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Overview
Burundi is known as the “heart of Africa” and is located in the Great Lakes
region of Eastern Africa. It covers an area of 27 834km2 of which 25 650km2
is land and 2 180km is water. The country is predominantly rural and relies
mainly on agricultural activities as a source of livelihood. It is among the
poorest countries in Sub-Saharan Africa with an estimated per capita income
of US$261 in 2019.1
With a total population estimated at 11 890 781 in 2020,2 Burundi is one of
the most densely populated countries in Africa with 435 people per square
kilometre as of 2018.3 The population growth rate is approximately three
percent.4 The housing market in Burundi is characterised by insufficient supply
and an ever-growing demand caused by a dynamic demography.6 The
country presents specific factors of poverty that affect the supply of housing
which are: demography, density, low urbanisation and the problem of natural
disasters. To overcome the housing supply challenge and meet the needs of
the population, Burundi will have to develop each year by 2030 an area of
855 hectares of land and build 25 631 housing units, more than half – 14 365,
in urban areas.7 Energy infrastructure development to support housing is
woefully inadequate with low electricity access of 2 percent in the rural areas
and 58.5 percent in urban areas as of 2016.8
Agriculture remains the principal economic activity, accounting for 40.7
percent of the Gross Domestic Product (GDP) in 2018 and employing
90 percent of the working population.9 In 2019 GDP increased by 3.3
percent because of high coffee exports, a slight increase in public investment
and particularly high agricultural production.10 Before the global COVID-19
pandemic, the country’s economy was expected to grow by 3.7 percent in
2020 and 4.3 percent in 2021 on the back of high coffee exports combined
with a slight increase in public investment, average growth of 6 percent in
food production and a steady prudent monetary policy.11 The increase in
public expenditure not being offset by good economic performance has
meant that the fiscal deficit rose from 3.3 percent in 2018 to 4.2 percent in
2019. Nevertheless, it must be noted that the budget deficit was financed by
means of advances received from the central bank and the accumulation of
domestic payment arrears.12

KEY FIGURES
Main urban centres

Gitega, Ruyigi, Muyinga,
Ngozi, Bubanza

Exchange rate (1 July 2020): 1 USD = [a]
1 PPP$ = [b]

1916.48 Burundi Franc (BFI)
605.60 Burundi Franc (BFI)

Total population [b] | Urban population [b]
Population growth rate [b] | Urbanisation rate [b]
GDP per capita (Current US$) [b]
Percentage of population below national poverty line (2017) [b]
Unemployment rate (% of total labour force, national estimate) (2017) [b]
Proportion of adult population that borrowed formally [b]
Gini coefﬁcient (2017) [b]
HDI country ranking (2018) [c] | HDI country score (2018) [c]

11 530 580 | 1 541 177
3.13% | 5.66%
US$261
40.1%
1.6%
n/a
n/a
185 | 0.42

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate

US$3 012 million
1.84%
-0.69%
n/a
14.53%

Number of mortgages outstanding
Value of residential mortgages (Current US$) (2019) [d]
Typical mortgage rate | Term | Deposit (2019) [d]
Ratio of mortgages to GDP
Number of mortgage providers [d]
Number of microﬁnance loans outstanding
Value of microﬁnance loans in local currency units
Number of microﬁnance providers

n/a
US$76.8 million
n/a | 10 years | 20%
2.55%
12
n/a
n/a
n/a

Total number of formal residential dwellings in the country
Total number of residential properties with a title deed
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units [e]
Size of cheapest, newly built house by a formal developer or contractor in
an urban area [e]
Typical monthly rental for the cheapest, newly built house (2019)
Cost of standard 50kg bag of cement in local currency units [f]
Type of deeds registry: digital, scanned or paper [g]
World Bank Ease of Doing Business index rank [g]
Number of procedures to register property [g]
Time to register property [g]
Cost to register property as share of property price [g]
World Bank DBI Quality of Land Administration index score (0-30) [g]

n/a
n/a
n/a

Percentage of women who own a house alone: Total | Urban (2016) [h]
Percentage of households with basic sanitation services:
Total | Urban (2016) [h]
Percentage of households with no electricity: Total | Urban (2016) [h]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2016) [h]
Percentage of urban population living in slums (2018) [i]

4.5% | 1.9%

70 000 000 BFI
120m2
350 000 BFI
32 000 BFI (US$16.70)
Paper
166
5
23 days
3.1%
4.5

39.4% | 37.5%
91.3% | 40.0%
29.1% | 28.8%
47.7%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Central Bank of Burundi

[e]
[f]
[g]
[h]
[i]

Amatic.bi
Rtnb.bi (Radio Television Burundi)
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

The risk of debt distress remains high at 63.5 percent of GDP in 2019 compared to
58.4 percent in 2018 because of increased domestic debt. The inflation rate decreased
from 16.1 percent in 2017 to 3.1 percent in 2019 resulting in the drop of food prices
by almost 11 percent.13 The COVID-19 pandemic is likely to impact negatively on all
the economic indicators.
Access to finance
Burundi’s financial system is still in its infancy. As of 31 July 2020, formal financial services
in Burundi are provided by 52 institutions duly approved by the Bank of the Republic
of Burundi (BRB) including 10 commercial banks,14 2 financial institutions, 40
microfinance institutions and the Regie National des Post (RNP). Besides formal
financial organisations, there are also informal financial organisations operating in the
country called tontine associations known as “ikirimba” and loans sharks.
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In 2012, only 12 percent of the adult population in Burundi had a bank account,
which represents 3.7 percent of population.15 Fourteen percent had access to
informal institutions of the rural types16 and 73 percent were presumed to be
totally excluded from the financial system. Account holder rates vary widely across
socioeconomic categories. Men are twice likely as women to have an account,
and 18 – 20-year-olds are half as likely as those over 30 years of age. The account
holder rate reached 90 percent among government employees, 52 percent among
private sector employees, 30 percent among traders and 5 percent among farmers
on agricultural plots.

COVID-19 response
For a long time, the Government of Burundi hesitated to put in place
restrictive measures to prevent the spread of the COVID-19 pandemic
in the country. However, the authorities of Burundi announced the
suspension of all flights to and from Melchior Ndadaye International
Airport in Bujumbura, the closure of airports for a period of 14 days
with the possibility of renewal after an evaluation of the evolution of
the spread of cases and once a management process had been put in
place.

Access to financial credit in general and housing loans is particularly low, with only
two percent of the population having obtained a loan at a financial institution in
the last 12 months. The majority of borrowers only have one loan. The average
loan size by activity sector for the first quarter which includes loans to central
government agencies and local government is BIF1 159 million (US$605).17 To
increase access to finance, in 2017 the International Fund for Agricultural
Development (IFAD) agreed to grant Burundi BIF4 billion (US$24.9 million). This
grant is intended to improve financial inclusion services in rural areas. In total,
99 200 rural Burundian households in 17 provinces will benefit from it.18

Regarding traffic by road from Burundi, the borders were closed on the
Rwandan and Democratic Republic of Congo (DRC) side. On the other
hand, people entering Burundi through the Rwandan border were
quarantined by the Burundian authorities in a school in Ngozi, and those
entering through the DRC border in Cibitoke. For those returning to
Burundi from Tanzania, people were either turned back or quarantined
in Giharo or Bukemba.

Specific to housing finance, the country has put in place the Fond de Promotion
de l’habitat Urbaine (FPHU) with the objective of mobilising savings to finance
individuals and property developers. Furthermore, the government has put in
place a housing fund aimed at providing housing loans for teachers.19

The central bank of Burundi did not reduce the interest rate, although
the government has taken economic measures to alleviate the negative
effects of COVID-19 on the economy and the daily life of Burundians.
Among the financial measures put in place is the national contingency
plan for preparedness and response to the COVID-19 crisis estimated
at BIF 5 billion (US$26 million).

Burundi has very limited banking services penetration according to the most
recent national survey on financial inclusion conducted by the central bank (BRB)
in 2016, which found a penetration level of approximately 22 percent. Several
local commercial banks have branches in urban centers while microfinance
institutions mostly serve rural areas. The Burundian government is a minority
shareholder in three banks.20
Affordability
In the past, housing policy favoured civil servants, but today social housing projects
are being considered in the country to alleviate poverty.21 The majority of
dwellers are reverting to less expensive informal housing construction compared
to formal housing.22 Many families in urban areas are forced to share rooms with
other families due to the high cost of rental housing and lack of alternative housing
provision. In urban centres, renting houses has become a burden on households,
and acquiring their first home remains a priority for many people in Burundi.23
Access to housing in general and social housing in particular has been a
fundamental right recognised by the Constitution of the Republic of Burundi that
led to the establishment in 2007 of the National Housing and Urbanisation policy
(PNHU). In order to increase affordability of housing and improve living conditions
especially during the COVID-19 pandemic, a presidential decree was signed on
24 May 2020 to establish the Burundian Office for Town Planning, Housing and
Construction (OBUHA) to manage state lands, evacuate wastewater and refuse
and repair urban and semi-urban roads.
It should be noted that since the emergence of the COVID-19 pandemic,
affordability of households in Burundi has been negatively affected by the slow
export of agricultural products and other export resources. The consumer price
index for the month ending April 2020 revealed an overall annual inflation of 2.6
percent against 1.8 percent for March 2020. On a year-over-year basis, the
consumer price index is up 7.6 percent for the month of April 2020 against an
increase of 7.1 percent for the month of March 2020.24 With the majority of the
population (70 percent) already poor, Burundian households may face more
affordability challenges due to the effect of COVID-19 on income and jobs,
particularly for low income and informal workers. This could result in defaults in
mortgage and rental payments and forced evictions.
Housing supply
The main issues facing the housing sector in Burundi are the supply of land, real
estate production and the lack of infrastructure as well as access to basic services.
To deal with housing supply challenges and urban development, the country put
in place a National Urban Development policy in 2008 with the objectives of
providing Burundians with access to adequate housing and quality basic services.
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Furthermore, no moratorium on evictions was put in place or specific
measures for informal settlement except general measures such as the
reduction of the price of electricity bill for households.

In 2016 the government approved a project agreement between BIZ Planners
and Adviser limited and the Société Immobilière Publique (SIP) to relaunch the
construction of social housing for public servants in urban areas valued at BIF1 114
billion (US$582 million) reimbursable over 25 years including a grace period of
10 years. The Government of Burundi’s commitment to the project is to provide
access to land with exemption from customs duties, some taxes and duties on
imported or local construction materials. The government still engages with the
private sector on solutions to the issue of urban social housing although its efforts
have been negatively affected by post-election conflict since 2017.
More recently, in 2019, the Government of Burundi, through the Ministry of
Housing entered into an agreement with the Swedish company Blockhomes to
build affordable houses for public servants in all provinces.
Many Burundians are likely to be vulnerable to the effects of the COVID-19
pandemic because almost 80 percent of the population lives in rural areas with
very limited access to electricity, water and adequate sanitation. This is in light of
a report by UN-Habitat (2020) on COVID-19 in African cities which established
that people living in slums and informal settlements are at a higher risk of
contracting COVID-19 especially in urban slums where physical space is
constrained, rooms are often shared and poorly ventilated while sanitation, water
and electricity are inadequate or absent.25
Property market
The property sector of Burundi is still underdeveloped as a result of political
instability caused by a long civil war combined with land issues. It is however slowly
developing in the capital city of Bujumbura with residential and commercial
property under construction as a result of relative political stability that is driving
up the demand for quality housing. Hence, the government is putting in place
policies to encourage local and foreign investment in the property market sector
to drive up property market growth. These efforts are also supported by the
creation in 2009 of the Investment Promotion Agency (ANAPI) to promote
investment in the country and facilitate market entry for investors by offering
assistance in acquiring licenses, certificates, authorisations, and other permits
required by law.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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Policy and legislation
Burundi has a national housing and urban planning policy with the objectives of
providing the country with a balanced urban framework and allowing each
Burundian to access decent housing. Furthermore, in order to improve the living
conditions of Burundians, the government has embarked on legislative and
institutional reforms to stimulate the development of the urban housing sector
with the aim of attracting investment in social housing development and the
property market. Among key housing legislative reforms is Law No. 1/09 of
12 August 2016 on the code of urbanisation, housing and construction in Burundi.
This code sets the rules governing town planning, housing and construction
throughout the national territory. It also establishes rules applicable to
construction in both urban and rural areas.29 To support the legislative reforms
in matters of urban development and social housing, the government has put in
place an institutional framework for land and housing development. Its
responsibility is devolved to the Ministry of Water, Environment, Land and Urban
Planning through the general management of land use planning and town planning
and housing.30
Land law in Burundi is governed by Law No 1/13 of 9 August and is based on the
revision of the land code. Nevertheless, it is important to point out that in rural
areas, land issues are managed on the basis of customs and traditions. This means
that land is inherited from father to son. This system of succession leads to
fragmentation of land and the decrease in the average size of holdings. Initially, it
was 104 hectares per household in 1973, 0.7 per hectare in 1989 and 0.5 hectare
in 2009. This practice has led to a multiplicity of land disputes and created tensions
within families and communities.31
Opportunities
Based on the institutional arrangement and the urban housing policies, a number
of public-private partnerships have been concluded in the area of urban planning,
in the field of water, sanitation and land rights. Among the public-private
partnerships signed are: The development of the Kizingwe-Nyabugete site by the
Direction Générale de l’Urbanisme et de l’Habitat in partnership with the APPN;
the partnership between SIP and a study and construction company for the study

11 530 580

Urbanisation rate:

5.66%

Cost of cheapest
newly built house:

70 000 000 BIF

House price PPP$:

PPP $115 588

Urban households
that could afford this
house with ﬁnance:

0.58%

1 PPP$:

605.60
Burundi franc

Urban

- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

To support the property market growth, a number of organisations offer mortgage
finance and housing finance. These include National Bank of Economic
Development of Burundi (BNDE), FPHU, Burundi Bank of Commerce and
Investment (BBCI), Kenya Commercial Bank (KCB) among others. Ecobank
Burundi offers housing finance products on short, medium and long-term basis.
Nevertheless, the property market still faces challenges that negatively affect the
development of this sector which are: a poor land tenure system that is caused
by the fact that a large part of land remains undocumented, poor land records
and a complicated property registration procedure.26 Furthermore, there is a
lack of data on tenants and the management of rent, and mortgages constrain
housing subsidies planned.27 The growth projection for the property market in
Burundi is still weak due to political uncertainty28 and COVID-19 which will
negatively affect economic growth projections.

400

Population:

Source: https://www.cgidd.com/ (2020)

of services and construction in the development of the Kizingwe site, public garden
and playgrounds by Green Action Center for the Ministry of Water, Environment,
Land and Urban Planning.
The lack of basic services and socioeconomic infrastructure has limited
opportunities for growth in Burundi. To improve access to services and
opportunities for poor communities living in rural areas in Burundi, the World
Bank has approved two grants with a combined value of BIF308 billion (US$160
million) from the International Development Association (IDA) to support
improvement of essential services through solar power and local development in
rural and remote areas.
The improvement of energy production and supply in local communities combined
with integrated development plans provide great opportunities for investors in
rural areas as the need for decent housing conditions will also increase. These
projects will create further opportunities in small and medium enterprises through
the availability of services and electricity. Furthermore, the World Bank finance
plans to train women in entrepreneurship and encourage private investment in
the provision of off grid energy services.32 The integrated community
development projects aim to improve access to basic services in the country at
the same time creating economic opportunities in water supply, sanitation systems,
roads and bridge constructions.
Thus, based on the investment policy system of Burundi which does not
discriminate against foreign investors regarding land acquisition or lease,33 this
offers opportunities for foreign investors to chip into the social housing
development sector as the country seeks to improve the living conditions of
Burundians.

Availability of data on housing finance
Access to data on social housing and housing finance in Burundi remains
a challenge due to public or private institutional process constraints.
Data on housing are not centralised, making the process of collection
for decision making hard and lengthy. Nevertheless, the government
efforts at improving the property market of Burundi and attracting
investment will have a positive impact on housing and housing finance
data management access.
Housing finance data in Burundi are mainly provided by specialised
government institutions including private financial institutions that
provide housing finance in the country including: National Bank of
Economic Development Burundi (BNDE), Institute of Statistics and
Economics Studies of Burundi, La Direction National du Cadastre FPHU,
Directorate of Urban Planning and Habitat (DGHU), Department of
Land Titles (Ministry of Justice), BBCI, KCB, Ecobank Burundi.

79

Websites
Banque de la république du Burundi (BRB) https://www.brb.bi/
La Banque Nationale pour le Développement Economique (BNDE)
https://bnde.bi/
Institute of Statistics and Economics Studies of Burundi (ISTEEBU)
http://www.isteebu.org/
Banque Burundaise pour le Commerce et l'Investissement(BBCI)
http://www.bbcibank.com/
Fond de Promotion de l’habitat Urbaine (FPHU) http://www.fphu.bi
Ministry of Water, Environment, Land and Urban Planning
https://www.rcmrd.org/burundi
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