
land

Article

Social Impacts of Land Acquisition for Oil and Gas
Development in Uganda

Tom Ogwang * and Frank Vanclay

Urban and Regional Studies Institute, Faculty of Spatial Sciences, University of Groningen,
9700AV Groningen, The Netherlands
* Correspondence: t.ogwang@rug.nl or ogwangtom@gmail.com

Received: 24 May 2019; Accepted: 4 July 2019; Published: 8 July 2019
����������
�������

Abstract: Uganda’s oil and gas sector has transitioned from the exploration phase to the development phase
in preparation for oil production (the operations phase). The extraction, processing, and distribution of oil
require a great deal of infrastructure, which demands considerable acquisition of land from communities
surrounding project sites. Here, we examine the social impacts of project land acquisition associated
with oil production in the Albertine Graben region of Uganda. We specifically consider five major oil
related projects that have or will displace people, and we discuss the consequences of this actual or future
displacement on the lives and livelihoods of local people. The projects are: Tilenga; Kingfisher; the East
African Crude Oil Pipeline; the Kabaale Industrial Park; and the Hoima–Kampala Petroleum Products
Pipeline. Our findings reveal both positive and negative outcomes for local communities. People with
qualifications have benefited or will benefit from the job opportunities arising from the projects and
from the much-needed infrastructure (i.e., roads, health centres, airport) that has been or will be built.
However, many people have been displaced, causing food insecurity, the disintegration of social and
cultural cohesion, and reduced access to social services. The influx of immigrants has increased tensions
because of increasing competition for jobs. Crime and social issues such as prostitution have also increased
and are expected to increase.

Keywords: project-induced displacement and resettlement; livelihood restoration; local resource curse;
extractive industries and society; social impact assessment; business and society; land acquisition; landtake

1. Introduction

Commercial oil deposits were first discovered in the Albertine Graben region in western Uganda
in 2006, and since then the Government of Uganda has had plans for their exploitation, although the
target date for first oil has been postponed several times [1]. The extraction of oil means that there
will be several large projects in the region, potentially including an oil refinery, the generation of
electricity from gas, the export of crude oil to international markets by pipeline via Tanzania, and a new
international airport. The Government expects that the development of the oil and gas industry
will accelerate economic growth, job creation, contribute to poverty eradication, and improve the
general prosperity of Uganda [2–4]. However, each project requires large amounts of capital, technical
expertise, and land. The demand for land has led and will continue to lead to the displacement of
large numbers of people [3–5].

Irrespective of their purpose, large projects require land, and sometimes very large tracts of land [6].
Many projects cause displacement. If not managed well, resettlement can have severe consequences
for local communities [3,6–8] and can create human rights impacts [9,10]. All projects should adhere
to international best practices, which, among other things, require that involuntary resettlement
be avoided or at least minimised, and that, where resettlement is unavoidable, all affected people
should be fully and fairly compensated, and have an opportunity to be involved in the resettlement
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process [6–13]. Each project should be considered as an opportunity to improve the wellbeing of
affected people. If international standards are not complied with, land acquisition for projects and the
associated displacement and resettlement leads to impoverishment and conflict [6,13–16].

Scholars have argued that the extractive industries tend to be associated with the resource curse
and issues like corruption, political and social instability, and economic underperformance, rather
than positive and inclusive development [17–20]. Uganda is at a critical point if it wants to avoid
joining the growing list of resource curse countries [16,21,22]. It needs to ensure that the land needed
for oil and gas infrastructure is acquired in a fair and transparent way, and with the consent of the
original land owners. People in local communities need to be fairly and promptly compensated for
their land [5,23]. Arguably, if land acquisition and future revenues are well managed, this could lead
to economic prosperity and the improved welfare of Ugandans, however, if badly managed, there will
be many negative outcomes, including protests, project delays, escalating costs, reputational damage,
food insecurity, and conflict [13,24–26].

In this paper, we examine five of the major projects associated with the development of oil and
gas in Uganda, each of which requires substantial landtake. We discuss the social impacts these
projects have had and will continue to have on the livelihoods of local people. We argue that oil
and gas development should not lead to a resource curse [27], Dutch disease, and/or the Nigerian
disease [28]. Instead, Uganda and other resource-rich countries in Africa should ensure that the
negative consequences from resource exploitation, and especially from land acquisition, are fully
addressed by adhering to international best practice [7,13]. Opportunities for benefit sharing should
be properly considered and implemented by the oil companies and the government in a negotiated
and coordinated way [6,29]. Should this occur, local communities and the nation at large will prosper,
and the oil companies will gain a social license to operate and grow. In addition, they will be more
likely to experience the efficient and effective implementation of their projects [30,31].

2. Methodology

This paper is part of a larger research project that examines whether the discovery of oil is
a blessing or curse for Uganda [3,32]. For the larger project, we are investigating whether the presence
of resources in Uganda is likely to lead to disempowerment rather than empowerment, making local
communities more vulnerable to the activities and manipulations of local and global speculators,
entrepreneurs, companies, and/or local political leaders, thus leading to a local resource curse. For this
paper, we specifically focus on the social impacts created by the land acquisition for oil exploitation
in Uganda. We consider how land acquisition has led and will continue to lead to displacement, and the
associated consequences on the lives and livelihoods of people in local and surrounding communities,
and beyond.

In addition to an extensive document analysis and literature review, the research for this paper
is based on primary data collected by the lead author (a Ugandan national) between December 2017
and February 2019 in Kampala (the capital city of Uganda) and in the districts of Hoima, Buliisa,
and Nwoya in the Albertine Graben region. These districts were selected because most oil activities and
much of the land acquired for the oil developments are concentrated there. Hoima and Buliisa districts
will host infrastructure such as wellpads, refineries, pipelines, an airport and a central processing
facility, and are experiencing much land acquisition and resettlement activities. Much speculative
land grabbing has also occurred there [3,32]. Kampala hosts the headquarters of the oil companies
and the Ministry of Energy and Mineral Development, as well as agencies like the Directorate of
Petroleum, the National Environment Management Authority, the Petroleum Authority of Uganda,
and the Uganda National Oil Company.

Our research primarily used qualitative data collection techniques, including in-depth interviews,
focus group discussions, and field observation. A total of 67 people participated in the research,
including interviews with 32 key informants, and 5 focus group discussions with 5 to 7 participants
in each group. Interviews and focus groups were conducted on the basis of informed consent
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and ethical social research [33]. The participants interviewed included local government officials,
journalists, local leaders, civil society organisations, officials from the Ministry of Energy and Mineral
Development, the Bunyoro Kitara Kingdom, Members of Parliament, oil companies, the Ministry of
Water and Environment, and members of local communities. Field observation was undertaken to
gain an impression of the region and to corroborate claims made relating to landtake, displacement,
and infrastructure development.

The researchers also reviewed relevant secondary sources, including Environmental and Social
Impact Assessment (ESIA) reports, Resettlement Action Plans and Resettlement Policy Frameworks,
strategic development plans, and key legislation, as well as reports from non-government organizations
(NGOs). The research took place at a time when the regulatory bodies, the National Environment
Management Authority, and the Petroleum Authority of Uganda, were conducting public hearings
relating to the Tilenga Project ESIA in the Buliisa and Nwoya districts. The research benefited from
these public hearings and two public workshops held in Kampala in 2018. The data were analysed
using thematic analysis and content analysis techniques to identify issues.

3. Land, Land Rights, Land Use and Land Ownership in Uganda

An issue that complicates the process of project land acquisition in Uganda is uncertainty and
conflict over land ownership [34,35]. Article 237 of the Uganda Constitution [36] (p.148) discusses land
ownership, stating that the national and local governments may “acquire land in the public interest;
and the conditions governing such acquisition shall be as prescribed by Parliament”. Four types of
land tenure are recognised in Ugandan law: (a) customary; (b) freehold; (c) mailo, a specific form
of tenure dating back to the Uganda Agreement of 1900 between the British Government and the
Kingdom of Buganda; and (d) leasehold. Over 70% of land in Uganda is under customary tenure and
usually without any certificate of ownership [37]. Community members may claim customary tenure
over land on an individual basis or as collective communal tenure. Changes in land use patterns and
increasing economic activity and investment in the Albertine Graben, coupled with land grabbing,
have increased attempts to convert customary land into freehold tenure. However, this is often difficult
because of conflict within communities over who is entitled to land ownership, the cost of conversion
to formal tenure, and the cumbersome nature of the process.

The communal ownership of land is not necessarily inclusive, in that not all members of
a community are always regarded as having a stake, with women typically being excluded from land
ownership [38]. This creates tensions during compensation negotiations because, consistent with
international standards, the companies and government insist that women benefit equally to men
from land compensation. However, customary laws and practices shape individual relationships
with land, which are influenced by traditional societal norms and patriarchal conditions. Formal land
ownership is generally only passed on to males, while women tend only to have secondary access
to land, which they gain through males (e.g., fathers, husbands, and brothers) [37]. Because of the
central importance of land to the livelihoods of local people, and because land can be an avenue of
discrimination against women, much care should be exercised when dealing with land ownership and
compensation issues.

Like most of Uganda and sub-Saharan Africa generally, the main land use in the Albertine Graben
Region is agriculture (crop farming and livestock grazing) [39,40], but now, land is increasingly used for
commercial and infrastructure purposes. Increasing population and economic activity will continue to
change land use patterns towards more intensive use of land and natural resources. Kinyera [4] argued
that land is important in many ways, including because of the intangible aspects associated with land,
including cultural and spiritual beliefs. This means that land not only has use for food production,
but is also a source of inspiration and spiritual fulfilment [8]. The Bunyoro Kitara Kingdom has
complained that their ancestral and spiritual grounds have been much affected by the oil developments,
and specifically that their sacred shrines were damaged during the exploration phase and during the
construction of oil-related infrastructure [41].
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For the vast majority of African peoples, land “is a primary and fundamental but also highly
symbolic resource” [42] (p.2). Alao also noted that:

Land is undoubtedly the most important natural resource in Africa. Its importance transcends
economics into a breadth of social, spiritual, and political significance. Among other things, it is
considered as the place of birth; the place where the ancestors are laid to rest; the place which the
creator has designated to be passed down to successive generations; and the final resting place for
every child born on its surface. Consequently, every society in Africa sees land as a natural resource
that is held in trust for future generations, and the sacredness of this trust lies behind most of the
conflicts over land in the continent [15] (p.63).

4. Five Projects Associated with Oil Production in Uganda

Following the discovery of oil, production licences were issued to the joint venture partners
CNOOC (2014), Total E&P Uganda (2017), and Tullow Uganda Operations (2017). The licences will
run for 25 years, with the possibility of renewal. The total cost (outlay) of the oil development
in Uganda (including subprojects) is several billion US dollars [43]. Apart from the oil extraction sites,
the additional infrastructure needed for oil production and distribution also necessitates much land
acquisition, which will lead to the displacement of more communities. We examine the key five projects
that, along with many other projects, comprise oil development in Uganda. We specifically consider
the social impacts of these projects, especially the impacts associated with resettlement. Because these
projects are deemed essential for the development of Uganda, expropriation potentially can be applied,
and all land acquisition would be regarded as involuntary resettlement in World Bank terms [6,7,11].
The five projects we consider are: the Tilenga project; the Kingfisher project; the East African Crude
Oil Pipeline (EACOP); the Kabaale Industrial Park; and the Hoima–Kampala Petroleum Products
Pipeline (HKPPP) (see Figure 1). These projects were selected on the basis that they are major projects
in their own right and each has a substantial landtake. A brief description of these projects follows
immediately below, with their social impacts discussed collectively in the next section.
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4.1. The Tilenga Project

Tilenga is an oil exploitation project being implemented by Total, a French multinational oil and gas
company [45]. The project lies within the Murchison Falls National Park, in the northwest of Uganda.
The word ‘Tilenga’ is a combination of the Acholi and Bunyoro names for antelope—‘til’ in Acholi and
‘engabi’ in Bunyoro. Total argues that, along with the other oil and gas projects in Uganda, Tilenga is highly
significant for Uganda because of the benefits (especially revenues) Uganda is expected to receive. Total has
also asserted that there would be opportunities for many local businesses to supply goods and services to
the project, and it also promises to implement sound environmental and social management systems [37].
However, the Murchison Falls National Park is an important biodiversity and tourism area, and a designated
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Important Bird Area, known to support many rare, vulnerable, and endangered species [46]. The location of
this project in the national park makes this a potentially risky project.

The actual project footprint of the Tilenga project is around 1170 hectares, within a wider project
area of approximately 110,000 hectares [37]. One component of project land acquisition was 317 hectares
in the Buliisa district for the central processing facility. Altogether, the Tilenga project will physically
displace 265 people, with people losing residential land, dwellings, and structures, while a further 345
will be economically displaced, with their livelihoods, primarily crop production, livestock grazing,
and natural resource gathering, significantly affected [47].

Land compensation rates have been fixed by the government land valuer at 3.5 million Uganda
shillings per acre (equivalent to 946 USD). However, some community members are demanding
21 million shillings per acre (equivalent to 5675 USD). A few local politicians have latched onto these
community concerns, amplifying them, and potentially inciting more concern [48]. It seems that
project-affected persons have to go to court in order to receive fair compensation.

A Member of Parliament [49] argued that it was important that things be improved, noting that
people should be given comprehensive compensation, that minimal cash payments for land only or
land-for-land exchanges on their own were not sufficient, and that compensation should include,
amongst other things, an allowance for the benefits derived from communal land, job opportunities,
and where possible, local content.

4.2. The Kingfisher Project

The Kingfisher oil development project is located on the Buhuka Flats in the Hoima District
on the southeastern edge of Lake Albert, and is being developed by CNOOC Uganda, a Chinese
company [50]. The oil field is approximately 15 km long and 3 km wide, with an area of 32 km2 [37].
The project’s main components are four onshore wellpads comprising 20 producer wells and 11 water
injection wells, a central processing facility located on the Buhuka plain, a water abstraction station,
production and injection flowlines, supporting facilities (including camps, a helipad, supply base,
and safety check station), local service roads, an access road (generally called the Escarpment Road)
from Ikamiro to the project site, and a 46 km feeder pipeline running from the Central Production
Facility to the Kabaale refinery. This pipeline needs to be heated to 80 ◦C to enable the waxy crude oil
to flow. The pipeline will cross the local river at various locations and will likely impact the water
sources of several surrounding communities. There is the risk of the pipeline rupturing, as well as
impacts during construction. This is a major risk to the right to water of local communities.

A statement published in the ESIA for this project suggested that: “People fear the worst, including
an influx of foreign and disruptive people, increasing pressure on land, corrupt practices, increased
prostitution and disruption of family life, lack of fair compensation for lost land and increased
opportunistic land acquisition by outsiders, including government” [51] (p.95).

The total landtake for the Kingfisher Project was approximately 340 hectares [51]. There were
680 affected households, with a total affected population of 2949 persons [51]. This project will have
many adverse effects on the local communities. Project-affected persons will find it hard to access land
for agriculture or grazing. Social cohesion is likely to be impacted, as people are being relocated to
different areas away from the lake. Lake Albert was very important to the livelihoods of people in the
surrounding communities, especially in terms of fishing, drying fish, water transport, watering cattle,
etc. Given that their access to the lake was restricted during oil exploration, they feel their access will
be restricted into the future. Therefore, they are very apprehensive about the future. It is also clear that
an exclusion zone will be established around the Kingfisher field and the associated facilities [3,52].

These developments have exposed the communities surrounding Lake Albert to many
uncertainties. The easy accessibility of the region and the subsequent influx of people will mean that
the demand for fish, fuelwood, and other resources will increase. Given the current overexploitation
of fish resources, there is a real concern about overfishing, as well as the risk to fish stocks from oil
extraction activities [51]. If these vital resources dwindle, this will have serious consequences for local
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people and will lead to food insecurity. The Kingfisher project will change the livelihoods of local
inhabitants forever.

Based on the extent of landtake on the Buhuka Flats, households will face a reduction in available
grazing land for cattle. Overall, 8.4% of the available grazing land on the Flats will be taken up by
the CNOOC construction footprint. Whilst this will be compensated for, individuals may find it
extremely difficult to source sufficient affordable alternatives for feeding livestock. This could result
in a disruption of livelihood related activities, or even their suspension, with associated increased
levels of poverty. This magnitude of the impact is potentially high, with long term consequences for
the affected individuals. [51] (p.133)

4.3. The East Africa Crude Oil Export Pipeline (EACOP)

The East Africa Crude Oil Export Pipeline (EACOP) is pipeline intended to bring crude oil from
Albertine Graben to a port, where it can be exported to world markets. It is primarily a project of the
three joint venture oil companies (CNOOC, Total, and Tullow), with the Uganda National Oil Company
and the Tanzania Petroleum Development Corporation as shareholders [53]. Although the Government
of Uganda could have required the three joint venture partners to provide this infrastructure, for various
reasons which are not entirely clear (and not relevant to this paper), the Ugandan government decided
to be a partner in the project and be responsible for many key activities. Two routing options were
considered, one through Kenya and one through Tanzania. Ultimately, the Tanzania route was chosen,
running from Kabaale to Tanga [54] (Figure 2), and the Intergovernmental Agreement between Uganda
and Tanzania was signed on 26 May 2017 [55].
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The EACOP will be a buried pipeline of 24 inches in diameter and 1446 km in length (296 km
in Uganda and 1150 km in Tanzania). The project also comprises various above-ground installations
and a storage terminal at Chongoleani, Tanga District, Tanzania. The pipeline will be heated and
thermally insulated to maintain the oil temperature. Six pumping stations and two pressure reduction
stations will be needed to establish the appropriate pressure for crude oil flow. Oil will be stored at the
terminal until it is exported via oil tankers from the offshore loading facility at Chongoleani [56].

According to an official from the Ministry of Energy and Mineral Development, the approximate
landtake for this project will be 1255 hectares in Uganda. Passing through nine districts in Uganda (Hoima,
Kyankwanzi, Kikuube, Kakumiro, Sembabule, Lwengo, Gomba, Kyotera, and Rakai), the project will
impact about 4300 people along the 296 km pipeline corridor in Uganda. According to an EACOP official,
with landtake occurring between 2012 and 2014, about 200 residents were physically displaced, while the
others were economically impacted, for which they will be appropriately compensated.

4.4. The Kabaale Industrial Park

The Government of Uganda expropriated 2957 hectares from the communities in 13 surrounding
villages in the Buseruka subcounty in the Hoima District to create the Kabaale Industrial Park in 2014.
It was intended that the park would include an airport intended to service the oil and gas developments,
as well as an oil refinery and crude oil export hub, and will have various services, including roads,
electricity, and water supply.

The airport will become Uganda’s second international airport. In February 2018, the Government
of Uganda selected Solel Boneh International Holdings, a subsidiary of the Israeli infrastructure and
real estate development firm, Shikun and Binui [57], to construct the airport at a cost of around
300 million USD. Using loan funds from United Kingdom sources, the Government of Uganda directly
commissioned the airport, as it believes it is critical infrastructure needed to speed up oil production.
Construction of the airport commenced in 2018 and is expected to be complete in 2020.

Given Uganda’s oil reserves, President Museveni decided it would be a good idea for Uganda
to have an oil refinery. The plan was that the refinery would be built on a 500 hectare section of the
Kabaale Industrial Park. He tried to make the refinery a condition in the agreements with the three oil
companies (CNOOC, Total, and Tullow), however, they were very reluctant. Museveni then sought
external partners to construct the refinery. Two companies submitted tenders, RT Global Resources
(a Russian company) and SK (a South Korean company), with the contract awarded to RT Global
Resources in 2015. The initial intention was that the refinery, which would cost about 4 billion USD,
would be owned and financed by private investors (60%) and five East African governments (Uganda,
Kenya, Tanzania, Rwanda, and Burundi), with each country having an 8% stake [58]. The East African
states had to confirm their participation by 2014, which was extended to 2016 when the first deadline
was not met. The initial plan was thwarted when RT Global Resources pulled out in 2016 (and SK also
declined), and because Burundi and Rwanda did not have any interest in the scheme. Tanzania had
agreed to its 8% stake, although Kenya only agreed to 2.5%, but Total agreed to 10% [59]. Nevertheless,
this was still well short of the necessary contributions. Therefore, Uganda looked to China to finance
the project, or at least for the Ugandan share, however China declined to fund it. Many Ugandans and
others opposed the refinery, arguing it would be a liability, but the President and government dismissed
all criticism, arguing it was a strategic decision to construct the refinery, saving Uganda a petroleum
import bill of around 1 billion USD annually [60]. Although the exact financing arrangements have not
been made clear, in April 2018 it was announced that a deal to build the refinery had been signed with
the Albertine Graben Refinery Consortium, comprised of YAATRA Ventures [61], Lionworks Group
Limited [62], Nuovo Pignone International S.r.l (a General Electric company located in Italy), Saipem
SpA (Italy), and the government-owned Uganda National Oil Company [43]. However, apart from
the land having been reserved for the refinery within the Kabaale Industrial Park, as of mid-2019, no
progress on the refinery has yet been made.
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Land acquisition for the Kabaale Industrial Park commenced in 2012. A Resettlement Action Plan
was completed in 2012, indicating that some 7118 persons would be affected. Some 93 families chose
to be relocated, while 2670 households opted for cash compensation. Payment of cash compensation
commenced in December 2013, and by December 2017, the vast majority had been compensated,
with only a few complicated cases remaining. In 2013, with the help of an NGO (the African Institute
for Energy Governance), some aggrieved persons sought court action over what they regarded as
unfair compensation [3,4,63]. A Ministry of Energy and Mineral Development official commented that
“some NGOs had turned the resettlement issue into a money-making agenda” [64]. However, as of
mid-2019, this case has not yet been resolved. The Petroleum Authority of Uganda argued that those
who had not yet been compensated either never formally presented themselves for verification or were
those whose grievances were still being addressed. How the grievances were handled attracted a lot of
media and public attention, and potentially has implications for the ongoing development of oil and
gas infrastructure. If the project-affected people win, it will be a stimulus to other people to seek court
action. If they lose, it will be difficult for the oil companies to gain a local social licence to operate,
and there will be a risk of sabotage of equipment and other protest actions [26].

4.5. The Hoima–Kamapala Petroleum Products Pipeline (HKPPP)

The HKPPP will be developed by the Government of Uganda, represented by the Ministry
of Energy and Mineral Development. The pipeline (or rather a cluster of pipelines) will transport
refined oil products from the planned Kabaale refinery in the Kabaale Industrial Park near Hoima to
a distribution terminal located in the Wakiso district near Kampala (Figure 3). The total length of the
pipeline cluster will be approximately 210 kilometres, and the pipeline route will require an additional
121 hectares of land [64]. The pipeline cluster will be accompanied by communications cables, a dual
carriage highway, and power transmission lines, all contained within a 110-metre-wide utility corridor.
It is intended that the pipeline cluster will transport various products, including jet fuel, gasoline,
kerosene, and diesel fuel.

Apart from the acquisition of land, another social issue will be that the distribution terminal
in Wakiso will be near some residential communities, with a potential for death from accidents or
sabotage. The consequences of the landtake for the pipeline will be twofold. First, some people will
be pushed from their present urban setting into rural areas and will therefore experience a decline
in access to social services, while others will be pushed into more urban areas, experiencing higher costs
of living. Secondly, it is expected that along the pipeline route there will be an influx of job-seekers.
These immigrants may be a source of tension and a threat to local people in that they will be competing
for the few available jobs, increase demand on resources, and contribute to local inflation.
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5. Discussion: The Cumulative Impacts of Landtake for Oil Development

It is expected that the land acquisition for the projects discussed in this paper will have major social
impacts on the lives and livelihoods of the affected communities. They will be displaced from their
land, something which is fundamental to their livelihoods. With no access to land, some families will
end up in towns, which may lead to impoverishment and reduced wellbeing [14]. The worrying aspect
about these displacements is that most project affected persons are peasants engaged in agriculture,
grazing, and fishing, and they may find it hard to cope in a new environment with different economic
activities [51]. The Kabaale Industrial Park, for example, led to the displacement of over 7000 people,
while the Tilenga Project will affect over 600 people. One of the long-lasting impacts of land acquisition
for oil and gas production is the permanent displacement of people from their land, often without
adequate provision of sustainable alternative livelihood options.

Many project-affected persons have grievances relating to the compensation processes [4], and some
have regretted the decisions they made, which have now rendered them homeless and impoverished.
There are fears that the oil developments will contribute to an influx of immigrants, especially in the
main urban centres of Hoima, Masindi, Biiso, and Pakwach. It is uncertain whether the immigrants
will get the jobs they anticipate [65]. What is more likely is that they will compete with local people for
the few unskilled jobs in the region. There are tensions over job opportunities between local youth
(meaning those who are born in the region) and ‘foreign people’ (Ugandans and others from outside
the project areas).

As a result of the project-induced in-migration, the population of the region is steadily increasing.
This has many implications. The cost of living will increase, the limited available social services will be
over-stretched, and the very poor will not be able to access these services [6]. The Tilenga Project ESIA [37]
acknowledged that, because the various projects have different timelines, a high population growth will
continue to be experienced for many years. The ESIA observed that the cumulative population growth
would exacerbate project impacts, especially access to land and shelter. The increasing demand would
result in inflation, including in the price of land and housing. An implication of this is that the project
affected persons who have been paid cash compensation will find it very difficult to find replacement
land elsewhere, as the prices will likely increase beyond the levels of compensation they were paid, as was
experienced by the people displaced by the Kabaale Industrial Park [3,4].

The increasing demand for land has created land speculation in the region. While some owners
may consider they will benefit from what they perceive to be high prices they have been (or might be)
paid for their land, the majority of land owners are illiterate and potentially lack understanding of the
full implications of selling their land. They likely do not have access to legal or para-legal support
in the land transaction process, thus they are easily swindled. A further problem is that most land is
communally owned, and without land title. Land speculation pushes land prices up and encourages
the commercialisation of land. The transition to formal land tenure inevitably means that cash-poor
households will opt to sell and will then become excluded from owning any assets and from continued
access to land [6,37,66]. The cumulative landtake for the developments in the area means that there will
be less land available for local communities, which might lead to food shortages and to undesirable
living conditions, at least for the poorest. Therefore, the government has to ensure that any landtake
should not lead to impoverishment, rather it should lead to the betterment of the lives of project
affected persons.

AECOM [37] considered that oil and other infrastructure developments would stimulate the local
economy, create jobs and business opportunities, and increase disposable incomes. The taxes and
revenues would contribute to local and national government revenue, some of which would be spent
on improving public infrastructure and services, which would further promote economic growth.
The challenge is to ensure that the government spends this money appropriately. Unfortunately,
the Ugandan government is no stranger to corruption and wasteful spending [67,68]. The vast amount
of money from oil developments is likely to lead to corrupt behaviours [31], which results from and



Land 2019, 8, 109 12 of 15

in weak institutions [69]. Collier [27] regarded the resource curse as primarily a political phenomenon,
which generates a range of dysfunctional rent-seeking behaviours.

Rural peasants may be manipulated by middlemen or local agents into selling-off their land at
less-than-replacement prices. Sometimes, they are threatened or intimidated into selling. An official
from the Bunyoro Kitara Kingdom described the land grabbing actions of highly-connected people
in government and noted that the Bunyoro people were helpless against it because the land grabbers
were being protected by the government. Land speculation and its displacement has knock-on effects
in that people pushed out of higher-value land encroach upon more marginal land, creating inflation
at lower levels, with poorer people becoming completely priced out of the land market [39].

The cumulative landtake will ultimately lead to a large-scale conversion of former agricultural
land to industrial and commercial purposes [37]. This may render local people vulnerable to food
insecurity, prostitution, landlessness, and increased poverty [70]. AECOM [37] identified many
pertinent issues and concluded that many economically displaced households would not return to
their previous livelihood activities, but were likely to try to find work in urban and semi-urban areas or
in the oil projects, which would lead to changes in livelihood and employment patterns in the region,
with both positive and negative effects [37]. In the case of the Kabaale Industrial Park, over 7000 people
were displaced. Some of these people are no longer in agriculture, which was previously their main
livelihood activity. Some ventured in boda boda (motor cycle) businesses that have since collapsed.
On the positive side, it was noted that the oil developments presented opportunities for those able to
get formal jobs, who would likely earn more and would be able to upskill. Conversely, those unable to
find employment would experience increased insecurity and impoverishment. The projects will also
contribute to community disarticulation and the disruption of people’s livelihoods in many ways.

6. Conclusions

This paper examined the social impacts of land acquisition for five projects associated with oil
and gas development in Uganda. Should they all proceed as planned, collectively, these five projects
will consume around 115,000 hectares of land and will displace nearly 15,000 people. The potential
and actual social impacts of these projects on the local communities are many and varied, including:
increased levels of poverty, conversion of agricultural land to industrial purposes increasing food
insecurity, inflation in the cost of goods and services, community disarticulation, and disruption of
people’s lives and livelihoods.

The influx of immigrants is viewed by local people as a threat to their survival due to increased
competition for limited job opportunities. Since most land is communally owned, faced with the
prospect of having land bought or expropriated, there are social tensions within communities about how
land might be kept sufficiently intact for viable agricultural production, and over how the community
might be able to cash-in on such opportunities. Another challenge is how the proceeds from the sale of
land should be used. Women are still socially excluded from owning land, which is a major concern
when it comes to fair compensation and their future livelihoods. In most cases, they have been made
worse off by the land acquisition for oil development in Uganda.

On a positive side, these projects have created job opportunities for some of those people with
the necessary qualifications, although not all those who are qualified can be absorbed. The new
roads, dubbed locally as ‘oil roads’, have greatly improved accessibility to and within the region.
The enhanced movement of goods and people has made many things easier and cheaper, although
has generated much in-migration. We recommend that the government and oil companies ensure
that any land acquisition does not lead to impoverishment of communities. Instead, land acquisition
should lead to the betterment of the lives of displaced persons, project affected people and surrounding
communities, irrespective of whatever resettlement option they have chosen. Land grabbing and
speculation should be seriously addressed in order to protect communities from being manipulated
and short-changed.
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