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One of the founding members and outgoing Board member of Monitor Publications Limited, Mr Wafula Ogottu, on 
formation of The Monitor newspaper: "Today we have people saying 'protest vote', but Monitor started as 'protest journalism." 

EDITORIAL 

Deal with real causes of 
absenteeism in schools 

A
ccording to a Uwezo Uganda report, a total of 270 
teachers, representing 18' percent of the worKforce 
in Namutumba District, are absent from duty daily . 

. The report titled "Are our children learning?" 
states that this trend leaves learners without the ex­
pected ·competencies' and contributes to the dis­
trict's poor performance in national examinations. 

Teacher absenteeism in our schools is an age-old problem 
that can only be solved, or at least reduced, when the real caus: 
es are dealt with. 

Sadly, it persists,and this has in turn greatly affected the per­
. formarice of pupils not only in Namutumba but in many oth-
er parts of the country. . 

According to the report, some of the reasons that the prob­
lem persists is partly because some 
school administrators and teach­

The issue: 
Teacher 
absenteeism 
Our view: 
Without dealing 
with issues 
such as low pay, 
poor working 
conditions, lack of 
accommodation, 
high pupil-teacher 
ratio increasing 
workload and 
stress levels, which 
are some of the real 
drivers of teacher 
absenteeism, 
efficient schools 

. inspection will not 
achieve much. 
Automated 
attendance 
systems are a 
great idea if the 
basic survival and 
motivational needs 
ofthe teachers are 
taken care of. 

ers deliberately disengaged from 
the automated attendance system. 
Again, we ask, why do they take 
the trouble of disengaging from 
the system? This is one of the 
questions that must be answered. 
In our story in the Daily MOIlltorof 

Thursday, November 27,(270 teach­
ers absent daily in Namutumba 
schools-report), the District Inter­
nal Security Officer, Mr Gilbert Nin­
siima, attributed the absenteeism 
to failure by inspectors of schools 
and head teachers to conduct their 
duties. 

He says this only goes to show 
that inspectors are not reach­
ing schools. But will inspec­
tion alone solve the problem? 

Without dealing with issues such 
as l{)w pay, poor working condi­
tions, lack of accommodation, high 
pupil-teacher ratio increasing work­
load and stress levels, which are 
some of the real drivers of teach­
er absenteeism, effioient schools 
inspection will not achieve much. 
It is also common knowledge and 

quite understandable that, because 
of poor pay, many of the teachers . 
spend a considerable amount of 
time doing part-time work to sup­
plement their meagre income. 

No amount of inspection will 
change anything if the real causesofteachers not showing up 
to work are not addressed conclusively. 

.Of course, it goes without saying that we 
don' t condone absconding from work, but we 
can't run away from the realities on the ground . . 

This is a symptom of compounded challenges which we 
can no longer continue to gloss over. Automated attendance 
systems are a great idea if the basic survival and motivational 
needs of the teachers are taken care of 

Our commitment to you 
We pledge: 
• To be accurate and fair in all we do. 
• To be respectful to all in our pursuit ofthe truth. 
• To refuse to accept any compensation beyond that 

proviged by Monitor Publications Ud. for what we do in 
our riaws gathering and decision-making. 

Further, we ask that we be informed whenever you feel 
that we have fallen short in our attempt to keep these 
commitments. 

Cartoon. Monitor Publications Limited pays tribute to founder-and retiring Board member Wafula Oguttu's 
33 years of service. . 
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Setting record straight on the 
Mortgage Refinance Institutions Act 

T
he Daily MonitorofOctober 232025 
published an article titled: "Mortgage 
Refinance Institutions Bill 2025: BoU 
Must drop the illusions."The Bank of 
Uganda (BoU) welcomes informed 
public discussion on financial-sector 

reforms. 
However, the article contained severa:! in­

accuracies.!t is important to clarify these is­
sues for the public's benefit and to reaffirm 
the BoU's commitment to a well-regula~ed, 
inclusive, and forward-looking housing-fi­
nance system. 

The main objective of the Mortgage Refi­
nance Institutions Act passed by Parliament 
on September 4,202$,is to make home own­
ership more accessible by addressing a long­
standing problem of the mismatch creat-
ed when short-term deposits held in banks 
are relied on to provide long-term funds re­
quired for mortgage lending. 

The new law enables the creation of Mort­
gage Refinance Institutions (MRIs) that 
will refinance mortgage portfolios held by 
banks and other lenders. Through this refi­
nancing,MRIs will provide banks funding 
mortgage loans with long-term liquidity, en­
abling them to extend repayment periods, 
offer more competitive interest rates, and 
introduce grace periods that ease the repay­
ment burden for borrowers. Equally impor­
tant, the MRIs Act promotes standardisation 
of mortgage documentation and practic­
es- a prerequisite for developing a robust 
secondary mortgage market and for deep­
ening Uganda's financial sector over time. -

The article suggested that the governor's 
remarks about possible future issuance of 
mortgage-backed securities were"prema­
ture."This interpretation misrepresents the 
intent. The governor's comments reflect-
ed a long-term strategic vision, not an im­
mediate step. The MRIs Act simply provides 
the legal and institutional foundation upon 
which Uganda can,overtime,evolve toward 
issuing such instruments in the domestic 
capital market. The process is sequential 
and deliberate: 

1bese are not "illusions~ 
ofpreparedness- tbey 
are concrete statutory 
safegQards. 

l.Establish a well-capitalised refinance 
company regulated by BoU. 

2. Provide liquidity to mortgage lenders 
through refinancing. . 

3. Raise funds in the capital market via cor­
porate bonds and medium-term notes. 

4. Once mortgage portfolios become suffi­
ciently large and standardised, the market . 
can explore mortgage-backed securities as a 
next stage. In short,securitisation is a future 
possibility,not a present illusion. The gov­
ernor's remarks were forward-looking and 
aspirational- signalling the direction in 
which Uganda's housing-finance ecosystem 
should evolve. 

The suggestion that the MRIs Bill was ad­
vanced without proper technical ground­
work is inaccurate. This reform is the prod­
uct of over six years ofresearch,consulta­
tion,and policy refinement. 

A World Bank suppqrted feasibility study 
Of2017 first identified structural gaps in 
Uganda's housing-finance market and rec­
ommended the creation of a mortgage-refi­
nance mechanism. Thereafter, the Ministry 
ofFinance,Planning and Economic Devel­
opment, working closely with BoU, the Min­
istry of Lands, Housing and Urban Develop­
ment, and development partners,conduct­
ed further technical studies and stakehold­
er consultations between 2018 and 2023. 

The result is an Act that aligns with Ugan­
da's National Development Plan (NDP IV 
(2025/26-2029/ 30», and the Financial Sec­
tor Development Strategy (FSDS) - all of 

which prioritise financial inclusion and af­
fordable housing. The MRIs framework has 
been designed with prudence and regula­
tory rigour.!t requires a minimum paid-up 
capital ofShs 35 billion for any licensed MRI, 
ensuring only well-capitalised institutions 
operate. 

The Act subjects directors and sharehold-
. ers to fit-and-proper assessments, empow­

ers BoU to conduct on-site inspections,and 
enforces detailed risk-management, liquid­
ity, and disclosure requirements. It also pro­
hibits MRIs from taking deposits or lending 
directly to individuals, thereby maintaining 
market discipline and stability. 

These are not "illusions" of preparedness -
they are concrete statutory safeguards that 
draw directly from international best prac­
tice. While the MRIs Act targets the financ­
ing side of housing, it is part of a broader, 
multi-sectoral effort to address Uganda's 
overall housing deficit- estimated at 2.4 
million units and projected to reach three 
million by 2030. 

Sustainable housing finance depends on 
affordable credit and adequate supply.The 
Ministry of Lands, Housing and Urban De­
velopment, through the National Housing 
Policy Framework,is working to improve ac-
cess to land,reduce construction costs, and 
strengthen urban infrastructure. Togeth-
er with the MRIs Act, these initiatives form 
a comprehensive ecosystem that supports 
the demand and supply sides of housing de­
velopment. The MRIs Act is a strategic, for­
ward-looking reform thatlays the ground-
work for the long-term development of 
Uganda's housing-finance market and cap-
ital markets. By promoting standardisa-
tion of mortgage documentation and prac-
tices, tackling liquidity constraints, and en­
abling longer loan tenures, the Act marks a 
significant milestone in Uganda's journey 
toward affordable housmg and a deeper fi­
nancial system. It represents not an illusion, .. h 

but a vision grounded in evidence,plan­
ning,and regional experience that will help 
more Ugandans achieve the dream of own-
ing a home. 

IMr Kenneth Egesa is the Director, 
Communications &. Public Relations, Bank 
of Uganda. 
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