
5.1% recorded in January 2020, due mainly to annual food price inflation of 10.6%, two
percentage points higher than in the previous year.10 Additionally, the economy witnessed
a 3.8% depreciation of the Burundi Franc against the US dollar to further worsen the
country’s ability to import supplies, including those to the housing value chain. In the light
of the developments in the external sector, the current account deficit widened to 19.1%
of GDP compared with a deficit of 17.8% in 2019.11 That resulted in a reduction in
foreign exchange reserves, which covered less than 30 days of imports at the end of
2020.

Exports declined by 9.8% in value and by 17.2% in volume over the year to January 2021.
In value, the decrease was more evident for manufactured products, which fell by 57%
to FBu3 333.1 (US$1.682 million) compared to January 2020. By contrast, exports of
primary products increased in value by 25% to FBu12 875.3 million (US$6.5 million)
over the same period. 

Overview
Burundi is a predominantly rural country relying mainly on subsistence
agricultural activities and is, as such, one of the poorest countries in Africa with
the poverty level at a record high of 87.5%..1 The country has a population
of 11.9 million, growing at a rate of 3.1% per annum, and the need for housing
units continues to present opportunities. Burundi’s population density is high,
with an estimated 435 inhabitants per km2, compared to an average density
of 51 inhabitants per km2 in Sub-Saharan Africa, excluding high income
countries, and 40 inhabitants per km2 in fragile and conflict-affected areas.2

The proportion of the population that is urbanised remains one of the lowest
globally at 13%, growing at a rate of 5.6% annually.3 Burundi’s population
growth rate is putting pressure on the already low national income with a
resultant contraction in per capita GDP to FBu542 821 (US$274.0) in 2021.4

This trend is expected to continue with an expected escalation in poverty
levels to a high of 87.5% by 2023, thereby restricting access to basic services
including decent housing in both urban and rural areas of the country. Most
citizens, particularly in rural areas live in self-built homes. For urban residents,
more than 47.7% of households are accommodated in slums without access
to improved water, sanitation, and sufficient living area. Energy infrastructure
development is particularly poor with low electricity access of 2% in the rural
areas and 58.5% in urban areas as of 2016.5

The Republic of Burundi’s economy slumped into a recession in 2020 and
the first half of 2021 on account of the impact of COVID-19 on business
activity. By April 2021, the country had registered a fall in the cumulative level
of coffee production, alongside a mild increase in industrial production.6

These combined developments translated into a deceleration in economic
growth rate to 0.3% percent in 2020 from 1.8% 2019.7 The situation was
further exacerbated by the poor performance in services and agriculture,
which remain the mainstay of the country’s economy. In April 2021, no
production of coffee was recorded, following the closure of the 2020/2021
coffee season. The total volume of coffee produced during this season stood
at a lowly 18 867.8 tonnes against a forecast of 27 320 tonnes.8 Additionally,
the production of green leaf tea decreased by 11.5% in April 2021 against
the same month in 2020.9

The downward trend in key economic indicators was followed by an increase
in the headline annual inflation rate to 6.5% in January 2021 compared to

Duncan Kayiira

Africa Housing Finance Yearbook 2021
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Main urban centres
Gitega, Ruyigi, Muyinga,
Ngozi, Bubanza

Exchange rate (1 July 2021): 1 USD = [a]
1 PPP$ = (2020) [b]

1981.10 Burundi Franc (BFI)
680.41 Burundi Franc (BFI)

Total population (2020) [b] |  Urban population (2020) [b]
Population growth rate (2020) [b] |  Urbanisation rate (2020) [b]
GDP per capita (Current US$) (2020) [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 (2020) [b]
Gini coefficient (2017) [b]
HDI country ranking (2019) [c] |  HDI country score (2019) [c]

11 890 781 |  1 629 988
3.08% |  5.60%
US$274
40.1%
1.6%
n/a
n/a
185 |  0.43

GDP (Current US$) (2020) [b]
GDP growth rate (2020) [b]
Inflation rate (2020) [b]
Lending interest rate (2020) [b]

US$3 258 million
0.30%
7.32%
12.20%

Number of residential mortgages outstanding [d]
Value of residential mortgages outstanding (USD) (2019) [d]
Prevailing residential mortgage rate |  Term [d]
Maximum LTV on a residential mortgage [d]
Ratio of mortgages to GDP (2020)
Number of residential mortgage providers (2020) [d]
Number of microfinance loans outstanding
Value of microfinance loans (USD) 
Number of microfinance providers [d]

6 000
US$76.8 million
15-18% |  20 years
60%
2.55%
12
n/a
n/a
2

Total number of residential properties with a title deed 
Number of formal dwellings completed annually 
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 [e]
Cost of standard 50kg bag of cement in local currency units [f]
Type of deeds registry: digital, scanned or paper (2020) [g]
World Bank Ease of Doing Business index rank (2020) [g]
Number of procedures to register property (2020) [g]
Time to register property (2020) [g]
Cost to register property as share of property price (2020) [g]
World Bank DBI Quality of Land Administration index score (0-30) (2020) [g]

n/a
n/a

55 000 000 BFI

72m2

350 000 BFI
26 500 BFI (US$13.37)
Paper
166
5
23 days
3.1%
4.5

Percentage of women who own a house alone and/or jointly (2020) [h]
Percentage of female-headed households (2020) [h]
Percentage of urban population living in slums (2018) [i]
Percentage of households with basic sanitation services (2020) [h]
Percentage of households with electricity (2020) [h]

56.4%
28.7%
47.7%
39.4%
8.7%

Cumulative number of COVID deaths per 100 000 as of 1 Oct [j]
Percent of population fully vaccinated against COVID-19 as of 1 Oct

0.12
n/a

NB: Figures are for 2021 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]    Bank del Habitat du Burundi

[f]     BITCO Burundi
[g]    World Bank Ease of Doing Business Indicators
[h]    Demographic and Health Surveys, USAID 
[i]     United Nations Human Settlements Programme

(UN-HABITAT)
[j]     World Health Organization (WHO)

Burundi

61



On the import side, the level of commodity inflows slightly increased in value (by
1.3%) while they decreased in volume (by 6.9%) in January 2021.  In value, this
increase concerned consumer goods (+21.6%), while capital goods (-9.1%) and
intermediate goods (-9.3%) fell.  The increase of imports of consumer goods is
driven by non-durable goods, mainly pharmaceutical products, which more than
doubled to FBu16 898.9 million (US$8.5 million)  at January 2021 against January
2020 and food, which rose 150% to FBu20 426.6 (US$10.3 million).

The decline of capital goods imports is mainly related to electrical equipment and
other mechanical equipment.12 For the housing sector, this decline predicts the
delivery of fewer supplies of residential housing units as well as commercial and
industrial real estate developments.

Total domestic debt increased by FBu497 344.2 million (US$251.04 million) at
the end of April 2021 to FBu2 923.5 billion (US$1.48 billion) from 202013 driven
by the increase of government issuance of treasury bills, largely to commercial
banks.  An additional FBu280.98 billion (US$141.3 million) was registered in the
commercial banks’ holding of government securities, with consequential impact
on the interest rate and the amount of funds available for lending to private sector
entities in housing, building, and construction and related sectors.  Similarly, external
debt grew by FBu77 073.9 million (US$38.9 million) at the end of April 2021 from
April 2020, amounting to FBu1 040.2 billion (US$525.1 million).14

Overall, the economic outlook is one of renewed optimism, with the economy
projected to grow at 2% to 3% during the period 2021 to 2023,15 supported by
gains in all sectors.  These estimations are however based on the effective
management of subsequent waves of COVID-19 which will subsequently influence
the level of funding and investments for developments in key growth sectors
including housing, construction, agriculture and manufacturing.  The country faces
huge macroeconomic challenges in the narrow tax base, export-import
imbalances and a heavy debt burden. 

Access to finance
The financing landscape in Burundi is dominated by a few commercial banks,
including Banque de Crédit de Bujumbura (BCB), Banque Commerciale du Burundi
(BANCOBU), Interbank Burundi (IBB), Banque de Gestion et de Financement
(BGF), Finbank, Banque Burundaise pour le Commerce et l’investissement (BBCI),
Diamond Trust Bank Burundi (DTB), Kenya Commercial Bank Burundi (KCB Bank
Burundi), Cooperative for Rural Development Bank (CRDB Bank Burundi) and
Ecobank Burundi.16 These are complemented by other financial intermediaries
mandated to give loans and to borrow but having neither counters nor accounts
for the clientele. Institutions in this category include Banque Nationale pour le
Développement Economique (BNDE) and Fonds de Promotion de l’Habitat Urbain
(FPHU).17 Additionally, some sections of the population regularly access credit
from microfinance institutions located in both urban and rural areas.  The three
categories of lending institutions have all been significantly affected by the low level
of business activity over the COVID-19 period.

Movement restrictions initiated by the government as key containment measures
for COVID-19 resulted in a slump in economic activities across major sectors of
the economy, including housing and construction.  Regional border closures further
reduced finance to support trade and cross-border imports.  Several business
entities therefore resorted to placing funds in commercial banks as deposits at the
expense of increasing the productive capacity of the economy.  Consequently,
customer deposits increased by 27.1% to FBu2.351.9 billion (US$1.19 billion) in
the fourth quarter 2020 from the fourth quarter of 2019.  Related to this, the level
of central Bank refinancing to commercial banks fell by 30.0% from  December
2019 to close the year at FBu299.1 billion (US$150.98 million).18

The trend was also evident in the credit market as there was a notable increase in
the non-performance of loans as a measure of the prevalent credit risk.  Overdue
loans increased by 14.0% year-on-year to close the year 2020 at FBu139 654.4
million (US$70.5 million) from FBu122 533.3 million19 (US$61.9 million) registered
in December 2019.20 Similarly, the shares of watch and substandard loans grew
respectively by 50.3% and 8.5% in the fourth quarter 2020 from 46.9% and 7.4%
in the corresponding quarter in 2019.  This points to deterioration in borrowers’
ability to repay facilities as economic conditions became tougher on account of
lower business activity during the pandemic.  The deterioration also highlights

possible challenges for the stability of the banking industry on account of potential
defaults arising from the substandard facilities on the lenders’ asset book.  The
magnitude of the banks’ write-off of losses will strongly depend on the speed of
economic recovery across major sectors of the economy, including building and
construction, alongside tailored bank responses to the challenging credit market.  

To avert the increasing credit risk in the loan market to specific sectors including
housing, education and hospitality, financial institutions resorted to expanding their
lending to government.  As at April 2021, the banking sector balance sheet increased
by 21.6% year-on-year, with total assets standing at FBu4.124.5 billion (US$2.1
billion) from FBu3.392.8 billion (US$1.7 billion) in April 2020.21 This increase
resulted from the rise of Treasury securities (20.0%) and loans to less risky customer
segments (25.0%).  Unsurprisingly, the share of Treasury securities in total assets
remained predominant compared to other assets.  It stood at 40.8% of total assets
by the end of April 2021 from 41.3% at the end April 2020.  The share of credit to
the private sector grew marginally to 35.3% of the total assets from 34.3% in
2020.22

To support the growth in lending to the key growth sectors and the government,
the banking industry witnessed a 29.5% growth in customer deposits amounting
to FBu2 475.5 billion (US$1.25 billion) at the end of April 2021 from FBu1 911.0
billion (US$964.6 million) at the end of April 2020.  Due to this growth in deposits,
the level of central bank refinancing to credit institutions declined by 22.1%, standing
to FBu337.5 billion (US$170.4 million) at the end April 2021 compared to FBu433.0
billion (US$218.6 million) at the end April 2020,23 signifying an increase in
availability of credit for lending purposes for private sector growth.

The outlook in the credit market points towards improved access to finance with
a notable reduction in credit risk, particularly over the first quarter of 2021.  The
quality of loan portfolios improved slightly as at the end of April 2021, as reflected
in the positive movement in the rate of non-performing loans to 4.5% in April 2021
from 5.3% in December 2020.24 Notable year-on-year movements have been
recorded for key sectors including construction (3.6% from 6.7%), tourism (12.2%
from 39.5%), agriculture (17.1% from 21.7%), industry (0.6% from 0.8%) and trade
(4.1% from 5.0%).25 Even on the back of the improvements in portfolio quality
related to the housing sector, a number of financial institutions still remain
apprehensive about advancing credit to this sector on account of the low income
levels among the majority of the population, with likely implications for their ability
to service long-term mortgages.

Affordability 
Recent economic lockdowns, alongside border closures, have compounded the
housing affordability challenge for most residents.  Affordability of decent housing
remains out of reach of most Burundians, who survive by way of subsistence
agriculture.  Against this low income background, demand for decent housing, even
in the affordable market segment remains low.  

From an external diagnostic view, the country appears to provide a fertile ground
for investors in residential and commercial housing space.  However, the low-level
uptake for the few developed properties poses a scalability challenge for housing
developers, which then translates into high costs of delivery of housing units and
low levels of affordability for those units among low income earners.  Most low
income earners are sheltered in slums by way of self-built houses.  Information
from UNICEF reveals that only 61% of the population could obtain safe drinking
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Urban informality
According to UNICEF, Burundi is one of the few countries in which
access to basic sanitation in urban areas is lower than in rural areas.
Although 78% of the population in rural areas and 98% of the
population in urban areas had access to improved sources of drinking
water in 2017, only 61% of the population could obtain safe drinking
water within a 30-minute round-trip from their households.32

Additionally, only about 46% of the population in rural areas have access
to basic sanitation facilities.  For urban dwellers in the country, the
proportion of households with access to basic sanitation facilities is much
lower at 42%.
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water within a 30-minute round-trip from their households in 2017.26 Additionally,
access to basic sanitation is quite limited to the extent that only 46% of the
population had access to at least basic sanitation facilities in 2017 compared to
45% three years later in 2000.  Provision of basis services to the bulk of citizens
in both rural and urban areas remains a problem.  Existing water and sanitation
infrastructure is in a poor state of repair while other areas have no clean water or
sewerage facility infrastructure.  Rethinking the delivery of such housing support
services will be instrumental in addressing the housing affordability challenge for
Burundi’s growing population.

On the lending side, interest rates for housing-related and other sector finance
have remained high at an average of 15.23% over the past two years, further
worsening the affordability challenge for most Burundians.27

Housing supply
The country has, however, offered few prospects for developer firms in the housing
supply value chain.  The biggest challenge faced on the supply side is the limited
level of market uptake available for the few existing units.  This is largely because
of high poverty rates and a thin middle class.

Recent spikes in COVID-19 infections worsened the already fragile housing supply
value chain.  Whereas the major containment measures focused on keeping people
confined in homes, few initiatives were taken to improve the stock of housing in
the country.  The closure of land borders with Rwanda for both goods and people
placed further strain on the building and construction sector as imported
construction materials move across this border.  Between March and August 2020,
when the borders were reopened, the country experienced delays in completing
building and infrastructure projects that were already underway.  The rise in the
prices of imported construction materials on the back of surging inflation rates
continues to put upward pressure on the prices of residential and commercial
real estate properties in the country.  

Driving recovery in the housing sector and other growth areas of the economy
will require concerted efforts from the government and private sector entities.
To date, efforts from the Burundian government have not yielded significant gains
in housing sector developments.  Government attempts to provide housing
support services including electricity and water have yielded minimal results,
translating into 7% of the total population being connected to the national
electricity grid, with 49% registered in urban areas while under 1% is recorded for
rural areas.28 Efforts to boost the supply of housing units will need to
comprehensively cover housing support services including power, sanitation and
transport infrastructure as the country rebuilds under the new government.

Property markets
Burundi is ranked 166 among 190 economies in the ease of doing business,
according to the latest World Bank annual ratings.  Although the country’s ranking
improved slightly to 166 in 2019 from 168 in 2018, the business environment
remains dampened by bureaucracy and inadequate business support services.
COVID-19 has highlighted the need for accelerating digital adoption in Burundi.

The country’s current sector strategies emphasise the importance of investing in
digital technology across all sectors, including housing and the land registry.  The
country has no digital land registry system, in an era where online service delivery
has become the norm.  Attempts initiated in 2018 to design and implement a
Land Information System (LIS) have not yet been actualised.  A few property
dealers have, however, moved a step ahead of government initiatives with the
introduction of online listing of marketed properties.  These largely offer properties
available in the secondary market.  Notable is that these listed properties appear
to target the upper income earners, as the pricing is on average above FBu99
million (US$50 000).  The affordable housing challenge therefore remains unsolved
and is unlikely to get adequate attention in the short to medium term on account
of prevalent extreme poverty levels.  Efforts to address affordability of decent
housing therefore need to be integrated with growth strategies aimed at boosting
the overall income levels across the majority of productive sectors in Burundi.  

Policy and legislation
The 7th pillar of Burundi’s Vision 2025 points to the strategic intent of the country
in terms of Burundi’s management of urbanisation.29 More specifically, policy
makers seek to establish a proactive policy of village development and urbanisation
that will entail growth in the rate of urbanisation to 40% by 2025.30 Additionally,
the management of Burundian territory will be an integral component of the
economic and social development policy of the country.  

Overall, the anticipated policy of regional planning and urbanisation will be
particularly focussed on development of rural areas with the objective of providing
an enabling environment for new investments.  The envisaged developments will
stimulate agro-based productive ventures which in turn will generate employment,
fast track the development of affordable housing, and improve the delivery of
quality of social services and transport infrastructure.  The development of towns
and villages in the country will also contribute to monetising the national economy.

Opportunities 
The need for decent affordable housing in Burundi continues to grow at a fast
pace on the back of a growing population and a return to normality after a period
of civil strife and COVID-19.  Enormous opportunities exist for property
developers focusing on the bottom-of-the-pyramid segment of the population.
With a 13% urban population, Burundi is the least urbanised country in the Eastern
and Central African region.  However, it is also one of two countries with the
fastest growing urban population in the region, with an urbanisation rate of 5.7%.
As a result, the urban population is estimated to increase by 22% by 2040 to 4.5
million, and double by 2050.31

However, alliances will have to be established to deliver on this ideal.  The
government and stakeholders across the housing value chain need to establish
formal partnerships aimed at delivering mass housing projects for the bulk of the
country’s low income population.  Additional opportunities in housing microfinance
services do exist, particularly in rural areas, where formal banking institutions have
no representation.  Most of the farming population in such areas could be
organised in ways that promote group lending, with repayments structured to

Source: https://www.cgidd.com/C-GIDD, 2020
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coincide with the agricultural harvest seasons.  Further attention could be placed
slum redevelopments in light of the growing nature of unplanned settlements in
the country.  However, the slum development initiative will require heavy reliance
on the government agencies which have not shown much dynamism in the housing
development ecosystem.  To-date, the country has not yet developed a
comprehensive framework for slum upgrades.  The development and
implementation of such a framework would ensure that slum area residents are
given secure ownership to the land parcels they now occupy, and this in turn would
work as collateral for mortgage-related borrowing in support of incremental
building for the low income earners.

Additional sources
World Bank report – Burundi Country Overview (2021)
https://www.worldbank.org/en/country/burundi#:~:text=The%20World%20Ban
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(Accessed 21 September-2021). Pg. 1.

World Bank Report - Burundi Recent Developments April 2019.
http://pubdocs.worldbank.org/en/708231492188151479/mpo-bdi.pdf. 

Central Bank of Burundi - Economic Indicators March 2021

World Bank Report Burundi Recent Developments April 2020

Central Bank of Burundi report - Export performance March 2021 (Accessed
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Central Bank of Burundi Banking Deposits Report June 2021
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Central Bank of Burundi report - December 2020
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Availability of data on housing finance
The main source of housing finance information is data routinely
published by Burundi’s central bank.  The central bank provides monthly
and quarterly information on monetary aggregates, credit extension,
public debt, and other measures of economic sector performance over
specified time intervals.  Additional information of statistical nature is
obtainable from L'Institut de Statistiques et d’Etudes Economiques du
Burundi (ISTEEBU) which provides information on a monthly, quarterly,
and annual basis, derived from demographic and economic surveys.
There is no digital land registration system, however there are plans to
design and implement a Land Information System (LIS).


