration 
places the household in an imperfect credit (capital) and risk (insurance) market that 
prevails in most developing countries (Stark and Levhari 1982, Taylor, 1999). 
Migration is recognized as one of the strategies, or a form of portfolio diversification, 
in which ‘inter-temporal contractual arrangements’ are made to diversify, secure, 
and, potentially improve families’ livelihoods. This argument is essential in 
analysing collective trends within household data that show similarities in 
occurrences between household receiving remittances and those that do not receive 
remittances.  

2.3  Theories of Remittances 

2.3.1 Remittance Transfers 

The theories of remittance transfers have been developed around individual motives 
as to why migrants remit, which include altruism, exchange, inheritance or strategic 
motive and family agreements in which remittances are viewed as insurance and 
investment. Funkhouser (1995) analysed the reasons underlying remittances and 
concluded that there is no one reason why a migrant remits, but rather each migrant 
has individual response and thus no one specific theory can account for remittance 
transfers. However, two main approaches have been developed to explain why 
remittances are sent: the first, is premised on the thinking that households act as an 
altruistic unit to ensure the highest welfare for all members; while the second is that 
individual members transfer money based on their self-interest to ensure an 
exchange of services equal to the transfer’s value (Lucas and Stark, 1985). Within 
these two approaches, there are many case-specific reasons for remitting, including: 
strategic exchanges, shared risk and insurance, inheritance, and implicit family 
loans. 
 
According to Chami et al (2008), “the remittance-determination process has three 
aspects that jointly influence whether a migrant remits, and if he or she does so, the 
timing and quantity of the remittances he or she makes”. Chami et al (2008) 
emphasises the utility of the individual remitting, in determining the motivation to 
remit, which they defined within altruism and self-interested exchange. Altruism 
motivates the individual to remit because of the utility derived from consumption, 
while exchange enables the remitter to view the remitted resources as his or hers 
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even though they may be exchanged for goods and services that provide utility. The 
second aspect is the intended use of remitted resources that a migrant plans ahead of 
remitting. In Chami et al’s (2008) view, intended uses include: “risk sharing 
(insuring) and altering the inter-temporal path of consumption (consuming, saving, 
and investing). In addition, some (and perhaps many) households use a portion of 
the remittances received from the migrant to purchase services to replace the 
migrant’s labour contributions to the household”. The third aspect is implementing 
the remitters plan, which Chami et al (2008) refer to as “end uses”, such as “purchase 
of final goods and services (for consumption), of financial assets (including being 
held as cash), or of real assets (including human capital)”. 
 
The idea of describing inter-family transfers as purely altruistic was first developed 
in 1974 by Becker. Becker theorized a household with a ‘head’ who transfers 
purchasing power to any member within the family. The ‘head’s’ utility 
encompassed the utility of all other members of the household, and accordingly any 
change in the welfare of others would directly affect the head’s utility. Furthermore, 
the head would not make a choice based on their own preferences without taking 
into account the other members’ welfare. Using a migration decision example, 
Becker illustrated that if the head was debating about migrating and the head’s 
spouse obtained a high utility from companionship, then before the head would 
migrate, not only would the wage compensating differential have to be higher in the 
urban sector, but it would also need to be at a level that compensates for the 
spouse’s loss of utility. The head would subsequently “pay” the spouse through an 
inter-family transfer. Not only does the head make decisions based on the family 
members’ welfare, but there is also a monetary transfer at the end of the head’s life 
to their children, in the form of a bequest. 
 
Tomes (1981) provided empirical content in support of Becker’s altruistic theory, 
using data from intergenerational transfers to show that parents decided bequests 
based upon their children’s ability to earn income, and indeed may provide their 
children with large amounts of human capital. As the child’s earning power 
increases, the parent feels less liable for the child’s welfare, which leads to a smaller 
bequest. Conversely, in families where the children have lesser amounts of human 
capital and a lower earnings capability, the parent will forgo their own consumption 
and bequest a larger amount. Bernheim and Stark (1988) believed that a true test of 
altruism involves evaluating whether it arises within a family endogenously. If it 
doesn’t, then, according to Becker’s definition, no head of household exists and the 
decisions are made through the negotiations of self-interested members. Andreoni 
(1989) showed that individuals can transfer wealth that may appear altruistic, yet the 
individual actually receives a “warm glow” feeling in exchange for the transfer, 
whereas a purely altruistic transfer would not result in any increase of the 
individual’s utility.  
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Bernheim et al (1985) believed the altruistic model was fallible, with people 
motivated by self-interest, and bequests, transferred as an exchange for services 
rendered. There is a strategic game played out by a household member and a 
beneficiary, whereby the former will intentionally attempt to manipulate the 
beneficiary’s behaviour by offering different levels of bequests. For example, a 
parent who enjoys the company of their grandchildren will use the possibility of a 
bequest to pressure the beneficiary to visit more often. The bequest would 
subsequently pay for the time the grandchildren subsequently spend with the 
individual. Bernheim et al. did not use any underlying assumptions for bequests, 
and the model explicitly tests the strategic choices of a parent, including altruism. 
The authors concluded that exchange reflected a major factor in monetarily dividing 
up bequests. Another possibility is the parent using their bequests to coerce their 
migrant children into sending larger remittances. According to de la Briere et al. 
(2003), migrants who remit more have a greater probability of receiving a larger 
bequest, while the sibling migrants are strategically played against each other in a 
competition for favouritism by their parents. At the end of the parent’s lifetime, the 
most favoured child would subsequently receive the largest bequest. 
 
Lucas and Stark (1985) showed that migrants in Botswana are motivated to remit 
through a combination of exchange and altruism. Lucas and Stark (1985) noticed a 
surprising empirical trend in Botswana, in which migrants with higher education 
remit a larger portion of their income than their less-educated counterparts. 
However, this may not support either pure altruism or exchange. Lucas and Stark 
(1985) believed that these migrants used remittances to pay back their family for 
income spent on the migrants’ education prior to migrating. The education was not 
obtained by the migrant through altruistic means from their parents, but rather was 
a loan from the household, with the expectation of repayment. Altonji et al. (1992) 
and Altonji et al. (1997) rejected the altruism model using consumption data linking 
family members, by showing that the distribution of consumption was dependent 
upon the recipient’s income, while Cox et al. (1998) showed that the exchange model 
provided motives for inter-family transfers in Peru. 
 
Poirine (1997) believed that there was an internal, informal financial market between 
potential migrants and non-migrant family members. Non-migrant family members 
invest in the potential migrants’ human capital, and the individual subsequently 
migrates to the modern sector and receives a higher wage. Remittances are 
transferred back to the non-migrant family members as repayment for the 
investment in human capital. If the remittance involved payment of a loan, the 
remittance should not be used for capital investment, but would rather be sent on a 
regular basis without delay and would depend on the value of the loan. Using data 
from the South Pacific, Poirine (1997) showed that it is more likely that migrants 
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remit to pay back a loan for human capital rather than altruistic or exchange 
purposes.  
 
Ilahi and Jafarey (1999) provided empirical confirmation of the theory of implicit 
loans, suggesting that large migration costs restrain the potential migrant and hinder 
the possibility of migrating. Members of a household loan the migrant money to 
offset these costs, with the migrant subsequently repaying the loan through 
remittances. Furthermore, when the loan is paid off, remittances quickly drop. Using 
data from Pakistan, evidence supported the hypothesis that remittances decline 
when loans are paid off. In other circumstances in South Asia remittances were 
primarily used to repay debts and migration costs incurred by future migrants, 
while Stark (1995) believed that remittances may be used to prevent potential 
migrants from migrating.  
 
Another theory considers the use of remittances as insurance against rural sector 
shocks. In many agrarian societies, formal insurance is neither practical nor 
available, and the key to a successful insurance arrangement is to have many 
uncorrelated sources of income. Fafchamps (1992) showed that agricultural 
households will insure each other by transferring income to households that did not 
have successful production, thus enabling households to specialize in high risk 
products without the worry that production will fail and they will not earn enough 
to live. Social networks include household members that have migrated to the urban 
sector. The migrant’s remittances are generally uncorrelated with the income 
received by a household in the rural sector, and could be used to offset a major 
drought or other calamity that would cause the total rural income to drop.  
 
Moreover, remittances are not necessarily limited to insurance against rural sector 
failure, but can also be used to insure household savings. If a household earns 
enough to build savings over time, a slight downturn in production may not be 
sufficient for the social network to provide insurance. Fafchamps and Lund (2003) 
show that a household’s total net worth is taken into account before a transfer is 
made, whereby if a household has a large enough pool of savings, members of the 
social network may not remit. By contrast, only once a household’s savings are used 
will the social network provide insurance relief through remittances.  
 
Grieco (2003) emphasises that remittances are exchanged within relationships of 
immediate kin that are either spouses, parents, children or siblings. In such 
situations the kinship ties form the basis for decision to remit by a migrant, and 
therefore remittance transfer will continue as long as the kinship relations are 
functional or are maintained across time. In this sense therefore Porte’s (1995, 1998) 
view remittances serve the purposes of building and maintaining social capital 
within a social network finds support, in that the existing relationship define the 
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motivation for remitting resources, without then the remittances would not exist. In 
such networks therefore, Porte (1998) asserts that “both migrants and non-migrants 
act as donors and recipients of social capital, making their resources available to 
network members while simultaneously accessing the resources of others”. In 
Massey et al. (1987), networks are thought to reduce costs and disruptions in the 
migration process by providing connections between those who send remittances 
and those who receive them. In Massey et al (1987) opinion, “kin groups tend to be 
the dominant social organisations present in migrant networks which guarantees 
continuity through new members”.   
 
In contrast, Grieco (2004), views potential family reunification as “the underlying 
social process that determines the remittance behaviour of migrant households, 
whereby remittance levels increase as the migrant household works to support 
dependent family members in the country of origin and assist in their eventual 
emigration”. Therefore remittance level plummets as soon as the family is reunited. 
With this observation Grieco (2004) suggest that “households with a history or in the 
middle of the family reunification process are the most active remitters”, thus the 
potential for family reunification influences remittances positively. Menjivar et al 
(1998) also supports the kin argument by pointing that “the presence of the 
migrant’s siblings and, particularly, mother back home positively influences the 
decision to remit, while owning a home in the host country appears to have a 
negative effect on the amount remitted to the home country”.  
 
Given the social basis on which remittance behaviour is based – namely, strong kin 
ties – it is highly unlikely that this behaviour will be continued by the children or 
grandchildren of immigrants. The reason is simple: immediate kin, including 
parents, spouses, children and siblings, are the most likely of all social ties to 
exchange financial resources, such as remittances. The second and third generation 
(and even many of the “1.5 generation” who immigrated as children) would have 
most or all of their strong ties in the country of destination, and thus it is unlikely 
that they would be willing to directly support distant, often unknown relatives in an 
ancestral origin country whose weak social ties lack a financial exchange component 
(Grieco, 1998). 
 
This review of the theories of remittances shows that the focus on the migrant and 
the non-migrant relationship as suggested by (Grieco, 2004) in which remittances are 
exchanged provides additional insights, while the existence of relationships helps to 
explain why remittances exist, why they continue across time, and also why they 
end. In this sense, recognition of relationships “backs up the causal chain” and 
incorporates the cause (i.e. migrant and non-migrant relationship), the event (i.e. 
exchange of remittances) and the effect (i.e. amount and frequency) of remittance 
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behaviour into a single framework, that is useful in analysing household decisions 
on whether housing is an area of investment or not.  

2.3.2 Remittance Use 

In literature, the end use of remittances has been discussed based on observations of 
recipients or recipient households. Three important observations have been 
documented in literature. First, is that a larger percentage of remittances are used to 
increase consumption rather than for productive investment or entrepreneurial 
undertakings. Second, is that not all remittances are used for consumption, there is 
evidence to support the assertion that remittances are saved or invested even though 
this accounts for smaller portions compared to consumption. Lastly, a household’s 
use of remittances for savings or investment in items such as land or housing may 
not be reflected in the overall productive activities of a country, even though they 
may be reflected in expenditures of a household. This is one area that has been 
problematic for researchers, as such activities are often reflected as expenditure 
rather than saving or investment in the economy.  
 
Chami et al (2008) further introduces a progressive dimension in analysing the use of 
remittances by connecting three aspects of the remittance process, motivation, 
intended function and end use of remittances along a continuum. It is further argued 
that this distinction potentially allows for distinction of theories based on end use or 
intended functions of remittance whether they are used for consumption or asset 
accumulation. In their view, “theories can be distinguished from one another only 
by specifying the complete path from motivation to end use. In short, the 
“insurance” or “inheritance” theories of remittance determination that appear in the 
literature are not complete theories but only parts (in this case, dealing with the 
intended function) of complete theories”. 
 
Such a distinction would readily eliminate the existing confusion in current 
literature, about the causes of remitting behaviour and the uses of remittances. 
Chami et al (2008) further asserts, “this confusion has resulted because remitting is a 
deceptively simple activity whose true complexity research has gradually revealed”.  
This does not however set aside the fact that limitations in data used also contributes 
to the resultant confusion on conclusions drawn from analysis. Chami et al (2008) is 
however emphatic that, “the lack of a universally accepted framework for 
characterizing and interpreting the research on remittance determination” reduces 
the chances of attaining consensus amongst scholars and researcher either 
theoretically or empirically. Chami et al (2008) in their profound understanding of 
remittances therefore recommend,  “cross-country longitudinal studies following 
cohorts of migrants and their families over time as they experience migration, 
remittances and repatriation in order to address the  theoretical and empirical issues 
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associated with research on remittance use”. This in their view would not only 
resolve the persistent questions regarding motivation for remitting, intended use of 
remittance and end use of remittance but would also ensure the collection of data 
that is accurate on remittances and their end uses.  
 

(a) 
 

Remittances for Consumption 

In support of remittance use for consumption, the work of Glytsos (1996) shows that 
rural households in Greece increased their consumption to the level of a typical 
urban household by purchasing luxuries such as expensive clothing, beverages, and 
consumer durables. This is supported by Ahlburg (1991) using data from Tonga and 
Western Samoa, who confirmed that remittances were not saved but only used to 
fund immediate consumption. Djajić (1986) and Quibria (1997) theorised that a 
sufficiently large amount of remittances would not only benefit the receiving 
households but also enhance the welfare for households without remittances 
receipts. What needs to recognised in these arguments is the fact that the volume of 
transactions supported by remittances in the economy boost and support welfare for 
households without remittances. Regmi and Tisdell (2002) noticed that the level of 
remittances to households in Nepal totalled around 4% of households’ income. It is 
common to find arguments asserting that remittances of this size cannot foster much 
capital development in rural areas, and are rather used to provide additional 
consumption for the households. 
 
Mazzucato (2008) asserts that those who consider remittances as non-productive 
offer a too simplistic perspective. First, it assumes that remittances can be divided 
into two categories, namely ‘consumptive remittances’ and ‘productive remittances’, 
which fails to take cognizance of the institutional embedding of transactions 
necessary to understand how remittances have not only an economic but also a 
social and cultural meaning. Second, remittances constitute one kind of investment 
in relationships between migrants and actors in the country of origin. These 
investments often precede or are followed with other investments, and thus sustain 
relationships within their country of origin. Third, the consumption-production 
divide fails to acknowledge multiplier effects, i.e. the indirect effects of remittances 
on other sectors and actors within a local economy.  
 
This argument is complimented by Vertovec’s (2004) thinking that differing 
proportions of remittances are spent on consumer goods and ‘productive’ 
investments, if one is to accurately analyse the use of remittance, then they have to 
consider a whole household and the community economy within which the 
household is located. He therefore cautions that care must be taken not to paint a 
misleading picture, without losing the fundamental understanding that migrants 
sometimes channel remittances directly into investment. In a survey article, Chami 
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et al (2003) states that while some remittances are saved and invested; the 
investments are not productive in terms of the overall economy. The end use of 
remittances from literature according to Chami et al (2008), is compensatory to 
family members for “bad economic conditions, it is reasonable to expect that the bad 
conditions are associated with depressed consumption levels, including a lack of 
consumer durables such as good-quality housing. Therefore, remittance recipients 
use the funds to bring the family closer to its desired standard of living through the 
purchase of consumption goods, services, and consumer durables”. 
 
In support of the consumption argument, Elseoud (2014) underscores studies that 
“claim migrants spend most of their remittances on consumption goods (such as 
food and consumer goods) by asserting that such patterns of expenditure tend to 
have little positive development effect on local economies. Even though there are 
other studies that show results of migrants spending their remittance earnings on 
investment goods (like education, housing and business). It is clear that these 
patterns of expenditure support the build-up of human and physical capital”. 
Elseoud (2014) therefore concludes that, “patterns of remittance-inspired 
expenditure on housing can create both better living conditions for migrants and 
new income and new employment opportunities for local people who are working 
in construction sector”. Kapur’s (2005) research findings show that migrant 
households have higher quality homes and home ownership rates than those not 
receiving remittances, while Doyle (2006) confirms that remittances in housing are 
more likely to be used for home improvements than for home purchases. Moreover, 
Adams (1998) asserts that the accumulation of land by the migrant households was 
vastly greater than households that did not receive remittances.  
 

(b) 
 

Remittances for Investment 

In support of investment and savings, as the end use of remittances, Adams (1991) 
analysed the consumption and investment spending of households in rural Egypt, 
he found that migrant households had a larger marginal propensity to invest than 
non-migrant households. These households invested their remittances by 
purchasing land and housing. Using survey data collected from the poorest regions 
of Pakistan, Adams (1998) showed that migrant households tended to invest their 
remittances by purchasing land and housing, and the accumulation of land by the 
migrant households was vastly greater than households that did not receive 
remittances. According to Chami et al (2003), land in itself is not an economy wide 
producible asset, given that a country cannot increase its size. Indeed, when 
households purchase land, it merely changes hands, and thus there is no increase in 
productivity. Only when new capital is purchased and implemented will 
productivity increase. In my view, Chami skips one important aspect in land 
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economics that occurs when transactions on land are effected, namely capital gains, 
which increases land values as transactions take place. 
 
Lucas (1987) reviewed the agricultural output and productivity of migrant 
households, noting that remittance receiving households invested in new 
agricultural technology. While agricultural output decreased due to the loss of 
migrant workers’ labour in the short run, Lucas argued that agricultural 
productivity increased in the long run. Migrant households used remittances to 
purchase agricultural capital and cattle to enhance productivity, thus providing 
access to capital markets that were prohibitively expensive prior to the migration. 
Using the same fundamental model as Lucas, Rozelle et al. (1999) evaluated 
agricultural output and productivity in China. Indeed, agricultural output dropped 
as migration increased in the short run due to the loss of the migrants’ productivity. 
Remittances partially offset the loss in production by giving the migrant household 
access to capital, which in turn increased productivity through hired labour and 
investment in agricultural capital.  
 
Edwards and Ureta (2003) observed that remittances increased school retention in El 
Salvador, and therefore concluded that the hazards of leaving school are lessened 
with remittances, allowing children access to higher education and attainment in 
human capital. Remittances from abroad increase total income and allow children 
the opportunity to stay in school longer, and such effects are larger for girls than 
boys and for older than younger children in Mexico (Hanson, 2002). Ilahi (1999) 
observed migrants’ savings were a significant factor in deciding on self-employment 
in India, namely that the more money saved while away, the more likely the migrant 
was to start a business. Many households have the opportunity to invest in self-
business ventures. In the Philippines, Yang (2004) showed that an increase in 
remittances increased a household’s likelihood of forming a business.  
 
Osili (2006) in his analysis of households in Ghana introduced an additional 
dimension, and asserts that the use of remittances also depends on “the origin 
family and its economic resources”, mainly two asset resources “size of 
landholdings measured in hectares and the number of buildings owned”. He finds 
that “the migrant’s origin household's economic position is positively related to the 
migrant's origin savings” and the decision whether to invest remittances or not. This 
is not different from Taylor’s (1992) assessment, which found remittances to be 
associated with increased holding of land and cattle in a sample survey of 55 farms 
in Mexico. However remittances were applied to the direct purchase of cattle rather 
than land. The reason advanced for investing in cattle was that, all land in the area 
was “reform land” and was out of the land market or not open for sale. Woodruff 
and Zenteno (2001) also found a positive correlation between migration and small 
business investment in Mexico. In both Taylor (1992) and Woodruff and Zenteno 
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(2001), it is clear that the migrant family’s stock of wealth or well-being is a key 
determinant of what remittances are used for or where they are invested.  
 

(c) 
 

Remittances for Housing 

Results from empirical studies show a mixed picture. According to Doyle (2006) 
remittances should cushion poor households to access resources for housing. In 
reality most household engaged through housing improvement rather than outright 
purchases due to extra income from remittances. Even with housing improvements, 
remittances are still the ideal resource for improving family assets and overall 
quality of life. However, the review of literature show a limited application of 
housing mortgages based on receipt of remittance. Doyle (2006) emphasizes the use 
of remittances in progressive house building, as opposed to the purchase of 
complete homes. However, Doyle also warns that remittances alone cannot solve 
endemic problems in the housing sector, and rather that they must be seen mainly as 
an alternative means of payment (Doyle 2006). Indeed, in Latin America and the 
Caribbean, efforts have been made to introduce housing products based on 
remittances from the US (Bendixen Associates, 2006), these are however seen to have 
a limited impact on overall housing investments based on UNDP (2005) figures for 
El Salvador, where remittances have only serviced the purchase of 0.7 per cent of 
investments in housing.  
 
Smith and Mazzucato (2003) acknowledge the widespread negative perception 
among researchers and practitioners of the migrants’ construction of “luxury” 
houses, which is considered as driven by prestige and status considerations and 
subtracting resources from “productive” investment. Firstly, they argue that a 
spacious, functional and hygienic house is a legitimate aspiration, particularly 
because it may enable households to become more independent from the extended 
family (de Haas, 2007). Secondly, house building generates positive “multiplier 
effects”, given that bricklayers and other workers use their wages for consumption 
or investment. Thirdly, in contexts characterized by few investment opportunities 
and high inflation, housing reflects a sound way of protecting savings, and housing 
may also generate income, particularly by renting out the house or part of it.  
 
Moreover, they indicate that consumptive expenses and so-called ‘‘non-productive 
investments’’ such as on housing can have highly positive multiplier effects in local 
and regional economies, which generate employment and income for non-migrants 
and can contribute to poverty reduction. Rempel and Lobdell (1978) conducted 
twelve remittance usage studies in the 1970s and concluded that a large majority of 
people tended to use remittance for pure consumption. Indeed, research of this 
nature has generated the common idea that migrants do not use their money 



41 

“productively”. However, such research has been criticized for serious deficiencies 
in its methodological design (Özden and Schiff 2005).  
 
Additionally, Stark (1991) asserts that investing in housing also reflects limitations in 
the menu of investment choices available to migrants in the country of origin, given 
that houses present unique advantages in that they are durable, highly visible and 
associated with low risk and monitoring requirements. Mazzucato’s (2008) study of 
returned Ghanaian migrants reveals the importance of house building and house 
ownership, which many reported conferred status or prestige, and defined 
“manhood”, particularly in Ashanti culture. In Turkey, the 1970 “Abadan Survey” 
found that 49 per cent of remittances were spent on housing (quoted in Russell, 
1986). Furthermore, similar results were reported in Ghana, where Kabki et al (2003) 
found that the majority of the migrants interviewed were investing in a house for 
their family, and most that had not yet done so hoped to do in the future. In the 
Todgha oasis valley in Southern Morocco, remittances enable families to move out of 
the traditional village and build new houses (de Haas, 2008). Moreover, a study of 
eleven Mexican villages found that between 71 per cent and 89 per cent of migrant 
households expanded or repaired their house, or built a new one (Basok, 2003). 
 
Durand et al (1999) showed a majority of households in Mexico were unable to 
invest remittances due to lacking access to necessary asset markets, while those 
households with access to education, land, businesses and housing often invested a 
portion of their remittances in productive investments. However, Durand et al 
(1999) offer an alternative reason, arguing that the high risk of business failure and 
possible legal issues with land accumulation prevents migrant households from 
using remittances for productive investments. Additionally, whether remittances 
flow into housing or other uses is context specific and considered wasteful within 
some literature, despite de Haas’s (2010) affirmation that remittance receiving 
households often have a higher propensity to invest than non-migrant households. 
Mazzucato (2008) reported house building and house ownership, as conferring 
status or prestige, and defined “manhood”, particularly in Ashanti culture, as one of 
the key motivations for migrant household to invest in housing. The more appealing 
preposition that speaks to my area of study is that offered by Stark (1991), who 
reasons that investing in housing is a reflection of limitations in the menu of 
investment choices available to migrants. Ultimately, what makes the difference in 
my opinion is the extra marginal propensity or additional purchasing power that a 
migrant household attains as a result of receiving remittances.  
 
Ratha et al (2011) argues that dual-citizenship is a relevant factor for diasporas’ 
participation in trade, investment, and technology transfer, while it makes easier to 
travel to, remit and own land in the origin country. Uganda is one of the countries 
that has ceded to dual citizenship as a deliberate policy to encourage close links 
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between migrants and their home country, and therefore support the continuous 
flow of remittances. However, the pursuit of sector specific policies such one to 
support remittances into the housing is currently not evident due to lack of analysis 
and research such as the one advanced in this thesis to inform policy decisions.   
 

(d) 
 

Remittance Policies 

Julca (2012) develops a typology of remittance policies and argues for a variety of 
policies including but not limited to fiscal, financial, and institutional policies. Julca’s 
(2012) argument is that financial and institutional policies have been the most 
attractive for policy makers to work with because of their straight forward nature of 
what is needed to support continuance flow of remittance, a factor that has left the 
resultant application or use of remittance to individual remitters or receipt 
households. Indeed, the instruments Julca (2012) lists as commonly applied include 
“development bonds, various kinds of tax incentives to import fixed capital or remit 
through the banking system as well as preferential interest rates, exchange rates, and 
the set-up of foreign currency accounts, electronic transfers, microfinance, various 
types of insurance as well as the establishment of regulatory frameworks for 
remittances transfer and their use; financial literacy programmes, and training for 
start-up businesses”.  

2.4  Conclusions from the Literature 

2.4.1 Theoretical Implications for the thesis from the Literature 

From the literature remittances are the most tangible consequence of migration for 
households in sub-Saharan Africa. A resource that does not need middleman to 
apportion out, nor require special knowledge to understand how the funds are 
accessed, or impose conditions for their use, by any entity outside of the family or 
the migrant and his/her household. In this sense therefore, remittances have 
subsequently played a big role in family budgets and in improving housing through 
autonomous and informal methods.   
 
Neo-classical economists have argued that people move permanently to raise and 
maximize their wages in receiving countries, new economics of labour migration 
contends that people move on a temporary basis to achieve their goals or targets, 
and thus migration goes “beyond a response to negative wage differential”. The neo-
classical theories are based on the notion of wage differentials between receiving and 
sending areas, as well as the migrant’s expectations for higher earnings. In other 
words, unlike the new economics of labour migration, which views migration as the 
logical outcome of a “calculated strategy”, the neo-classical stance considers that an 
individual maximizes not only their earnings, but also the family is conceptualized 
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as a coalition vis-à-vis the rest of the world, with family members sharing the costs 
and rewards of migration. Accordingly, the neo-classical and new economics of 
labour migration approaches differ from each other in positing contrasting sets of 
interpretations regarding the purpose and use of remittances.  
 
The theory of trans-nationalism, which partially address the reasons why individual 
remit, is also beneficial in analysing the use of remittance because it increases 
possibilities for investigating migrants and their families as persons or units that live 
trans-nationally and adopt transnational identities, through which multiple relations 
– social, economic, political, organizational and religious – that span borders are 
developed and maintained. These are significant to understanding the impact of 
remittances, which is far from straightforward yet better understood as the result of 
logically intertwined outcome of personal agendas, persons and places. When 
pushed further, remittances constitute one explanatory factor for maintaining 
attachment to the home country that trans-nationalism theorists appropriately 
capture. This understanding of remittances as a trans-national resource is explored 
with specificity to the housing sector and housing of households that receive 
remittances in this thesis.   

2.4.2 Empirical Implications for the thesis from the Literature  

From the literature, it is also clear that there are empirical implications that this 
thesis has to consider in its analysis. First, is the recognition that evidence presented 
by different authors has led to varied and conflicting conclusions on the decision of 
placing remittance resources on housing improvement of purchase of housing. This 
could turn out to be one of the shortcomings of the analysis in this thesis. According 
to Julca, (2012) literature on the remittance policy has “made progress on assessing 
different aspects of remittances such as a) the implementation of regulatory 
frameworks to reduce transfer costs in different corridors; b) the support to financial 
inclusion; c) the support to investment motivations of diasporas”. It has however not 
progressed in terms of specific policies that can increase the possibility of home 
ownership and improved housing quality for households that receive a second 
source of income as pointed out by Carter’ (2007). This indeed is one of the key 
questions for which this thesis will propose additional perspectives. 
 
Secondly, even as remittances have diversification and risk-neutralizing effects on a 
household’s consumption, there are varied reasons for remitting and the effects are 
similarly varied depending on households. Therefore the context of remittance 
receiving and remittance sending is a factor that influences the use of remittance, 
which is not captured in cross-section data sets to be used in the analysis in this 
thesis. There are varied sources of income within a household, apart from and in 
addition to remittances and to what extent these also determine, whether 
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remittances are applied in housing improvement will be an important consideration. 
However, the wealth status of the receiving household or its net worth has to also be 
taken into account. These motives are not mutually exclusive but many studies have 
tried to disentangle them empirically. It is impossible to aim for disentangling such 
motives in this thesis, because such motives are not captured in the data.  
 
As the author of this thesis, it is important for me to heed Doyle’s (2006) advice that 
remittances alone cannot solve endemic problems in the housing sector, and rather 
must be seen mainly as an alternative means of payment. However, as de Haas 
(2010) warns, the resulting micro-empirical evidence from my analysis of the role of 
migration and remittances in households’ livelihoods will not be taken as evidence 
that migration stimulates development in more general terms and on the macro-
level. Accordingly, it would be inaccurate to argue that ‘‘migration and remittances 
durably improve households’ living standards’’ to ‘‘migration stimulates national 
development’’, in any case it would be a situation of making inferences made at a 
micro- scale of analysis and attempting to transposed them to a macro-level scale of 
analysis. As indicated by Ratha (2010), there is a significant problem in generalizing 
findings for specific countries and households as valid for all households across the 
globe. Indeed, this conjecture is not plausible in the long run, given that households, 
regions or countries differ, and thus one must be cautious of all empirical findings 
regarding household usage of remittances.  

2.4.3 Methodological Challenges for the thesis 

From the review of literature, it is also clear that this thesis will encounter 
methodological challenges. In this section, the following challenges are recognized. 
The first is recognition that literature tends to view remittance as non-productive but 
consumptive resources. According to Mazucatto (2008) who concurs with scholars 
such as Vertovec (2004) and Taylor (1999), this perspective is too simplistic. First, it 
assumes that remittances can be divided into two categories, namely ‘consumptive 
remittances’ and ‘productive remittances’, which fails to acknowledge the necessary 
institutional embedding of transactions to understand how remittances  have not 
only an economic but also a social and cultural meaning.  
 
The second challenge is the fungibility of money or remittances. Stark (1980) 
recognises that researchers cannot simply obtain information concerning if or how 
households budget their remittances differently from the rest of their income. 
Instead, researchers have to rely on econometric techniques for sorting remittance 
households from non-remittance households, subsequently comparing spending 
habits. Such techniques need to take account of the fact that only successful 
migration counts. Second, data on remittances do not take account of reverse flows 
of initial investment. Because remittances affect total income, the effect can best be 
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understood through study of the entire household investment portfolio rather than 
through the study of separate investment options.  
 
Thirdly, Taylor (1999) observes that many studies of migration impacts disregard 
income fungibility and the indirect, community-wide impacts of migration, which is 
often missed by traditional research approaches. De Haas (2007) contends that 
migration optimists tend to ignore evidence on first-round effects looking for 
second- and third-order effects. However, the optimist and pessimist conclusions are 
not necessarily incompatible: the point is that conditions and context appear crucial 
for the chances that migration and remittances end up stimulating development in 
areas of origin. Additionally, discussion of whether remittances flow into housing or 
other uses is context-specific and thus considered wasteful in some literature, 
despite de Haas’s (2010) affirmation that remittance receiving households often have 
a higher propensity to invest than non-migrant households. 
 
De Haas (2010) points out that household approaches often seem the best 
compromise to harmonise actor and structure approaches. Criticism of household 
approaches has focused on the underlying assumption of a household as a 
monolithic, altruistic unit taking unanimous decisions to the whole group’s 
advantage, which may mask intra-household age, gender and other inequalities. A 
strict household approach would disguise the importance of migration-relevant 
social bonds with non-household family, community members and friends, and 
would also rule out the agency of individual household members and consequently 
their potential ability to revolt against the will of powerful household members by, 
for instance, migrating without consent. De Haas (2010) concludes that the choice of 
the household as the primary unit of analysis can be considered a kind of optimum 
strategy or compromise between agency and structure approaches, acknowledging 
that the forms of households vary across time, space and social groups, which is 
particularly applicable in developing countries. 
 
In this analysis, I agree with Stark’s (1980) affirmation that researchers cannot simply 
obtain information on how households budget their remittances differently from the 
rest of their income, due to the fungibility of money. I support the philosophy that a 
focus on migrant and non-migrant households should principally make it easier to 
incorporate findings from household-level analysis. Furthermore, I support Haan 
and Yaqub’s (2009) recommended use of households rather than places as the unit of 
analysis, given that this better takes account of the fact that much, if not most, 
migration is “circular”, with continued interactions involving areas of origins rather 
than a one-way and one-off move. Carter’s (2007), segregates household income by 
considering earnings of spouses as second lines of income, with remittances 
considered a second line of income that influences home tenure (ownership and 
rental) and housing quality. When household income is disaggregated in such a 
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manner, each component is shown to have its own significant effect on housing 
tenure and quality. Moreover, he also asserts that most work on this kind of analysis 
has been derived from cross-sectional analysis, which is applied by this thesis.  
 
The transnational approach to migration research and analysis delivers best by 
better disaggregating and characterizing types and levels of transnational activity. 
More still, a focus on households should, in principle, make it easier to incorporate 
findings from household-level analysis. It is also valuable for this thesis to split 
households, as Rosen (2007) does in work on Pakistan, into three groups: households 
receiving remittances from abroad, households receiving remittances from within 
the country, and non-remittance households. This is considered a more accurate 
approach because it focuses on a household’s complete investment portfolio.  
 
Ratha (2010) highlights a significant problem in generalizing findings for specific 
countries and households as valid for all households across the globe. Indeed, this 
conjecture is not plausible in the long-run given households, regions or countries 
differ, and thus caution must be maintained with all empirical findings regarding 
household usage of remittances. Therefore, it is important that the results are 
evaluated in the context of the household’s geographic location. In this respect, this 
thesis will only evaluate results in the context of the household’s geographic 
location, given that households, regions or countries differ, and thus one must be 
cautious of all empirical findings regarding household usage of remittances, 
pointing out that the implications of migration and remittances vary according to 
level of analysis, from individual to community, nation or state. 
 
Overall, the review of literature shows that micro-empirical evidence highlighting 
the often positive role of migration and remittances in households’ livelihoods is 
often inaccurately assumed as evidence that migration stimulates development is in 
more general terms and on the macro-level. Assertions must have limitations and 
avoid committing a classical ecological fallacy by transferring inferences made on a 
micro to a macro level. Theoretical underpinnings play a critical role in defining the 
unit of analysis and the variables in a thesis of this nature. For this case, trans- 
nationalism is the major theory to understanding remittances and their application 
to housing tenure and security. Above all methodological challenges in 
disentangling the dollar of remittances that goes to improvements in housing tenure 
or quality at household level have to be dealt with depending on the quality of data 
applied in the analysis.  
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Chapter 3: Housing in Uganda  

3.1  Introduction   

In this chapter I examine the financing of housing through a summary narrative on 
the situation of the housing market and the variance likely to occur due to the inflow 
of remittances in Uganda. This narrative is based on review of three key studies; 
these include Endo, Namaaji and Kulathunga (2010), Uganda’s Remittance 
Corridors from United Kingdom, United States, and South Africa: Challenges to 
Linking Remittances to the Use of Formal Services. Kalema and Kayiira (2008), 
Access to Housing Finance in Africa: Exploring the Issues. No. 4: Overview of the 
Housing Finance Sector in Uganda and Giddings (2009), the Land Market in 
Kampala, Uganda and its Effect on Settlement Patterns. The review contextualizes 
the subsequent conclusions and research sub-questions in the broader socio-
economic situation of Uganda’s housing market.  
 
The motivation for this chapter is to retain the case study method, through a micro-
analysis of the housing market in Uganda. This chapter is considered necessary for a 
better understanding of the context in Uganda that is not captured in the review of 
literature at the start of this thesis that is concerned more with the fields of study- 
migration, remittance and housing - rather than the location of study - Uganda. In 
this chapter a detailed overview of the housing market in Uganda is posted, so that 
overall conclusions are made based on context and make meaning to policy makers 
within country, who may find the findings of this thesis useful or applicable to their 
policy work.  

3.2  Methods 

The review of literature was complemented by findings from a mini-survey 
conducted amongst 37 real estate firms in Kampala – Uganda, under their umbrella 
organization the Association of Real Estate Agents (AREA) in Kampala. The mini-
survey was not in any way meant to take away from the main analysis of the thesis 
which is based on the Uganda National Household Survey of (2005/2006) UNHS III 
and (2009/2010) UNHS IV. It was intended to compliment contextual understanding 
of the housing and real estate market from the literature, to which remittances might 
be a key source of financing. The mini- survey was undertaken using semi-
structured qualitative interview questionnaires administered through face to face 
interviews to the 37 real estate firms in the association. The interviews focused on 
nature of services offered by the firms’, the extent of government regulation and the 
clientele of such institutions.  
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The firms were tasked to consider the inflow of remittances into their operations 
over the last  two years and to discern the extent to which remittances may be 
filtering into this sub-sector of the economy. Results from the interviews were 
transcribed, manually coded and assembled in a descriptive naming scheme, then 
constructed into “quasi-statistics”, in which the trends or patterns are coded based 
on counts or number of times a particular response was mentioned in interviews as 
an estimate of frequency. In this way, the codes, according to Seidel and Kelle (1995) 
served both as “heuristic tools - primarily flags or signposts that point to things in 
the data” – and as objective codes – transparent representation of facts as captured in 
the interview process – “described in the data”.  

3.3  Status of Housing in Uganda  

Housing is fixed in location, extremely durable (slowly depreciating), and can be 
viewed alternatively as a composite commodity yielding a flow of ‘housing 
services’, or as a set of individual characteristics. According to Malpezzi (2003), 
housing market analysis is complicated by several facts. First, the system of property 
rights implicit in any supply and demand diagram cannot be taken for granted. 
Second, housing is a composite commodity and may be examined in terms of its 
service flows or stock in some aggregate way, or in terms of individual 
characteristics. Third, supply in any given period comes from both new construction 
and modification of the existing stock. Fourth, the transaction costs of changing 
consumption are quite high. Fifth, housing consumption choices are bound up with 
tenure choices. Sixth, housing markets are a large part of the economy in general and 
the capital stock in particular; having strong linkages with it’s the aggregate 
economy. 
 
According to the Uganda National Household Survey (UNHS), the estimated 
national housing requirement stood at 426,000 in 2005/2006, this has now risen to 
550,000 units in 2009/2010. According to the UNHS III (2005/6), more than 65 per 
cent of the Kampala population rents housing, and over 53 per cent live in 
“tenements” of less than two rooms. Moreover, the fact that around 85 per cent of 
Kampala’s population live in slum areas is testament that the formal land/housing 
market is not functioning as well as it should, and especially for low and moderate 
income families. Crowding is significant, with densities averaging more than 14,000 
per square kilometre, in many of the poorer slum neighbourhoods of Kampala City.  
 
According to the UNHS IV (2009/2010), growth in the housing sector in Uganda has 
averaged 7 per cent over the last few years, with the exception of 2000/01, when it 
recorded a 1.8 per cent growth rate. With a GDP growth averaging 6.5 per cent and a 
population growth average of 3.4 per cent per annum since 1995, the demand for 
decent and affordable housing has experienced an upward spiral, due to the drastic 
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rise in people’s living standards in relation to an increment in gross domestic 
product (GDP) and income per capita. It is estimated that the housing shortage will 
reach close to 8 million units by 2020, of which 2.5 million will be in urban centres 
and 1 million in Kampala city alone, if the current population growth rate is 
sustained (Uganda Bureau of Statistics, 2010).  
 
Kalema and Kayiira (2008) observe that Uganda has not had a well-managed scheme 
for the supply of housing during the last 25 years, with the country’s current 
housing supplies still basic and poorly managed. This is due to the fact that 
construction of new housing has significantly lagged behind population growth, 
with the demand for housing considerably outstripping supply. Giddings (2009) 
observes that there are two distinct land and housing markets in Kampala: (1) a 
formal sector market for land that is duly registered, where purchases and sales are 
recorded and formal legal agreements signed; and (2) an informal sector market 
where property and land use rights may be purchased and sold without being 
formally recorded. Both land markets are very active, with considerable buying and 
selling of properties and use rights. However, the two are not completely 
independent of each other because the extent to which the formal sector land market 
fails to function reasonably well affects the extent to which residents revert to the 
informal sector to meet their housing needs.  
 
Kalema and Kayiira (2008) assert that Uganda’s land tenure systems have also 
presented a major hurdle to the supply of decent housing stock, and especially in 
urban areas. Most land in urban areas is privately owned under mailo land tenure 
(the term is used in Uganda to describe a land tenure system that came into effect when the 
kingdom of Buganda signed an agreement with the British-administered Uganda 
Protectorate in 1900. The basic unit of the mailo system is a square mile, hence the derivation 
of mailo, which is also equivalent to 640 acres.), where houses are constructed either by 
landlords or by tenants who have occupancy rights using their own savings as 
opposed to gaining housing mortgage from banks. Over time, this has prompted the 
emergence of slums in areas such as Kisenyi, Katwe and Kalerwe within Kampala 
City.  
 
According to Giddings (2009), homes in the upscale Kololo neighbourhood can sell 
for well over $1 million, while a serviced housing unit in other neighbourhoods costs 
over $60,000 on average. In 2002, land in the desirable Ntinda area, most of which is 
fairly well-serviced and leased by the Kampala City Council or Uganda Land 
Commission, sold on average for $30,000 per ¼ acre.  By 2008, the average price had 
risen fourfold, to $120,000 per ¼ acre. Moreover, in the Nsambya area, land selling 
for around $15,000 per ¼ acre in 2002 is now selling for about $60,000 in 2009.  In the 
less well-serviced Kisenyi and Bwaise areas, ¼ acre parcels selling for around 
$10,000 in 2002 are now fetching about $20,000 in 2009. In the Muyega area, 
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commonly termed as the “rich man’s slum” due to its land use being extremely un-
organized and not well serviced, yet upon which some substantial houses have been 
built, a ¼ acre plot sold for around $30,000 in 2002 now sells for double that amount 
in 2009.   
 
According to Giddings (2009), there has been steady annual growth of around 13 per 
cent in the construction industry, including the production of cement, reinforcing 
rods, corrugated roofing sheets and paint. Overall, fewer than 5,000 units are being 
produced by formal sector developers in the Kampala area per year—far short of the 
effective demand, and what is being produced through the formal sector is still too 
expensive for a “moderate” income family, even if one is  able to secure a mortgage. 
To afford a $35,000 apartment, with an 80 per cent, 20 year mortgage at the interest 
rates of 16-18 per cent in 2009, a family would have to earn over $1,300 per month. 
Indeed, this type of housing is beyond the reach of the great majority of families 
living in the city (Giddings, 2009).  
 
Most formal sector housing developers are building an average of 3-4 single-family 
houses per acre, resulting in a land cost of around $5,000 per house. Providing 
adequate infrastructure to land adds approximately 35-40 per cent to the cost of a 
house, making a serviced plot worth a minimum of $11,000. Moreover, this would 
typically not include the cost of compensating existing owners of certificates of 
occupancy, which as noted above can add significantly to the cost of acquisition. 
With the average mid-level civil servant earning around $120 per month, this 
effectively means that a person has to work and save the entirety of their salary for a 
minimum of four to five years in order to acquire a plot in even one of the poorer 
neighbourhoods of the city (Giddings, 2009). In such situations, households with a 
top-up income from remittances are better placed for the uptake of such housing. 

3.4  Real Estate Market in Uganda  

This thesis advances the argument that remittances can be directed to the housing 
sector or real estate market in Uganda. It is important to note two key trends that are 
evident in the literature, which would certainly affect the application of remittance 
to these sectors of the economy, i.e., the real estate market is in infancy and the level 
of compliance with professional and ethical standards in this market is low as 
elaborated below.  
 

(a) 
 

Real Estate Market is in Infancy 

Both Giddings (2009) and Kalema and Kayiira (2008), show clearly, that the housing 
sector in Uganda has a deficit in supply of housing that can be served well with the 
receipt of remittances and their investment in the housing sector. Due to high 
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demand and low supply, the price of housing units is doubling in less than a decade, 
which makes housing an attractive option for investment of remittances, if they can 
be channelled there. Both Giddings (2009) and Kalema and Kayiira (2008), seem to 
imply that the players in the housing market are mainly private developers who are 
yet to think of organised mobilisation of resources in order to increase housing 
supply, given the demand that is nearly spiralling out of control. While it is admitted 
that the formal housing industry is still small, it has gradually grown from being 
largely controlled by the government to now being market and private sector driven, 
the real estate industry in Uganda remains in its infancy. 
 

(b) 
 

Non Professional Real Estate Services  

Kalema and Kayiira (2008) assert that Kampala has very few organized real estate 
developers and a number of individuals who play a relatively substantial role yet 
whose activities cannot be easily quantified. Real estate developers have recently 
formed a body for their own self-regulation, the Association of Real Estate Agents 
(AREA). In the third and fourth quarter of 2010, a survey was for this thesis under 
the auspices of AREA, where 37 of these firms provided views and observations on 
the filtration of remittances into the services they provide.  
 
Table 3.1 shows that 31 of such firms were legally registered under the company 
laws of Uganda to undertake business of real estate services. However, only 5 of the 
37 firms were registered under the Registration of Surveys Act 1974 (Cap 275) for 
upholding professional and ethical standards in the provision of services. Feeble as 
this may be, it is a signal of the absence of sufficient professional real estate services 
that migrants and their households can rely on to access services for housing 
ownership beyond their own savings. Nathan Behangana, the president, of the 
Institute of Surveyors of Uganda, acknowledged in a 2nd August 2009 interview with 
the New Vision Newspaper that ethical conduct and adherence to professional 
standards is not possible if services providers are not registered as required under 
the Surveyors Registration Act. 
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Table 3.1: Services Offered by Real Estate Firms 
Registration  Frequency 

(Number of Firms) 
Registrar of Companies 31 
Institute of Surveyors of Uganda 5 
ISO Certification* 1 
                        Total 37 
Core Services  Frequency 

(Count of Responses)  
Real Estate Agent or Broker 50 
Real Estate Developer 12 
Purchase and Sale of Land &Housing (Speculator) 25 

Total 87 
Additional Services  Frequency 

(Count of Responses) 
Property Registration  28 
Mortgage and Financial Services 12 

Property Valuation 20 
Housing Construction and Amenities Provision 4 

Transport – Hire for Construction Materials 3 
         Total 67 

Note: Tables records counts of responses on services as some firms offer more than one service 
 
Bageine (2010) asserts that developers in Kampala hardly observe laws that govern 
the industry, which has resulted in unprofessional and unregulated players or 
developers who disregard guidelines and defraud clients, and especially in land 
transactions.  
 

(c) 
 

Real Estate Services are Limited 

Real estate brokerage is the most important service offered by the 37 firms, followed 
by speculative purchase and sale of housing and land and lastly real estate 
development Findings from the coded interviews from the survey of 37 firms also 
show that the majority of real estate firms undertake real estate brokerage, 
accounting for approximately 50 of the 87 responses recorded in the survey (see 
table 3.1). Brokerage in this sector includes managing land and its fixed assets, 
especially residential and commercial buildings. This is followed by speculative 
purchase and sale of both housing and land, which accounts for 25 of the 87 
responses of firms surveyed. Real estate development – the purchase and 
construction of housing – is apparently the least important service, accounting for 12 
responses out of the 87 views offered by real estate firms.  
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3.5  Financing Housing in Uganda 

Housing must be financed, because of its high cost in relation to incomes. Because of 
its locational fixity, housing markets are profoundly affected by the operation of 
land markets, and by infrastructure. Housing is the largest asset owned by most 
households. Bertrand Renaud (1984) put it best: Housing is always financed, in the 
sense that virtually all owners of housing capital must pay for their units over 
several periods. Even households which own their units ‘free and clear’ finance the 
unit in the sense that holding such a large asset has a financial opportunity cost. But 
in most countries only a small share of this potential finance, roughly equal to the 
value of the underlying assets, is in the form of mortgages or other formal sector 
finance. Goldsmith (1985) shows that in both developing and developed countries 
formal sector finance is only a small part of the total.  
 

(a) 
 

Household Incomes:  

Uganda’s large informal sector (over 80% of the population) renders it difficult to 
estimate the exact income levels of individuals, which is made even more 
challenging by the fact that many employed persons also engage in extra activities to 
supplement their incomes. Nevertheless, results from the 2005/6 National 
Household Survey estimated the combined monthly average household income at 
Uganda Shillings 170,891 (US$ 98). The Capital City, Kampala recorded the highest 
monthly income per household of Uganda Shillings 347,918 (US$ 200), while the 
central region (excluding Kampala) recorded a monthly household income of 
Uganda Shillings 209,369 (US$ 120).  
 
According to Kalema and Kayiira (2008), all commercial banks require an individual 
to have a monthly salary of at least Uganda shillings 1 million (US $ 575) to access a 
mortgage loan. On this basis, less than one per cent of the country’s households 
(35,621 households) can qualify for a mortgage loan. This is attributed to the 
unachievable conditions set by commercial banks for accessing loans; for example, 
many Ugandans are not in salaried jobs, while many earn below the required 
qualifying incomes for mortgage loans. In addition, collateral requirements by 
lending institutions, including commercial banks, reflects a major challenge to many 
would-be borrowers, making remittances a plausible alternative. Therefore, the 
input of remittances in the housing sector becomes even more crucial. Kalema and 
Kayiira (2008) observe that the most significant challenge for real estate development 
as a service within the housing sector is the high cost of mortgages. 
 

(b) 
 

Limited Housing Mortgages 
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Giddings (2009) asserts that the low quality of housing also mirrors the low income 
levels and use of own savings to incrementally undertake construction, given that 
most Ugandan’s are unable to access housing finance to invest in house 
improvement, purchase or completion. Kalema and Kayiira (2008) assert that the 
lack of developer financing has crippled the formal private sector to such an extent 
that its contribution to housing delivery has been relatively insignificant. 
Furthermore, Endo et al (2010) observe that the development of the mortgage market 
has been stifled since 1971, when Uganda experienced economic instability and 
political turmoil. Banks have since been preoccupied with investment in high-yield 
government debt, large, high-quality corporate accounts, as well as customer loans 
with short-term maturities.  
 
The industry faces a lack of long-term (shillings) funding in both the domestic 
banking system and capital markets, an inadequate stock of well-planned, good 
quality houses to support the development of a secondary mortgage market, delays 
in the land registry and associated risks, and inadequate infrastructural support to 
property developers. Giddings (2009) observes that developers of larger parcels of 
land in Kampala will typically seek to stage payments to the owners as they build 
and sell competed houses, they can use the proceeds to purchase more of the land 
besides the growing shortage of buildable land 
 
Consequently, Endo et al (2010) recommend as a first step that banks recognize 
remittances as a stable source of income and innovatively develop remittance-
related products and instruments to finance housing purchase, construction and 
maintenance. However, most commercial banks do not appear to have the sufficient 
incentive to develop a tailored product for remittances, and particularly remittance 
products tailored to low-income people who depend on remittances. A lack of 
affordable and attractive basic financial products reflects an obstacle to triggering 
the economic impact from remittances. Instead, commercial banks have shown a 
preference for low-risk liquid assets, such as T-Bills, rather than providing loans to 
the private sector.  
 

(c) 
 

Limited Options for Private Developers  

One real estate firm, Jomayi Properties, is offering 300 serviced plots in a new 
development called the Mukono Estates near the Jinja Road to the east of the city for 
$2,500 for 1/8 of an acre and $5,000 for ¼ acre plots, and another 300 plot estate 
around eight km south of the centre of Kampala for $6,250 - $7,500 for plots of a little 
more than 1/8 of an acre. The National Social Security Fund (NSSF) purchased a 
large parcel of more than 400 un-serviced acres in Wakiso District around 13 km 
from Kampala for $15,000 per acre, while a savings cooperative of a publishing 
company purchased 30 acres of land off the airport road to Entebbe around 20 km 
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from Kampala for $25,000 per acre. Indeed, prices have escalated so much during the 
past six years that the “standard” plot has shrunk from ¼ to 1/8 an acre.  Further out, 
there are still some larger tracts available some 15-20 km from the city centre, 
usually un-serviced mailo land, selling for $15,000-$25,000 per acre (Giddings, 2009).  
 
Kalema and Kayiira (2008) conducting research in 2006 found that in the 5 years 
since the new condominium law passed in 2001, few developers had taken 
advantage of the possibility of developing apartment type buildings on smaller 
parcels, yet to date few developers has taken advantage of this to build flats that 
would be more affordable to more moderate-income families. One developer, 
Tirupati Developments, recently completed a 16 unit “moderate” income 
condominium project with two and three bedroom flats selling for between $84,000 
and $93,000. Equally the National Housing and Construction Company (NHCC) are 
selling two bedrooms at 80.5 million Uganda Shillings flats in its Namugoona 
Apartments in the Kasubi section of the city for $51,000.  However, neither of these 
comes close to serving lower income families. Kalema and Kayiira (2008), thus 
conclude that the rapidly escalating price of land and high costs associated with 
providing adequate infrastructure, most new housing being built by developers in 
“housing estates” is well beyond the reach of low- and moderate-income families.  
 
Another real estate developer, Akright Properties, is selling houses in a 3,000 unit 
planned community 18 km from the city for between $44,000 for a shell ‘starter’ 
house and $110,000 for a 260m five bedroom house on a ¼ acre plot, marketed to 
“moderate income” families. Another large developer, PAN Africa Housing, is 
constructing a 2,000 unit development in the Kirinya suburb of Kampala of housing 
costing between $31,250 and $46,900 — again targeting so-called “low income” 
earners. While these may be more affordable to steady wage earners who can qualify 
for a mortgage, housing built at these densities remains unaffordable to the vast 
majority of Kampala’s population (Kalema and Kayiira, 2008).   

3.6  Remittances and their Potential 

Two studies are particularly pertinent in understanding the use of remittances in the 
housing in Uganda. The first study examines the relationship between migration 
and wealth accumulation using Poisson regression analysis based upon sample 
survey data for 9,711 households, (UNHS data collected in 2001/2002 by the Bureau 
of Statistics of Uganda). Undertaken by Herrin et al (2008), this study empirically 
demonstrates Katz and Stark’s (1986) hypothesis that a risk-averse migrant from a 
developing country would take an actuarially unfair gamble, with expectations of 
improved economic well-being from repeated migration moves, on average, not 
being realized.  
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The second study is based on analysis of sample survey data from the 2007 and 2009 
Remittances Household Survey by the Bureau of Statistics and the Bank of Uganda, 
undertaken by Endo et al (2010), despite concentrating on remittance transfer 
channels and policies for their improvement, it confirms that remittances do not 
seem to have contributed to the development of housing in Uganda. However, 
anecdotal information from Endo et al (2010), demonstrates that remittances are 
used to purchase and build houses in Uganda without being channelled through 
financial intermediaries.  
 
Endo et al (2010) highlight that analysing remittance flows proves difficult due to the 
many undocumented migrants who typically use informal remittance transactions. 
Indeed, they assert that “quantifying the remittance flows is a challenging task due 
to lack of proper methodologies, accuracy of recorded data, and extensive use of 
informal mechanisms. Although balance of payments data on remittances are 
commonly used for this purpose, they could be misleading because informal 
remittance flows are not accounted for in these calculations. This problem is 
aggravated further by the difficulty in estimating the flow of migrants, especially 
undocumented migrants”.  
 
Endo et al (2010) argue that shifting remittance use to investment and wealth 
creation could improve financial services and services in the housing market in 
Uganda. This may not set aside the high cost of mortgages or the fact that less than 
1% of the Uganda’s households (35,621 households) can qualify for a mortgage loan. 
Nevertheless, it will improve the contribution of private sector to housing delivery 
significantly, an aspect that housing policy in Uganda needs to address.  However, 
remittances tend to be used to finance short-term needs; indeed, almost 80.7 per cent 
of remittances to Uganda from abroad are used for short-term consumptions needs 
and services, education expenses, and health expenses (Uganda Bureau of Statistics, 
2006). The purchase of building materials and land commonly requires the 
accumulation of remittances for mid-term financing, which only accounts for 5.4 per 
cent.  
 
However, Endo et al (2010) also note that remittances from Ugandan expatriates 
flowing into the housing sector in Uganda seem to contribute to the increase of 
prices in housing supply, including materials. They see a potential threat in 
remittances creating two separate housing markets: one high-end market for 
migrants and another low-end market for the middle- and low-income population. 
Consequently, expatriates who purchase high-end, expensive housing in Uganda 
create a different market segment, and developers tend to concentrate on this 
demand at the expense of middle and low-income populations, who cannot afford 
such housing.  
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Table 3.2: Migrants/ Remittances  in the Clientele of Firms 
Migrants in Every Ten Clients Frequency  

(Number of Firms)  
Very Few (1-2) 4 
Few (3-4) 7 
Average (5-6) 9 
Above Average (7-8) 12 
Majority (9-10) 5 

Total 37 
Payment by Migrant Clients Frequency  

(Count of Responses)         
Cash through friends/relatives     24                    
Bank transfers/EFTs     26         
Money Transfer s (Western Union)       6                     
Others       1             

                      Total    57          

 
In the mini-survey of real estate firms, shown in table 3.2, 12 out of the 37 firms 
surveyed reported at least 7-8 out of ten clients being from abroad, while 9 firms 
stated at least 5-6 in every ten clients are from abroad. Overall, at least each firm in 
the survey had encountered clients from abroad, who were collectively interpreted 
in this analysis as meaning migrants or migrant households. To adduce evidence of 
transactions with clients from abroad, firms were asked to reveal the mode of 
payment in any transactions involving clientele from abroad. In this respect, most of 
the firms (26) received payment from overseas clients through bank transfers, while 
24 firms received payment through friends/relatives of their clients, while 6 firms 
did so through money transfer agencies such as Western Union. The cases in table 
3.2 indicate that more than half of the firms’ surveyed reported served clients from 
abroad.  
 
Endo et al (2010) observe that there is  anecdotal information highlighting that 
remittances are used to obtain and build houses in Uganda without being 
channelled through financial intermediaries, and hence are missed by official 
statistical data. For example, the formal mortgage mechanism financed around 0.1 
per cent of the total supply of housing in 2003. With such a financing gap, the 
potential for remittances to finance housing is enormous. Giddings (2009) observes 
that most of the housing in new “estates” sells quickly, with sales as such attributed 
to the inflow of remittances from the diaspora, which is unsurprising given the 
shortage of middle-income housing.  
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3.7  Conclusions  

The review in this chapter and the findings of the mini-survey reveal the following 
key aspects with regard to housing, which are essential in drawing conclusions to 
the subsequent analysis of remittances undertaken in the next chapters of this thesis.  
 
From the literature and the mini-survey, housing as a product in Uganda’s economy 
has very high demand with limited options of supply, because of a number of 
factors. There are limited financing opportunities and choices when it comes to input 
resources to either secure tenure of housing or to improve the quality of housing. 
This is because aggregate household incomes are low and wages/salaries for 
individuals are low. Moreover the unit cost of housing is way beyond the aggregate 
income of most Ugandan households. This effectively locks out individuals and 
household from accessing mortgages to finance housing purchase or construction 
and indeed any improvements in quality of pre-existing housing. The implication 
for remittances is that there is demand for remittances to become a visible part of the 
housing acquisition or improvement equation, especially for low income households 
in order to improve a household’s chance at securing their tenure or improving the 
quality of their housing, thus making the contribution of this thesis timely.   
 
In addition, housing supply is mainly driven by private capital through 
corporations, a few banks or individuals and households through self-construction. 
Inevitably the quality of housing is low because it is self-financed and without 
adequate regulatory supervision and compliance.  In retrospect, remittances are 
private resources controlled by the migrant and his or her household that receives 
them. Therefore the principle of self-financing purchase or construction of housing 
and improvements in quality sits well with this type of resources that are free of 
formalities and intermediaries making them readily available to respond to demand, 
if only their volume and amounts are high enough to support investment in 
housing.  
 
Furthermore, there is limited supply of housing as shown by the national housing 
requirements in Uganda estimated to reach 8 million units by the year 2020. Even if 
migrants and remittances receiving household made housing their number one 
option for investment, they might encounter limited options. This is because the 
housing and real estate sector is not adequately organized to managed or tap into 
the potential that remittances represent. There are no tailored products for migrants 
nor are there financing choices that use remittances as investment capital. The 
banking sector that is supposed to lead the way in developing such innovative 
financing mechanisms, is yet to respond to remittances in a manner necessary to 
plough them into the housing finance market. Real Estate Developers under their 
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professional association (AREA) are just beginning to re-align their services to 
required professional standards and enforce/adhere to ethical conduct.   
 
Additionally, the housing products in the market have tended to be of low quality 
because they are built for a market that receives low incomes, yet migrants may 
want to focus on high-end quality products of housing. However, the government of 
Uganda might find it useful to consider increasing its role in regulation so as to 
encourage agents to professionalise and improve the services they can offer as this 
might place real estate developers in a position to respond to growing demand for 
diversified housing options by migrant households. For instance in Kampala city 
alone, 85 per cent of population resides in slums, a factor that is driven by the low 
rate of construction compared to the rate of population growth. The place of 
remittances in such a situation would ideally, be to provide extra resources that raise 
the volume and rate of construction of new units of better quality. This is easier said 
than done, as most families that receive remittances may not have the professional 
skills to deliver product of this nature in housing but would be in position to invest 
in such a sector if guided by professionals.  
 
Lastly, both the literature review and the mini-survey show, that in Uganda, the 
formal and the informal housing markets are functioning in parallel, and both are 
utilizing private capital as the main form of financing. The place of remittances in 
such a scenario is therefore guaranteed. Remittances fit the bill of inclusion in such a 
market.  
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Chapter 4: Methodology 

4.1  Introduction 

This chapter builds on the conclusions of the second chapter, to frame an 
investigation on remittances and housing tenure and quality. First by defining the 
research variables and sub-variables and their measures, based on the research 
questions articulated in the first chapter. Secondly, it describes the data sets applied 
in the analysis showing how they were collected and reliability of variables and the 
attributes contained therein. Specifically, this chapter discloses the measures 
undertaken during data collection and analysis to ensure that income and 
expenditure reported by households was reliable. The data analysis method is also 
detailed and the hypotheses to be tested are spelt out. The chapter ends with 
explanations on how endogeneity and fungibility of income are dealt with in this 
thesis. 

4.2  Research Variables and their Measures  

There is a sizeable body of literature exploring the empirical determinants of 
remittances and housing. I have been guided by theory in choosing explanatory 
variables and determining the form of the relationship under investigation. The 
explanatory variable in this thesis is remittances, which refers to both domestic and 
international remittances. The analysis is based on national sample survey data 
collected at household level, with remittances segregated from overall household 
income in the analysis. Household income is the sum of income that accrues from 
economic activities performed by household members on a regular basis, and is 
taken as a gross aggregate of income from: agricultural activities; non-agricultural 
activities, wage and salaries, and from transfer earnings (or remittances). It includes 
all receipts (cash and in kind) in exchange for employment, in return for capital 
investment, or transfer earnings e.g. inherited wealth, remittances, donations, etc. 
(Uganda Bureau of Statistics, 2007). The Uganda Bureau of Statistics applies a 
nominal value of income, implying that it is adjusted for inflation or decreasing 
purchasing power.  
 
Remittances (domestic and international) are the monies or goods in kind that 
migrants send back home to their families or another individual, usually a relative 
who remains at home in their countries, cities or towns of origin. Transfer earnings 
capture both domestic and international transfers in the Uganda National 
Household Surveys data (UNHS, 2005/2006 and UNHS, 2009/2010), but excludes the 
international sale and transfer of goods, and the cross-border transfer of funds 
between businesses (Uganda Bureau of Statistics, 2007). In the analysis of relations, 
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the cash value of remittances is applied because the majority of households receive 
remittances in this form. This also helps eliminate any possible chance that there 
may be undisclosed values of remittance in kind that are reported in the data. 
Migrant and non-migrant households in this study are disaggregated on the basis of 
those that receive remittances as a component of their household income.  
 
Given this approach to the analysis, it becomes important to define a household, 
despite it not being an explanatory variable in itself. According to the Uganda 
Bureau of Statistics (UBoS), a household is a group of people who normally live and 
eat together, usually a family living in the same house or compound and eating 
together. In addition, the following also constitute a household: one person who 
lives and eats on his or her own; several persons who are not related to each other 
yet live together in the same house or compound and eat together; and a man with 
two or more wives who, together with their children, live and eat together. 
However, if the wives and their children live and eat separately, in such cases they 
form separate households. Moreover, if two or more groups of persons, each of 
which has its own separate eating and housekeeping arrangements, live in the same 
dwelling, they are also treated as separate households, i.e. cooking and eating 
together takes precedence over living together in the definition of the household. 
People who live together yet each of them buys food from a restaurant using their 
own money are also regarded as separate households (Uganda Bureau of Statistics, 
2007). 
 
The dependent variable in this thesis is housing. Adebayo (2010) observes that 
housing is theoretically viewed by many authors as a process and activity by which 
shelter is provided, and as part of the human settlement fabric that facilitates normal 
life and enduring wellbeing. From this perspective, housing is also a complex 
product that serves a varying number of purposes, including shelter, social relation 
and economic imperatives. Rapoport (2002) defines housing as a system of settings 
within which a certain system of activities takes place, and thus housing represents 
more than a dwelling, and includes the neighbourhood and its environmental 
quality. As a shelter, “housing is more than mere physical barrier against the natural 
elements or weather; it provides the economic, social, biological and physiological 
needs of man” (Mabogunje et al., 1978).  
 
Housing in Uganda is defined as a separate and independent place of abode, 
intended for habitation by one household, or as one not intended for habitation yet 
occupied as a living quarters by a household  (Uganda Bureau of Statistics, 2006). In 
this thesis, housing is a compound variable with three elements of quality, tenure 
status and market, defined as follows: 
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(i) Housing tenure refers to the financial or other arrangements under which 
someone has the right to live in a house.  According to UBoS (2006), there 
are three possible tenure categories of housing in Uganda that are applied to 
the data used in this thesis, namely: 

 
(a) Renting: defined as all non-owner-occupied property rented from 

private owners or developers, local authorities and housing agents. 
(b) Owner occupancy: owner-occupied dwellings (or private enterprise) i.e. 

financed and built by private developers for owner occupiers or private 
landlords, whether persons or companies). This includes 
accommodation that is owned outright or bought with a mortgage. 

(c) Dwelling supplied free by an employer or relation: Includes all housing 
from private or public bodies occupied by virtue of employment. This 
includes property occupied rent-free by someone other than the owner.  

 
(ii) Housing quality is measured in various ways. For instance, Fiadzo (2004) 

uses physical conditions, welfare and access to amenities in household data 
to measure housing quality in Ghana, including: physical status and 
condition of housing access to welfare amenities for households and access 
to quality of life amenities. According to Goodman (1977), there are infinite 
numbers of ways of combining any selected components (of housing 
situations) into a summary measure or index for differential assessment. The 
term of housing quality has two dimensions in this thesis:  

 
(a) Physical condition attributes, which includes the type of building 

materials used in constructing the floor, walls and roof;  
(b) Access to welfare amenities for households, which includes aspects 

related to access to energy sources (lighting and cooking), sanitation or 
toilet facilities and sources of drinking water.  

 
This thesis does not intend to evaluate the suitability of housing, but rather the 
relationship between physical conditions and access to welfare amenities in relation 
to household income and remittances received at the household level. It is neither 
based on subjective nor the normative determination, but is constructed and 
interpreted on the basis of the situational status of household housing as captured in 
the Uganda National Household Survey data in 2005 and 2010.  
  

(iii) The analysis of housing market has a particular focus on real estate services 
provided by agents, individuals or companies licensed to negotiate and 
arrange real estate sales (of either land or housing) as intermediaries of  
owners, or as owners of real estate property in providing for dwelling units. 
Real estate is a legal term encompassing land along with anything 
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permanently affixed to it, such as buildings, but more specifically property 
that is fixed in location. It includes the services of construction, maintenance, 
operation, occupancy, use or appearance of dwelling units and the  services 
of real estate agents licensed to negotiate and arrange sales (of either land or 
housing) as an intermediary for house owners or owners of real estate 
property. The explanatory variable is remittances received as payment for 
real estate services, and those used by migrant households (including 
members of their households). 

4.3  Research Questions and Hypothesis 

The overall research question is: Can remittances (as a share of household income) 
influence the tenure and quality of housing at the household level in Uganda? This overall 
research question is answered through three sub-questions: 
 
Sub-Question One: What is the relationship between remittances and housing tenure at 
the household level in Uganda? The hypotheses tested are:  
 

(i) The receipt of remittances improves the status of housing ownership for 
migrant households 

(ii) The receipt of remittances improves the status of housing rental for migrant 
households 

 
Sub-Question Two: What is the relationship between remittances and housing quality at 
the household level in Uganda? The hypotheses tested are:  
 

(i) The receipt of remittances improves the physical conditions of housing for 
migrant households, specifically the material of the roof, external walls and 
floor 

(ii) The receipt of remittances improves access to welfare amenities such as 
lighting, cooking fuel and technologies, toilet facilities and drinking water 
for migrant households  

 
Korn and Graubard (2003) assert that the explanatory variables in regressions 
applied to survey data are almost always observed, given that they exist in the 
population rather than being randomly assigned, and thus the regression coefficients 
based on survey data simply reflect relationships that exist between the dependent 
variable and the explanatory variables in the population, and do not necessarily 
imply causation. The analysis aims at obtaining simple correctional relationships 
and patterns of relationships to show either positive/negative relations or 
higher/lower values using the household as the unit of analysis for one-tailed 
hypotheses.  
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Sub-Question Three: Is the use of remittances evident in Kampala’s (Uganda) housing 
market? The financing of housing is investigated through a summative narrative on 
the situation of the housing market and the variance likely to occur due to the inflow 
of remittances. This narrative contextualizes the subsequent conclusions and 
research sub-questions in the broader socio-economic context of Uganda’s housing 
market. Three key studies form the base of the literature review, namely: Endo et al 
(2010) in their study of Uganda’s Remittance Corridors from United Kingdom, 
United States, and South Africa addressing the challenges to linking Remittances to 
the use of formal Services; the second study is undertaken by Kalema and Kayiira 
(2008) on access to Housing Finance in Africa: Exploring the Issues, with a specific 
overview of the Housing Finance Sector in Uganda and lastly, Giddings’ (2009) 
research on the Land Market in Kampala, Uganda and its effect on settlement 
patterns. 
 
The literature review was complemented by extracts from semi-structured 
qualitative interviews questionnaires administered through face-to-face interviews 
with 37 real estate firms in Kampala, who were tasked with considering the inflow 
of remittances into their operations over the last 2 years. Results from the interviews 
were transcribed, manually coded and assembled in a descriptive naming scheme, 
and subsequently constructed into “quasi-statistics” in which the trends or patterns 
are coded based upon counts or the number of times a particular response was 
mentioned in interviews as an estimate of frequency. In this respect, the codes 
served both as heuristic tools - primarily flags or signposts that point to things in the 
data – and as objective codes – transparent representation of facts as captured in the 
interview process – described in the data (Seidel and Kelle, 1995).  

4.4  Data Description  

The Uganda Bureau of Statistics (UBOS) has conducted an integrated household 
survey, popularly known as the Uganda National Household Survey (UNHS), every 
other year since the late 1980s. Through the UNHS, Uganda has very rich household 
time series data covering over 13 years. The UNHS IV (2009/10) round of household 
surveys is the latest in a series conducted by UBOS, while the previous household 
survey, namely the UNHS III (2005/06), was undertaken from May 2005 to April 
2006 and covered around 7,400 households randomly selected countrywide. The 
UNHS IV (2009/10) was undertaken from May 2009 to April 2010 and covered 
around 6,800 households randomly selected countrywide. These two surveys are the 
major datasets used for analysis in this thesis, and contain sample survey data for 
monitoring poverty levels, trends and related welfare issues.  
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According to the Uganda Bureau of Statistics (2010), a two-stage stratified sampling 
design was used in both the UNHS III (2005/2006) and UNHS IV (2009/10). In the 
first stage, Enumeration Areas (EAs) were grouped by districts and rural-urban 
location, and subsequently drawn using Probability Proportional to Size (PPS). In 
the second stage, households, which are the Ultimate Sampling Units, were drawn 
using Simple Random Sampling (SRS). Consequently, a total of 712 Enumeration 
Areas representing the general household population were selected using the 
Uganda Population and Housing Census Frame for 2002 for UNHS IV (2009/2010), 
while this figure was 783 for the UNHS III (2005/06). When determining the required 
sample size, the degree of precision (reliability) desired for the survey estimates, the 
cost and operational limitations, and the efficiency of the design were taken into 
consideration. A qualitative study was conducted alongside the UNHS IV (2009/10) 
quantitative survey to complement the findings, as was the case in the UNHS III 
(2005/06). The main objective of the qualitative module was to provide an in-depth 
understanding of the issues investigated in the quantitative module. 
 
This thesis makes use of the quantitative socio-economic module from both surveys, 
which gathers information concerning all aspects of living conditions in Uganda 
through face-to-face interviews. In both surveys, the module questionnaire collected 
information on household characteristics including education and literacy, overall 
health status, the health-seeking behaviour of household members, malaria, fever 
and disability, activity status of household members, wage employment, enterprise 
activities, transfers and household incomes, housing conditions, assets, loans, 
household expenditure, welfare indicators and household shocks. 
 
The Uganda Bureau of Statistics (2010), draws the attention of any researcher 
utilising the Uganda National Household Survey of 2005/06 (UNHS III) and the 
Uganda National Household Survey of 2009/10 (UNHS IV) to a number of 
similarities and differences between the two survey data sets. The first difference 
pointed out concerns the sampling frames, based on the Population and Housing 
Census of 2002 of Uganda which differ in terms of stratification. The difference is 
“UNHS III used a region as stratum divided into rural and urban whereas UNHS IV 
divided the four traditional regions (of north, south east and central) into sub-
regions as strata”. Another difference is that “the UNHS IV visited the sampled 
Enumeration Areas (EAs) once, whereas UNHS III visited EAs twice over a 12 
months period”.  The Uganda Bureau of Statistics (2010) also calls the attention of 
the data sets user, to the fact that there are similarities between the two data sets and 
states that, “both survey data sets were conducting during the same months of the 
year”. An additional similarity that eases the analysis in this thesis is the fact that 
both surveys administered “similar household consumption sections, with the same 
list of item codes and identical recall periods”, which allows for favourable 
comparison across the five period which is under analysis in this thesis. 
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4.5  Reliability of Data Reported on Income / Expenditure  

The Uganda National Household Survey of 2005/06 (UNHS III) and the Uganda 
National Household Survey of 2009/10 (UNHS IV) were derived from a randomly 
selected sample. The UNHS IV had a sample survey of 6,775 households compared 
to 7,426 households covered in the UNHS III. It has to be pointed out that “both 
surveys were nationally representative, despite differences in the number of 
sampled households”. Sampling Errors (SE) and Coefficients of Variations (CVs) of 
some of the variables are provided to any data user by the Uganda Bureau of 
Statistics in order to show the precision levels.  
 
According to the Uganda Bureau of Statistics (2010), “different recall periods were 
used to capture information on the different sub-components of household 
expenditures”.  The bureaus further points out that, “a 7-day recall period was used 
for expenditure on food, beverages and tobacco, a 30-day recall period was used in 
the case of household consumption expenditure on non-durable goods and 
frequently purchased services, whereas a 365-day recall period was used for semi-
durable and durable goods and services, and non-consumption expenditures”. 
Uganda Bureau of Statistics (2010), also “valued and recorded all purchases by 
household members and items received as free gifts as per the current prices. The 
items consumed out of home produce including food consumed from own-
production, purchases and free collection/gifts were valued at the current farm-
gate/producer prices, while for owner-occupied houses; rent was imputed at current 
market prices”.  
 
In its computation of expenditure data, the Uganda Bureau of Statistics (2010), 
“collected data on an item-by-item basis, with expenditure subsequently aggregated 
according to the recall period used and by broader sub-components of expenditure 
to the household level”. The Uganda Bureau of Statistics (2010) further points out 
“that different recall periods used during the collection of data on household 
expenditures” however “some conversion factors were applied to change and 
standardise the data to a 30 day (monthly) basis, after which all the different sub-
components of the expenditures were aggregated to derive the total expenditures at 
household level”. An additional aspect of the data sets that aids the analysis in this 
this is that the Uganda Bureau of Statistics (2010), also makes "a distinction between 
consumption expenditure and total expenditures” by pointing the fact that the 
“former refers to expenditure excluding non-consumption expenditure, the latter 
includes the non-consumption expenditure sub-component”. 
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4.6  Data Analysis Method  

Uganda is selected because remittances, when compared to Uganda’s budget for the 
fiscal year 2008/2009, are is equivalent to around 23 percent of the budget. Put 
differently, it is bigger than the largest allocation to any one sector in the country 
(New Vision, 2010). Housing is one of the major beneficiary sectors, absorbing 
approximately 25% of the said remittances. This thesis aims to establish correlations 
between households that received remittances and the extent to which this accounts 
for changes in their housing tenure or quality, based on household survey data 
drawn from two points in time Uganda National Household Survey of 2005/06 
(UNHS III) and the Uganda National Household Survey of 2009/10 (UNHS IV). In 
this analysis, household changes are captured over a five year period, to make 
comparisons concerning aggregate changes in households’ statuses on housing 
tenure and quality. In the analysis, household changes over a five year period are 
investigated, which allows for a pooled cross-section using the year 2005 as the base 
year, to make comparisons based on aggregate changes in households by 2010, 
which thus represents the apex year.  
 
Both the UNHS IV and UNHS III represent sample survey data. It would be difficult 
to construct correlations and tests of group differences without applying binary 
variables, with two such levels constructed accordingly. At the first level, 
households are segregated into “migrant” and “non-migrant” households, on the 
basis of those receiving remittances as a share of their household income and those 
that do not receive remittances. Receipt of remittances was dealt with on a binary 
scale coded into 1 if a household received remittances and 0 for households that 
didn’t receive remittances. The advantage lies in having household income as a 
gross aggregate of: income from agricultural activities, income from non-agricultural 
activities, income from wage and salaries and income from transfer earnings (or 
remittances) in the UNHS IV and UNHS III, which partially addresses the challenge 
of how to distinguish “the dollar of remittance” from other incomes, and thus the 
disaggregating of migrant and non-migrant households.   
 
At the secondary level, households are distinguished on the basis of explanatory 
variables and binary characterization is introduced. Several dependent variables 
were transformed into binary responses and coded as shown below: 
 
Housing Quality: 
 

(i) Major construction materials of floor: 0 for households with floors made of 
earth, earth & cow dung and other materials (rudimentary) and 1 for 
households that had floors made of cement, mosaic or tiles, bricks or 
stones (advanced). 



68 

(ii) Major construction materials of roof: 0 for households with floors made of 
thatch, straw, mud, wood planks, tin and others (primitive sources) and 
1 for households that had iron sheets, asbestos, tiles and cement 
(advanced sources). 

(iii) Major construction materials of external wall: 0 for households with 
materials of the external wall including; thatch, straw, mud, poles, 
timber un-burnt bricks, burnt bricks with mud and others (primitive 
sources) and 1 for households that had burnt bricks with cement, 
cement blocks and stone (advanced sources). 

(iv) Main source of house lighting: 0 for households with sources of light such 
as paraffin, kerosene or gas lantern, tadooba – a locally manufactured 
lantern, firewood and others (primitive sources) and 1 for households 
that had electricity, solar and bio gas (advanced sources). 

(v) Type of fuel used for cooking: 0 for households with sources of cooking fuel 
such as firewood, charcoal, paraffin/kerosene, saw dust and others 
(primitive sources) and 1 for households that had electricity, gas, solar 
and bio gas (advanced sources). 

(vi) Type of toilet used: 0 for households that used uncovered pit latrines, 
bushes and other facilities (primitive facilities) and 1 for those that had 
covered pit latrines, VIP latrines and flush toilets (advanced facilities). 

(vii) Main sources of drinking water: 0 for households that used unprotected 
wells/springs, rivers, streams, lakes, ponds, rain water and other sources 
(unprotected sources) and 1 for those that had pipelines, public taps, 
boreholes, protected wells/springs, vendor/tanker trucks, gravity flow 
schemes (protected sources). 

 
Housing Tenure: 
 

(i) Rent status: 0 for households that were not renting, 1 for those that were 
renting. 

(ii) Household ownership: 0 for households that did not own houses, 1 for those 
that owned houses. 

 
Having constructed the binary (two-level) categorical variables, these are analysed 
in three different ways in this thesis. First is the basic description of trends on 
variables of interest within the households in both data sets – 2005/2006 and 
2009/2010. This is followed by cross tabulations to determine the existence of 
relationships between the variables under study. To test linear relationships, the 
Pearson’s chi-square test was performed to test the null hypothesis of no association 
between remittances and the attributed variables of housing quality and housing 
tenure. This test measures the goodness of fit and finds if an observed frequency 
distribution differs from a theoretical distribution and secondly to determine 
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whether paired observations on two variables are independent of or not related with 
each other, since the data depicts true values.  
 
I also applied the Spearman’s correlation matrices because my data was converted 
into ordinal categorical scales. I computed both coefficients (Pearson’s and 
Spearman’s) to compare the differences. In many cases, they will be exactly the 
same, when they are different then the assumptions of Pearson’s (constant variance 
and linearity) have not been met, therefore I take the Spearman’s prediction as my 
conclusion to the analysis. The third level of analysis was the logistic regressions to 
measure the association and find the odds of one outcome relative to another. The 
odds ratios are therefore equivalent to the structure of association between 
remittances and housing tenure or housing quality.  
 
The logistic regression approach is chosen for this analysis because it is the most 
appropriate when dealing with categorical responses. In this case all my 
response/dependent variables were transformed into binary form. Logistic 
regressions were carried out for each of the dependent variables against the 
independent variable (receipt of remittances) which had been hypothesized to be of 
influence on each of these variables. They are then compared to discern which ones 
are migrants and which ones are non-migrant over the five year period. It was 
hypothesized that receipt of remittances (the independent /explanatory variable) had 
an effect on the dependent variables. The common approach is to regress the 
outcome of interest on a remittance variable and a set of control variables, that is:  
 
Outcome = α + β*remittance + γ*X + ε  
 
This assumes that some households just happen to receive remittances thus ignoring 
endogeneity, so the coefficient β is (most likely) biased. Measures are taken to 
correct for bias in this coefficient  and are discussed in the next sections on 
endogeneity due to omitted variables, selection bias and unobserved effect, as well 
as on measures to correct for fungibility of remittance income. In this analysis, 
control variables include household expenditure, distribution of income, rate of 
household formation (as a function of population growth) and household size, 
household priorities, nature of employment, age, and occupation.  
 
It is important to point out here, that the resulting observations are not the 
probability, but the actual status of the variables as captured in the two data sets 
(UNHS III and UNHS IV) under investigation; therefore the results do not reflect the 
probability. Korn and Graubard (2003) assert that it is usually impossible to assign 
“cause” to any observed relationships between a dependent and explanatory 
variable, except in the case of well-designed controlled and randomised 
experiments. As opposed to controlled experiments that employ randomisation and 
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control of auxiliary variables, household survey data is usually observational, with 
little or no control over other factors that might influence the relationships among 
variables. At best, this thesis offers an exploratory data analysis that can lead to 
useful insights about the data and relationship among observed variables, although 
the statistical significance of findings from such “unplanned” analysis should 
remain a topic for future confirmation or validation through another study of survey 
data. 

4.7  Endogeneity in Analysis 

The limitations arising owing to endogeneity often invoked in non-experimental 
research include – yet are not limited to – those in which “the relation between x and 
y might be due to y causing x (i.e., reverse causality),” or “common-method variance 
may explain the strong relationship,” or “the relationship is an association given the 
non-experimental data” (Antonakis et al, 2010). If x is endogenous, the coefficient of 
x simply has no meaning. The true coefficients could be higher, lower or even of a 
different sign (Antonakis et al, 2010). Endogeneity could be a possible result of 
omitted variables, omitted selection, simultaneity, common-method variance and 
measurement errors.  As indicated by Antonakis et al (2010), “the effect of x on y 
cannot be interpreted, because endogeneity renders estimates causally un-
interpretable”. In this thesis, if the relation between remittances and housing tenure 
or quality is partly due to other reasons, then remittances are endogenous, and the 
coefficient of regressing remittances on housing quality or tenure cannot be 
interpreted, even as a simple correlation. To ensure that the correlations of this thesis 
are not the result of estimation biases, I address or correct for the joint endogeneity 
of the explanatory variables, which would lead to inconsistent coefficients that 
would render an over or underestimation of the effects of remittances on housing 
quality and tenure, depending on the sign of the reverse causality. 
 
The application of single difference comparisons, which can be either reflexive 
(before and after) comparisons that track gains solely, or with and without 
comparisons that take single differences in mean outcomes between migrant and 
non-migrant households using cross-sectional data is used to correct for joint 
endogeneity. The datasets in this analysis are only derived from nationally 
representative surveys, and thus do not suffer from biases stemming from estimates 
based on subsets of the Ugandan population. The reflexive comparison is unable to 
separate the remittance influence from the general economic and other changes that 
would have occurred without the remittance. The “with and without” comparison 
can only identify the remittances if one can deal with the selection bias. Furthermore, 
primary income and expenditure data is based on the comprehensive coverage of 
different sources of income and types of expenditure, and thus do not contain biases 
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derived from the exclusion of non-monetary income, given that they are part of what 
the database covers. 
 
However, this thesis does not aim to determine or analyse causality. Accordingly, 
the analysis is limited to two aspects; first, determining the existence of relations, 
namely whether they exist between the variables and their measures; while the 
second involves ascertaining the nature and extent of relations, based on the status 
of households. However, it is important to note that if certain essential design and 
methodological conditions are not present, the coefficient cannot be interpreted, not 
even in terms of an association or relation — even in the correlational sense. In this 
respect, the coefficient may have an allure of authenticity, yet it is specious. In terms 
of this thesis, it would be ideal to demonstrate that ‘correlation can mean causation 
in non-experimental settings if some essentials design conditions are present and the 
appropriate statistical methods are used’ (Antonakis et al, 2010). However, owing to 
limitations associated with the dataset (is not from a randomised experiment), the 
following steps were taken to deal with endogeneity.  
 
Identification of the counterfactual is the organising principle based on the necessity 
to: (a) clearly define control groups; and (b) identify all variables that impact 
outcomes, with the estimation of a proxy variable to capture these effects. In this 
analysis, I used counterfactuals as one means of dealing with endogeneity. With the 
counterfactual, one asks the following questions: (a) if the households that received 
the remittances had not received them, what would be observed in their housing 
quality or housing tenure? Alternatively, (b) if the households who did not receive 
the remittances had in fact received them, what would have been observed in terms 
of their housing tenure or quality? Therefore, the counterfactual for those receiving 
the housing are those who did not receive remittances (and vice-versa), and the 
“treatment effect” or the “remittance effect” is simply the difference in housing 
quality and tenure for those that received remittances and those that did not.  
 
Antonakis et al (2010) assert that when the two groups of households are not the 
same in terms of observable (or unobservable) characteristics and one has received 
remittances, the counterfactuals cannot be observed. However, they also concede 
that when analysis is based exclusively on quantitative data, as is the case with the 
UNHS data used in this thesis, where the households are approximately the same, 
this allows for solid conclusions and counterfactuals, whether correlational or testing 
for group differences. Therefore, if the samples of the UNHS data used in this 
analysis are representative and random, which is the case, it is also possible to 
observe counterfactuals correctly. Regression methods can sometimes remove the 
effects of these uncontrolled confounding variables, in order to obtain less biased 
estimates of the true relationship. Both the unobserved effects and selection terms 
are removed by taking the difference between any two periods in which the 
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selection index is the same (or, in practice, “similar”), in this case, the UNHS III in 
2005/2006 and UNHS IV in 2009/2010. 
 
In addition, I adopt McKenzie and Mistiaen’s (2007) tactic, supporting the innovative 
use of household survey data in pooled cross-section to control for time-invariant 
unobservable characteristics and the use of cross tabulations of remittances versus 
outcomes to overcome endogeneity. Cross-tabulations of migration or remittances 
versus outcomes (e.g. poverty or education) can be informative in providing a 
description of the situation. In tabulating remittances by income deciles, it makes 
sense first to deduct remittances from the total income, prior to constructing 
poor/rich rankings. Naturally, this approach treats remittances as exogenous; 
however, by displaying averages only, these tabulation methods do not identify 
causal relations and provide rather weak grounds for policy recommendations. 

4.8  Fungibility of Income 

De Haas (2010) while theorizing on perspectives of international migration, observes 
that empirical work and studies are clearly contradictory, which cannot simply 
pertain to differences in paradigmatic orientation – leading to different 
interpretations of similar empirical data – political ideology or methodology, yet also 
relates to real, existing differences. Accordingly, two main theoretical problems may 
have caused such inconsistent results: 1) the fungibility of money; and 2) the 
separation of investment strategies. Two main approaches have been employed in 
the literature, the most basic descriptive of which asks households to identify what 
remittances are spent on or for what purpose they are intended. Ozden and Schiff 
(2006), observe that, “resources are fungible, and even if the remittance itself is used 
for one purpose, it may free up other sources of income that may be used for other 
means”. They therefore advise, that the next best approach is to “examine an 
outcome of interest, such as poverty, education, business ownership, housing tenure 
or housing quality, by comparing households that receive remittances with those 
that do not”.  
 
Ozden and Schiff (2006) highlight LaLonde and Topel (1997) observation that, 
remittance receiving household and non-remittance receiving household are 
inherently similar, because “all systematic differences between remittance-receiving 
and non-remittance receiving households can be explained by a set of observable 
characteristics of the migrant and non-migrant households, and subsequently 
estimates the impact of remittances on an outcome of interest through regression 
analysis”. Nevertheless this is not satisfactory, “because if the two groups of 
households (remittance receivers and non-receivers) are truly the same after 
controlling for observable differences, they should have the same migration and 
remittance behaviour”. Ozden and Schiff (2006) further argue that, “whether a 
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household receives remittances or not may be correlated with unobserved variables. 
However, if migration has other impacts on the outcome of interest in addition to its 
effect through remittances, the other effects of migration are excluded (omitted 
variables), yet may be correlated with remittances and the outcome variable. 
Consequently, estimates of the effect of remittances will suffer from omitted 
variables bias owing to these other impacts of migration”. Given the data sets I am 
using in the analysis in this thesis, such a scenario is plausible.  
 
There are two main concerns according to Ozden and Schiff (2006), “unobserved 
shocks and unobserved attributes of the household”. As an example of the first 
concern, consider the impact of a sudden improvement in income from a 
household’s cash crop causing a positive shock in income, and is likely to free 
further remittance resources for additional housing improvement activities. As an 
analyst, I am unlikely to precisely observe all such shocks, and thus may understate 
the effect of remittances. Ozden and Schiff (2006) further point out, that is possible 
for households to receive remittances for different purposes depending on the intent 
of the sender and the concern they have for housing tenure or quality. For example, 
a poor household that particularly values housing quality may decide to send a 
migrant to earn remittances to pay for housing improvements, and also undertakes a 
number of other actions to improve the environmental qualities of their housing. In 
such a case, regression of the variables will overstate the impact of remittances on 
housing quality and tenure, given that most of the variables that help predict 
whether a household improves housing quality or tenure or receives remittances are 
likely to have an impact on the outcomes of interest.  
 
In this analysis, the explanatory variables used are restricted to those available 
within the UNHS III and IV survey data, and consequently the variables selected to 
explain the variation in a dependent variable may only be strong correlates of the 
actual causative factor. There may be competing correlates of the causative factor, 
none of which logically seem to be related to the dependent variable. Accordingly, 
this is a limitation in both UNHS III and UNHS IV datasets used in this thesis. The 
concept of control implies that, in exploring causality in relation to two variables 
(factors), you set up your study in a way that minimizes the effects of other factors 
affecting the relationship. In this case, remittances affect total income and the effect 
can be best understood through studying the entire household investment portfolio 
rather than separate investment options. However, the key argument rests beyond 
merely establishing the relationships stated; rather, it involves aggregating the 
significance of these relations to examine whether they are overstated in terms of the 
total effect at the household for housing. 
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4.9  Conclusion 

In this chapter, I have introduced the research questions, the variables and their 
measures including the hypotheses to be tested. I described the data sets used based 
on national sample survey, showing how the data is reliable. In the data analysis 
methods, I have concentrated on how endogeneity is dealt with either as a result of 
omitted variables, omitted selection, simultaneity, common-method variance and 
measurement errors.  The fact that qualitative data sets are used in the analysis are 
from a random and representative sample of an entire population significantly 
reduces the challenge of endogeneity in the analysis with the application of single 
difference comparisons and counterfactuals methods. The fungibility of income 
arising from observed and unobserved shocks on household income is reduced with 
consideration of the full household income and expenditure portfolio together with 
disclosure of incomes in data collection. With all these measures taken, the overall 
outcome of this thesis is a reflection of the actual status of housing for migrant and 
non-migrant households and not the probability of housing tenure or quality arising 
out of receipt of remittances. 
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Chapter 5: 
Remittances and Housing Tenure in Uganda 

5.1  Introduction 

The essential consideration for housing tenure in this analysis relates to whether 
remittances, as a share of household income, exhibit influencing tendencies on 
ownership and the rental status of housing for migrant and non-migrant 
households. Housing economists contend that household income (remittances) is a 
major explanatory variable accounting for tenure changes and disparities between 
migrant and non-migrant households with regard to housing. Of specific interest are 
the odds that a household will advance its ownership or rental of housing upon 
receipt of remittances. My analysis is at three levels: the descriptive data, followed 
by cross-tabulations showing the status of relationships between variables; the 
Pearson’s chi-square and Spearman’s correlation matrices to prove the independence 
of variables; and subsequently logistic regression to ascertain the structure of 
relations established.  
 
I base my analysis on a convergence of models in the discipline of housing 
economics, particularly Henderson and Ioannide’s (1986, 1989) hypothesis that 
“increase in household income increases the probability of housing (home) 
ownership”, and migration theory, to demonstrate how remittances may be critical 
in attaining home-ownership or meeting rental costs, in addition to serving the 
purposes of investment or consumption use, often-cited in migration literature. 
Secondly, I argue that remittances serve more than simply bridging wage 
differentials between locations, as articulated by the neo-classical economists, but 
rather are a source of additional household income that can aid migrant households 
to attain secure housing tenure (ownership and rental), as articulated by the new 
economics of labour migration and transnational theorists. Furthermore, I draw 
conclusions in the context of what is posited by theory, remarking upon any 
affirmations or departures from existing studies. 

5.2  Theory and Evidence from Other Studies 

In the review of literature on migration and remittances which is relevant to analysis 
in this chapter, the new economics of labour migration theory analyses migration as 
a household decision rather than an individual decision, whose benefits are enjoyed 
by the family or household as a whole. Taylor (1999) offers the view that the 
positivity of remittances should be nurtured through economic policies, despite its 
impacts varying across locations, and is influenced by migrants’ remittance 
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behaviour. Taylor (1999) further acknowledges that research on migration has 
tended to study migrants themselves, or their contribution to the economy, despite 
Stark and Lucas’s (1988) suggestions that migrants play the role of financial 
intermediaries, enabling rural households to overcome credit and risk constraints. 
Therefore, remittances represent additional incomes, not to individuals within 
households but as beneficial accruals to households as units arising out of a 
migration decision. 
 
Mazzucato’s (2008) application of the trans-nationalism theory to migrant 
investments in urban housing in Accra, Ghana, offers an excellent entry point for 
this thesis to anchor its findings. Their keenness on actors (notably trusted non-kin 
actors) and the institutional embedding as influencing factors in the choice of 
housing construction as investment, offer this analysis the opportunity to situate at 
the household level, arguing that the opportunities for housing ownership and 
rental improve with the receipt of remittance. Nonetheless, I am well aware of the 
fact that “findings cannot be considered in isolation from the context in which they 
are embedded”, as cautioned by Taylor (1999).  
 
However, literature on housing tenure shows that, researchers engage existing 
theories from other disciplines that bear on housing phenomena, owing to the 
absence of compound theories within the discipline. In the words of King (2009), 
“different disciplines have come to bear on housing”, with two prominent 
approaches to tenure choice amongst these are; one based on economics, while the 
other is presented by demographers, geographers and sociologists. Clark et al (1996) 
observe that these two approaches do not cross-reference each other, despite their 
models, concepts, variables and even ideas often being extremely similar.  
 
The economics perspective assumes that households are economically rational and 
choose a certain type of housing tenure (either ownership, rental or freely supplied) 
to maximise utilities within a given budget constraint (Arnott, 1987). Within this 
approach, home-ownership is not simply a consumption decision by households, 
but also an investment decision in competitive housing markets. Henderson and 
Ioannides (1985, 1987, and 1989) confirm that as wealth increases the probability of 
home ownership increases, thus home ownership increases with household income. 
From the perspective of Clark et al (1992), housing economists are almost entirely 
focused on the elasticity of housing prices, providing an understanding of the role 
that income plays in tenure change and specifically in house purchase, concluding 
that the demand for housing is quite wealth inelastic for both renters and owners.  
 
Haurin and Gill (1987) consider the certainty of income, and specifically whether 
additional incomes from uncertain sources to spouses of military personnel improve 
the opportunity for home-ownership, with their findings confirming the value of 
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additional incomes to housing consumption. Haurin (1991) explicitly measures 
income uncertainty as the coefficient of variation of income across time, finding a 
negative relationship between income risk and the likelihood of home ownership, 
yet does not find a significant relationship between risk and housing demand.  
 
Plaut (1987) provides additional insights by focusing on the timing of tenure 
changes, concluding that the timing of changes reflects both consumption and 
financial (investment) considerations. Dynarski and Sheffrin (1985) divide income 
into permanent and transitory components. Positive transitory shocks (increases in 
transitory income over time) increase the likelihood of home purchases, with no 
significant relationship between negative transitory shocks and home purchases. 
These results suggest that the variance in transitory income may have a positive 
effect on housing purchases.  
 
By contrast, demographers, geographers and sociologists argue that housing tenure 
choice is not a simple investment or consumption decision, but rather a complicated 
event that is inextricably linked with characteristics of households and changes in 
the housing market (Clark et al, 1996). Indeed, “it is directly linked to positions and 
change in the family life-cycle, and the place of the household in the ageing--having 
children continuum” (Clark et al, 1996). Morrow-Jones (1988) emphasises the strong 
effects of the life-cycle to the extent of arguing that housing affordability may not be 
so critical. Indeed, she reports that the desire to own is not diminished by the high 
cost of housing, reiterating an often-cited finding that housing has both shelter and 
investment roles in society.  
 
Kendig (1990) used the notion of housing careers as an organising principle to 
examine the intersection of housing choices and family composition, suggesting a 
link between the housing tenure decision and the family life-cycle. From his 
perspective, households pass through a series of dwellings that increasingly meet 
their long-term housing aspirations, and consequently housing careers reflect the 
means for linking mobility and the life-cycle. The demographic view suggested by 
Myers (1985) provides specific evidence that first-time house or home buyers 
increasingly delay child-bearing and continue full-time employment to enter the 
ownership market. However, on the other hand, Rudel (1987) highlights links 
between income, inflation and rising interest rates and home ownership, thus 
concluding that wealthy young couples without children are more likely to own 
than less wealthy couples with children. 
 
A number of studies and theories in the discipline of housing are generally 
concerned with the event of transfer from rent to ownership of housing, and thus do 
not examine the time-sequence of the event or the larger context of economic 
changes in society as a whole. Even if buying a house for the first time is primarily 
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driven by consumption considerations and does not involve a conscious investment 
in the housing market, it is nonetheless a major financial action that ties up a large 
share of a household’s assets and requires a substantial proportion of current income 
to be diverted to housing (Clark et al., 1984).  
 
From the above review, studies in housing provide us with evidence that 
households are economically rational and choose a certain type of housing tenure 
(either ownership, rental or freely supplied) to maximise utilities within a given 
budget constraint. This view augurs well with the new economics of labour 
migration theory which also views migration as a household decision, whose 
benefits are enjoyed by the family or household as a whole. Housing studies also 
show that increases in household incomes improve the probability of home 
(housing) ownership; migration theory affirms that remittances are additional 
incomes within households with beneficial accruals to households as units with a 
trans-national context. This congruence of income and household abilities informs 
the findings of this chapter and anchors the conclusions in a firm theoretical 
grounding offered by both migration theory and housing scholars.  

5.3  Household Size  

Household size refers to the number of usual members in a household, defined as 
those who have lived in the household for at least 6 months during the past 12 
months. However, it does include persons who may have spent less than 6 months 
during the last 12 months in the household yet joined the household with the 
intention of living permanently or for an extended period of time (Uganda Bureau of 
Statistics, 2010)., As family size increases, so do the requirements for non-housing 
expenditures, and this could reduce resources available for housing tenure. Greater 
space requirements are often met by reductions in other dimensions of housing, such 
as neighbourhood quality. In 2005/2006, the UNHS III estimated the population of 
Uganda to be 27.2 million, which included slightly more females than males. 
Furthermore, the population below 15 years accounted for 51 per cent of the total 
population, while the average household size was estimated at 5.2, and was larger in 
rural than urban areas. 
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Figure 5.1: Distribution of households by household size 
 

 
 
In 2009/2010, the UNHS IV estimated the population of Uganda to have increased to 
30.7 million, with 49 per cent of the population male and 51 per cent female.  The 
average household size was estimated at 5.0, which has remained more-or-less the 
same when compared with the UNHS III in 2005/2006. However, the average 
household size remains larger in rural than urban areas. Figure 5.1 shows a 
comparison of household size in 2005/2006 and 2009/10. Households of 4 to 6 
members represent the majority in both surveys, with 38% in 2005/2006 and 40% for 
2009/2010, implying that there have been no significant changes in household size 
across the two time periods.  

5.4  Household Distribution 

Considering the spatial distribution of the population, Uganda’s population is 
predominantly rural (85%) this has not significantly changed since 2005/06. The 
number of households increased from 5.2 million in 2005/2006 to 6.2 million in 
2009/2010, with the average household size estimated at 5 persons per household. 
Eighty two per cent of the household population constituted the nuclear family 
members in 2009/2010. Figure 5.2 compares the two time periods under analysis and 
shows a slight increase in the percentage of households residing in urban areas from 
17 per cent in 2005/06 to 19 per cent in 2009/10. The trend shows an increasing 
percentage of households resident in urban areas over time. There is also a decrease 
in rural households from 83 per cent in 2005/2006 to 81 per cent in 2009/2010. 
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Figure 5.2: Household Distribution in Rural and Urban Areas – 2005 to 2010 

 
 
Figure 5.3: Distribution of households by remittances and Location in 2005/2006 
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Figure 5.4: Distribution of households by remittances and location in 2009/2010 

 
 

 
Household Distribution and Remittances 

Figures 5.3 and 5.4 show a larger percentage of the households did not receive 
remittances, regardless of their location whether in rural or urban areas. Overall, 
42.7 per cent of the households received remittances, while 57.3 per cent did not 
receive any remittances. Therefore, the location factor seems to have no significant 
impact on the analysis of remittance data from the 2005/06 household survey. In the 
2009/2010 survey, a similar finding obtains that a larger percentage of the 
households enumerated did not receive remittances, regardless of the place of 
residence. Furthermore, the percentages of respondents receiving remittances was 
more-or-less the same in rural (40.9%) and urban (38.9%) households. Overall, 40.5 
per cent of the households received remittances, while 59.5 per cent did not receive 
any remittances. Therefore, the location factor seems to have no significant impact 
on the analysis of remittance data from the 2009/10 household survey. Moreover, as 
previously illustrated in figure 4.2, 82 per cent of the household respondents were 
rural. Therefore, this variable is not considered in the subsequent logistic regression 
analysis in terms of establishing correlations with remittances. 

5.5  Relations: Remittances and Housing Tenure  

a) 
 

Remittances 

Household income is taken as a gross aggregate of the following income sources: 
agricultural activities; non-agricultural activities; wage and salaries and transfer 
earnings (or remittances). It includes all receipts (cash and in kind) in exchange for 
employment, in return for capital investment, or transfer earnings (Uganda Bureau 
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of Statistics, 2007). 57.3 per cent of households in the 2005/2006 survey do not receive 
any remittances, compared to 42.3 per cent that received remittances in either cash 
or kind, expressed in cash values in the survey data for the period 2005/2006. There 
was a larger percentage (37.75) of households receiving remittances whose cash 
value is less than 500,000 shillings (US$ 294.12)1

 

 followed by 2.49 per cent of the 
households that received remittances of a cash value ranging between 500,000 
shillings to 1 million shillings (between US$ 294.12 and US$ 588.24), while only 2.14 
per cent of the households received remittances with a cash value ranging between 1 
million and 5 million shillings (between US$ 588.24 and US$ 2,941.18). Finally, 
households that received remittances with a cash value of 10 million Uganda 
shillings (US$ 5,882.35) or more are only represented by 0.1 per cent.  

Table 5.5: Value of Total Remittances at Household Level  in 2005/2006 
 Total (Cash +Kind) Total (Cash ) Total (Kind) 
Value in UGX Freq. Per cent Freq. Per cent Freq. Per cent 
0 4,249 57.30 - - - - 
Less or equal to 500,000 2,799 37.75 3,226 88.82 3,225 97.88 
500,000 to 1,000,000 185 2.49 172 4.74 50 1.52 
1,000,000 to 5,000,000 159 2.14 202 5.56 14 0.42 
5,000,000 to 10,000,000 15 0.20 23 0.63 2 0.06 
Greater than 10,000,000 8 0.11 9 0.25 4 0.12 

Total 7,415 100.00 3,632 100.00 3,295 100.00 

 
Table: 5.6: Value of Total Remittances at Household Level  in 2009/2010 

  Total (Cash +Kind) Total (Cash ) Total (Kind) 
Value in UGX Freq. Per cent Freq. Per cent Freq. Per cent 

0 4,029 59.5 4,954 73.12 4,752 71.00 
Less or equal to 500,000 2,265 33.4 1,488 21.96 1,705 25.47 
500,000 to 1,000,000 261 3.9 176 2.60 100 1.49 

1,000,000 to 5,000,000 188 2.8 133 1.96 131 1.96 
5,000,000 to 10,000,000 19 0.3 14 0.21 3 0.04 
Greater than 10,000,000 13 0.2 10 0.15 2 0.03 

Total 6,775 100.00 6,775 100.00 6,693 100.00 

 
In the 2009/2010 survey, 59.5 per cent of households do not receive any remittances, 
compared to 40.6 per cent that received remittances in either cash or kind, expressed 
in cash values in the survey data for the period 2009/2010. There was a lower 
percentage (33.4) of households that received remittances with a cash value less than 

                                                   
 
1 In 2005/2006, the average exchange rate was approximately Uganda Shillings 1,700 to  US$ 1 
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500,000 shillings (US$ 294.12)2

 

 compared to the 2005/2006 period, followed by 3.9 per 
cent of the households receiving remittances of a cash value ranging between 
500,000 shillings to 1 million shillings (between US$ 294.12 and US$ 588.24). 
Furthermore, only 2.8 per cent of the households received remittances with a cash 
value ranging between 1 million and 5 million shillings (between US$ 588.24 and 
US$ 2,941.18), while those with larger values of remittances are a notch higher in this 
time period compared to the 2005/2006 time period, with households receiving 
remittances whose cash value is 10 million Uganda shillings (over US$ 5,882.35) or 
more representing 0.2 per cent.  

b) 
 

Cash Remittances  

The majority of the households in Uganda received remittances in the form of cash, 
both in the 2005/2006 and 2009/2010 survey. In 2005/2006, 88.8 per cent of 
households received remittances in the form of cash that did not exceed 500,000 
Uganda Shillings (US$ 294.12), while only 202 households (5.6 per cent) received 
cash remittances ranging between one million to five million Uganda shillings 
(between US$ 588.24 and US$ 2,941.18), and a small percentage (0.25 per cent) 
received cash remittances greater than ten million Uganda shillings (over US$ 
5,882.35). In 2009/2010, 59.5 per cent of the households did not receive remittances, 
followed by 33.4 per cent receiving remittances in cash of less than 500,000 Uganda 
Shillings (US$ 247.893

 

), 3.9 per cent receiving remittances ranging between 500,000 
Uganda Shillings (US$ 247.89) to 1,000,000 Uganda shillings (US$ 495.78), and 2.8 
per cent ranging between one million to five million Uganda shillings (US$ 2,478.89), 
while a small percentage of households (0.2%) received remittances greater than ten 
million Uganda shillings (over US$ 4,957.85).  

Table 5.7: Cash Value of Remittances Received  

Cash value of remittances 
2005/2006 2009/2010 

No. Col % No. Col % 
0 4,249 57.3 4,029 59.5 
<500,000 Shs 2,799 37.8 2,265 33.4 
500,000 to 1,000,000 Shs 185 2.5 261 3.9 
1,000,000 to 5,000,000 Shs 159 2.1 188 2.8 
5,000,000 to 10,000,000 Shs 15 0.2 19 0.3 
Greater than 10,000,000 Shs 8 0.1 13 0.2 
Total 7,415 100 6,775 100 

 

  

                                                   
 
2 In 2005/2006, the average exchange rate was approximately Uganda Shillings 1,700 to  US$ 1 
3 In 2009/2010, the average exchange rate was approximately Uganda Shillings 2,017 to US$ 1 
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The majority of cash remittances were valued at 500,000 Uganda Shillings or less in 
both 2005/2006 and 2009/2010. Given that the majority lies within this receiving 
bracket, this marks where to focus in terms of trends and changes. This finding is 
close to that of Endo et al (2010) finding in their analysis of Uganda’s Remittance 
Corridors from United Kingdom, United States and South Africa among 
documented Ugandan migrants, placing the most frequent amounts of remittances 
per transaction in range between US$ 401 to US$ 600, followed by between US$ 201 
to US$ 400. While there is a 4 per cent decline in the amount of remittances below 
500,000 Uganda Shillings (US$ 247.89) during the period 2006-2010, this could 
possibly correspond with the recession periods in the remitting countries at this 
time.    
 

c) 
 

Housing Tenure  

Housing tenure refers to arrangements under which a household resides in a 
dwelling or housing unit, which may entail the payment of rent, owner-occupancy 
or free occupancy that is relative-supplied or employer-provided (Uganda Bureau of 
Statistics, 2007). In this section, I use cross tabulations in this household survey data 
to obtain a description of the situation by treating remittances as exogenous. Over 
the 5 year period investigated by the UNHS III (2005/2006) and UNHS IV 
(2009/2010), 59.16 per cent of households surveyed in 2005/2006 had independent 
houses, this percentage dropped to 55.10 per cent in 2009/2010 to as shown by table 
5.8. The second most common form of housing is huts, which sheltered 1,684 
households (22.68%) in 2005/2006, compared to 1,798 (26.6%) in 2009/2010, which 
reflects an increase of approximately 4 per cent, corresponding with the rate of 
formation of new households. As a form of dwelling, huts are common in rural 
areas, while the most common form of dwelling units in urban areas is tenements, 
accounting for 1,137 households (15.3 %) in 2005/2006, this rises slightly by 
approximately 1 per cent to 1,097 households (16.2%) in 2009/2010. This rise 
corresponds with the observed growth in households in urban areas, increasing 
from 17 per cent to 19 per cent between 2005 and 2010. 
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Table 5.8: Housing Structure between 2005/2006 and 2009/2010 
Structure of House 2005/2006 2009/2010 

Frequency Per cent Frequency Per cent 
Independent House  4,393 59.16 3731 55.1 
Tenement / Muzigo (Single Room) 1,137 15.31 1,097 16.2 
Independent Flat/Apartment  37 0.50 21 0.3 
Sharing house/Flat/Apartment  136 1.83 79 1.2 
Boys Quarters  18 0.24 22 0.3 
Garage  2 0.03 2 0.1 
Hut   1,684 22.68 1,798 26.6 
Uni-Port 2 0.03 10 0.1 
Other  16 0.22 10 0.1 

Total  7,425 100.00 6,770 100.00 
 
 
Figure 5.9: Status of Tenure in 2005/2006 
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Figure 5.10:  Status of Tenure in 2009/2010 
 

 
 
Findings in the UNHS IV in 2009/2010 indicate a small change of approximately 1 
per cent in the status of households that owned their housing, from 77.11 per cent in 
2005/2006 to 78.1 per cent of households, as shown in Figure 5.9 and Figure 5.10. 
However, this implies that the majority of housing in Uganda is owner-occupied. In 
terms of renting, there is a small change of approximately 1 per cent in the status of 
rent, which stands at 15.7 per cent in 2009/2010 compared to 15.6 per cent in 
2005/2006. Housing that is either supplied free or with rent paid by relatives other 
persons declined to 6.3 per cent in 2009/2010 from 7.23 per cent in 2005/2006. From 
the survey data, it is not possible to deduce why this drop happened.  
 

d) 
 

Remittances and Tenure:  

Housing tenure is investigated using three attributes in this analysis; ownership, 
tenure and supplied free. In addition to cross tabulations determining the existence 
of relationships between the variables, I apply the Pearson’s Chi-square test to 
ascertain whether an observed frequency distribution differs from a theoretical 
distribution, testing the independence of two variables, namely renting and owning 
housing. In this data, renting connotes all non-owner-occupied property rented from 
private owners or developers, local authorities and housing agents. While 
ownership refers to owner-occupied including housing owned outright or bought 
with a mortgage, and supplied free by an employer or relation includes property 
occupied rent-free by someone other than the owner. The correlation between 
remittance and housing tenure was determined through cross-tabulation with the 
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housing tenure sub variables of rent, ownership and freely supplied housing 
captured in the UNHS III and UNHS IV.  
 
In graph 5.11 and table 5.12, it is observed for the period 2005/2006 that a greater 
number of households (3,220) do not receive remittances yet own their houses, 
compared to 2,945 households receiving remittances. Amongst the households that 
rent housing, a greater number 775 do not receive remittances, compared to 417 
receiving remittances. However, there are more households living in houses 
supplied free among those who received remittances, as opposed to those who did 
not receive remittances. The p-value (0.000) from the Pearson’s chi square test of 
significance implies a significant influence of remittances on the housing tenure for 
all the three options of rent, ownership and freely supplied amongst households.  
 
Figure 5.11: Remittances and status of housing tenure in 2005/2006 
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Table 5.12: Remittances and status of Housing Tenure  in 2005/2006 
 
Remittances  

Tenure Status  
Total Supplied Free Owned Rented 

No 
Yes 

246 
251 

3,220 
2,495 

775 
417 

4,241 
3,163 

Total 497 5,715 1,192 7,404 
Pearson chi2 (2) = 43.5122   Pr = 0.000 

 
In graph 5.13 and table 5.14, its observed for the period 2009/2010 that a greater 
number of households (3,074) do not receive remittances yet own their houses, 
compared to 2,215 households receiving remittances. Amongst households that rent 
housing, a greater number (723) do not receive remittances, compared to 356 that 
received remittances.  However, there are more households living in houses 
supplied free among those who received remittances, as opposed to those who did 
not receive remittances. The p-value (0.000) from the chi square test of significance 
implies a significant influence of the receipt of remittances on the tenure status of 
households for all the three options of rent, ownership and freely supplied amongst 
households. From the tables and graphs for both 2005/2006 and 2009/2010, it is 
evident that a large number of households owned their dwellings regardless of 
whether they received remittances. The p-value of (0.000) from the Pearson’s chi 
square test of significance for both periods confirms a significant relationship 
between remittances and the tenure status of households for all the three options of 
rent, ownership and freely supplied amongst households.  
 
 
Figure 5.13: Remittances and status of housing tenure in 2009/2010 
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Table 5.14: Remittances  and status of Housing Tenure  in 2009/2010 

Remittances 
     Tenure status   

  Supplied free       Owned Rented      Total 
No 229 3,074 723 4026 
Yes 174 2,215 356 2745 
Total 403 5289 1079 6771 

Pearson chi2 (2) = 30.5897   Pr = 0.000 
 
In table 5.15, the Spearman’s Correlation Matrix shows that neither of the variables 
household rent status or ownership status was highly correlated with receipt of 
remittances for the period 2005/2006. The highest correlation was found between 
household rent status and ownership status at 80.6 per cent in the opposite direction, 
implying that the chances of someone renting a house whilst owning one are very 
low.   
 
Table 5.15: Correlation matrix for receipt of remittances and status of housing 
tenure 
 
2005/2006 recvrem hhrent hhown 2009/2010 recvrem hhrent hhown 
recvrem 1.000 -0.069 0.035 recvrem 1.000 -0.067 0.052 
hhrent -0.069 1.000 -0.806 hhrent -0.067 1.000 -0.823 
hhown 0.035 -0.806 1.000 hhown 0.052 -0.823 1.000 

  
A similar observation is evident in the 2009/10 data, where neither the variables 
household rent status nor ownership status are highly correlated with the receipt of 
remittances. The highest correlation was found between household rent status and 
ownership status at 82.3 per cent in the opposite direction, which is sensible given 
that the chances of someone renting a house whilst owing one are very low. 
 

4.6  Logistic Regressions for Hypothesis Testing  

In this analysis, having established the relationship between remittances and 
housing tenure through the cross tabulation and the correlation tests of the Pearson 
Chi Square and Spearman’s matrix as positive and significant, I now proceed to 
hypothesis testing to confirm the structure of the relationship. Results from the 
regression show that when a household receives remittances, its odds for owning 
housing improve compared to those not receiving remittances. Housing ownership 
is likely to be higher for households receiving remittances compared to those that do 
not receive remittance. Indeed, the odds due to remittances are 1.184 times higher, 
and this difference was statistically significant at a level of 5 per cent with a p-value 
of 0.003 in 2005/2006. Furthermore, the odds of housing ownership increase to 1.294 
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in 2009/2010, at a level of 5 per cent and with a p-value of 0.000 for households 
receiving remittances than those that do not receive remittances. The results of this 
hypothesis testing are presented in tables 5.16 and 5.17 below: 
 
Table 5.16: Regression of Remittances with Housing Tenure in 2005/2006 
Response variable  Odds ratio [95% Confidence Interval] P-value 
Rent status 0.679 0.597  -   0.773 0.000 
Household ownership 1.184 1.060  -   1.323 0.003 
 
Table 5.17: Regression of Remittances with Housing Tenure in 2009/2010 
Response variable  - Odds ratio [95% Confidence Interval] P-value 
Rent status 0.681 0.593  -   0.781 0.000 
Household ownership 1.294 1.149  -   1.458 0.000 
 
Additionally, the receipt of remittances also improves the odds of a household 
renting housing, albeit at a consistent level in both time periods under analysis. The 
odds of for households receiving remittances are 0.679 times higher in 2005/2006 at a 
level of 5 per cent and with a p-value of 0.000 and 0.681 times higher in 2009/2010 at 
a level of 5 per cent and with a p-value of 0.000. 0.679 
 
Table 5.18: Overall  Influence of Remittances on Housing Tenure  
Housing Tenure Relationship Significant Odds in 

2005/2006 
Odds in 

2009/2010 
Ownership  Positive  Yes 1.184 1.294 
Renting Positive Yes 0.679 0.679 
Freely Supplied  Positive Yes - - 
 
In summary, as shown by table 5.18, logistic regressions prove that the receipt of 
remittances by a migrant household improves its odds of owning housing in both 
periods of analysis by at least 1.2, with a positive relationship between the 
ownership of housing and remittances. Similarly, a positive relationship exists 
between remittances and the rental status of migrant household by at least 0.6 in 
both time periods under analysis.  

5.7  Summary of Findings  

This analysis aimed at obtaining simple correlations and patterns of relationships to 
show either positive or negative relations, or higher or lower values. Besides the 
descriptive analysis, three additional levels of analysis were applied. First, cross-
tabulation was used to determine whether remittances, as a share of household 
income, influence ownership and rental status of housing for migrant and non-
migrant households. Second, the Pearson’s Chi- Square tests and the Spearman’s 
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correlation matrices were applied to determine the independence of variables, 
confirming remittances as an explanatory variable. Third, logistic regressions tested 
hypothesis and determined the odds (chances) in a normal data distribution (for 
categorical variables) determine the structure of relations between remittances and 
housing tenure.  
 
Uganda is a country with a fast growing population, estimated at 30.7 million in 
2010 by the UNHS IV, while the average household size was estimated at 5.2, 
varying slightly from 5.6 in the East Africa/North Africa regions to 4.8 in Latin 
America (Bongaarts, 2001). The majority of households have 4 to 6 members, with 
sizes larger in rural than urban areas. The spatial location of a household either in 
rural or urban areas does not affect its receipt of remittances, and consequently the 
distinction of this effect on housing tenure or quality in rural or urban areas could 
not be determined through this analysis.  In 2005, 42.69 per cent of the households in 
the UNHS III reported the receipt of remittances, either international or locally, 
compared to 40.6 per cent of households during the UNHS IV survey in 2010. 
Moreover, the most common form of remittances was cash in both time periods, 
with the majority of cash remittances of the value of 500,000 Uganda Shillings in 
both 2005/2006 (US$ 294.12) and 2009/2010 (US$ 247.89). It is noted that remittances 
in the bracket of less than or equal to 500,000 Uganda shillings declined by 4 per cent 
in 2010 compared to 2005, corresponding with the decline of markets, depression 
and unemployment in Europe, Australia and USA, which, according to Endo et al 
(2010) host the majority of international migrants from Uganda who remit back 
home regularly.  
 
Overall, 55.1 per cent and 16.2 per cent of households resided in independent 
housing or tenements (mostly in urban areas), respectively, in 2009/2010, compared 
with 59.16 per cent and 15.31 per cent in 2005/2006. Furthermore, 26.6 per cent of 
households used huts as their dwelling units (mostly in rural areas) in 2009/2010, 
compared to 22.68 per cent of households in 2005/2006. A small change of 
approximately 1 per cent is observed in 2009/2010, with 78.1 per cent of households 
owning their housing, compared to 77.11 per cent in 2005/2006. In terms of renting, a 
similar change of approximately 1 per cent is noted between the two time periods. 
This increase can be attributed to a natural increase in households, given that the 
number of new households (household formation) is higher in 2009/2010 (33%) than 
2005/2009 (25%). This interpretation is supported by the fact that a greater number of 
households do not receive remittances yet own their houses, compared to 
households receiving remittances in both periods. Therefore, apart from remittances, 
the rate of formation of new households could reflect an influencing factor on 
housing tenure.  
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However, the results of the Pearson’s chi-square test confirm the independence of 
variables, implying a significant relationship between both owning or renting 
housing and a household’s receipt of remittances, thus confirming that remittances 
are an explanatory variable for housing tenure. In this case, I was able to determine 
that the categorical outcome variable (Y = housing tenure) is related or associated 
with the categorical predictor variable (X = household’s receipt of remittances). 
Given that the Pearson’s chi-square does not show the strength of the relationship, I 
subsequently applied the Spearman’s correlation matrix to measure the strength of 
relatedness of two variables (housing tenure and remittance).  
 
Accordingly, the result of this measure shows that the receipt of remittance was not 
highly co-related, therefore remittances are independent and an explanatory variable 
for changes in both rental and ownership status of  housing. Therefore, the 
conclusion is that whether a household receives remittances does not affect their 
choice of either owning or renting, because the backward transition from ownership 
to rental is very limited, whereas the forward transition from rental to ownership is 
common. It is only logical that if a household owns its housing, it cannot opt for 
rental, regardless of whether it receives remittances, therefore housing rental and 
housing ownership are related variables.   
 
Logistic regression results determined the structure of relationship between 
remittance and housing tenure, and the odds of a household advancing its 
ownership or rental of housing upon receipt of remittances. The findings show a 
positive relationship between receiving remittances and the opportunity for 
ownership in both periods under analysis, to the extent of 1.184 in 2005/2006, 
increasing to 1.294 in 2009/2010. This implies that a household that has remittance as 
a second line of income has a better chance of advancing its ownership of housing 
than one that does not receive remittances. Similarly, a household receiving 
remittance has higher odds of meeting its rental obligations of at least 1.2, rather 
than one that does not receive remittances. In both instances, the structure of the 
relationship is positive and significant a level of 5 per cent with the p-values of 0.000 
and 0.003 in 2009/2010 and 2005/2006, respectively.  

5.8  Discussion and Conclusions 

In the introductory chapter of this thesis, remittances are stressed as a significant 
source of financing at the household level and in the economies of countries in sub-
Saharan Africa. The findings of this analysis do not necessarily dispute this fact, but 
rather advance the viewpoint that remittance flows to Uganda’s housing sector are 
still very low in volumes and limited in value, to have a significant influence on a 
household probability to own or rent housing. However, there is a possibility that 
remittances will gain significant influence on housing, if the majority of the 
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households receiving remittance, were to receive a cash value of more than the 
current threshold of 500,000 Uganda Shillings (US$ 247.89 in 2010) per year. The 
current values received are too low to support outright purchase of houses or to 
support continuous rental of either tenements or independent houses, which are the 
most common forms of housing structures in Uganda. This is not to set aside the fact 
that remittance flows to Uganda and indeed the whole of sub-Sahara have continued 
to steadily grow in the last decade. What seems to be missing is a facilitated 
channelling of these resources to housing acquisition or construction through 
deliberate policy incentives that encourage, migrants sending funds and the 
recipients at home to prioritize or earmark such resources for ownership or purchase 
of housing.   
 
In the meantime, remittances are private funds. In order for remittance to focus on 
housing, migrant households and their remitters would have to be supported by 
networks which avail information. The housing market in Uganda needs to make a 
deliberate move, to organise itself to respond to the “diaspora market”, by availing 
housing options that meet their expectations and progressive financing 
arrangements that fit the volume and value of remittance received by migrant 
households. The specific actions required on part of policy could primarily include: 
(a) designated contact offices or department in the government of Uganda for 
diaspora housing transactions; (b) schemes specifically designed to enhance 
diaspora ownership of housing, potentially run by the National Housing 
Corporation, Housing Finance Company and Development Finance Cooperation of 
Uganda. The role of these housing companies in the provision of housing in Uganda 
is detailed in chapter 3 of this thesis. From literature, efforts of this nature have been 
limited and policy details associated with such innovations are still elusive, however 
pilots based on small networks of migrant households could provide opportunity 
for experimenting with such proposals, so that the unknowns can be answered for 
both rural and urban locations in Uganda.   
 
It is my anticipation, that remittances will become a source of financing for housing 
in Uganda, given their exponential growth, even though the analysis of UNHS III 
and UNHS IV in this thesis shows a number of households own housing even 
without receiving remittances. In such situations, it plausible to conjecture 
remittances as additional income within the household, that allows the household 
latitude to diversify or bridge the financing of other household needs. It has to be 
recognised that housing is a basic need, which carries with other utilities in the social 
and cultural life of the migrant sending the remittances and the household receiving 
remittances. At the very minimum, this analysis raises the issues that need to be 
considered by policy makers, and verifies the key relations that need to be addressed 
in policy formulation.  
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Even with the possibility that the analysis may have failed to adequately control for 
endogeneity, it is still plausible to conclude on the nature of relationships obtaining 
between housing tenure and remittances. For instance, the analysis demonstrates 
that the receipt of remittances by a household significantly progresses its chances of 
owning housing and meeting rental obligations by at least 0.6 chances. At the 
moment, remittances cannot be placed beyond their current role, but with a potential 
to increase, a prudent policy maker in the housing sector should begin to take first 
steps in understanding how remittances aid households to improve their housing 
tenure. Consequently, thinking creatively on how to encourage their flow into 
housing, while removing offsetting other limitations for example costs of transfers, 
to levels that are encouraging is a necessity that cannot be understated and will be 
supported by further research on how this can be carried forward.  
 
Lastly, given the correlation between remittances and housing, and the fact that 
value and volume of remittances is still low, it is conceivable that remittances could 
be a gradual enabler, offering little in the immediate and short run for a household 
to secure housing tenure, but serving an aiding role in the longer term, to the extent 
of incremental building of sections or parts of housing and other shelter. This is 
because of the consistency or regularity of flow of remittances, which allows a 
household to plan and strategize on how to improve housing tenure or ownership. 
In this way remittances can support a household to incrementally move closer to the 
kind of housing they desire and thus draw utility from placing their remittances in 
housing. In any case remittances contribute to the welfare of a household and 
housing is one of the indicators of decent welfare.  
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Chapter 6: 
Remittance and Housing Quality in Uganda 

6.1  Introduction  

In this chapter, I determine whether households that receive remittances have a 
better prospect of improved physical conditions and access to welfare amenities than 
those that do not. I used a comparative approach and considered differentials in 
housing quality for migrant and non-migrant households using selected attributes of 
the physical condition of housing and access to welfare amenities to confirm such 
differences. My assumption is that households that receive remittances have a 
second line of income that enables them to make improvements in their housing 
situation. By aggregating the various attributes of housing quality into a compound 
measure, I construct a housing quality index to compare the status of housing 
quality at two different points in time (2005/2006 and 2009/2010), for households 
receiving remittances and those not receiving.  
 
Several studies have justified the usefulness of a housing quality index as a basis for 
comparing progress in housing of specific groups over time. Empirically, I use a 
housing quality index to prove that households receiving remittances have a better 
status of housing quality, both in terms of access to amenities and the physical 
condition of housing. Beginning with a general description of trends to map changes 
in the sub-variables over a 5 year period between 2005 and 2010, the analysis 
subsequently moves to determining co-relations between the variable attributes and 
the receipt of remittances by constructing cross-tabulations, Pearson Chi square test 
and Spearman correlation matrices.  
 
Finally, the hypotheses constructed are tested for each variable attribute and 
aggregated into a conclusion. I draw conclusions to affirm or dispute the 
applicability of findings in the context of Uganda and what is posited by theory. 
Furthermore, I argue that the receipt of remittances influences improvement in 
housing condition, and thus serves more than simply bridging differentials between 
locations, as articulated by the neo-classical economists, but rather reflects a source 
of additional household income that can aid migrant households in improving the 
quality of their dwelling units, as advanced by the transnational theorists.  
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6.2  Theory and Evidence from other Studies 

Faidzo (2004) acknowledges that despite a history of economists’ attempts to 
measure housing quality, disagreements still exist regarding housing quality 
measures. Buckenberger (2010) emphasizes that the notion of housing quality has 
received modest attention in the housing literature, despite several researchers 
having attempted to conceptualize housing quality in different contexts. However, 
Lawrence (1995) admits that housing quality “is a complex concept that is neither 
absolute nor static” while Goodman (1977) contends that measuring housing quality 
is complex, given that it is an unobservable variable. Indeed, he asserts that it is far 
easier to enumerate dwelling units than evaluate them and their suitability for 
occupants based on quality.  
 
Magbogunje et al (1978) contend that housing quality is a highly controversial 
concept that transcends the boundary of economic and technological empowerment 
yet extends to the entails cultural and racial differences. More often, geographical 
and ethnographic peculiarities define the type of quality and standard that prevail 
within a particular socio-cultural setting (Rapoport 2002). It is also apparent that 
previous attempts to determine notions of housing quality are predominantly of a 
quantitative nature, aimed at compiling housing quality indices (Meng & Hall, 2006; 
Daniere, 1994). 
 
It has been widely acknowledged within housing literature that homes and 
dwellings represent more qualities than the physical structure (Lutz-Strulik & Vale 
2002; Sommerville and Chan 2001; King 1996). Accordingly, housing quality has 
three components, namely neighbourhood, location and structural quality. 
Neighbourhood quality refers to the quality conferred on a residence by virtue of the 
surrounding environment in which it is located, reflecting extrinsic values of the 
neighbourhood (Rapoport, 2002). Furthermore, locational quality refers to the spatial 
positioning of a dwelling relative to the Central Business District or the centrality of 
location, which reflects the positional attributes (Adebayo, 2010), while structural 
quality refers to the attributes of houses in external and internal designs, which 
reflect the intrinsic values of housing (Cirman, 2006).  
 
Goodman (1977) perceives housing quality (or its inverse, namely housing 
deprivation) as an abstract theoretical entity with no straightforward operational 
definition. Fiadzo (2004) suggests a focus on a building elements approach, with 
materials and amenities constructed into an index (wall material, floor material, roof 
material, and availability of electricity, type of sewerage and water facilities), 
arguing that these items recommended by the United Nations; “tend to be present in 
most housing censuses; tend to be highly related to each other; and tend to have a 
similar valuation, thus making them excellent measures of housing quality”. 
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Moreover, as a concept, housing quality also varies between countries, between 
specific groups of people in each country at one point in time, as well as over long 
time periods.  
 
Goodman (1997) succeeded in classifying housing quality according to housing 
types in the UK, which subsequently led to a categorization of quality criteria that 
distinguishes between the house as a system and as a home. He builds on Lynch’s 
(1971) and Rapoport’s (1977) classifications of housing quality in a broader sense, 
relating to access, control, space and time, along with meaning and communication. 
Lin, Mai and Wang (2004) establish an endogenous growth model in which housing 
quality is measured using housing capital regarded as an intermediate input to 
enhance household production and quality-augmented leisure time.  
 
Buckenberger (2010) argues that international housing literature has predominantly 
framed the concept of housing quality around the provision and availability of 
housing. Here, the dwelling represents a physical entity only constituted through 
building codes, regulations and standards. According to King (1996), in this context 
housing is seen as an object and commodity by key housing players, such as 
architects, developers and policy makers. However, this view offers limited value as 
to how housing quality can be determined. Buckenberger (2010) shows that housing 
quality extends beyond the physical structure of buildings, and that perceived 
qualities for particular age groups can become meaningful, as it is implicit that 
physical housing qualities seem to be central for families.  
 
Besides contradictions in definition and measures, there are infinite ways of 
combining any selected set of components into a summary measure of housing 
quality (Goodman, 1977). The various measures carrying its meaning have been 
relatively agreed upon as including the subjective judgment of structure defects 
(Morris et al, 1972), market value, which is community and neighbourhood specific 
(Morris and Winter, 1997), and a focus on service amenities (Harris, 1976) and 
housing materials (Morris et al 1994). Haines (2010) measures housing quality by 
making a distinction between, among others, property qualities, on the one hand – 
based on the recognition by Porell (1985), and identifying property characteristics – 
based on recognition by Sternlieb (1966), on the other. However, researchers (Fiadzo 
2004; Goodman 1977; Lawrence 1995) agree that whatever is chosen to constitute the 
housing quality index, it should reflect the quality of the dwelling unit alone and not 
the characteristics of the residents or dwellers, given that the dwelling exists 
irrespective of occupiers.  
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6.3  Status of Housing Quality 

Housing quality is measured in this thesis through an aggregate of seven variable 
attributes concerning the access to welfare amenities and physical condition of 
housing, defined at the start of each sub-section.   

6.3.1 Access to Welfare Amenities by Households 

Four sub-variables of welfare amenities of housing are considered in this analysis, in 
relation to the remittances amongst the 7,425 households covered by the 2005/2006 
UNHS III survey and 6,775 households covered by the 2009/2010 UNHS IV survey. 
These include the household’s access to drinking water, the type of toilet facility 
used by household, the household’s source of lighting, and the type of cooking fuel 
used by a household. 
 

a) 
 

Source of Drinking Water 

In 2005/2006, 30.36 per cent of households (2,254) in the survey accessed drinking 
water from boreholes, 20.6 per cent (1,528) accessed protected wells /springs as their 
main source of drinking water, while 18.7 per cent (1,387) accessed unprotected 
wells as their main source. Moreover, only 4 per cent of households had a private 
connection to piped water in 2005/2006, as shown in figures 6.1 and 6.2 below. 
Private connections to piped water represent an advanced form of access to drinking 
water. Households’ housing advances to this form of access as incomes increase, 
whilst the opposite is also true.  
 
Figure 6.1: Status of access to drinking Water in 2005/2006 
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Figure 6.2: Status of access to drinking water in 2009/2010 
 

 
 

Figure 6.2 shows a higher percentage of the households using boreholes to access 
drinking water in 2009/2010 (37.9%), which is approximately 10 per cent higher than 
in 2005/2006. Similarly, the number of households accessing drinking water from 
rivers, streams, lakes or ponds almost doubled to 22.4 per cent in 2009/2010. While 
the changes in these two sub-variables indicate an overall improvement in 
households’ access to drinking water sources, there is a 2 per cent decline in the 
number of households accessing drinking water from protected well-springs, with 
17.7 per cent of households using this source. Households that access water from 
public taps remain nearly constant in 2009/2010 when compared with 2005/2006, at 
12.2 per cent, while only 4.8 per cent of the households had private connections to 
pipelines in 2009/2010, reflecting a small increment of 0.8 per cent. All increments in 
access to water sources are an indication in improvement of welfare of households in 
both periods of the surveys. 

 
b) 

 
Type of Toilet Used 

Considering the type of toilet used by households, the findings indicate that the top 
three ranks are taken by rudimentary forms of toilets, namely covered pit latrines, 
uncovered pit latrines, and the bush. The majority of the households (39.16 per cent 
in 2005/2006 and 35.2 per cent in 2009/2010) use private covered pit latrines, with a 
reduction of 3.96 per cent in the number of households using this type of toilet 
facility across the two periods compared as shown in table 6.3. Furthermore, 33.28 
per cent of the households used shared covered pit latrines in 2005/2006, which fell 
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to 31.5 per cent in 2009/2010, marking a decline of 1.78 per cent as shown in table 6.3. 
Uncovered pit latrines were used by 12.32 per cent of households in 2005/2006, rising 
by 2.78 per cent to 15 per cent in 2009/2009. The use of bush as a toilet type implies 
that a household has no access to any form of constructed toilet facilities, and in 
2005/2006, 10.44 per cent of households had no such access to toilets, which 
increased to 12.5 per cent in 2009/2010. This increment is an indicator in decline of 
welfare of households.  
 

Table 6.3: Type of Toilet used by Households  

Variable Attributes 2005/2006 2009/2010 
Frequency Per cent Frequency Per cent 

Covered pit latrine private 2,906 39.16 2387 35.2 
Covered pit latrine shared 2,470 33.28 2135 31.5 
VIP latrine private  70 0.94 74 1.1 
VIP latrine shared 118 1.59 146 2.2 
Uncovered pit latrine 914 12.32 1018 15 
Flush toilet private 61 0.82 116 1.7 
Flush toilet shared 48 0.65 23 0.3 
Bush 775 10.44 845 12.5 
Other (Specify) 59 0.80 28 0.4 

Total 7,421 100.00 6772 100 
 
All these findings indicate a general decline in the quality of toilets used by 
households, given that the most common forms are rudimentary. This is one of those 
findings that may point to other reasons for decline, which may include a general 
decline in standards of living, the formation of new households or a failure in data 
capture. According to our hypothesis however, we would expect that as remittances 
come in over the 5 year interval improvements in access to better toilets facilities and 
their quality would improve, rather than an overall decline, at least for those 
households receiving remittances.   
 

c) 
 

Source of Lighting  

The most commonly used source of lighting in both periods of comparison is a 
traditional lamp, locally known as tadooba, which is graded as the most primitive 
source of lighting. 70 per cent of households used this as their main source of 
lighting in 2006, which fell by 6.55% to 63.5 per cent in 2009/2010. This is not a 
significant decline, which can be related to a change in household income, whereby 
households advance their lighting sources, but it could alternatively relate to the rate 
of new household formation. Similarly, there is a decline in the number of 
households using paraffin or kerosene and gas lanterns, from 14.96 per cent in 
2005/2006 to 12.5 per cent in 2009/2010, as shown in table 6.4.  
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Firewood is one of the most primitive forms of lightning and is mostly used in rural 
areas, in form of log fires for visibility and firewood for cooking energy. In 
2005/2006, 2.87 per cent of households were using this form of energy for lighting, in 
2009/2010, the number of households using this form of energy almost tripled to 8 
per cent, which is a very significant increment. In view of receipt of remittances, this 
is one of the forms of energy whose use ought to be declining as household incomes 
improve their energy sources to more modern means with the inflow of remittances.  
A number of possible reasons could account for this increment, such as the increase 
in the cost of fuels such as paraffin and the rising costs of electricity country wide 
that have taken place over the five year period.  
 
Table 6.4: Status of Household’s Access to Lighting Source 

Variable Attributes  2005/2006 2009/2010 
Frequency Per cent Frequency Per cent 

Electricity – grid or generator 753 10.14 724 10.7 
Paraffin kerosene or gas lantern 1,111 14.96 845 12.5 
Tadooba- local lantern 5,201 70.05 4,301 63.5 
Firewood 213 2.87 543 8 
Solar 15 0.20 41 0.6 
Other (Specify) 132 1.77 314 4.6 

Total 7,425 100.00 6,768 100.00 
 
However, it is surprising that there is almost no change in the number of households 
using electricity from the national grid or generators as their source of lighting over 
the 5 year period, which is considered a more advanced form of lighting; this could 
due to the rising costs of access and fuel associated with this form of energy. In 
2005/2006, only 10.14 per cent of households’ accessed electricity from the grid or 
generator, compared to 10.7 per cent of households in 2009/2010. If incomes of 
households increased due to changes in income or remittances, there would be an 
improvement in this indicator or variable, which is important to observe. 
 

d) 
 

Cooking Fuel 

The status of households’ access to cooking fuel shows that a large percentage of the 
households used firewood in the traditional open fire cooking methods in both 
periods under comparison. Indeed, this is reported by 76.46 per cent of households 
in 2005/2006, compared to 76 per cent in 2009/2010, similarly there is a small decline 
the number of households using charcoal from 19.78 per cent to 18.9 per cent. These 
declines are small and could be indicative of an indicative of an overall 
improvement in household income because firewood and charcoal are considered 
rudimentary. This change may be explained by more households moving to more 
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advanced forms of cooking fuel. These include the electricity, gas and solar energy. 
Table 6.5 summarizes the status of access to cooking fuel.  
 

Table 6.5: Status of Households’ access to Cooking Fuel  
Variable Attributes 2005/2006 2009/2010 

Frequency Per cent Frequency Per cent 
Firewood 5,647            76.46               5,133 76 
Charcoal 1,461            19.78               1,274 18.9 
Paraffin / kerosene      83              1.12               147 2.2 
Electricity      16              0.22               39 0.61 
Gas      11              0.15               36 0.5 
Solar        2              0.03               4 0.1 
Others (Specify) 166 2.25 123 1.81 

Total 7,386          100.00 6,757 100.00 
 
Charcoal is predominantly used in urban areas or middle-income households, often 
together with kerosene/paraffin as cooking fuel. The use of kerosene is almost 
consistent over the 5 year period, with a change of less than 1 per cent.  Electricity 
and gas, considered the most advanced forms of cooking fuel, were used by less 
than one per cent of households in 2005/2006, increasing slightly over one per cent in 
2009/2010. However, this change is small but still indicates an improvement in 
household incomes that allows households to advance to more modern forms of 
cooking energy.  

6.3.2 Physical Conditions of Housing  

Three variable attributes of physical condition of housing are considered in this 
analysis, within the 7,425 households covered by the 2005/2006 UNHS III survey and 
6,775 households covered in the 2009/2010 UNHS IV survey, namely; the roofing, 
external wall and floor materials of houses.  
  

a) 
 

Roofing Material 

Iron sheets were the most used form of construction materials for roofing houses in 
both survey periods as shown in table 6.6. In 2005/2006, 59.8 per cent of households 
used iron sheet roofs compared to 56.4 per cent of households in 2009/10, 
representing a reduction of 3.4 per cent, which could imply an advancement of 
roofing materials by households. Indeed this is plausible because tiles, which are the 
next level of advancement, also show an increment of approximately 0.24 per cent, 
from 0.36 per cent in 2005/2006 compared to 0.6 per cent in 2009/2010. In both 
instances households are advancing the roofing materials of their housing, which is 
a positive move.  
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Table 6.6: Construction Materials of Roof of Houses 
 
Variable Attributes 

2005/2006 2009/2010 
Frequency Per cent Frequency Per cent 

Thatch, straw  2,874 38.71 2,849 42.1 
Iron sheets  4,442 59.82 3,819 56.4 
Tiles 27 0.36 39 0.6 
Others (Specify) 82 1.1 59 0.9 

Total 7,425 100.00 6,766 100 
 
In addition, there is an increase of 3.39 per cent in the number of households with 
straw or thatch, a lower grade of roofing materials, from 38.71 per cent in 2005/2006 
to 42.1 per cent in 2009/2010. This is one of the most rudimentary forms of roofing 
materials that is most common in newly formed households.  It is possible that such 
changes may be accounted for by the difference in rate of household formation 
between the two time periods, since according to the Uganda Bureau of Statistics, 
the total number of households in Uganda has increased from 5.2 million in 2005/06 
to 6.2 million in 2009/10.  
 

b) 
 

Material of External Walls 

For both survey periods under comparison, mud and poles represent the most 
common material for the external walls of houses, as shown in table 6.7. In 
2005/2006, 40.94 per cent of households in the survey reported using mud and pole, 
compared with 40.9 per cent in 2009/2010. Evidently, there is no change between the 
two time periods in terms of the percentage of households with this form of external 
wall materials. While mud and poles are the most rudimentary forms of external 
wall, it is also the most common among low-income households. Un-burnt bricks are 
the third most common form of external wall materials used by households, 
reported by 19.73 per cent of households in 2005/2006, and 18.7 per cent in 
2009/2010, which represents a small reduction of approximately 1 per cent. Since un-
burnt bricks are second to mud and pole as rudimentary materials, it is possible that 
this reduction could be accounted for by an increase in household income, or the 
receipt of remittances.  
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Table 6.7: Material of External Wall of House 
 

Variable Attributes 
2005/2006 2009/2010 

Frequency  Per cent Frequency Per cent 
Mud and poles 3,040 40.94 2,771 40.9 
Burnt bricks with cement 1,889 25.44 1,917 28.3 
Un burnt bricks 1,465 19.73 1,269 18.7 
Burnt bricks with mud 677 9.12 559 8.3 
Cement blocks 68 0.92 75 1.1 
Thatch, straw  79 1.06 51 0.8 
Timber   31 0.42 35 0.5 
Stone 2 0.03 7 0.1 
Other (Specify) 174 2.34 88 1.3 

Total 7,425 100.00 6,772 100 
 
Burnt bricks and cement represent the second most advanced and common form of 
external wall material used by households, with 25.44 per cent of households in 
2005/2006 and 28.3 per cent of households in 2009/2010 using such forms, as shown 
in table 6.7. This reflects an increase of 2.86 per cent of households using this form of 
material for external walls, which can be related to changes in household income or 
remittances, given that it is considered an advanced form of wall material. 
Moreover, there is a reduction in the number of households whose external wall 
material of housing is burnt bricks with mud, with 9.12 per cent households in 
2005/2006 compared to 8.3 per cent of households in 2009/2010. Burnt bricks with 
mud are also considered advanced materials of external wall, but are most common 
in rural areas. 
 

c) 
 

Floor Materials 

The two most common forms of floor materials for both periods of comparison are 
rudimentary i.e. earth, earth and cow dung. Earth, which reflects the most 
rudimentary of floor materials, is reported by 42.18 per cent of households in 
2005/2006, compared to 47 per cent or houses in 2009/2010, while earth and cow 
dung is reported by 30.53 per cent of households in 2005/2006 and 26.7 per cent of 
households in 2009/2010, as shown in table 6.8. The fact that two of the most 
rudimentary forms of floor materials are reported by 72.71 per cent of households in 
2005/2006 and 73.7 per cent in 2009/2010 implies that very few households 
experienced positive changes or increase in household income, so as to undertake 
improvements of floor materials of housing. Furthermore, it may also point to the 
possibility of the cost of floor improvements being beyond the incomes of most 
households, even those with the receipt of remittances.  Cement, which is an 
advanced form of floor material, is reported by 26.32 per cent of households in 
2005/2006, compared to 24.9 per cent of households in 2009/2010. Moreover, mosaic 
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or tiles, which are the most advanced of all forms of floor materials, were reported 
by less than one per cent of all households in both time periods under comparison in 
this analysis.  
 
Table 6.8: Material of Floor of Houses 

 
Variable Attributes 

2005/2006 2009/2010 
Frequency Per cent Frequency Per cent 

Earth  3,132 42.18 3,185 47 
Earth and cow dung 2,267 30.53 1,809 26.7 
Cement   1,954 26.32 1,683 24.9 
Mosaic or tiles 15 0.20 62 0.9 
Others (Specify) 57 0.77 33 0.5 

Total 7,425 100.00 6772 100 

6.4  Relations: Remittances and Housing Quality 

In this section, I analyse the relationship between remittance and the four variable 
attributes of access to housing amenities; and the three variable attributes of the 
physical condition of housing using cross-tabulations, the Pearson’s Chi square tests 
and Spearman’s correlation matrices.  

6.4.1 Remittances and Household Welfare Amenities 

 
a) 

 
Source of Lighting 

Households with sources of light such as paraffin lanterns, tadooba- locally made 
lantern, firewood and others were classified as primitive sources, while those with 
electricity and solar as the main sources of lighting were classified as having 
advanced sources. As shown in table 6.9, the majority of the households that 
received no remittances (3,807) in the period 2005/2006 had primitive sources of 
lighting. A large number of the households that received remittances of cash value 
less than 500,000 shillings (2,594) had primitive sources of lighting. As the cash value 
of remittances increased, there was a gradual increase in number of households with 
advanced sources of lighting. The p-value (0.001) from the chi square test implies a 
significant influence of the amount received in cash from remittances on the source 
of house lighting accessed by a household. 
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Table 6.9: Cash value of Remittances and source of Lighting in 2005/2006 
Lighting Primitive Advanced Total  
0 3,807 435 4,242 
Equal to or Less than 500,000 2,594 203 2,797 
500,000 to 1,000,000  146 39 185 
1,000,000 to 5,000,000  86 72 158 
5,000,000 to 10,000,000  3 12 15 
Equal to or more than 10,000,000  2 6 8 

Total 6,638 767 7,405 
Pearson chi2 (5) = 377.2499   Pr = 0.001 

 
Table 6.10: Cash value of remittances and source of lighting in 2009/2010 
 Lighting Primitive Advanced    Total 
0 3531 494 4025 
Equal to or less that 500,000  2126 136 2262 
500,000 to 1,000,000 210 51 261 
1,000,000 to 5,000,000  126 62 188 
5,000,000 to 10,000,000  9 10 19 
Equal to or more than 10,000,000 1 12 13 

Total 6003 765 6768 
Pearson chi2 (5) = 290.1570   Pr = 0.000 

 
From table 6.10, majority of the households that did not receive remittances (3,531) 
during the period 2009/2010 had primitive sources of lighting. In addition, a large 
number of the households that received remittances of cash value less than 500,000 
shillings (2,126) had primitive sources of lighting. As the cash value of remittances 
increased, there was a slight increase in number of households with advanced 
sources of lighting. The p-value (0.000) from the chi square test of significance 
implies a significant influence of the cash value of remittances on the main source of 
house lighting. 
 
Trends for both periods under comparison show four main observations. First, 
households that do not receive remittances have primitive sources of lighting. 
Second, households that receive remittances of a cash value that is less than Uganda 
Shillings 500,000 also have primitive sources of lighting. Third, advancement in the 
source of lighting from primitive to advanced lightning sources only became evident 
when the cash value of remittance increased to Uganda Shillings 500,000 and 
beyond; therefore, as the value of remittances increases the chances of a household 
advancing, its source of lighting also improves. Finally, given that the p-values from 
Pearson Chi Square test are very close to 0.000 for both periods, the significance of 
remittances as an explanatory variable for improvements in households’ access to 
improved sources of lighting is confirmed.  
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b) 

 
Source of Cooking Fuel 

Households with types of cooking fuel such as firewood, charcoal, paraffin/kerosene 
and others were classified as primitive types, while those with electricity, gas and 
solar as the main types of cooking fuel were classified as having advanced types. In 
the 2005/2006 period shown in table 6.11, the majority of households that did not 
receive remittances (4,197) had primitive sources of cooking fuel. It is evident that a 
large number of the households that received remittances of cash value of less than 
Uganda shillings 500,000 (2,783) had primitive sources of lighting. Moreover, only 29 
households used advanced sources of cooking fuel. The p-value (0.000) from the chi 
square test of significance implies a significant influence of receipt of remittances on 
the main type of fuel used for cooking. 
 

Table 6.11: Cash value of Remittances and cooking fuel in 2005/2006 

Cooking Fuel Primitive Advanced Total 
0 4,197 19 4,216 
Equal to or Less than 500,000 2,783 6 2,789 
500,000 to 1,000,000 180 1 181 
1,000,000 to 5,000,000 158 0 158 
5,000,000 to 10,000,000 12 3 15 
Equal to or more than 10,000,000 7 0 7 

Total       7,337 29 7,366 
Pearson chi2 (5) = 150.4232   Pr = 0.000 

 
Table 6.12: Cash value of Remittances and cooking fuel in 2009/2010 

Cooking Fuel Primitive Advanced Total 
0 3,965 53 4,018 
Equal to or Less than 500,000 2,248 12 2,260 
500,000 to 1,000,000 259 1 260 
1,000,000 to 5,000,000 181 6 187 
5,000,000 to 10,000,000 17 2 19 

Equal to or more than 10,000,000 8 5 13 
Total 6,678 79 6,757 

Pearson chi2 (5) = 187.7257   Pr = 0.000 

 
From table 6.12, the majority of the households that did not receive remittances 
(3,965) had primitive types of cooking fuel during the period 2009/10. In addition, a 
large number of the households that received remittances of a cash value less than 
Uganda shillings 500,000 (2,248) had primitive types of cooking fuel. However, a 
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large number of households still used primitive types of cooking fuel, regardless the 
cash value of remittances. Moreover, only 79 households used advanced sources of 
cooking fuel during this period. The p-value (0.000) from the chi square test of 
significance implies a significant influence of the cash value of remittances on the 
main type of fuel used for cooking. 
 
The tendencies for both periods under comparison show four main observations. 
First, households that do not receive remittance overall have primitive sources of 
cooking fuel. Second, households that receive remittances of cash value less than 
Uganda Shillings 500,000 also have primitive sources of cooking fuel. Third, 
advancement in the cooking fuel from primitive to advanced sources only became 
evident when the cash value of remittances increased to Uganda Shillings 500,000 
and beyond; therefore, as the cash value of remittances increases, the chances of a 
household advancing its source of cooking fuels also improves. Finally, given that 
the p-values from Pearson Chi Square test is 0.000 for both periods, implies that the 
significance of remittances as an explanatory variable for improvements in 
households’ access to improved sources of cooking fuel is confirmed.  
 

c) 
 

Type of Toilet Used 

Households that used uncovered pit latrines, bushes and other facilities were 
classified as primitive facilities, while those with covered pit latrines, VIP latrines 
and flush toilets were classified as having advanced toilet facilities. As illustrated in 
table 6.13 and graph 6.13, the majority of the households (5,656) had advanced toilet 
facilities during the period 2005/2006. Similarly, the number of households with 
good toilet facilities increased as the cash value of remittances increased. The p-
value (0.000) from the chi square test of significance confirmed the significance of 
remittances as an explanatory variable for the type of toilet used by households. 
 

Table 6.13: Cash value of Remittances and type of toilet used  in 2005/2006 

Type of Toilet Used Primitive Advanced Total  
0 1,009 3,231 4,240 
Equal to or Less than 500,000 699 2,097 2,796 
500,000 to 1,000,000 27 158 185 
1,000,000 to 5,000,000 10 147 157 
5,000,000 to 10,000,000 0 15 15 
Equal to or more than 10,000,000 0 8 8 

Total 1,745 5,656 7,401 
Pearson chi2 (5) = 44.4352   Pr = 0.000 
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Table 6.14: Cash value of Remittances and type of toilet used  in 2009/2010 
Type of Toilet Used Primitive Advanced Total  
0 1,033 2,994 4,027 
Equal to or Less than 500,000 793 1,471 2,264 
500,000 to 1,000,000 42 219 261 
1,000,000 to 5,000,000 22 166 188 
5,000,000 to 10,000,000 0 19 19 
Equal to or more than 10,000,000 1 12 13 

Total 1891 4881 6772 
Pearson chi2 (5) = 119.8159   Pr = 0.000 
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From table 6.14 and graph 6.14, the majority of the households (4,881) had advanced 
toilet facilities during the period 2009/10. Furthermore, it is evident that the number 
of households with good toilet facilities increased in accordance with the cash value 
of remittances. The p-value (0.000) from the chi square test of significance implies a 
significant influence of the cash value of remittances on the type of toilet mainly 
used. 
 
Trends for both periods confirm four main observations. First, households that 
receive remittance have use advanced types of toilets.  Second, households that 
receive remittances of cash value higher than Uganda Shillings 500,000 use advanced 
types of toilets. Third, as the cash value of remittances increases, households are able 
to advance their types of toilets used. Finally, the p-values from Pearson Chi Square 
test is 0.000 for both periods, implying the significance of remittances as an 
explanatory variable for improvements in households’ use of advanced types of 
toilet facilities.    
 

d) 
 

Source of Drinking Water 

Households that used rivers, streams, lakes, ponds, rain water and other sources 
were classified as having unprotected sources of drinking water, while those with 
pipelines, public taps, boreholes, protected wells/springs, vendor/tanker trucks and 
gravity flow schemes were classified as having protected sources.  
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Table 6.15: Remittances and Source of drinking water in 2005/2006 
Source of Drinking Water  Unprotected Protected Total 
0 1,328 2,913 4,241 
Equal to or Less than 500,000 762 2,035 2,797 
500,000 to 1,000,000 33 152 185 
1,000,000 to 5,000,000 13 145 158 
5,000,000 to 10,000,000 1 14 15 
Equal to or more than 10,000,000 0 8 8 

Total 2,137 5,267 7,404 
Pearson chi2 (5) = 66.5397   Pr = 0.000 

 
Table 6.16: Remittances and Source of drinking water in 2009/2010 
Source of Drinking Water  Unprotected Protected Total 
0 1,078 2,946 4,024 
Equal to or Less than 500,000 495 1,769 2,264 
500,000 to 1,000,000 55 205 260 
1,000,000 to 5,000,000 22 166 188 
5,000,000 to 10,000,000 1 18 19 
Equal to or more than 10,000,000 2 11 13 

Total 1,653 5115 6,768 
Pearson chi2 (5) = 42.5793   Pr = 0.000 

 
As shown in table 6.15, a larger number of households had protected sources of 
water for drinking during the period 2005/2006, as compared to those with 
unprotected sources, even without receiving remittances. It is evident that the 
proportion of households with protected sources increased as the cash value of 
remittances increased. The p-value (0.000) from the chi square test of significance 
implies a significant influence of the amount received in cash from remittances on 
the main source of water for drinking for households. From table 6.16, a larger 
proportion of households had protected sources of water for drinking during the 
period 2009/10, as compared to those with unprotected sources, even without 
receiving remittances. Furthermore, it is also evident that the proportion of 
households with protected sources increased as the cash value of remittances 
increased. The p-value (0.000) from the chi square test of significance implies a 
significant influence of the cash value of remittances on the main source of water for 
drinking. 
 
Data for both periods under comparison prompt two main observations. First, even 
without receiving remittances, households have better access to protected sources of 
drinking water, which implies that remittances may not be the only explanatory 
variable for changes in households’ access to water in this analysis. However, the 
proportion of households with access to protected water sources increases as the 
cash value of remittances increases; therefore, the cash value of remittances increases 
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the chances of a household advancing its access to protected sources of drinking 
water. Finally, given that the p-values from Pearson Chi Square test are 0.000 for 
both periods, it implies that the significance of remittances as an explanatory 
variable for improved access to protected sources of drinking is confirmed. 

6.4.2 Remittances and Physical Conditions of Housing 
 

a) 
 

Roof Material 

Households whose major roof construction materials included thatch, straw and 
others were classified as having rudimentary materials, while households that had 
iron sheets or tiles as the main roof materials were classified as having advanced 
materials. As shown in the table 6.17, the majority of the households that did not 
receive remittances (2,635) during the time period 2005/2006 had advanced roof 
materials. Furthermore, it is also evident that a large proportion of the households 
that received remittances of cash value less than 500,000 shillings (1,555) had 
advanced roof materials. The p-value (0.000) from the chi square test of significance 
implies a significant influence of receipt of remittances on the major construction 
material of the roof. 
 
Table 6.18 shows roof materials for the period 2009/2010, the majority of the 
households that did not receive remittances (2,318) had advanced roof materials. It is 
also evident that a large proportion of the households that received remittances of 
cash value less than 500,000 shillings (1,160) had advanced roof materials. It is 
therefore apparent that no matter the cash value of remittances, a larger number of 
households had advanced roof materials. It is thus plausible that there are other 
explanatory variables for advanced roof materials, apart from changes in income or 
remittances. However, the p-value (0.000) from the chi square test of significance 
implies that there is a significant influence of cash value of remittances on the major 
construction material of the roof. 
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Table 6.17: Remittances and Roof Materials in 2005/2005 

Roof Materials Rudimentary Advanced Total  
0 1,607 2,635 4,242 
Equal to or Less than 500,000 1,242 1,555 2,797 

500,000 to 1,000,000 42 143 185 

1,000,000 to 5,000,000 22 136 158 

5,000,000 to 10,000,000 0 15 15 

Equal to or more than 10,000,000 0 8 8 

Total 2,913 4,492 7,405 

Pearson chi2 (5) = 112.9845   Pr = 0.000 

 
Table 6.18: Remittances and Roof Materials in 2009/2010 

Roof Materials Rudimentary Advanced Total  
0 1,706 2,318 4,024 
Equal to or Less than 500,000 1,102 1,160 2,262 
500,000 to 1,000,000 61 199 260 
1,000,000 to 5,000,000 38 150 188 
5,000,000 to 10,000,000 0 19 19 
Equal to or more than 10,000,000 1 12 13 

Total 2,908 3,858 6,766 
Pearson chi2 (5) = 132.0579   Pr = 0.000 

 
Trends for both periods under comparison prompt one main observation, namely 
that despite the results from the p-value (0.000) from the chi square test of 
significance confirming remittances as an explanatory variable for changes in the 
material of the roof, the possibility of other explanatory factors cannot be ruled out. 
This is due to a large proportion of households – over 50 per cent – in both time 
periods having advanced roof materials with or without receiving remittances.  
 

b) 
 

External Wall 

Households with major construction materials of the external wall including thatch, 
straw, mud, poles, timber, un-burnt bricks, burnt bricks with mud and others were 
classified as primitive materials, while those with burnt bricks with cement, cement 
blocks and stone as the main construction materials were classified as having 
advanced materials. As shown in table 6.19 and graph 6.19, the majority of the 
households that did not receive remittances (3,105) during the period 2005/2006 had 
primitive external wall materials. Furthermore, it is also evident that a large number 
of the households that received remittances of a cash value less than Uganda 
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Shillings 500,000 (2,205) had primitive materials of the external wall.  The p-value 
(0.000) from the chi square test of significance implies a significant influence of 
receipt of remittances on the major construction material of the external wall. 
 

Table 6.19: Remittances and Material of External Wall  in 2005/2006 
Material of External Wall Rudimentary Advanced Total  
0 3,105 1,137 4,242 
Equal to or Less than 500,000 2,205 592 2,797 
500,000 to 1,000,000 94 91 185 
1,000,000 to 5,000,000 52 106 158 
5,000,000 to 10,000,000 2 13 15 
Equal to or more than 10,000,000 2 6 8 

Total 5,460 1,945 7,405 
Pearson chi2 (5) = 262.4203 Pr = 0.000 

 

 
 

Table 6.20 and graph 6.20 show that the majority of the households that did not 
receive remittances (2,793) during the period 2009/10 had primitive materials of the 
external wall. Furthermore, it is also evident that a large proportion of households 
that received remittances of cash value less than Uganda Shillings 500,000 (1,778) 
had primitive materials of the external wall. The p-value (0.000) from the chi square 
test of significance confirms that remittances significantly influence the construction 
material of the external wall. 
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Table 6.20: Remittances and Material of External Wall in 2009/2010 
Material of External Wall Rudimentary Advanced Total  
0 2,793 1,234 4,027 
Equal to or Less than 500,000 1,778 486 2,264 
500,000 to 1,000,000 133 128 261 
1,000,000 to 5,000,000 65 123 188 
5,000,000 to 10,000,000 2 17 19 
Equal to or more than 10,000,000 2 11 13 

Total 4,773 1,999 6,772 
Pearson chi2 (5) = 289.1214   Pr = 0.000 

 

 
 

Trends for both periods under comparison show three main observations, First, 
households that do not receive remittance overall have primitive external wall 
materials. Second, households that receive remittances of a cash value less than 
Uganda Shillings 500,000 also have primitive external wall materials. Finally, given 
that the p- values from Pearson Chi Square test are 0.000 for both periods, confirms 
the significance of remittances as an explanatory variable for advanced external wall 
materials for households. 
 

c) 
 

Floor Material  

Households with floors made of earth, earth and cow dung, and other materials 
were classified as rudimentary floor types, while those with floors made of cement, 
mosaic or tiles were classified as having advanced floor types. As shown in table 
6.21 and graph 6.21, the majority of households that did not receive remittances 
(3,073) during the time period 2005/2006 had rudimentary floor types, while those 
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that received remittances of a cash value less than 500,000 shillings (2,199) also had 
rudimentary floor types. As the cash value of remittances increased, there is a 
gradual increase in number of households with advanced floor types. The p-value 
(0.000) from the chi square test of significance implies a significant influence of the 
amount received in cash from remittances on state of the floor within households 
that receive remittances. 
 

Table 6.21: Remittances and Floor Material in 2005/2005 
Floor Material Rudimentary Advanced Total 
0 3,073 1,169 4,242 
Equal to or Less than 500,000 2,199 598 2,797 
500,000 to 1,000,000  92 93 185 
1,000,000 to 5,000,000  41 117 158 
5,000,000 to 10,000,000  1 14 15 
Equal to or more than 10,000,000  0 8 8 

Total 5,406 1,999 7,405 
Pearson chi2 (5) = 328.9283   Pr = 0.000 
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Table 6.22: Remittances and Floor Material  in 2009/2010 
Floor Material Rudimentary Advanced Total 

0 1,963 1,065 3,028 
Equal to or Less than 500,000 1,096 414 1,510 
500,000 to 1,000,000  103 122 225 
1,000,000 to 5,000,000  55 113 168 
5,000,000 to 10,000,000  0 19 19 
Equal to or more than 10,000,000  1 12 13 

Total 3,218 1065 4,963 
Pearson chi2 (5) = 205.1732   Pr = 0.000 

 

 
 
Similarly, graph 6.22 and table 6.22, show that majority of the households that did 
not receive remittances (1,963) during the time period 2009/10 had rudimentary floor 
types. A large proportion of the households that received remittances of a cash value 
less than Uganda shillings 500,000 (1,096) also had rudimentary floor types. As the 
cash value of remittances increased, a gradual increase in number of households 
with advanced floor types was noted. The p-value (0.000) from the chi square test of 
significance implies a significant influence of the cash value of remittances on the 
major construction material of the floor. 
 
Tendencies for both periods under comparison show four main observations. First, 
households that do not receive remittances overall have rudimentary floor types. 
Second, households that receive remittances of a cash value less than Uganda 
Shillings 500,000 also have rudimentary floor types. Third, advancement in floor 
types from rudimentary to advanced floor types only became evident when the cash 
value of remittances increased to Uganda Shillings 500,000 and beyond; therefore, as 
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the cash value of remittances increases, the chances of a household advancing the 
type of floor materials improves. Finally, given that the p-values from Pearson Chi 
Square test are 0.000 for both periods, it implies that the significance of remittances 
as an explanatory variable for improvements in the type of floor materials used is 
confirmed.  

6.4.3 Correlation Matrix: Remittances and Housing Quality 

Table 6.23 shows that none of the variables floor type, roof type, major material of 
wall, major source of house lighting, main source of cooking fuel, main source of 
drinking water and type of toilet used was highly correlated with receipt of 
remittances for the period 2005/2006. The highest correlation was found between the 
material of wall and floor type at 66.4% followed by between the floor type and 
major source of house lighting at 51.2%. 
 
Table 6.23: Spearman’s Correlation Matrix for 2005/2006 
 

 recvrem floor roof wall light cookfue
l 

drinkwater toilet 

recvrem     1.000 -0.012 -0.034 -0.013 0.005 -0.011 0.062 0.008 
floor      -0.012 1.000 0.437 0.664 0.512 0.079 0.209 0.289 
roof      -0.034 0.437 1.000 0.431 0.244 0.042 0.078 0.278 
wall     -0.013 0.664 0.431 1.000 0.437 0.076 0.193 0.239 
light 0.005 0.512 0.244 0.437 1.000 0.150 0.176 0.176 
cookfuel -0.011 0.079 0.042 0.076 0.150 1.000 0.035 0.030 
drinkwater 0.062 0.209 0.078 0.193 0.176 0.035 1.000 0.112 
toilet 0.008 0.289 0.278 0.239 0.176 0.030 0.112 1.000 

 
Table 6.24 shows the results of the Spearman’s correlation matrix for receipt of 
remittances and all the variable attributes of status of physical condition of housing 
for the period 2009/2010, which includes floor type, roof type, major material of the 
wall and the variable attributes of access to amenities, including major source of 
household lighting, main source of cooking fuel, main source of drinking water and 
type of toilet mainly used. The findings show that none of the variables; floor type, 
roof type, major material of wall, major source of house lighting, main source of 
cooking fuel, main source of drinking water and type of toilet used was highly 
correlated with receipt of remittances. Indeed, the highest correlation was found 
between the material of wall and floor type at 68.1%, followed by between the floor 
type and major source of house lighting at 53%. 
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Table 6.24: Spearman’s Correlation Matrix for 2009/2010 
 

 recvrem floor roof wall light cookfuel drinkwater toilet 

recvrem     1.000 -0.002    -0.016 -0.012 -0.032 -0.017 0.074 -0.038 

floor      -0.002    1.000 0.401 0.681 0.530 0.151 0.234 0.297 

roof      -0.016 0.401 1.000 0.458 0.241 0.069 0.070 0.224 

wall     -0.012 0.681 0.458 1.000 0.465 0.137 0.224 0.237 

light -0.032 0.530 0.241 0.465 1.000 0.265 0.186 0.213 

cookfuel -0.017 0.151 0.069 0.137 0.265 1.000 0.049 0.067 

drinkwater 0.074 0.234 0.070 0.224 0.186 0.049 1.000 0.087 

toilet -0.038 0.297 0.224 0.237 0.213 0.067 0.087 1.000 

 
Therefore, it is evident from the correlation matrices of both periods under analysis 
that all the variable attributes of access to amenities and physical condition of 
housing are not co-related with remittances. A household’s receipt of remittances 
affects the status of the variable attributes of physical condition of housing and 
access to amenities, and thus remittances represent an independent or explanatory 
variable. However, changes in the material of wall in housing are related to a change 
in floor type at 66.4%, followed by the floor type and major source of house lighting 
at 51.2% during the period 2005/2006. Similarly, changes in the material of wall and 
floor type are related at 68.1%, followed by the floor type and major source of house 
lighting at 53% during the period 2009/2010. This implies that when a household 
changes its wall materials it also likely to follow that with changes in its floor 
material as well.  

6.5  Logistic Regressions for Hypothesis Testing  

Logistic regressions were conducted for each of the selected dependent variables 
against the independent variable (receipt of remittances), which had been 
hypothesized as being of influence. Accordingly, the results of the regression 
analysis for the periods 2009/2010 and 2005/2006 are summarized in table 6.25. 
 
In terms of the period 2009/2010, I observe that the odds of finding advanced 
construction materials of the floor at the 95% significance level were not significantly 
different for households that received remittances from those that did not receive 
remittances (p-value=0.983). Similarly, the odds of finding advanced construction 
materials of roofs and advanced types of cooking fuel were also not significantly 
different for households that received remittances from those that did not receive 
remittances. However, the odds of finding advanced construction materials of walls, 
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advanced sources of house lighting, advanced toilet facilities, protected sources of 
drinking water were significantly different for households that received remittances 
from those that didn’t (p-values less than 0.05). Table 6.25 highlights that the odds of 
finding protected sources of drinking water were 1.38 times higher for households 
that received remittances than those that didn’t in 2009/2010.  
 
Table 6.25: Regression of Remittances on Housing Quality Variables 
 
Response Variable in 2009/2010 

Odds ratio [95% Confidence 
Interval] 

P-value 

Major construction materials of floor 0.999 0.886  -   1.125 0.983 
Major construction materials of roof 0.943 0.855  -   1.040 0.240 
Major construction materials of wall 0.874 0.786  -   0.973 0.014 
Main source of house lighting 0.784 0.670  -   0.917 0.002 
Type of fuel used for cooking 0.717 0.447   -  1.149 0.167 
Type of toilet used 0.759 0.682  -   0.845 0.000 
Main sources of drinking water 1.380 1.230  -   1.549 0.000 
 
Response Variable 2005/2006 

Odds ratio [95% Confidence 
Interval] 

P-value 

Major construction materials of floor 0.935 0.843  -   1.038 0.207 
Major construction materials of roof 0.867 0.789  -   0.953 0.003 
Major construction materials of wall 0.937 0.844  -   1.041 0.224 
Main source of house lighting 1.026 0.883  -   1.193 0.736 
Type of fuel used for cooking 0.703 0.327   -  1.515 0.369 
Type of toilet used 1.029 0.923  -   1.147 0.607 
Main sources of drinking water 1.327 1.197  -   1.470 0.000 
 
In terms of the period 2005/2006, I observe that the odds of finding advanced 
construction materials of the floor at the 95% significance level were not significantly 
different for households that received remittances from those that didn’t (p-
value=0.207). Similarly, the odds of finding advanced construction materials of 
walls, advanced sources of house lighting, advanced types of cooking fuel and good 
toilet facilities were also not significantly different for households that received 
remittances from those that didn’t. However, the odds of finding advanced roofing 
materials and protected sources of drinking water were significantly different for 
households that received remittances from those that didn’t (p-values less than 0.05). 
Table 6.25 indicates that the odds of finding protected sources of drinking water 
were 1.327 times higher for households that received remittances than those that 
didn’t in 2005/2006.  
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Table 6.26: Overall  Influence of Remittances on Housing Quality 
Housing  Quality Relationship Significance Odds in 

2005/2006 
Odds in 

2009/2010 
Physical Condition     
Floor Positive Yes 0.935 0.999 
Roof Positive  Yes 0.867 0.943 
Walls Positive Yes 0.937 0.874 
Access to Utilities      
Source of Light Positive Yes 1.026 0.784 
Source of Cooking Fuel Positive Yes 0.703 0.717 
Toilet Facility Positive Yes 1.029 0.759 
Water Source Positive Yes 1.327 1.380 

 
Table 6.26 summarises the comparison of households that receive remittances and 
those that do not shows that remittances in both time periods, to show that 
remittances are independent of housing quality and are an explanatory variable for 
changes in housing quality and tenure. Whereas in the descriptive statistics, some 
variable measures such as type of toilet used, quality of floor materials decline or 
deteriorate, nevertheless the relationship with remittances is proven not by the 
changes in odds over time but by the relationship and significance are proven by 
statistical tests. Therefore;   
 

a) Remittances are an explanatory variable for physical condition of housing, 
whereby households that receive remittances improve their odds for 
advanced floor type by 0.935 in 2005/2006 to 0.999 in 2009/2010, roof type by 
0.867 in 2005/2006 to 0.943 in 2009/2010, and major material of the external 
wall by 0.937 in 2005/2006 declining to 0.874 in 2009/2010. These changes 
show the incremental input of remittances on physical condition of housing.  

b) Remittances are an explanatory variable for improved access to household 
utilities whereby households that receive remittance improve their odds for 
advanced for, main source of cooking fuel by 0.703 in 2005/2006 to 0.717 in 
2010. They also improve their odds for access to protected source of 
drinking water by 1.327 in 2005/2006 to 1.380 in 2009/2010. However, the 
source of house lighting which stands at 1.026 in 2005/2006 declines to 0.784 
in 2009/2010 and their use of advanced type of toilet by 1.029 in 2005/2006 
declines to 0.759 in 2009/2010. These changes are also gradual and 
incremental as well.  

6.6  Summary of Findings  

My analysis in this chapter begins with adopting Sinning’s (2006) approach, 
examining homeownership disparities between native and immigrant households 
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paying attention to housing quality disparities. From their approach, I establish that 
it is possible to determine the status of housing quality between the two sets of 
households using a housing quality index, which I constructed by first 
distinguishing households as either migrant or non-migrant. I then used a 
comparative approach and considered differentials in housing quality for migrant 
and non-migrant households based upon selected attributes of physical condition of 
housing and access to welfare amenities to confirm differences. I mapped changes in 
the sub-variables over a 5 year period between 2005 and 2010 to show the trends. 
 

(a) 
 

Access to Welfare Amenities 

Findings show that households improved their access to safe drinking water 
sources, between the two periods under consideration. The advancement is 
significant with 10 per cent of household accessing boreholes, approximately 18 per 
cent of households improved to protected well-springs and 50 per cent of 
households advanced to streams, lakes or ponds as their sources for safe drinking 
water. These trends however, show that even without receiving remittances 
households advanced their access to safe drinking water sources, which not only 
confirms the relationship with remittance at p-value of 0.000 but also underscores 
the fact that remittances may not be the only explanatory factor for such advances.  
 
With regards to the type of toilets in used by households as a sub-variable of access 
to amenities, the most common forms in use are rudimentary, and show mixed 
results within rudimentary types such as pit latrines declining in using over the two 
periods under comparison  (by 2% ) and increase in users of bush as toilet (by 2.5%). 
There is also a dismal increase in the number of households with advanced types of 
toilets such the flush and VIP latrines by approximately 1 per cent of households. 
Households that receive remittances have advanced toilet facilities but these are few 
in number, however with a p-value of 0.000, the relation between remittances and 
the opportunities to have an advanced form of toilet type is affirmed and is evident 
after the 500,000 shillings ($2,594) threshold. There is a general decline in the quality 
of toilet used by households as most households fall under the rudimentary types of 
toilets during the time-period under consideration.  
 
In respect of lighting, households with primitive sources of lighting remained 
dominant in both periods and in some cases there was a rise in the use of these 
sources by households these such as firewood, which goes up by approximately 5.4 
per cent in the period under analysis. However, it is noted that households which do 
not receiving remittances have primitive sources of lighting, for those receiving 
remittances, advancing to modern lighting sources is only evident after the 
threshold of 500,000 shillings ($2,594), with the significance of relationship standing 
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at a p-value of 0.001. Therefore a household’s chance of advancing its source of 
lighting energy improves as the value of remittances increases received increases. 
 
Findings show that most households use rudimentary forms of cooking fuel, with 
little advancement to modern forms such as electricity, I see a dismal change of less 
than 1 per cent in the period under analysis. Households that do not receive 
remittances have rudimentary energy sources for cooking, with a significant 
relationship between cooking fuel and remittances is confirmed especially when the 
cash value is above 500,000 shillings ($2,594)  at a p- value of 0.000.  
 

(b) 
 

Physical Condition of Housing 

In the two periods under analysis, households experience an advance the state of 
their roof materials, with iron sheets showing a 3.4 per cent increase and tiles being 
taken on by only 0.24 per cent of households.  More than 50% of households have 
advanced forms of roofing materials whether they receive remittances or not, 
despite confirming a significant relationship between roof materials and remittances 
with a p value of 0.000. However, the fact that the materials are advanced without or 
without remittances implies the presence of other explanatory factors.  
 
With regard to external wall materials, there is almost consistent use of materials 
without any significant changes in the period under comparison except for use of 
burnt brick materials that rises by approximately 3 per cent. Households not 
receiving remittances have primitive external walls, even those that receive 
remittances of less than 500,000 Uganda shilling ($2,594)  threshold have primitive 
wall, despite a confirmed positive correlation between remittance and wall materials 
at p-value of 0.000.  
 
Findings also confirm that the most common forms of floor materials for households 
are rudimentary, with earth floor increasing by 4.8 per cent in the period under 
comparison. There is a noted decline of cow dung as a floor material by 
approximately 3 per cent, even though there is no indication of positive changes in 
income to support advancement in the period. There is a drop in cement floor by 
approximately 2 per cent and tiles/mosaic at less than 1 per cent of households with 
this floor type. Households that do not receive remittance have rudimentary floor 
types, which confirms a relationship between remittances and floor materials with a 
p-value of 0.000 at threshold of 500,000 Uganda shilling ($2,594). 
 

(c) 
 

Overall Observations 

For both, access to amenities and physical condition of housing, the spearman’s co-
relation matrix confirms receipt of remittances represents an independent or 
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explanatory variable. The results confirm that none of the variable attributes floor 
type, roof type, major material of wall, major source of house lighting, main source 
of cooking fuel, main source of drinking water and type of toilet used were highly 
correlated with receipt of remittances. Therefore, remittances are independent of 
housing quality and represent an explanatory variable for changes in the quality of 
housing for households.  
 
Logistic regressions on the other hand, show limited or low changes in odds for 
most sub-variables of both access to amenities or physical condition of housing, 
where by changes are likely to be slight or incremental in housing quality. The 
relationships tested are all significant for both housing conditions and access to 
utilities because the p-value is less than 00.05, at 95% confidence level, perhaps the 
relationship between the remittances and housing quality variables and their 
attributes is not due to chance. There is also evidence of a gradual change in the 
quality of housing as evidenced by advancement in access to amenities and 
improvements in utilities as the amount of remittances received by households’ 
increases to above Uganda Shillings 500,000. Therefore, it is logical that as the value 
of remittances increases, the chances of a household advancing in housing quality 
also improve. 

6.7  Discussion and Conclusions  

At the overall level, households which receive remittances, have a more advanced 
status of access to amenities and exhibit more advanced forms of physical condition 
of their housing which are measures for housing quality in this analysis. In this 
regard, therefore the aspect of receiving remittances on its own is a plus for most 
households, whether they are considering improvement in their quality of housing 
or not. This is not to dismiss the plausible contribution of remittances in this, which 
this analysis is unable to confirm, but to affirm that the relationship of influence are 
acknowledged by the findings of this analysis. The fact that there are positive 
correlations of significance between the sub variables of physical condition and 
access to amenities validates the hypotheses that a household in receipt of 
remittances has a higher chance at improving its housing quality for both physical 
conditions and access to amenities because of the extra household incomes, that 
becomes available with remittance flows.  
 
However, the size or volume and frequency of the remittance received have 
implications on whether a household can advance its quality of housing. In all 
instances, findings show that once the household drives its receipts beyond the 
500,000 Uganda shillings (US$ 247.89 in 2010) threshold, then changes in wall 
materials (for physical conditions) and lighting, cooking energy and drinking water 
(access to amenities) begin to take place. This implies that, it is not sufficient to 
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receive remittances, but they must be of a value or volume that can support the 
household to take on and sustain changes in the physical condition of housing and 
access to amenities. This analysis shows that households that received small 
amounts of remittances had no difference with those that did not receive remittances 
in terms of their access to amenities or the physical condition of their housing 
(housing quality). Therefore for one to assert that remittances influence the quality 
of housing, households must be receiving them with regularity, in addition to sums 
or volumes that are above the threshold of 500,000 Uganda shillings (US$ 247.89 in 
2010).  
 
A critical review of the results of this analysis shows that, remittances as a share of 
household income are not the only determinants of housing quality. One could 
argue that the analyst failed to adequately control for endogeneity, which is a 
possibility, given the quality of data-sets used. However, the confirmation that 
remittances influence housing quality but are not the only factor to consider is 
evident when the analysis on access to amenities does not show all results to be 
going in a similar direction. For instance, regressions show that access to water 
sources does not change for both migrant and non-migrant households, whether 
remittances are present or not, significant changes are observed in toilet facilities 
used especially an increase in rudimentary ones, yet they ought to be been declining 
when households receives remittances.  
 
In Uganda, cultural practices (which could not be applied as the data set did not 
have such variables) or geographical location (which was discounted on account of 
not having significant impact on receipt of remittances) are known to influence toilet 
habits of different populations. In this instance, it important to conclude that even 
though, the analysis demonstrates the influence of remittances on housing quality 
through significantly correlations obtained from regressions for both physical 
condition of housing  and access to amenities, it is not the only factor, there other 
determinants, which are beyond the analysis undertaken in this thesis. Therefore, it 
is conceivable to conclude that remittances are part of but not the only financiers of 
improvements in housing quality.  
 
Finally, the hypothesis constructed are tested for each variable attribute and 
aggregated into a conclusion. Indeed, regressions affirm that the odds of finding 
advanced construction materials of the floor and roof were not significantly different 
for households that received remittances from those that did not in both time-
periods. However, the odds of finding advanced construction materials of walls, 
advanced sources of house lighting, advanced toilet facilities, protected sources of 
drinking water were significantly different for households that received remittances 
from those that did not in both time-periods. It is my considered view that 
remittances improve incomes that enable households to build more permanent 
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structures especially with burnt bricks for external wall and durable houses thus 
improve their housing quality.  
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Chapter 7: Thesis Conclusions 

7.1  Introduction  

In this chapter, I bring together all emerging findings from the empirical analysis 
and contextualize them within the broader context of housing in Uganda. I offer my 
views and opinions by drawing conclusions and highlight areas of further research 
emerging from gaps in this thesis. The conclusions are offered in a topical format, 
with the overall aggregated conclusion at the beginning of the chapter and their 
limitations presented as the last section.  

7.2  Overall Conclusion 

It is the overall conclusion of this thesis, that remittances are an independent and 
explanatory variable for changes in tenure and quality of housing. The logistic 
regression results place the odds higher for households receiving remittances to 
advance their housing tenure and finance improvements in housing quality for both 
access to amenities and physical condition of housing than those households that do 
not receive remittances. Since remittances are analysed as a share of household 
income, the finding confirms assertions from housing economists that household 
income (remittances) is a major explanatory variable accounting for housing tenure 
changes and disparities between migrant and non-migrant households.  
 
The findings also endorse the suggestion that trans-nationalism theory offers the 
most beneficial theoretical grounding for this thesis. Migrants are thus designated as 
“trans-migrants” when they develop and maintain multiple relations – social, 
economic, political, organizational and religious – that span borders. It is also 
concluded that it is possible for a state to create incentives for a targeted use of 
remittances in a particular sector of an economy, given the significant positive 
correlations between the attributes of housing tenure (ownership and rental) and 
housing quality (access to utilities and physical condition of housing) and 
remittances confirmed in this thesis. 
 
Housing is a basic need, which carries with other utilities in the social and cultural 
life of migrants sending the remittances and the household receiving the 
remittances. At the very minimum, this thesis raises the issues that need to be 
considered by policy makers, and verifies the key relations that need to be addressed 
in policy formulation. At the moment, the role of remittances in improving housing 
tenure and quality cannot be over played, but with a potential to increase in volume 
and frequency, a prudent policy maker in the housing sector should begin to take 
first steps to creatively tap into these resources. Consequently, thinking creatively on 
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how to encourage their flow into housing, while removing limitations to levels that 
are encouraging is a necessity that cannot be understated. This is one of the areas 
where further research needs to focus and move into the essential details and 
substance of how such programmes could potentially function, what form they 
should take and which institutions are best placed to manage such processes. This 
would obviously be in addition to specifying the policies needed to support such 
programs.  

7.3  Theoretical Base 

Theorists have bestowed upon us a variety of frameworks, bringing together 
housing and remittances. Whereas economists are the dominant thinkers in this area, 
they build on foundations laid by the neo-classical theorists, progressing from 
individual independence to mutual interdependence in the new economics of labour 
migration. In this theoretical frame, the household is the centre piece of action in an 
imperfect credit (capital) and risk (insurance) markets that prevail in most 
developing countries. An additional emerging trend that is very relevant to 
examining housing and remittances is the increased possibilities for migrants and 
their families to live trans-nationally and adopt transnational identities, and thus 
needing to maintain multiple relations – social, economic, political, organizational 
and religious – that span borders. Transnationalism underscores the importance of 
housing purchase or building, not only as an act of economic trans-nationalism, but 
also a transfer of equity, social influences across borders and societies. Remittances 
constitute one such explanatory factor for maintaining attachment to the home 
country as demonstrated by trans-nationalism theorists. 
 
Although transnationalism theory is the most useful framework in understanding 
remittances, on its own, it is insufficient for examining housing and remittances. 
Therefore, income models in the discipline of housing economics become important 
in this exploration. Of particular importance is the perspective that improved 
incomes advance household tenure and support the financing of improvements in 
housing quality. Throughout this thesis, I have argued that remittances reflect a 
second line of income that ultimately increases the total resources at a household’s 
disposal, which enables it to make decisions that require significant amounts of 
resources to undertake or require a regular and consistent inflow of funds. Such 
decisions include the purchase of housing for the first time that is primarily driven 
by consumption needs. Housing tenure and improvements in housing quality are 
conscious investments that require a substantial proportion of current income to be 
diverted to housing or its progressive building. In equal measure, I have also argued 
that improvements in the quality of housing and housing ownership increase with 
increases in household income. 
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7.4  Household Incomes and Remittances  

Remittances flows to Africa have increased exponentially over the last decade. Faced 
with this growth, some governments in developing countries have attempted to 
regulate the use of such inflows through policy, albeit without success. It is possible 
for a country to create incentives for a targeted use of remittances in particular 
sectors of an economy. The findings of this thesis show that one such key beneficiary 
sector can be housing, due to significant positive correlations between the attributes 
of housing tenure (own and rent) and housing quality (access to utilities and 
physical condition of housing) and remittances. Polices and models for channelling 
of these resources to housing acquisition or construction through deliberate 
incentives that encourage migrants sending funds and the recipients at home to 
prioritize or earmark such resources for ownership or purchase of housing are also 
missing.   
 
Housing as a product in Uganda’s economy is highly demanded with limited 
options of supply. The limitation in supply from the literatures arises due to narrow 
sources of financing for both construction and improvement of the existing housing 
stock.  Aggregate household incomes for most Ugandans are low and wages/salaries 
for individuals are low. Yet, the unit cost of housing is way beyond the aggregate 
income of most households. Low income effectively locks out individuals and 
households from accessing mortgages to finance housing purchase or construction 
and indeed any improvements in quality of pre-existing housing stock. This 
situation is the basis on which, this thesis recommends remittances to become a 
visible part of the housing acquisition or improvement equation, especially for low 
income households. 

7.5  Remittances and Housing Tenure 

A comparison of households receiving remittances with those that do not receive 
remittances demonstrates the independence of the variable of housing tenure and 
confirms that remittances are an explanatory variable for changes in both rental and 
ownership status of housing. Remittances are a significant source of financing at the 
household level, however, remittance flows to Uganda’s housing sector are still very 
low in volumes and limited in value, to have a significant influence on household 
chances to own or rent housing. It is conceivable that remittances will gain 
significant influence on housing, if the majority of the households receiving 
remittance, were to receive a cash value of more than the current threshold of 
500,000 Uganda Shillings (US$ 247.89 in 2010) per year. Ultimately, what makes the 
difference in my opinion is the extra marginal propensity or additional purchasing 
power that a migrant household attains as a result of receiving remittances.  
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The current values received are too low to support outright purchase of houses or to 
support continuous rental of either tenements or independent houses, which are the 
most common forms of housing structures in Uganda. Therefore, I conclude that the 
size or cash value of remittances received on a regular basis is also a determinant of 
improvements or purchase of housing, and thus influences the tenure or quality of 
housing. Nevertheless, the analysis in this thesis is unable to further explore this 
matter owing to limitations in the datasets, this is therefore one of those areas that 
will require further research to support emerging policy agendas that attempt to 
utilize remittances for investment in housing quality or tenure. 
 
Remittances are now an acknowledged source of additional income for households, 
given that they are private funds whose use does not only rely on one user but 
rather two users: the households and migrants themselves, with no intermediary or 
in service provision or standards maintained other than those set by the migrant and 
recipient. According to this description, remittances provide access to levels of 
capital that are prohibitively expensive for migrant households prior to the 
migration. Furthermore remittances do not require an intermediary to apportion out, 
nor do they require special knowledge to understand how the funds are accessed, 
nor do they have conditions for their use need imposed by an entity outside of the 
family except for the migrant and their household.  

7.6  Remittances and Housing Quality 

A comparison of household receiving remittances with those that do not receive 
remittances demonstrates that remittances are independent of housing quality and 
are an explanatory variable. Analysis in this thesis confirms that households which 
receive remittances, have a more advanced status of access to amenities and exhibit 
more advanced forms of physical condition of their housing which are measures for 
housing quality. In this regard, therefore the aspect of receiving remittances on its 
own is a plus for most households, whether they are considering improvement in 
their quality of housing or not. The fact that there are positive correlations of 
significance between the sub variables of physical condition and access to amenities 
validates the hypotheses that a household in receipt of remittances has a higher 
chance at improving its housing quality for both physical conditions and access to 
amenities because of the extra household incomes, that becomes available with 
remittance flows. This implies that, it is not sufficient to receive remittances, but they 
must be of a value or volume that can support the household to take on and sustain 
changes in the physical condition of housing and access to amenities.  
 
Nonetheless, the analysis also demonstrates that remittances are not the only 
determinants for advanced physical condition of housing and access to amenities for 
migrant households despite the significant correlations obtained from regressions. 
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There are other factors which are beyond the analysis undertaken in this thesis. 
Therefore, it is conceivable to conclude that remittances are part of but not the only 
financiers of improvements in housing quality. This outcome could also be 
explained by a possibility of failing to adequately control for endogeneity, which is 
plausible, given the quality of data-sets used in the analysis that do not allow further 
testing for causality since the data is not from experiments of two identical 
populations. 

7.7  Remittances and Gradual Improvements in Housing 

Given the correlation between remittances and housing, and the fact that value and 
volume of remittances is still low, it is conceivable that remittances could be a 
gradual enabler, offering little in the immediate and short run for a household to 
secure housing tenure, but serving an aiding role in the longer term, to the extent of 
incremental building of sections or parts of housing and other shelter. This is 
because of the consistency or regularity of flow of remittances, which allows a 
household to plan and strategize on how to improve housing tenure or ownership. 
In this way remittances can support a household to incrementally move closer to the 
kind of housing they desire and thus draw utility from placing their remittances in 
housing. In any case remittances contribute to the welfare of a household and 
housing is one of the indicators of decent welfare. 

7.8  Financing Housing Tenure and Quality 

Housing is an extremely durable (slowly depreciating) and composite commodity 
yielding a flow of ‘housing services’ or a set of individual characteristics. Housing is 
the largest asset owned by most households, and must generally be financed over 
time because of its high cost. Housing in Uganda is provided by the private sector 
(including individual households), and thus shifting remittance use to investment 
and wealth creation may require banks to recognize remittances as a stable source of 
income, innovatively developing remittance-related products as instruments to 
finance housing purchase, construction and maintenance.  
 
The housing market in Uganda needs to make a deliberate move, to organise itself to 
respond to the “diaspora market”, by availing housing options that meet their 
expectations and progressive financing arrangements that fit the volume and value 
of remittance received by migrant households. The housing and real estate sector is 
not adequately organized to managed or tap into the potential that remittances 
represent. There are no tailored products for migrants yet nor are there financing 
choices that use remittances as investment capital. The banking sector that is 
supposed to lead the way in developing such innovative financing mechanisms, is 
yet to respond to remittances in the manner necessary to plough them into the 
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housing finance market. However, it is still a challenge for financial institutions to 
recognize remittances as a stable source of income to finance improvements in 
housing quality or purchase. Therefore, households are faced with limited choice in 
financing housing quality or tenure improvements, and thus find remittances an 
appealing and acceptable alternative. 

7.9  Remittances in the Real Estate Market 

There is evidence that the few organized real estate developers and a number of 
individuals who play a relatively substantial role in the supply of housing, yet 
whose activities cannot be easily quantified have begun to focus on self-regulation in 
the industry. Real Estate Developers under their professional association (AREA) are 
just beginning to re-align their services to required professional standards and 
enforce/adhere to ethical conduct. Housing products in the market have tended to be 
of low quality because they are built for a market that receives low incomes, yet 
migrants may want to focus on high-end quality products of housing.  
 
However, the government might find it useful to consider increasing its role in 
regulation so as to encourage agents to professionalize and improve the services 
they can offer as this might place real estate developers in a position to respond to 
growing demand for diversified housing options by migrant households. The place 
of remittances in such a situation would ideally be to provide extra resources that 
raise the volume and rate of construction of new units or better quality.  In this 
equation, remittances have no visibility as yet, calling for research into how 
remittance expenditures on housing may support local businesses and fuel the 
growth of local construction enterprises and employment, which could serve as a 
motivator to focus on the use of remittances in local real estate markets.  

7.10 Limitations 

Although the conclusions of this thesis are statistically significant, care must be 
taken in the way they are understood and applied. The thesis does offer an 
exploratory data analysis that can lead to useful insights concerning the relationship 
between remittances and housing quality. While it presents arguments on the basis 
of observed status of variables, the statistical significance of findings from such an 
“unplanned” analysis should remain a topic for future confirmation or validation 
through planned studies. It is important to emphasize here that the resulting 
observations do not reflect the probability, but rather the actual status of the 
variables under investigation. This analysis is context specific, and thus all 
conclusions are only meaningful or relate to situations similar to the context in 
Uganda. 
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Samenvatting scriptie 

Geldzendingen ("remittances") zijn steeds vaker een belangrijke bron van 
buitenlands kapitaal geworden, die de instroom van buitenlandse hulp en ander 
privékapitaal naar vele landen in Afrika overschrijden. Geldzendingen zijn nu een 
erkende bron van extra inkomsten voor gezinnen, gezien het feit dat ze privégeld 
zijn waarvan het gebruik niet enkel afhangt van één gebruiker maar eerder van twee 
gebruikers, de gezinnen en de migranten zelf, zonder enige tussenpersoon. 
Theoretisch vormen geldzendingen een van de verklarende factoren 
waarom migranten verbonden blijven met hun thuisland, wat adequaat beschreven 
wordt door transnationalistische theoretici. De vraag naar huisvesting in Oeganda is 
veel groter dan het aanbod en de woningnood zal naar schatting bijna 8 miljoen 
eenheden bereiken in 2020. Een aanzienlijk deel van de geldzendingen, ongeveer 25 
procent wordt geabsorbeerd door huisvesting, die een van de belangrijkste 
begunstigde sectoren in Oeganda is. Geconfronteerd met deze groei proberen 
sommige regeringen het gebruik van zulke instromen te reguleren door beleid, 
echter zonder succes. Voor de huisvestingssector is het echter mogelijk om prikkels 
te creëren voor het gericht gebruik van geldzendingen voor de bevordering van de 
woonzekerheid en de kwaliteit van de huisvesting. Uit de bevindingen van deze 
scriptie uit een gepoolde dwarsdoorsnede-analyse van steekproefgegevens van de 
Uganda National Household Survey 2005/2006 (UNHS III) en 2009/2010 (UNHS 
IV) blijkt dat ten gevolge van beduidende positieve correlaties tussen geldzendingen 
en de attributen van woonzekerheid (eigendoms- en huurhuizen) en huisvestings-
kwaliteit (toegang tot nutsvoorzieningen en de fysieke toestand van de huisvesting) 
geldzendingen kunnen geconditioneerd worden. Kruistabel- en correlatiematrices 
bevestigen de onafhankelijkheid van geldzendingen en hun invloed als een 
verklarende variabele voor de veranderingen in de woonzekerheid en 
huisvestingskwaliteit. De logistieke regressieresultaten geven hogere kansen voor 
huishoudens die geldzendingen ontvangen om hun woonzekerheid te bevorderen 
en verbeteringen aan de kwaliteit van hun huis te financieren voor zowel 
de nutsvoorzieningen als de fysieke omstandigheden dan voor huishoudens zonder 
ontvangst van geldzendingen. De conclusie is dat geldzendingen kunnen dienen als 
een instrument voor betere huisvestingszekerheid en -kwaliteit voor huishoudens.  
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