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INCOME
GROUP

1
HIGH
>1.5M

2
MIDDLE
600K‐1.5M

3
LOWER
MIDDLE
250K‐600K

4
LOW
100K‐250K

5
POOR
<100K

HOUSE DESCRIPTION

CONST. COST

EST.
VALUE
(RF)

RENT (RF/ m)

Expats, diaspora, wealthy Rwandese
1A

FORMAL

Suburbs

Large 4+ BR single family estate housing on plots >1000m2

270K‐320K/m2

>100M

>500K

1B

FORMAL

In‐city

2‐3 BR multi‐family multi‐story housing (70‐100m2) – also rental

270K‐300K/m2

>75M

>300K

Senior officers‐ military, government, businessmen (formal and informal sector), landlords
2A

FORMAL

Suburbs

Relatively large (3‐4BR), well‐constructed single family homes on plots ranging from 400‐
600m2 (in accordance with standards)

2B

FORMAL

Peri‐urban

3‐4 BR units (~100m2) on 600‐700m2 plot, with relatively good construction

2C

INFORMAL

In‐city

3‐4 BR units with relatively poorer construction, in dense informal settlements in prime
locations, and also on steep slopes or wetlands. Many households in this income
bracket are renters.

2D

INFORMAL

Suburbs

Old construction. Traditional 3‐4BR single‐story single‐family mud houses of relatively
decent quality. Mud construction, with plastered walls and cemented floors. Often with 1‐
2 rental units on a single plot. “Informalized” by new KMP regulations.

200K‐250K/m2
House: 18M
Land: 500K
Land: 1‐2M
House const: 10‐
15M (for 100m2)
N/A

>40M

N/A (mostly
owner‐occupied)

>20M

N/A

N/A

50K for small
1BR; 200K for a
2‐3BR/LR

N/A

N/A

40K‐60K for 1BR
unit; 70K‐150K
for a 2‐3BR unit

Mid‐level government, private sector (formal), military (junior level); business (informal)
3A

FORMAL

Suburbs

Single family 3‐4BR house (~120m2) on large plot (600‐700m2). Land purchased from
savings and house constructed with loan.

Land: 10K/m2
House const: 15‐
20M

>25M

N/A

3B

FORMAL

Peri‐urban

N/A

INFORMAL

In‐city

Land: RF500/m2
House const: 3M
N/A

>10M

3C

Single family 3‐4BR house (150m2) large plot (600m2). Land purchased from savings and
house constructed with loan.
2‐3BR units with relatively poorer construction, in dense informal settlements in prime
locations, and also on steep slopes or wetlands. Many households in this income
bracket are renters.

N/A

40K‐60K for a
2BR unit; 60‐80K
for a 3BR unit

Entry/ junior level‐ government officials, private sector, young professionals, teachers, nurses,
students, ‘poor landlords’
4A

INFORMAL

In‐city

Traditional mud construction, mostly of poor quality. Often multiple rental units on a
single plot. Rental income constitutes a large share of owner’s HH income.

N/A

N/A

4B

INFORMAL

In‐city
(Renters)

2‐3BR units – single family detached unit with pit latrine, water supply, and prepaid
electricity connection.

N/A

N/A

20K‐40K for a
1BR or small 2BR
house;
60K‐80K for a
2BR‐3BR unit

Students, unemployed youth, ‘poor landlords’, vendors, laborers, house‐boys/ maids
5A

INFORMAL

In‐city

5B

INFORMAL/
‘SLUM’

In‐city

Traditional mud construction typically of poor quality. Often multiple rental units on a
single plot. These are mostly inherited or shared ancestral homes, but rent is the
primary income for the landlord.
Dense, very poor sanitation, located on steep slopes or near wetlands; high percentage
of renters ‐ 2/3rds.

N/A

N/A

N/A

N/A

20K‐40K for a
2BR; 40K‐60K for
a 3BR
8K‐15K for a 1BR
(5‐10m2), 10‐20K
for 2BR.
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Housing Typologies: Kigali, Rwanda

Illustrative Case Studies

TYPE 1A: HIGH END FORMAL SINGLE FAMILY
CASE EXAMPLE: CAISSE SOCIAL PROJECT
LOCATION: KIBABAGA
SIZE: 3‐ 5 BEDROOM
PLOT SIZE: OVER 400 SQUARE METERS
Caisse Social has developed app. 300 acres of land on hilly terrain in Kibagabaga, in northern Kigali as high class housing.
Road infrastructure for the project has been provided by Caisse Social, and adds significantly to the cost of each plot.
Typically, homes are built with financing from a bank or other co‐operative (e.g. Zigama)

CASE EXAMPLE: YVONNE
LOCATION: GATARE, NIBOYE, KICUKIRO
RESIDENTS: 2 (YVONNE, HUSBAND)
HOUSE: 4BR/LIVING/ TOILET/ BATH/ KITCHEN
HOUSEHOLD INCOME: >RF1.5M PER MONTH
Yvonne is a 27‐year old lecturer at Rwanda Tourism University in Kigali, and lives with her husband who is the Manager of
NPD Cotraco, a private company. The couple is Kenyan. They have lived in Rwanda for 3 years, and in this house for 3
months. Prior to this house, they were living in Kagarama, Kicukiro district. Yvonne’s income is RF250K per month. Her
husband makes over RF1M per month.
The couple rent a 4BR/living house for RF250K per month. The house is built using cement blocks, with a tiled floor, tiled
roof, and a ceiling of hardwood. They do not have plans of buying a house in Kigali. They will save to buy or build a house
back home in Kenya.
“I feel, if government could think of affordable housing schemes for low income earners, it would be better. I don’t know
much about the Masterplan, but from what I do know, it only emphasizes high class housing which can’t be realized.
This is not sustainable. If they send all the people away from the city, the commute to work will be time‐consuming and
expensive, further increasing the already high cost of living. Plans should, therefore, consider having transitional zones
for the poor and low income earners between different urban zones. Other than that, the Masterplan is good and will
attract investment that will benefits all Rwandans.”
“Other challenges in the existing housing situation: “Most houses have very small rooms. Costs are very high for what
you get. You pay a lot for poor quality houses, and good houses are exorbitantly expensive!”
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HIGH INCOME
HOUSING OPTIONS

Above: typical high class house built in Kibagabaga by Caisse Social
Below, row 1: typical streets in Caisse Social development.
Below, row 2: Developments by others
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Housing Typologies: Kigali, Rwanda

Illustrative Case Studies

TYPE 1B: FORMAL MULTIFAMILY RENTAL (Apartments)
CASE EXAMPLE: MARTIN RUSANGA, DEVELOPER
LOCATION: KUCIKURO
SIZE: 75‐80 SQUARE METER APARTMENTS, TYPICAL 2‐3 BEDROOMS EACH
PLOT SIZE: OVER 400 SQUARE METERS
SANITATION AND WATER: ON SITE SEWAGE TREATMENT PLANT PER CITY REGULATIONS; PIPED WATER
RESIDENTS: MORE THAN 50 RESIDENTS WILL OCCUPY THE APARTMENTS
This rental housing project by a private developer will have 18 modern 2BR and 3BR apartments. The apartments range
between 75‐80m2. Martin says that the renters will have the choice of an unfurnished or a fully‐furnished apartment. The
project targets the Rwandese Diaspora, expats, and wealthy Rwandese, with an expected rent in the range of USD1000
per month.
The construction cost of each apartment is USD50K, which Martin aims to recover in 4 years. The cost breakdown is as
follows:




land‐$5000
construction‐$30,000
soft costs‐$15,000 (including financing cost)
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2. MIDDLE INCOME HOUSING
OPTIONS (Income RF 600K1.5M/m)
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Housing Typologies: Kigali, Rwanda

Illustrative Case Studies

TYPE 2A: FORMAL (Suburban)
CASE EXAMPLE: LUKE
LOCATION: KIBAGABAGA, KIMIRONKO, GASABO
SIZE: 3 BEDROOM HOME WITH BOY’S QUARTER (125 SQUARE METERS)
PLOT SIZE: 600 SQUARE METERS
SANITATION AND WATER: PIT LATRINE WITH SEPTIC TANK; PIPED WATER
RESIDENTS: 4 (LUKE, SPOUSE, 2 TODDLERS, ONE MAID)
Luke is a Lieutenant in the Army. He lives with his wife, and two young girls: a 2‐year old and a 2‐month old in a single
family house in Gasabo district. There is also a maid who lives with them. Luke earns about RF200,000 from the military
service. In addition, he is a minibus operator; this business fetches him about RF10,000‐15,000K/day, i.e. a total of about
RF450,000 per month. Luke’s wife has just started a job as a nurse in a private government hospital, and her income is
RF260,000 per month. The total household income is thus about RF910,000 per month.
Luke was previously a renter, on the other side of the hill. He married in 2005, and wanted to buy a plot here. He joined a
savings association in 2001, where he contributed RF5K per month, and saved additional funds in his bank account. Once
he had saved enough, he was able to buy the plot in 2004 for RF400,000. The plot allocation was done on a lottery
system. The building cooperative of the area undertook the responsibility for the master planning. He then approached
Zigama for a loan to construct his house. The actual cost of construction was about RF20million. He used RF5million from
his savings, and took a construction loan of RF15million from Zigama—10 years, 13.5% interest—using the land as
collateral. The monthly repayment is RF230,000. After the house was constructed, he then took another loan from Zigama
to buy a minibus, the proceeds from which are used to pay off the house loan. In the case of this second loan, the
collateral was the finished house.





Cost of land (2004)
Current estimated value
Construction Cost
Estimated value of property (2011)

RF400K
RF8M‐10M
RF20M
RF74M (appraised by bank)
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“The Housing Cooperative went to the City to expropriate this land, and promised to build ‘high standing’ homes. The
Association then negotiated with the precious residents and paid compensation. The Government was the ‘mediator’ and
helped process the transaction. …..The Association dealt with the City for all the permits – for over 3000 plots that span this
entire hill.
“Today this RF400K plot will cost RF8M. Someone recently bought a similar plot nearby for RF16M. A finished house like
mine will today cost 40K to build. My house was valued at RF74M by the bank in May 2011.”
“With respect to a loan, it is important to understand the implications, and how to manage it. This is particularly the case for
those who earn less. For example, even in our case, we first built the boys’ quarters and lived there. And only once the main
house was finished did we move here. It has to be a step by step progression.”
“The main problem in this city is land access: too much speculation, prices too high…..The city guidelines require a standard
size and service level for the plot, which makes it expensive…So there is a problem of inequality.”
“A condominium is an excellent idea. But the cost of such a house is too much. It’s not so much of an acceptability issue from
the point of view of ‘design’; it is more to do with the fact that people don’t have money to finance / buy such a unit….”
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TYPE 2B: FORMAL (Peri‐urban)
CASE EXAMPLE: TIMOTHY
LOCATION: NYANZA, GATENGA, KICUKIRO
SIZE: 3 BEDROOMS WITH LIVING ROOM (100 SQUARE METERS)
PLOT SIZE: 750 SQUARE METERS
SANITATION AND WATER: FLUSH TOILET WITH SEPTIC TANK; PIPED WATER
RESIDENTS: 3 (TIMOTHY, WIFE, 1 DAUGHTER)
HOUSEHOLD INCOME: RF1.15MILLION PER MONTH
Timothy is a 30‐year old entrepreneur. He imports photography materials and sells locally in Rwanda. His wife, Docas
Rurangwa, 25 years old, is young graduate, having recently completed her Master’s program in Human Resources
Management at a local university. She works as a Customer Service staff at Access Bank. Timothy, on the other hand,
dropped out of school after Secondary 3. Docas and Timothy got married about 6 months ago. Also living with them is
Docas’s 9‐year old daughter from a previous marriage. Timothy’s income from his business is about RF900K per month.
His wife’s income is RF245 per month.
Prior to moving here a month ago, Timothy was living in Kaciyru in a 2BR rental unit, paying a rent of RF50K per month. It
was only when the couple got married in November 2011 that they moved here.
In 2008, Timothy met a friend who was selling this plot, which Timothy decided to buy. He paid RF900K in cash from his
savings for the land (25m x 30m = 750m2). He built the basic structure in 2011 using his own funds of about RF6M. He
needed another RF7M to complete the construction, for which he approached a Bank Populaire where he had a savings
account. The house and land served as the collateral, valued by the Bank at RF22M. He was given the loan at 19% annual
interest for 5 years. The approval took 2 months to process, and he is currently repaying RF180K per month.




RF900K
Land cost (2008)
Construction cost (2011) RF13M
Property value (2011)
RF25M
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Above: Timothy’s house; this is meant to be the boy’s quarter in the future.
Bottom, left: View of plot from current house
Bottom, right: Living room

“This is the boys’ quarter,” says Timothy, “We will build a proper house with 5 rooms next year once I have been able to
pay off this loan. Better to pay off the current loan before getting another. God has helped me through this whole process. I
have savings with which to start construction. And with Jesus, everything will come in time…..”
“As of now, no public transport can come here because of the bad roads. We are about a 30‐minute drive to the next paved
road where we can access public transportation. That makes our commute very long and difficult. According to the
Masterplan, the road in from of the house will get paved, and that will make access much easier. Also, per the Masterplan,
schools and hospitals are in the pipeline for this area.”
“The permitting process is much easier here than in the city, even though the administration is often painful and
inefficient. For the land purchase, I had to do an agreement with the seller, and the local leaders had to sign off. In case of a
simple extension, they mostly don’t care. But for new construction, the district level administration has to approve the
drawings and provide a construction permit in order to start construction. The local level leaders don’t bother much, but
the district level does!”
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TYPE 2C: INFORMAL (In‐City)
CASE EXAMPLE: MARK
LOCATION: UMUTEKANO, MUHIMA, NYARUGENGE
RESIDENTS: 1 (MARK) + SEVERAL RENTER HHS
HOUSE: 2BR/LIVING + MULTIPLE RENTAL UNITS ON THIS PLOT
(ALSO OWNS SEVERAL OTHER RENTAL PROPERTIES IN THE SECTOR)
HOUSEHOLD INCOME: >RF1M PER MONTH
Mark is a 56‐year old water technician working at EWASA, a utility parastatal in charge of energy, water and sanitation.
His household constitutes his wife and 8 children: six girls and two boys. He has lived in this house/ neighborhood since
1958 when his father moved the family to Kigali from Byumba.
Mark relocated his family to Kabuye as soon as the KMP was promulgated by the Parliament. He realized that he might
not be able to meet the masterplan standards and decided to buy the land in Kabuye before the prices were out of reach.
He has kept a 2BR unit on this property that he uses during work days; on the days off, he goes to Kabuye to his family.
Mark
owns several properties in Muhima from which he draws rent. He has employed people to assist with the renovations
and minor repairs to his properties. This house is built with mud bricks, sticks and cement with iron metal sheet for the
roof, and a pit latrine. The house will have to be rebuilt to the standard required by the KMP.

:

18

MIDDLE INCOME
HOUSING OPTIONS

“I am supportive of the Kigali Master Plan. I understand the requirement to implement the city’s long term urbanization
program. I am prepared to sell some of my property so that I can use that money to build the other properties to the
stipulated standard. That way, I might be able to build high and medium density and earn more money than I am earning
at the moment. There will be retail in the round floors, office in the middle, and residential on the upper floors…”
“There is need to engage local residents in the understanding of the KMP so that people who have the means can build to
the standard, and who are not able to build, but are willing to rent, can adapt to the new living standards.“
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TYPE 2C: INFORMAL (In‐City)
CASE EXAMPLE: ALICE
LOCATION: URWIBUTSO, KACYIRU, GASABO
SIZE: 3 BEDROOMS WITH LIVING ROOM AND DINING AREA
PLOT SIZE: 150 SQUARE METERS
SANITATION AND WATER: 5 PIT LATRINES (NO PROVISION FOR SEPTIC TANK); PIPED WATER
RESIDENTS: ALICE AND 7 CHILDREN, 2 WORKERS, 8 RENTERS (IN 4 HOUSEHOLDS)
Alice is a single mother of 7, including 2 adopted teenaged girls. She bought this house together with her husband in
1985. In addition to this plot, she is the owner of two other properties in this village (669m2 and 276m2 in area). Alice is
originally from the Northern Province, where she still maintains her ancestral home. Most of her family—including 6 of
her 9 sisters, and 2 brothers with their families—died during the genocide. Her husband, too, died after the war, on his
way back from the Congo where they were living in exile. Left to fend for her 5 children, without any family support, she
worked hard to make ends meet, and slowly built this business on her own over the years.
Alice has never attended school, but is a very successful entrepreneur with several businesses: she owns and manages a
bar, a small movie studio, and is the landlord of several rental properties including 6 housing units, a small restaurant, 3
shops/ “doors”, all located in this settlement or nearby. Her income averages about RF1.35M per month, as follows:




Bar business:
Movie studio:
Rental total(see details on next page):

RF300K/m
RF50K/m
RF1010K/m

Alice and her family occupy 3 bedrooms and a living room in the compound. There are 4 renter HHs living on this plot: two
are single people, the other two are occupied by 3‐member households. In addition, 2 of her workers live in two separate
rooms at the back of the house.
Access to finance: Alice has a bank account with Bank Populaire, with savings of some RF20,000. But she has not visited
there in over 2 years. She says. “Their system of loans is too tedious; they require elaborate project proposals which is
very time consuming, and more importantly, difficult for me since I am illiterate.” She uses her other account with a
Women’s Cooperative more actively: she has RF150,000 savings there, and says it is much easier to access a loan there.
She also has an account with the Uruguay MFI with savings of RF1.4million. She recently took a loan of RF1.3million from
Rwanda Microfinance Ltd to fix her Land Cruiser which she uses for her business, only to realize that the car could not be
fixed. So she sold the car and is now repaying the loan.
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Top left: Courtyard outside the house
Bottom left: Living area
Top Right: Narrow alley way leading up to the house
Below: Break‐up of Alice’s rental income

Rental income from this plot





1 bedroom+living
2 bedroom+living
2 bedroom+living
Restaurant

Rental income from other plots




RF15,000 per month
RF40,000 per month
RF40,000 per month
RF100,000 per month

3 ‘doors’ (commercial)
3 bedroom+living
4 bedroom+living

RF500,000 per month
RF100,000 per month
RF200,000 per month

“I, too, want a house in a nice environment, where my children can enjoy a good life…. In a formal neighborhood, where it is
not overcrowded. My children often have to sleep in the bar now when I work late nights. I want a place outside of here, and
turn this place into a rental, and still run the bar. The kids should stay in a nice house.”
With regard to making improvements to the house: “The City requirements are too hard. You can’t get anyone to approve.
They don’t want us to improve the house; if you improve, you add value to the property, which they don’t want to pay when
they expropriate the land. We fear expropriation all the time.
“The government needs to give permits so that finances can be sought. We can’t use this title as a collateral without a
construction permit from the City.”
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TYPE 2C: INFORMAL (In‐City)
CASE EXAMPLE: MORENO
LOCATION: NYANDUNGU, NYARAGUNGA, KICUKIRO
RESIDENTS: 6 (MORENO, WIFE, 4 CHILDREN) + 8 (4 RENTER HHS) + 1 HOUSE HELP
HOUSE: 5BR/LIVING/ TOILET/ BATH/ KITCHEN + 4 RENTAL UNITS + ANNEX (PIT LATRINE/ BATH); PIPED WATER
(ALSO OWNS ANOTHER BIG HOUSE NEXT DOOR, AND RENTS IT OUT)
HOUSEHOLD INCOME: RF1.1M PER MONTH
Moreno is a businessman, and makes about RF800K per month. He also volunteers as the head of his umudugudu. He is
50 years old, and lives with his wife and four teen‐aged children: three sons and one daughter. All his children are in
school. Asumani has a small office about 5‐minutes walking distance from the house, where he receives the community
residents.
Moreno
Wife
Son 1
Son 2
Son 3
Daughter 1

50years old
50 years
19 years
17 years
15 years
13 years

Business/ landlord
RF800K/m + RF300K/m
Homemaker
No income
College Student
Secondary School Student
Secondary School Student
Secondary School Student

Moreno moved to Nyandungu from Uganda shortly after the war in 1994. He settled here, bought the property, and
raises his family here. The house was built incrementally over the years.
The house has 5 bedrooms, an indoor toilet and a bath. He has built three 1BR rental units on the side of the main house
that generate additional income. The house is constructed with mud bricks, and has an iron sheet metal roof. He has the
title to the land.
More recently, he purchased the land next to his plot, and built a big house that is also currently rented out. So, his
business income is supplemented with rental income: from the 4 rental units on this plot, as well as the big house rented
next doors to his plot. He did not disclose the rent, but it may be assumed to be in the range of RF200K‐300K.
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Above: Rental units on plot
Below: Moreno’s new big house nextdoors
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TYPE 2C: INFORMAL (In‐City Rental)
CASE EXAMPLE: GERARD
LOCATION: GISIMENTI, REMERA, GASABO
RESIDENTS: 3(GERARD, BROTHER, MOTHER) + 1 HOUSE HELP
HOUSE: 4BR/LIVING/FLUSH TOILET/ SHOWER + ANNEX (PIT LATRINE/ BOYS’ QUARTER) ON A 1200M2 PLOT,
PIPED WATER
HOUSEHOLD INCOME: RF1.15M PER MONTH
Gerard is a 27‐year old professional who lives with his 29‐year old brother, and their mother. Gerard works as operations
manager for an NGO in Kigali; they have lived in this house for over a year and in the same neighborhood for about four
years. Prior to living there, the family was in Uganda; they repatriated in 1994. Gerard is a graduate from Makerere
University in Kampala, where he studied Communication and Management. He earns RF200K per month; his brother
brings in RF700K from a job in MINECOFIN (government); and their mother receives a pension of RF250K.
The house is a regular one‐story structure with four bedrooms set on a large piece of land, approximately 1,200sqm. The
rent is RF170K per month. It has a large living/ dining room. A corridor leads to the bedrooms and the bathroom. At the
back, there is a servants’ quarter, which has a bathing area and pit latrine. The house is built with mud bricks, with iron
sheet metal for a roof. Gerard estimates that the house was constructed in the 70s; it still has bullet gun shot scars from
the 1994 war. He estimates the house value to be approximately 40 million francs, due to its prime location. Rukiri 1 in
Gisimenti is a much coveted neighborhood, with all essential amenities: a hospital, stadium, shops, universities, banks,
primary and secondary schools and a transportation hub that links the neighborhood to downtown Kigali and other cities.
Rent:
Estimated property value:

RF170K/m
RF40M

The house is connected with electricity, with a cash‐power meter Cooking is done on a charcoal stove in the back of the
plot. There is piped water, although Gerard says that lately there has been water shortage, about twice a week. During
such periods, they use water stored in big containers for daily chores. There is a flush toilet and shower in the main house.
Outside, there is a bath area and pit latrine in the annex for the house‐help.
Access to banking and finance. All three members of the household have a savings bank account and are hopeful to
purchase a home sometime in the future. Gerard’s brother says that the interest rate for mortgages is too high. He would
much rather take on a business loan, and use his savings to purchase a home. He indicated that his work place has a
housing cooperative program that is planning to help employees buy a home.
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“Weekly water shortage is an annoyance that the utility company should resolve.”
“Street paving would also enhance the quality of life here. In the dry season, the place is extremely dusty. In the rainy season,
rainwater from the street invades compounds. Having water channels would be a huge improvement.”
“Social housing would help a lot of young graduates who have jobs but are unable to find or afford decent housing in the
city.”
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TYPE 2C: INFORMAL (In‐City rental)
CASE EXAMPLE: EMILY
LOCATION: GATENGA, GATENGA, KICUKIRO
RESIDENTS IN THIS HOUSE: 3 (EMILY, HUSBAND, DAUGHTER) + 2 MAIDS
HOUSE: 3BR/LIVING/BAR +ANNEX (PIT LATRINE/ BATH/ MAID’S QUARTERS)
HOUSEHOLD INCOME: RF1.04M PER MONTH
Emily is 31 years old, and lives with her 73‐year old husband and 8‐year old daughter. There are also two maids who live
in the house. Emily never finished school – she dropped out after Senior 5. She runs a bar, from which her daily average
income is about RF30K, which is about RF900K per month. She also runs a pool table, which fetches an additional RF45K
per month. Her husband is an Accountant, with a bachelor’s degree. He was previously working in Bank of Kigali, but now
only does occasional consulting from which he earns about RF100K per month on average.
The household rents this 3BR/living house for RF100K per month. There is also a bar that Emily runs from the house. The
couple do not own a house anywhere but hope to get one in near future. Emily’s preference is to find something outside
Kigali: “Kigali is too expensive,” she says, “so we would rather go to the periphery of the city.”
Their daughter attends private school. She is in Primary4. However, they are now finding it difficult to finance her
education, and plan to transfer her to a public school next year.
Access to loans. Emily has an account with FINA bank and in the past has used it to take loans. But this was through a
women’s co‐operative: for example, they would borrow RF1M under the cooperative’s name and repay in 6 months. But
this eventually stopped because of the high interests and short repayment periods, which did not allow for sufficient time
to find the money to repay. The husband has an account with CRANE bank.
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“It seems like the city will soon be only for the rich people. Because of the high demand for housing, landlords increase the
rent as they wish. And since there is little chance that we will own a house soon, we can expect life in the city to keep getting
more expensive.”
“Where is the master plan for the poor?”
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TYPE 2D: INFORMAL (Suburban)
CASE EXAMPLE: TOMAS
LOCATION: BWIZA, GATENGA, KICUKIRO
SIZE: 3 BEDROOMS WITH LIVING ROOM (APP. 101 SQUARE METERS); INCLUDES A SHOP AND STORE
PLOT SIZE: 341 SQUARE METERS
SANITATION AND WATER: 1 PIT LATRINE WITH BATH; NO PIPED WATER
RESIDENTS: 2 (TOMAS AND SON), TWO RENTERS (IN ONE RENTAL HOUSEHOLD)
HOUSEHOLD INCOME: RF1.32MILLION PER MONTH
Tomas is a 56‐year old widower whose wife died about 20 years ago. He is an entrepreneur with two businesses: one, he
operates a truck and transports construction materials to building sites. And two, he operates a mini‐bus passenger taxi
service. Tomas has two children: a 15‐year old son, and a 28‐year old daughter. The son attends school; the daughter is a
nurse and married – she lives in Nyanza‐Butare in the southern province of Rwanda. Also living in the house is a maid, and
a renter couple who rent one room and a small shop on the property. Tomas bought the current residence for RF1M as an
unfinished house. He then incrementally improved it to the current state over a period of about 10 years. The unit is a
single family house, with a living room, 3 bed rooms, an annex (with a kitchen and a pit latrine/ bath), and a store in front
which is now being used as a shop (rental). He used local laborers for the improvements. The total area of the house is
101m2, and the plot 341m2. The house is constructed with burnt bricks and roofed with iron sheets. It has a plywood
ceiling. The floor is cemented. The property was valued at RF15.4M (in February 2011) and used as collateral for a
business loan.
Tomas got title to the land in June 2011 for a 20‐year lease. Starting 2012, he will start paying land rent of RF35K per year.
There is no property tax levied. Now that he has a title, Tomas says he intends to demolish this house and put up a two
storey house (in accordance with the zoning laws stipulated in the new Kigali masterplan) in which he can rent out one
floor. He plans to start this 5 years from now using a loan from a bank and whatever savings he might have.
Access to finance. Tomas has been operating a savings account in Agaseke bank since August 2010. He says he chose
Agaseke because “they are fast and efficient in terms of processing loans. They come fast for the valuation. They gave me
a loan one month after opening an account with them, something no other bank does. They are certainly better than
Bank Populaire, which sends too many people to check on too many things. It’s a disturbance!” Tomas took a loan with
Agaseke in 2011 to buy a mini bus taxi. He got RF5M from the bank at 20% annual interest, and is expected to pay this off
in 2.5 years. He pays RF210K per month towards this loan. His land was used as collateral.

28

MIDDLE INCOME
HOUSING OPTIONS

Above, left: External view of the house
Top, right: Street leading up to the house
Bottom, right: Living room

“People are putting up new structures (in accordance with the Masterplan) already. A neighboring area has been zoned for
8 storeys, but since my house is located a bit in the interior, this area is zoned for 2 stories, which is doable for me. In any
event, people should not be hesitating: the masterplan is the law and people must follow the law….”
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TYPE 2D: INFORMAL (SUBURBAN)
CASE EXAMPLE: STEPHEN
LOCATION: GATARE, NYAMIRAMBO, NYARUGENGE
SIZE: 6 BEDROOMS WITH LIVING ROOM (APP. 250 SQUARE METERS)
PLOT SIZE: 1100 SQUARE METERS
SANITATION AND WATER: 1 PIT LATRINE; PIPED WATER
RESIDENTS: 10 (STEPHEN, WIFE, 8 CHILDREN); 2 STUDENTS RESIDE ON A TEMPORARY BASIS
HOUSEHOLD INCOME: RF381,000 PER MONTH (+ PENSION)
Stephen is a 58‐year old retired civil servant/professional. He got a degree in Management from Switzerland, then lived in
Burundi from 1983 through 1994, when he repatriated to Rwanda. In Rwanda, he worked for the Social Security Fund
before retiring. His wife is 38 years old, and working at EWASA (national water/ sanitation utility company) for the last 15
years. They have 8 children: five boys aged 7, 12, 14, 16, 23 years, and three girls aged 15, 18, and 20 years respectively.
The oldest 4 children are adopted. All the children attend school/ university. He also support two other youngsters who
come and live with him occasionally.
Stephen now works as a consultant. He helps individuals and businesses in a variety of areas, such as; audit, pensions,
accident claims, individuals who are operating businesses in informal sector and wish to transition into the formal sector.
Income from consulting is very little, he says, and he has not kept track or his earnings. His main income is the pension of
RF231K per month he gets from his previous government job at Caisse Sociale. Stephen’s wife makes RF150K per month,
which makes the total household income about RF381K per month. Stephen bought this land in 1998. He designed a 6BR
house and started to build it incrementally in 2000. The house has a flush toilet and a bathroom. The house has two
annexes, a pit toilet and a bathing area for the house help. Over the years, Joseph has done a lot of renovations on the
house. The walls are made of mud bricks supported by a wood structure. The roofing is done with iron sheets.






Cost of construction (2000)
Cost of land (1998)
Estimated current value of land
Estimated current value of property
Estimated value if main road gets paved

RF5million
RF400,000
RF5million
RF30million
RF50million
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Above: External view of the house
Below left: View from the house
Below right: Living room

“Clearly, after all monthly expenses have been paid, there is not enough left to save,” say Stephen. “When I was working, I
had savings.” He is interested in a savings scheme for housing.
“Credit is risky. If I give the house as collateral and they take it away in case I can’t repay – given I don’t have a regular job
now and so many children to look after – I will have nothing left.
“The government thinks for the people. It does not consult with the people. The Master plan was enacted in 2008, but
people still don’t know…. I am educated, and even I still don’t know the details of the Master plan.”
“Sewage is another major concern. Like in all houses in the city, the lack of a centralized sewage system forces people to use
pit latrine.”
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TYPE 3A: Formal (Suburban)
CASE EXAMPLE: ASUMANI
LOCATION: KAMASHASHI, NYARAGUNGA, KICUKIRO
SIZE: 3 BEDROOMS, LIVING ROOM, DINING AREA, OUTDOOR KITCHEN (APP. 125 SQUARE METERS)
PLOT SIZE: 660 SQUARE METERS
SANITATION AND WATER: 1 PIT LATRINE AND SEPTIC TANK; PIPED WATER
RESIDENTS: 3 (ASUMANI, WIFE, 1CHILD); 7 PERSONS SHARE THE HOUSE (TWO HOUSEHOLDS, RELATIVES)
HOUSEHOLD INCOME: RF295K PER MONTH
Asumani is a 35‐year old Sergeant in the military, and has been serving on active duty for 17 years. He lives with his 28‐
year old wife and 2‐year old son. His wife works as an administrator in the military hospital. Justin’s parents were in
Burundi in exile before the Genocide, so he was born there. His father died in Burundi; the rest of the family—his mother
and three siblings—returned to Rwanda in 1994. In 2001, the family bought an Umudugudu house. His mother died in
2005. Asumani continued to live there till 2009 when he got married and moved out. He and his brother continue to
financially support his two dependent sisters. The house he currently lives in belongs to Asumani’s wife’s grandmother.
They do not pay rent, but contribute in‐kind to the running of the house. There are two other units on the plot: one each
occupied by the grandmother, a cousin (with family). The market rent for a comparable unit in this location would be
about RF150K per month. Asumani’s army income is RF47K per month. In addition to this base income, he gets some
additional perks, including RF16K for rations etc. His wife, who started her job 2 months ago, earns RF230K per month.
New house construction and financing: Asumani is currently constructing a house on a piece of land that he purchased in
2010. There was an old house on the land, which he is renovating/ expanding. He saved RF8M from a government mission
to the Sudan, and used that money towards the purchase of an old property in the suburbs. He paid RF3.7M for the
property (a 660m2 plot of land with an old dilapidated mud house). The land portion can be estimated at RF330K, or
RF5K/m2. The agent (‘commissionaire’) charged a fee of RF200K. Next, he prepared the paperwork for a construction
permit. This process took 2 months, and cost about RF350K, including the following: (i) Survey line‐out for plot: RF65K; (ii)
Plan/ design: RF150K; (iii) Property tax: RF50K (for 2011). Asumani’s own estimation of the total construction cost (in
addition to the 4M already spent on the land purchase, permits etc) is about RF12M. With RF4M of his RF8M savings
spent on purchasing the land and doing the preparatory work, he estimated he would need an additional RF8M which he
requested as a loan from Zigama. However, he qualified for RF5M, and was eventually granted only RF3.6M because he
already has another loan of RF1.4M that he is currently repaying. The paperwork for this loan is currently being
processed. Till that comes through, the construction is at a standstill. He expects it will get approved in a month (from the
date of interview in Dec 2011), and he aims to finish the house by the end of 2012. For a RF3.5M housing construction
loan (@13% interest over 10 years), Asumani expects to pay RF92K per month. This would be far beyond his military
income. However, given that his wife is now working, the repayment is doable. He also plans to build 2 rental units (or
‘boys’ quarters’ per the regulations), and collect a rent of at least RF40K per unit per month.
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Above: External view of
Asumani’s new house
Far left: Interior view
showing CMU
construction
Left: Exterior view

Cost, value of land and house currently under construction‐

Cost of land (2010):
RF330K

Estimated value of land (2011):
RF660K

Estimated cost of house (2012):
RF16M
RF25M

Estimated/ resale value of house (2013):

“Housing is the most important problem we face. Rental housing means a landlord knocking at your door very month saying,
‘Give me money, give me money!’ But when you have a house, you can manage….”
“I want to own a house in Rwanda because that is the only thing that is expensive and difficult, and there is no way around it
like there is for nearly every other thing. You can survive in Rwanda as long as you have a house, however small it might be…”
“Most soldiers in the military cannot afford a house in Rwanda – only the senior officers can manage to get a loan of a size
that will buy them something decent.”
“The City has a plan with standards for housing. Before the master plan, anything could be done – design, size, materials. So it
was cheap. But now, in order to obtain a permit, we must have a minimum size. And if you can’t do the entire plan, you can’t
build.”
“Mud blocks are not allowed. Not even in the suburbs of Kigali. And in the city, it’s a crime! Even the tin (iron) roof I have used
on my new house is not allowed per the new master plan. We are supposed to use tiles.”
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TYPE 3B: Formal (Peri‐urban)
CASE EXAMPLE: DANIEL
LOCATION: KIBENJA, NDERA, GASABO
SIZE: 3 BEDROOMS, LIVING ROOM, OUTDOOR KITCHEN, TWO BOY’S QUARTERS (180 SQUARE METERS)
PLOT SIZE: 600 SQUARE METERS
SANITATION AND WATER: 1 PIT LATRINE, BATH; PIPED WATER
RESIDENTS: 7 (DANIEL, WIFE, 4 CHILDREN, BROTHER); 2 RENTERS (IN TWO HOUSEHOLDS)
HOUSEHOLD INCOME: RF600K PER MONTH
Daniel is a 34‐year old army sergeant, and has been in military service for 14 years. He lives with his 30‐year old wife and 2
children: both girls, 6 and 8 years old respectively. In addition, he has 2 are ‘adopted’ children ‐ an 18‐year old boy whom
he found on the road 3 years ago and decided to take him in, and a 3 year‐old nephew whose mother (his sister) lives in
the village. Daniel’s younger brother, 17 years old, also lives here under his care. His wife is a police constable and has
been on this job for 4 years. Apart from the military job, Daniel operates several other businesses, including: (i) a
carpentry workshop to make doors, windows; (ii) some goats which he breeds and sells; and (iii) two rental units.
From the military job, Daniel earns bout RF56K. In addition, he makes about RF400K from his carpentry business, RF30K
(20K+10K) per month for the two rental units, and another RF75K per month from the goats. His wife earns RF45K from
the police job. The total household income is about RF600K per month. Daniel says that once he is able to save some
money, he plans to buy cows, to sell milk: with each cow giving 20 litres of milk a day, he should easily be able to get
about RF300K per month (selling 1litre @ RF250).
Daniel started building the house in 2009, and in 4 months was able to build a basic structure of mud, which he and his
family were able to occupy in 2010. The cost of construction was RF2.5M. The walls are made of mud, with a stone plinth,
and a corrugated metal roof with bamboo/ timber joists. This type of construction was allowed in 2009, but now this area
is zoned as ‘high‐standing’ per the Masterplan, so his house does not comply with the building standards.
Daniel found this place through a ‘commissionaire’ (agent) 3 years ago. He chose this location because land here was
cheap: he paid RF350K for this 600m2 plot. The commissionaire’s fee was RF20K. Daniel says, “This plot is already worth
RF9M today. In 3 years’ time, I can get more than RF20M for this property. People from town are coming into this area
because of the Free Trade Zone which is planned nearby… these are people with money! Foreigners (Kenyans, Ugandans)
operating their businesses in the FTZ are trying to find land for their workers. Furthermore, even people from the city are
looking to buy land here – for speculative purposes, or to build a house which they can’t afford in the city.”
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Above: External view of the house
Below left: Approach road to the house
Below right: Living room

Cost, value of land and house ‐

Cost of land (2008):

Cost of house construction:

Estimated value of property in 2015:

RF350K (+RF20K agent’s fee)
RF2.5M
>RF20M
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TYPE 3C: INFORMAL (In‐city)
CASE EXAMPLE: JOSEPH
LOCATION: AMAHORO, NYARUGENGE, NYARUGENGE
RESIDENTS: 8 (JOSEPH, WIFE, 4 SONS, 2 GRANDCHILDREN)
HOUSE/ PLOT: 6BR/LIVING (~130M2) + ANNEX (PIT LATRINE/ BATH/ STORE); PIPED WATER
HOUSEHOLD INCOME: RF550K PER MONTH
Joseph is a 56‐year old retired banker. He receives a pension of RF250K per month. His wife is a primary school teacher
and earns RF100K per month. They own a property in Butare, which is on rent, earning them an additional 200K per
month. In addition, they raise chicken that provides meat and eggs for household consumption. Joseph has six children:
two daughters aged 35 and 32 years, who are married and living elsewhere; and four sons – 26, 25, 19, and 15 years old,
all of whom attend school. The daughters’ two children live here.
Joseph was born in Butare, studied there and moved to Kigali in 1990. He and wife bought the property in 1986. They
purchased the home for RF350K and have done a lot of renovations on the house over the years. Today, he estimates the
value of the house at RF15M.
Purchase price (1986)
Estimated value (2011)

RF350K
RF15M

The house has 6 bedrooms, a living room, and an annex that include a pit latrine, a bathing area, and a store that is used
for cooking when it rains. Otherwise, the family cooks in the yard. The house is built of mud bricks and the walls are
plastered with cement. It has a metal sheet roof. JMV has a land title.
Access to finance. Both Joseph and wife have savings account at Bank of Kigali and accounts at SACCOS. To renovate this
house, Joseph took a loan from Bank of Kigali, his previous employer.
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Left: living room (both)
Right top: drain next to house over which a
wood foot bridge has been built to access
the house
Right middle: toilet/ bathing area
Right bottom: pit latrine

Joseph is aware that according to the KMP, his neighborhood is zoned as high density. He says, “We will not be able to
build according to this Master plan standard, but are open to the idea of joining hands with other community residents
to raise money to build affordable housing, and remain in this community that we love. We prefer not to relocate
elsewhere as we have very fond memories in Amahoro.”
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TYPE 3C: INFORMAL (In‐city)
CASE EXAMPLE: INNOCENT
LOCATION: URWIBUTSO, KACYIRU, GASABO
RESIDENTS: 6 (INNOCENT, WIFE, 4 CHILDREN) + 2 HOUSE HELPERS
HOUSE: 4 ROOMS + ANNEX (PIT LATRINE/ BATH/ BOYS’ QUARTERS), PIPED WATER
HOUSEHOLD INCOME: RF485K PER MONTH
Innocent volunteers as the head of his umudugudu (village). He works as an accountant for APEPARWA, an environmental
protection and agriculture NGO, near his house. He lives with his wife, and 4 children: 3 boys (a 13‐year old and two11‐
year old twins), and a 2‐year old daughter. They have 2 house helpers who live in a room behind the main house: a guard,
and a nanny. Innocent moved to Urwibutso some 15 years ago. He bought the house when it was not completed and
made some renovations to bring it to its current state. When he moved to the neighborhood, there were not many
houses. He has seen the community grow over the years.
Innocent’s day job as an accountant nets him RF250K a month, his wife work as an office assistant and brings home
RF175K a month. They have a small shop that earns RF60K a month. Their total monthly income is therefore about
RF485K.
Innocent’s house is built with mud bricks and fired clay bricks, and has an iron metal roof and a cement screed floor. It is
among the better homes in the neighborhood. When he bought the house he made some renovations using a loan of
RF7M to compete the construction work. He also built a small shop, a servants’ room, a kitchen, and toilet and bathing
area. He has a title to the land. He reckons that the house is now worth RF25M if he was to put it on the market.
Estimated value of property:

RF25M

To get to Innocent’s house, one has to climb a steep hill or drive around through the primary school gate. The house is
located half way on the hill. One has to walk through what looks like a labyrinth of several small houses built close
together. Over the years, the residents have made improvements to protect against soil erosion by paving between the
houses. It keeps the neighborhood clean despite the obvious poverty.
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“Decent affordable housing would be very welcomed in a place like Urwibutso. Given the determination of residents to
embark on the road to progress and taking into account how the community organized to bring water pipes into the
village, there is no doubt that residents would be open to form associations and build social and affordable housing that
meet the needs of KMP. The rooms that people rent are inadequate; they are tiny and people pay a lot of money for them.
It’s the same story all around Kigali. People need to live near where they work. When they find a job they are only able to
find small rooms in a crowded compound for a high price.”
Innocent understands the implications of KMP and would like to build to standard. “However,” he says, “as much as I
would like to continue living in the neighborhood, I have accepted the fact that I might have to relocate to a place like
Kabuga, where I can settle my family in a more sustainable environment. There are model houses in Kabuga that the
government wants people to put up but they are estimated at RF40M, and this is too high a price. I will have to sell my
property to someone who is able to build to the KMP standards for medium and high density.”
“Sewage continues to be a concern with almost everyone in the city.”
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TYPE 3C: INFORMAL (In‐city)
CASE EXAMPLE: SOLINI
LOCATION: BUKINANYANA, KACYIRU, GASABO
RESIDENTS: 9(SOLINI, HUSBAND, 8 CHILDREN) + 2(2 RENTER HHS) + 1 HOUSE HELP
HOUSE: 4BR/LIVING + 2BR/LIVING +2X2BR/LIVING (RENTAL) + ANNEX (PIT LATRINE/ BATH); PIPED WATER
HOUSEHOLD INCOME: RF315K PER MONTH
Solini is a 52‐year old homemaker. Her husband, 56 years old, was previously a carpenter by profession, but is now
mentally challenged and unemployed. They have two sons (26 and 23 years old), three daughters (24, 20, 19 years) and
three adopted orphans (two sons ‐ 10 and 5 years old; one daughter – 6 years old).
The main household income is the RF55K that comes from renting out rooms at the back of her house – RF30K for one
and RF25K for another. Their eldest son is in the military, gets a salary of RF250K per month, and contributes RF30K per
month to the household. The eldest daughter works at the Serena Hotel part time, and makes RF130K per month; she is a
university student part‐time. The second son makes RF100K per month working in the private sector, and is also a part‐
time student at the university. The son contributes RF30K towards household expenses every month. The daughters’
income goes towards paying their tuition. The other children all attend school; the adopted children get tuition covered
by a bursary.
The main house is built with mud bricks with an iron metal sheet for roofing (exposed iron, with no ceiling). It has four
bedrooms, and a living room. The floor is paved with cement. They cook outside in the yard. The house has a pit latrine, a
bathing area, and storage. The two rental units are constructed the same way. They built the house themselves, over a
period of about 10 years. Jeanne owns the title for the land.
Several people have approached the family to sell the property. Jeanne and the son have refused to sell because they are
very attached to this area and to their house. Also, the son hopes to one day redevelop the plot and bring it up to
standard per the KMP, so is not willing to sell. According to Solini, the current value of the house is about RF20M.
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“The road above the hill close to the house is narrow and accident‐prone. Once a car nearly drove into the house! We would
like to see it widened and properly lit under the KMP.”
“The way the house is located is worrying. For example, we live below the slope, and there is no retaining wall. The mud can
slide anytime during heavy rains. The government should address that problem.”
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TYPE 3C: INFORMAL (In‐city rental)
CASE EXAMPLE: VESTINE
LOCATION: BYIMANA, NIBOYE, KICUKIRO
RESIDENTS: 4 (VESTINE, HUSBAND, 2 CHILDREN) + 7 (3 RENTER HHS)
HOUSE: 2BR/LIVING + 3 RENTAL UNITS + ANNEX (PIT LATRINE/ BATH); PIPED WATER (SHARED STANDPIPE ON
PLOT)
HOUSEHOLD INCOME: RF400K PER MONTH
Vestine is a 26‐year old student who is married and has two children: a 2‐year old daughter and a 3‐month old son.
Vestine is currently on a maternity break from the university. She is studying travel and tourism, and hopes that once she
graduates, she will find herself a job in the tourism sector. Vestine’s husband is a secondary school dropout. He works as
an agent (“commissioner”) for houses and vehicles, from which he earns around RF400K per month.
The family has lived here for just over 2 years. Prior to this, they lived in Gikondo. Vestine was born and raised in Kigali.
Her husband is originally from Cyangugu in the Western Province, but now his parents live in Gitenga (Kigali) as well.
Vestine likes this place because it is cheaper compared to other locations in the city.
This is a 2BR/living house, for which they pay a rent of RF80K per month. The toilet, a pit latrine, and a kitchen are in a
annex, which they share with 7 other renters on the plot.
They have not considered buying a plot because it is expensive. However, if they are able to get a loan, they will be able
to. Right now, they have no collateral for a loan, so cannot borrow.
Savings and Loans. Vestine has an account at Bank Populaire, and her husband has one at KCB. “KCB is much better and
faster at giving loans, so if we get one, we will try there first.”

“I would like to have my own house one day, but how I am going to do that is not quite worked out! But what I do know is
that I would prefer to pay this ‘rent’ to the bank (as a loan repayment), rather than paying to an individual.”
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TYPE 3C: INFORMAL (In‐city rental)
CASE EXAMPLE: CHRISTINE
LOCATION: ITETERO, KACYIRU, GASABO
RESIDENTS: 4(CHRISTINE, 3 ROOM‐MATES – ALL RENTERS) + 2(1 RENTER HHS)
HOUSE/ PLOT: 2BR/LIVING/ STORE RENTAL + 1BR/LIVING RENTAL + ANNEX (PIT LATRINE/ BATH); NO PIPED
WATER
HOUSEHOLD INCOME: RF260K PER MONTH
Christine is a nurse at King Fyzal Hospital. She and three friends decided to rent a small house so that they can live closer
to their place of work and school. One of her roommate is a nurse at KFH. The third roommate works for EWASA, the
water/sanitation utility company. The fourth is a student: she does not pay the any rent and her friends support her.
Christine’s salary is RF260K a month; she was unwilling to disclose the incomes of the other roommates.

Christine
Albertine
Christine
Jeanette

29 yrs old
29 yrs old
28 yrs old
29 yrs old

Nurse
Nurse
EWASA
Student

260K
‐
‐
‐

The house has 2 bedrooms, a living room, and a kitchen that is used as storage. The toilet and bathing areas are outside
and they share them with 2 other tenants on the plot. The house is built of mud bricks, and finished with cement, with an
iron sheet metal roof. Before moving to this house, Christine and her roommates were living in each of their parents’
homes.

“Everyone wishes to own a house, but their incomes limit them. One example: King Faisal Hospital collaborated with Gasabo
district to get its employees plots. However, the district changed its decision, saying that the employees in KFH are not paid
enough money to afford the houses that the masterplan requires. These were 20m x 15m plots and only some people have
been able to buy them till now. Those who bought them were able to get loans from banks to build standard houses. But
people discouraged us from taking loans due to the high interest rates and long repayment periods.”
“The other big problem is that our incomes have remained the same while the cost of living is increasing by the day! This
reduces purchasing capacity.”
“In the job market, too, there is a lot of inequality. Some people work hard and are paid less, while others are paid highly and
do very little work.”
“The bus route to this house is not well served. I have to walk a good 20 minutes to the bus stop, where I find the buses
almost always full. I think the transit system should be improved to facilitate commuters’ ability to arrive to work and school
a lot easier.”
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TYPE 4A: INFORMAL (In‐City)
CASE EXAMPLE: OREYA
LOCATION: RWEZANGORO, MUHIMA, NYARUGENGE
RESIDENTS: 6 (OREYA, 4 SONS, 1 GRANDCHILD) + 14 (7 RENTER HHS) + 1 HOUSE HELP
HOUSE: 4BR/LIVING + 7 RENTAL UNITS + ANNEX (PIT LATRINE/ BATH/ BOYS’ QUARTER) ON A 793M2 PLOT;
PIPED WATER
HOUSEHOLD INCOME: RF250K PER MONTH
Oreya is a 63‐year old unemployed widow. Her husband, Musuhuke, died of diabetes in 2003. Oreya has six children: 2
daughters and 4 sons. The daughters are married and living elsewhere. The sons, all live with Oreya along with one
granddaughter. She and her husband came to Muhima sector from Cyangugu district in the Western District in 1967. Their
children were all born and raised here.
The plot size is 793m2. Oreya has a title for the land. Beginning 2012, she will be paying land tax of RF120K annually.
Apart from the main house (a 4BR/living unit), and the boys’ quarter, there are several rental units on the property:
#units
2x
2x
3x
2x
2x

type of unit
2BR/living
1BR/living
1BR
shops
shops

rent from each
RF40K/m each
RF20K/m each
RF10K/m
RF30K/m each
RF20K/m each

sub‐total rent/m
=RF80K/m
=RF40K/m
=RF30K/m
=RF60K/m
=RF40K/m

The main house is made of a wood frame and a mud infill. It is painted, and has an iron sheet roof. The other structures
are made of mud blocks. There is a common pit latrine on the plot for all the households.
Access to finance. Oreya had a savings account in Bank Populaire, but current has no savings. Last year, they had
managed to save RF700K, which they used to repair the roof and windows of one of the units that is currently rented out.
“It was such a blessing,” she says. “When we asked for the renovation permit, they allowed us easily and it didn’t take
very long. But when we requested for the loan in Bank Populaire , they denied it, saying that the guarantee (collateral—
i.e. the house) was not adequate for the loan amount given the poor quality of construction. So, we have since given up
borrowing for home improvement.”
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“We can’t count on our land or rely on it much because we are located in the commercial zone – per the Masterplan – and
the buildings are required to be 12 floors. We cannot come up with such a house. So we expect that the City will expropriate
our land at any time if we don’t sell it to the developers. For sure, we will not be happy to sell our property… I wish not to
lose my property.”
“As people who have always lived and grown up in the city, life will be hard for us if we go outside. For instance, right now I
don’t have any source of income apart from the rent we get out of these rooms. If we are thrown out of the city, how will we
survive?”
“We have to abide by the law, but at the same time, we are really worried about our future…. We all want to live in a clean
and nice city, but there it seems that is no room in the Masterplan for poor people. If the City would advise us on what to do,
but allow us to stay where we are, it would be very helpful. If we can get developers who can develop the area, but still let
us stay here by giving us one level in the property (worth the current value of our property), it would work, but this can
only be effective if there is a law that seals it. Otherwise it will cause conflicts.”
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TYPE 4A: INFORMAL (In‐City)
CASE EXAMPLE: ROBERT
LOCATION: BUKINANYANA, KACYIRU, GASABO
RESIDENTS: 6(ROBERT, WIFE, 4 CHILDREN)
HOUSE: 3BR/LIVING (85M2) + ANNEX (KITCHEN/ BATH/ PIT LATRINE) ON A 100M2 PLOT; PIPED WATER
HOUSEHOLD INCOME: RF225K PER MONTH
Robert is a 44‐year old builder who lives with his wife and four children: three boys and one girl. He studied construction
at CFJ Trade School and received a 3‐year certificate in 1987. Robert moved to Kigali after retiring from the military. He
and his family have lived in Bukinanyana since 1984. All of his children were born in his house. He moved to the
neighborhood from Gitarama, Muhanga District in the Southern Province where he maintains a family farm. Robert
occasionally brings home vegetables from the farm, which helps reduce household’s expenses.
Robert is self‐employed: he works six months in a year, and earns about RF900K, which makes his average monthly
income about RF75K. He also receives a pension of RF100K per month. His wife does cleaning services in Gasabo District.
From this job, she earns about RF30K. The older son, 22 years old, also works as a cleaner, and earns about RF20K per
month. The monthly household income is thus about RF225K. The three younger children are in school: the 21‐year old
son and 16‐year old daughter attend secondary school; and the 13‐year old son attends primary school.
Robert owns this house, which he constructed after retiring from the military in 2001‐02. For this, he used his savings as
well as the money he got from the sale of another house in Kigali. The house is constructed with mud bricks, with a roof of
iron sheet metal. Over the years, Robert has continued to renovate the family home. The house has three bedrooms, a
living room and annexes that include a pit latrine and bathing areas, and a space for cooking. To‐date, Robert’s home
improvement has cost him over RF1.2M.
Estimated current value of house RF10M
Expropriation. The house is located on a land adjacent to King Fyzal Hospital. The hospital has bought the land and all
residents are expected to be relocated in early 2012. Meanwhile, the hospital has allowed those who live in the area to
use the land near medical complex to grow vegetables for their household consumption. Robert is pleased with the ability
to grow food nearby. The harvest allows them to save on the grocery bills. He would like to build a new house when they
move, and estimates the cost of construction to be about RF10M. (Because he is a builder, he says his labor cost will be
substantially lower.)
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“A house,” Robert says, “is a good investment. A house earns you money without getting finished. By renting out a portion of
the house, you can get additional money to pay off the loan. Alternatively, I could use a loan to start up the farm business, and
that way, make money to build the house and repay the loan. This is because I do fear that, incase of my inability to repay the
loan, they might take away my property. I have seen rich people taking loans and failing to repay; I am just a poor guy!”
Robert is aware of the KMP and the plans to relocate from the land that has been purchased by King Fizal Hospital. “ I am
planning to move to the periphery of the city where land is affordable. I will also invest in my farmhouse in Gitarama ‐‐ I plan
to breed goats, chicken and rabbit in addition to farming and selling the harvest to supplement my income. It will be difficult
for me to stay in the city although I might come to do construction work in Kigali.”
“Sewage is a major problem and would like the city put more energy in upgrading the system. I am witness to the problems
caused by the lack of central sewage system. Although the initial cost might be high, in the end the investment will enhance
the quality of life for all residents.”
“Rain water harvesting would be good, but for that, people need more space to build reservoirs.”
Regarding incremental improvements to the current house: “This is no longer possible because my plot is built to maximum.
If I were to add anything, I would have to go vertical. This would require demolition of the existing structure to lay a firm
foundation for the new structure, and I can’t afford that. But if I were to sell this house, I would sell it for RF10M. However, I
have no such plans now or in the near future, unless the city forces him to.”
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TYPE 4A: INFORMAL (In‐City)
CASE EXAMPLE: JEANNE
LOCATION: ITETERO, KACYIRU, GASABO
RESIDENTS: 2 (JEANNE, SON) + 2(1 RENTER HH)
HOUSE/ PLOT: 1BR/LIVING + 4BR/LIVING RENTAL + ANNEX (PIT LATRINE/ BATH/ KITCHEN); NO PIPED WATER
HOUSEHOLD INCOME: RF130K PER MONTH (+RF80K)
Jeanne is a 46‐year old homemaker who lives with her 21‐year old son. She owns this property in Itetero village that she
bought in 1996. Jeanne moved to Itetero from Gatsata where she lived for 6 years, and in Remera for 4 years prior.
Jeanne works as a butcher; she is temporarily not working because an injury that she sustained during the genocide has
flared up. She hopes to resume in 3 months. Her current income is only from the rentals: a store for RF50K and a
residential unit for RF80K, which amounts to RF130K per month.
There are two units on the plot: one is the main house with 4 bedrooms and a living, which she rents out; the second is a
1‐BR/ living, which she and her son use. There is also a shop which she rents out. An annex on the plot has a kitchen, a pit
latrine and bathing area. All structures on the plot are built with mud bricks and iron sheet metal roofs.
The house is not in compliance with the KMP and Jeanne is aware that eventually they will have to sell and move to
somewhere she can afford. As much as she would like to stay in Itetero, she is persuaded that living in the country will
make more economic sense.
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“The road outside my house is unpaved. In the rainy season, rainwater gushes downstream, and creates conflicts among
neighbors. If paved, the environment will be better protected and reduce squabbles among neighbors.”
In terms of being able to improve the house, Jeanne says, “I didn’t get problems when I wanted to renovate. People just don’t
know the right ways to do things. For me, it was easy, and I got the permission. I requested permission to put a shade that can
protect the house from heavy rains, and I got it easily. You just go to the bank, pay RF10K to the sub‐county (Umurenge)
account, then the request to the sub‐county, and then wait for them to call you when it is ready.”
As for redeveloping this plot to standards of the master plan, she says, “The master plan has minimum land requirements
that most people do not have, this would mean buying more land which is expensive in their neighborhood. This means that
most people will have to leave, and clear the way for people with better potential. Besides, no one has refused to leave: they
say the village is the best place for people without jobs because there you have enough space to do agriculture, and that even
that will be good for the beauty of the city.”
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TYPE 4A: INFORMAL (In‐City)
CASE EXAMPLE: ASIF
LOCATION: BIRYOGO, NYARUGENGE, NYARUGENGE
SIZE: 3 BEDROOMS, LIVING AREA, OUTDOOR KITCHEN, 3 RENTAL UNITS, 3 RENTAL SHOPS (240 SQUARE
METERS)
PLOT SIZE: 300 SQUARE METERS
SANITATION AND WATER: 2 PIT LATRINES, BATH; PIPED WATER
RESIDENTS: 7 (ASIF, WIFE, 4 CHILDREN, SISTER‐IN‐LAW); 10 RENTERS (IN THREE HOUSEHOLDS)
HOUSEHOLD INCOME: RF150,000 PER MONTH
Asif is a 56‐year old, and currently unemployed. He lives with his 35‐year old wife, and her 24‐year old sister. He has 3
children from his previous marriage and 1 from the current. This residence is his father’s property; Asif lives in one among
several units on this plot in return for being the caretaker of the other units that are on rent. He is the first‐born of 11
siblings who have rights to this property.
Asif’s wife works as a seamstress in a relative’s tailoring workshop and earns about 40K per month. She also does some
basket‐weaving occasionally, from which she makes about 5‐10K every few months. In the past, Asif had a shop which he
used for retail, and then converted into a restaurant. The business did not pick up, so decided to simply rent out the
space. He now does some trading, purchasing and selling special order electronics (buying wholesale, selling retail), but
that fetches very little money – about RF100K per year. Asif has some rental income coming: RF40K from a unit on this
plot, and another RF30K from another house in another location. So, the total HH income is about RF130‐150K.
The total rent collected from these units is RF180K/m. The rent includes water and electricity for the residential units. Of
this, Asif’s father takes RF140K, and Asif takes RF40K. In addition, Asif recently bought a small house in the suburbs for
RF1.8M, which he is currently renting out for RF30K per month. The house is made of compressed mud blocks, and is
plastered and painted. The roof is made of corrugated iron sheets. The layout is in the form of a courtyard, with several
rental units around an open space. Asif would like to make improvements, but he says “We cannot afford the standards
and zoning regulations stipulated in the master plan. It is likely that a developer will make an offer, and I will have to sell
this property. My neighbor has been trying to buy me out, but I have not agreed so far.” According to Asif, the estimated
value of a similar sized plot in this area is RF40M.
Asif has a current bank account with Bank Populaire, but no savings. He has thought about taking a loan to expand his
business, but he says, “I have no collateral. This house is made of mud, which the bank won’t accept as collateral. Besides,
it is not in my name – this property belongs to my father. And the other property which I purchased is too small, and not
per the standards.”
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Above left: Internal court, looking to the principal house; rental units are to the left, the kitchen to the right
Right top: Common outdoor kitchen, accessed from interior courtyard
Below right: Rental shops, on main road
“The standard size of a plot required per the Masterplan zoning for this area is 25mx30m. If your plot is smaller than that, you
cannot make improvements. Even for this plot which is fairly large, we cannot make improvements. We will have to merge
our plots with our neighbors….”
“My understanding is that per the new regulations, these rental units wont be allowed. I don’t know what will happen
because rent forms a significant part of my already limited income…”
“My neighbor, a rich man, submitted a plan to the city for a 2‐story structure, but then the City expropriated part of his land to
widen the road. Now his plot is too small, so he came to ask me if I would sell him my property, so he can build a driveway
and garage and proper access road.”
“There have been many complaints about the Masterplan. The City did a community meeting. They say the intention of the
City is not to chase people away. If someone wants to sell, they are welcome to do so. If not, they can negotiate into
partnerships – perhaps one door, one room, one floors…. That is what they said, but no one know how it will work in
practice.”
“The City says you have to be flexible with the developer who comes. If you are not, the government will step in. You cannot
let down a developer who is willing and able to develop the area…”
“There has been no property valuation yet. I am not sure what the value of this property is. If a developer offers a certain
amount and you don’t want to settle for it, he goes to the city, and the City can make us do it. This is a tool the City is using to
make us sell our property. Everyone can’t get everything. I also want a 4‐storied building, but I don’t have it because I can’t
afford it. Should I also insist that the government give me that?”
“In my opinion, a partnership with a developer – in terms of negotiating a share in the property (a door, room, house) is the
best deal. That would be much preferred than pushing us away to live in another place, or buying us out.”

55

Housing Typologies: Kigali, Rwanda

Illustrative Case Studies

TYPE 4B: INFORMAL (In‐City Rental)
CASE EXAMPLE: JEANETTE
LOCATION: URUHONGORE, KACYIRU, GASABO
SIZE: 3 BEDROOMS, LIVING ROOMS, (~60 SQUARE METERS)
PLOT SIZE: ~100 SQUARE METERS
SANITATION AND WATER: 1 PIT LATRINE, BATH; PIPED WATER
RESIDENTS: 3 (JEANETTE, HUSBAND, DAUGHTER); ALICE IS A RENTER
HOUSEHOLD INCOME: RF350,000 PER MONTH
Jeanette is a 27‐year old, married to a young journalist, Olivier. The couple has a baby girl 4 months old. Jeanette is
enrolled as a student in the first year of the university, studying tourism. Olivier was born and raised in Nyamirambo cell;
his family still lives there. Jeanette is a new resident of the area: she moved here only 6 months ago after getting married.
Prior to this, she was living in peri‐urban Ruyenzi with her grandmother. The owner of the house lives near Chimichanga,
and owns 3 other homes in addition to these two: they are all rented out. Before moving to this rental house 2.5 years
months ago, the couple were renting another place in a nearby settlement in Itorero cell for RF80K per month.
Olivier’s income as a journalist is about RF250K per month. In addition to this, he works as a free‐lance cameraman, from
which he makes about RF50‐100K per month. The average income is thus RF350K per month. He is also the President of a
youth media organization. Jeanette is unemployed, and currently on a 1‐year break from university to tend to her infant
child.
Rental agreement. The rent for this 3‐BR house is RF90K per month. The initial rental contract was for 4 months: the
landlord took all 4 months’ rent in advance, and the “commissioner” (agent) charged a fee of RF45K. Thereafter it has
been month‐to‐month, and rent is paid on the first day of every month, in cash. Vacating the premises requires 15 days’
notice – on either side (renter, or tenant).
The house is made of mud blocks, and has a corrugated iron roof. No structural improvements or other maintenance work
has been done in the house since they moved here. There are 3 bedrooms, all of which are extremely small, ranging
between 3 and 5 m2 each. Jeanette says, “you just about fit the bed in the room, and then you cannot open any doors.”
Jeanette and Olivier have considered taking a loan to build a house, but she says, “A plot in this area will cost over RF15M.
We could try to get some land outside the city, near my ancestral home for about RF1M, but public transportation is
inconvenient and expensive. Plus we have no collateral, so no one will give us a loan.” They do not have any savings
accounts: “There’s no money left over to save,” says Jeanette.
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Above: External view of house
Bottom left: Approach road to the house
Bottom right: Living area

“We are very concerned about the price of land and housing…. there is no affordable housing for people like us in the city.
Further, the general cost of living is very high, as are the rents, which is not surprising. We would certainly be better off
owning our house, so we don’t have to pay so much in rent every month.”
“The current home we are renting should be RF20K per month. The government should set up an affordable housing program
for people like us as a rent‐to‐own so that a young family like ours can eventually own a home.”
“Unemployment is another problem that keeps people like us in limbo. We cannot afford to buy land. The bank cannot give us
a bank loan as we have no collateral. It’s difficult for the family to make ends meet because we only have one wage earner.”
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TYPE 4B: INFORMAL (In‐City Rental)
CASE EXAMPLE: BOSCO
LOCATION: RWEZANGORO, MUHIMA, NYARUGENGE
RESIDENTS: 4 (BOSCO, WIFE, 2 CHILDREN) + 1 MAID
HOUSE: 3BR/LIVING + ANNEX (PIT LATRINE/ BATH/ BOYS’ QUARTER); NO PIPED WATER
HOUSEHOLD INCOME: RF250K PER MONTH
Bosco is a 40‐year old driver, and the head of this household. His wife, Jacque, is 28 years old, and they have two young
boys, aged 4 and 2 years. Bosco was born in Nyanza, and Jacque in Ruhango, both in the southern province. The family
has been in Kigali for two and a half years, in this neighborhood for 2 years, and in this house for about 3 months. They
also have a maid so in total they are five people in the house.
Bosco is a driver by profession. He previously worked for an international transportation company in Rwanda, but is
currently unemployed. He left the job because he felt he was being underpaid. He was earning RF90K per month, which
he thought was inadequate to sustain his family. He is now applying for a job in EWSA (utility company in Rwanda).
Bosco’s wife is also not employed; she last worked 2 years ago in government, but lost her job during the local
government reforms (when her credentials did not match the job qualifications). She has been unemployed since, but
says she hasn’t put in much effort in looking for another job because she has been busy nursing her two young children.
The only income they currently have is the rent of their family houses: one in Nyanza for RF200K per month, and another
in Remera at RF170K per month.
They live in a 3BR/living unit, which they rent at RF50K per month. The house is built with mud bricks, and roofed with
iron sheets and a ceiling of soft board, and a cement screed floor. The pit latrine is outdoors. The house is connected with
electricity (cash power/pay as you go). However, there is no piped water; they have to fetch water from a public tap
outside. Bosco says he and his wife Jacque are planning on eventually building their own home; so far, it has been a
challenge financially.
Savings and Loans. They have a joint account in Bank Populaire, and this is where they both got their salaries from their
previous jobs. They have not been able to access loans from the bank because they do not have any collateral, and
neither any formal sector jobs currently. And even though the family property in Nyanza is valued at RF40M, and the one
in Remera is valued at RF100M, these cannot be used as collateral, they say, because of internal family disputes over the
properties.
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Kimichanga

“I’d say that if banks would agree to give full construction funds, and use people’s salaries as guarantee for repayment, then
most of the citizens would meet their housing aspirations. But even that, no one can be sure: there is no job stability these
days with the increasing competition in the job market, which is why the majority of Rwandans are either under‐employed
or unemployed.”
“We will try our best to stay in the city. I don’t fancy living in villages. However, if the master plan dictates something beyond
our reach, we would consider living in the city periphery rather than going back to the village. This is so as to be able to work
in Kigali. If I got a loan of RF15M, I could easily buy a house for RF10M in the city periphery. For the remaining RF5M, I
would buy a taxi van, which will help pay off the loan – I will drive the taxi myself.”
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TYPE 4B: INFORMAL (In‐City Rental)
CASE EXAMPLE: ANGELINA
LOCATION: INSANGANO, GATENGA, KICUKIRO
RESIDENTS: 5 (ANGELINA, HUSBAND, 3 CHILDREN)
HOUSE: 4BR/LIVING + ANNEX (1 BOYS’ QUARTERS/ TOILET/ BATH); PIPED WATER
HOUSEHOLD INCOME: RF150K PER MONTH
Angelina is 30 years old, and a resident of Kicukiro since 2006. Her husband, 35 years old, is a journalist, and employed in
the private sector. In the past, Angelina sold second‐hand clothes for a living, but is currently not working. They have 3
children: a 6‐year old boy who attends primary school, and two young daughters aged 3 and 2 years.
This is a 4BR/living rental house. There is an annex with a boys’ quarter and a pit latrine and bath area. The rent is RF100K
per month. The family has been living in this rental house for 1 year. Prior to moving here, they lied in another settlement
for about 5 years. Before moving to Kigali, Angelina lived in Butare, in the southern province. Her husband is originally
from Kigali, from Nyamirambo sector.
The husband earns RF100K per month from his salaried job. In addition, he does private contracts: for example, he is
currently working on a 6‐month assignment which will earn him RF420K. So, the average monthly household income is
about RF150K.
Angelina and her husband tried to look for land to purchase within Kigali city but nothing was affordable. So, last year,
they bought a plot in the outskirts of Kigali, about a 30‐minute drive from the city center. The plot is about is 35mx20m,
for which they paid RF1.3M. They have land title for their plot and they will start paying land tax of RF9311 from 2012.

“I have wanted to get my own plot for a long time. I am tired of renting and worrying about paying the rent.”
“Unemployment is rampant here – it is extremely hard for me to start my business because I don’t have the upfront capital to
invest in the business.”
“Infrastructure is another problem. The roads need to be paved, so that accessibility is improved during the rains, and also to
reduce the dust coming into the house.”
“This city is increasingly become a rich man’s city. It is nice to live in a beautiful city, and everybody wish to stay in such a place….
but few can afford to construct houses according to the conditions and guidelines of the KMP.”
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TYPE 4B: INFORMAL (In‐City Rental)
CASE EXAMPLE: RICHARD
LOCATION: AMAHORO, RWAMPARA, NYARUGENGE
RESIDENTS: 3 (RICHARD, WIFE, 1 DAUGHTER)
HOUSE/ PLOT: 2BR/LIVING/ STORE (~40M2) + ANNEX (PIT LATRINE/ BATH); PIPED WATER
HOUSEHOLD INCOME: RF150K PER MONTH
Richard is a 53‐year old cook at a small guest house downtown Kigali. His wife, 33 year old, is a self‐employed dressmaker
in this neighborhood. They earn a combined income of RF150K per month. The wife earnings are not consistent as it
depends on the number of customers she is able to get. They have three children: two daughters 11 and 13 years old, and
an 8‐year old son. All three attend school. The wife’s cousin also lives with them: he is 15, and currently not attending
school or employed.
Richard has lived in the house for the past six years. He was born and raised in Gitarama, in the Southern Province, but
his father did not own land there. His family moved to Kigali before the war and Richard quickly learned to work as a cook
in hotels. After the liberation war, he decided to stay in Kigali, and does not intend to return to Gitarama.
This is a small 2BR rental house with a living room, and storage. The rent is RF40K per month. They cook outdoors. The
house has an annex, which serves as a toilet and bathing area. The house is built with mud bricks and the walls are
plastered with cement. It has a metal sheet roof.
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TYPE 5A: INFORMAL (In‐City)
CASE EXAMPLE: ANGELA
LOCATION: AMAHORO, NYARUGENGE, NYARUGENGE
RESIDENTS: 12 (ANGELA, MOTHER, 4 SIBLINGS, 6 NEPHEW/ NIECES)
HOUSE/ PLOT: 2BR/LIVING + ANNEX (2BR/LIVING) + ANNEX (2BR/LIVING) + ANNEX (PIT LATRINE/ BATH); NO
PIPED WATER
HOUSEHOLD INCOME: RF100K PER MONTH
Angela is a 48‐year old saleswoman who has a business selling glass for the buildings. She is the eldest in her family and
the custodian of the family estate. Her mother is a 93‐year old widow. Angela lives with 4 siblings, and their 6 children (3
boys and 3 girls). Three children go to school while 3 have finished Secondary 6. One of her brothers works as a salesman,
but the income is just about RF50K per month.
Angela worked in the glass business for about 10 years until 2009. She was doing very well until someone stole her money
in Uganda three years ago. She is determined to start again. In the meanwhile, she has been using her savings to run the
house. Her brother who works as a driver up‐country, also sends money regularly, about RF100K per month, to support
the family.
This house is one of the oldest in Biryogo. Angela’s parents moved here in 1956. All of the children were born there. The
plot has three small structures: the main house (3BR/living), where Angela lives with her mother and one sister; one
annex (2BR/living) where the second sister and the 6 children live, and another small annex (2BR/living) where the two
brothers live. There is another small structure at the back with a pit latrine and a bathing area. They have the title to the
land
Savings and Loans. Angela has borrowed money from the bank in the past when her business was running. She got loans
three times to expand her business: the first was RF500K; the second RF1M; and the third RF2M. “I have already applied
for another loan at Equity Bank,” she says. “The interest is going to be 2 per cent, payable every month. I am using the
house as collateral. This money is all for business because in this area business is booming. And I have the experience. I
wouldn’t consider taking a loan to build another house because I can’t be sure of the returns.”
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“With respect to the masterplan, no one doesn’t want good things. I know the government has good intentions for us, so
even if we are resettled to another place, we wouldn’t have any problems. I would, however, come back and rent another
houses to be able to do business. I know the master plan because I have seen it aired on television and on radios, and I think
it is good. That said, people have varying perceptions every thing, and they are entitled to their opinions.”
“I will not be able to build according the requirements of the KMP. However,” she says, “this neighborhood has a lot of
cultural heritage, and a very strong commercial base. It’s one of the oldest Muslim centers in the country. One alternative is
for the merchants in this neighborhood to form associations or cooperatives and apply for bank loans and build mixed use
buildings as required by the KMP. This way, families like mine will be able to remain in the neighborhood. They could use
the ground floors for retail, offices in the middle floors and residential on the upper floors. In fact, this has already started in
the neighborhood.”
“Unemployment is a big problem here that constrains young people. Their inability to find work makes it difficult for them
to continue school and receive the kind of training that the government recommends for future generation so that they can
be part of the new Rwandan skills‐based society.”
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TYPE 5A: INFORMAL (In‐City)
CASE EXAMPLE: BONIFACE
LOCATION: MUNANIRA, NYAKABANDA, NYARUGENGE
SIZE: ONE BEDROOM, LIVING ROOM, (90 SQUARE METERS, INCLUDING RENTAL UNIT)
PLOT SIZE: 230 SQUARE METERS
SANITATION AND WATER: 1 PIT LATRINE, BATH; PIPED WATER
RESIDENTS: 2 (BONIFACE, COUSIN); 3 RENTERS (IN ONE HOUSEHOLD)
HOUSEHOLD INCOME: RF75,000 PER MONTH
Boniface is a 27‐year old student at the Kigali Institute of Education (KIE). He is an orphan and lives with his 24‐year old
cousin, Eric. Boniface’s sister, 22 year old is at a school boarding facility, and visits occasionally. Boniface owns the
property – inherited from his deceased parents after the genocide. The main 3BR house is rented out to a family; Boniface
and Eric share the smaller 1BR annex. The renter is a single mother with 2 young children, and has lived there for 2
months.
Boniface is unemployed. Rent from the main house is RF60K per month, and their only source of income. Boniface has a
bursary for his education: the sponsor pays the tuition directly to KIE. All other expenses, including travel to the Institute
(which costs RF500 back and forth 45 mins each way), and other living expenses are borne by him. He says free boarding
facility is offered at the institute, but there are not enough rooms available, so his only choice is to commute. The rent
barely covers food and basic expenses for the two boys, so he only attends school 2‐3 times a week, or when he has to
hand in an assignment or take an exam.
Eric dropped out of school after finishing Senior 3. He, too, is unemployed. He says, “I just stay at home. My daily routine
is to wake up at 6am, jog around, find some occasional labor, or relax at home.” In addition to the RF60K in rent, they
occasionally do some casual labor, which earns them RF10‐15K per month. Once or twice a year, they find a temporary
job as house ‘movers’ that earns them RF70K each. Friends occasionally help them with money. Food is often purchased
on credit from the local shops. Boniface says, “We try to avoid the shops where we owe money. And we say, ‘Give me a
bag of potatoes, I will search your money tomorrow.’ We say ‘search’, not ‘give’… which is not in any way promising that
we will ‘find’ the money we ‘searched’!”
Rental unit. Before they can allow anyone to occupy the house, they take at least 2‐3 months advance. The tenants
usually stay short term – less than 6 months. “The current one has been here for 2 months. According to Boniface, “The
previous tenant’s rent was RF40K per month, with a contract for 2 months. We took 2 months’ advance rent from him.
When he moved out, we increased the rent to RF60K – this is an inflationary environment….. ! Short term rentals work
well for both sides: landlords use the opportunity to increase the rent, and tenants can find a new place that is cleaner,
particularly in cases where the landlord does not maintain the property. Also, as soon as people have some disposable
income, they begin to look for better neighborhoods. For example, this area doesn’t cater to expectant mothers or sick
people who may need ambulances. Such people move to places with better access roads.”
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Above left: External view of rental home; Teddy and Eric’s
rooms are visible in the background center.
Above right: View of front yard and bamboo compound wall
from the inside
Left: Approach road to the house

Food: “Most people eat 3 meals per day. We can only afford to eat once a day. We eat nothing in the morning. Often, we go
hungry through the day and eat only in the evening. One meal a day is not adequate. I would like to have 3….”
Transportation: “Transportation to my school is expensive. That is why I end up skipping so many classes. Cheaper
transportation or subsidized transportation for people like me would be of great help.”
“I went into Humanities in college. I was just dealt the cards….. But the quality of education is so bad. This is because the
teachers are paid so little. Really, so little that one would rather be a driver than a teacher.”
“I consider myself worse off than most others even though I own a home. Many of those who don’t own homes are better off
in terms of jobs, education, etc. We have a house but no money.”
“This area has been zoned as a medium density area. People are worried that their properties will be expropriated. In another
expropriation case, people moved to the neighboring settlements, and without an increase in the supply of housing, the rents
shot up overnight!”
“I want to fix my roof to a slope such that I can do rainwater harvesting and reduce my water bills, but I can’t because the
government wants 4‐story structures. Builders/ laborers can’t build without a permit – it is illegal. If I put 5 bricks in the yard,
people will come and ask what that material is doing there. Anything more than 5 bricks, to them, means a house is being
constructed! And then they go and report to the government….”
“A loan requires collateral which we don’t have. The house belongs to my parents, and I cant risk using that as a collateral.”
“Selling this house is not an option. This is my parents’ house, my parents’ land. But if an estate developers comes to buy us
out, we will have to do it.”
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TYPE 5A: INFORMAL (In‐City)
CASE EXAMPLE: ZAITUNA
LOCATION: RWEZANGORO, NYARUGENGE, NYARUGENGE
RESIDENTS: 4 (ZAITUNA, 3 GRAND‐CHILDREN) + 5 (2 RENTER HH + NEPHEW)
HOUSE: 4BR/LIVING + 2 RENTAL UNITS + ANNEX (NEPHEW) + ANNEX (PIT LATRINE/ BATH); NO PIPED WATER
HOUSEHOLD INCOME: RF70K PER MONTH
Zaituna is a 58‐year old widow. She was born in Rwanda but moved to Burundi where she met her first husband.
Unfortunately, he died leaving her with three young children. She remarried, and had another child. But the second
husband also died.
Zaituna now lives on the property that she inherited from her father. She built the house and three annexes with her
savings. She rents two annexes and earns 70K a month. The third rental is presently occupied by a nephew. All of her
children – 3 daughters and 1 son – are married and settled elsewhere. They, however, have sent their children to live with
Zaituna. They pay for their children’s needs and help Zaituna with household expenses.
Zaituna has the title for the land. The house has four bedrooms, a living room and three annexes at the back. All houses
are built using mud bricks and sticks. The houses are finished with cement plaster and iron metal sheets for roof. Zaituna
has two tenants on the plot, each paying a rent of RF35K for a small 2BR/living.
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This settlement is built in an area that is scheduled to be redeveloped. Tenants and homeowners are aware that they will need to
be relocated.
Zaituna feels that the rainwater is a major problem ‐‐ all roads in the village are unpaved. She believes that paving the roads
would reduce the problems that result from storm rainwater.
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TYPE 5A: INFORMAL (In‐City)
CASE EXAMPLE: DONA
LOCATION: ITETERO, KACYIRU, GASABO
RESIDENTS: 6 (DONA, HUSBAND, 2 SONS, 2 GRANDCHILDREN) + 2 (1 RENTER HH)
HOUSE/ PLOT: 2 X 1BR/LIVING + 1 RENTAL UNIT (1BR/LIVING) + ANNEX (PIT LATRINE/ BATH); NO PIPED WATER
HOUSEHOLD INCOME: RF60K PER MONTH
Dona is a 63‐year old homemaker, and lives with her 66‐year old husband. Her husband is in the construction business but
does not have much work these days. They have 4 children together: two sons, 40 and 41 years old respectively, who are
unemployed and live here; and two daughters, 33 and 39 years old, married and live elsewhere. Dona is also the caretaker
of two of her grandchildren (daughter’s children); they live here to go to school in Kigali but all of their expenses, including
school, food etc., are borne by their own parents.
There is no income apart from RF30K coming from one unit at the back of the property – this room was built specifically
for this purpose of generating rental income. Dona’s daughters provide regular financial support. The husband, together
with the sons, manages to earn between R20K and RF50K every now and then. The house also has a small vegetable
garden at the rear of the plot, where they grow food for family consumption. So, in effect, the household income is about
RF50‐60K per month. Dona often has to make ends meet by taking groceries on credit from the corner stores and paying
at the end of the month when her daughters send money.
This is Dona and her husband’s first home together. They moved here in 1966 when the neighborhood was still a
farmland; this is before the city began to expand. All of their children were born here. In 1998, they sold part of the land
for RF150K, which they used to build this 2BR/living unit. Over time, they also added two annexes, also 1BR/ living each.
Dona and her husband live in the main house with their two grandsons. One annex is occupied by two sons, and the other
is rented out. All three structures are built with mud bricks and a metal iron sheet roof.
The structure of the house is clearly not in accordance to the new KMP. Dona hopes that perhaps the government will
have social housing for people with modest income to stay in the city. They really like their community and would not like
to relocate.
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“We are very concerned about the high level of unemployment and high cost of living in Kigali. We worry that our sons will
not able to get jobs. If the government can set up poverty alleviation programs, it would certainly facilitate the improvement
of living conditions for the family.”
“We are open to the idea of getting government support to relocate to a rural setting where we can live better. If services are
provided to the new umudugudu, that would enhance the quality of our lives and those of our grandchildren.”
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TYPE 5B: INFORMAL‐SLUM (In‐City)
CASE EXAMPLE: LETICIA MUSABYEMARIYA
LOCATION: KIMICANGA, KIMIHURURA, GASABO
RESIDENTS: 3(LETICIA, 2 GRANDKIDS) + 2 (1 RENTER HHS)
HOUSE: 2BR/LIVING + ANNEX (2BR/LIVING‐RENTAL) + ANNEX (TOILET/BATH); PIPED WATER
HOUSEHOLD INCOME: RF200K PER MONTH*
Leticia is a 43‐year old widow. She lives with two grandchildren, both toddlers – they are her two daughters’ daughters.
To earn a living, she runs a tailoring shop and a hair salon from which her income is about RF175K per month. She also
rents two rooms at the back of her house for RF25K per month. In addition, she volunteers as the head of her village, and
is a community organizer who works with women to create employment opportunities.
She purchased the house with her husband in 1996, ten years before her husband passed away. Before she moved into
her Kimicanga home, Leticia lived with her parents in Kacyiru.
The house is built with a mix of mud bricks, rocks and cement blocks. It has a long corridor that leads to a living room. It
has two big bedrooms. The house also has two rooms that she rents out for extra income. Leticia is the title holder of the
land. There is a pit latrine at the back of the house, shared with the renters. However, the entire neighborhood has a
serious sanitation problem: pits cannot be dug deep enough because of the high water table, so fecal matter is disposed
directly into the wetlands adjacent to the settlement.
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“With respect to the KMP, I know we are being moved from here. I am not sure where I will move when I leave Kimicanga. I
will not be able to buy a decent home in Kigali. Perhaps I can try to get my women’s business association to establish a
cooperative and build mixed‐use residential/ business center, where women can have a decent place to operate from and live
near where they work.”
“I would very much like to stay in Kigali. I feel that the residents of Lower Batsinda who were moved were treated well. It
would be great Kimicanga residents are moved to a location with access to affordable housing and be provided with basic
amenities – that will make up for the poor living conditions they have endured in Kimicanga.”
“The government should make it a priority to create employment opportunities, especially for the youth, so that they are able
to continue their education and participate in the type of society that the KMP aspires. At the moment, poor people are unable
to make ends meet… I see a lot of hardship that creates an underclass and breeds despair.”
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TYPE 5B: INFORMAL‐SLUM (In‐city)
CASE EXAMPLE: SANDRINE
LOCATION: KIMICANGA, KIMIHURURA, GASABO
RESIDENTS: 6 (SANDRINE, HUSBAND, 4 CHILDREN)
HOUSE: 3BR/LIVING/PIT LATRINE/KITCHEN (XXM2) ON A XXXM2 PLOT; PIPED WATER
HOUSEHOLD INCOME: RF300K PER MONTH*
Sandrine is a homemaker and a mother of 3 boys. Her 65‐year old husband is an accountant, working for in the private
sector. They have adopted an 18‐year old girl, who goes to school and helps around the house. They moved into this
house in 2003, and her husband improved the house incrementally over 10 years. Before that, Sandrine lived in Muhima
with her parents.
The house has 3 bedrooms and a living room. Cooking is done at the back of the house. The toilet and bathroom are right
at the entrance, inside the living room. The stench and lack of hygiene in this house is a bit extreme, although it does
represent more generally the lack of sanitation facilities in the neighborhood, being very close to the wetlands (with a
high water table). Typically, a bucket is used to collect the fecal waster, and disposed into the wetlands at night.
Sandrine has a title to the land.

“Hygiene and sanitation are a major concern for this community. We do understand that is location is hazardous both from
the health and environmental perspective, and are prepared to relocate.”
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TYPE 5B: INFORMAL‐SLUM (In‐City)
CASE EXAMPLE: BERNADETTE
LOCATION: KIMICANGA, KIMIHURURA, GASABO
RESIDENTS: 5(BERNADETTE, HUSBAND, 3 CHILDREN) + 2 (1 RENTER HHS)
HOUSE: 2BR/LIVING + ANNEX (1BR/LIVING‐RENTAL + TOILET/BATH); NO PIPED WATER
HOUSEHOLD INCOME: RF100K PER MONTH*
Bernadette is a social worker specialized in caring for children with physical disabilities. She and her husband have a child
who is in a wheelchair. Bernadette has taken some courses to learn how best she can take care of her son. She previously
worked for RBC Nkurunziza, earning a salary of RF250K a month. She is not working at the moment, but hopes to resume
next year. Her husband is a builder and works from time to time. He averages RF86K per month.
Bernadette and her husband have lived in this house since their marriage 15 years ago. She is originally from Lower
Kiyovu. Her husband has always lived in Kimicanga.
Housing and Land: The house has two bedrooms and a living room. They cook outdoors. The toilet and the bathing area is
outside, at the back of the house. The have an annex that rents for RF12K a month. And they have the title to the land.
Houses in Kimicanga are built on sand using mud bricks. Bernadette says, “Because the foundation is weak, we often hear
or see a wall collapse. I have seen the wall falls on people’s heads! We are constantly on the watch – hoping no one gets
hurt.”
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“Some households use the water channels between the homes to dump fecal waste from the toilet so that when it rains, the
rainwater can wash it away. This makes the neighborhood a public health hazard for all those who live here. It is not unusual to
see rats crawling on the ceiling, above the living room. People complain constantly about stomach worms and other illness
resulting from poor hygiene and sanitation.”
“We understand that we must move. This neighborhood should never have been here in the first place. We are concerned,
however, whether we will find a place to move to. We hope that the government can prepare a place where residents from
Kimicanga can move that is suitable to human beings. And also located such that their livelihood is not jeopardized. As someone
who was born and raised in Lower Kiyovu, I was pleased with how residents from LK were moved to Batsinda, offered decent
affordable housing for purchase. Those who live there are happy. I’d like to see the same thing for Kimicanga residents.”
“Unemployment is a major concern in Kimicanga. My husband finds it extremely difficult to find work, which makes it very hard
for our family to make ends meet; especially with a disabled child on a wheelchair. We all would really benefit from an
employment program.
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TYPE 5B: INFORMAL‐SLUM (In‐City)
CASE EXAMPLE: JOSEPHINE
LOCATION: ISANGANO, GATENGA, GASABO
RESIDENTS: 2 (JOSEPHINE, 1 SON) + 5 (1 RENTER HH)
HOUSE: 1BR/LIVING + 1BR‐ON RENT + PIT LATRINE/ BATH ON A 116M2 PLOT; NO PIPED WATER
HOUSEHOLD INCOME: RF35K PER MONTH
Josephine is a homemaker. She is a 47‐year old unemployed widow, and lives in a small 2BR house with one of her two
sons. She rents one room to a single mother with 4 children for RF35K – this is her only income.
As a survivor of the genocide, Josephine is member of Avega, a cooperative of widows. The collective helped its members
set up a butchery in Nyabugogo. Unfortunately, the collective lost a lot of money in its business operation, and now the
members are trying to figure out what to do next.
Josephine was born and raised in the city. She was previously living in Kanombe (near the airport). When that property
got acquired by the government, she resisted the idea of relocating to the countryside and finally bought a small house in
Gatenga, hoping that life will be better for her family. “That was a large plot with a 5BR house,” she says, “and a garden
that helped feed the family. In front of the house, I had a shop that earned me additional income. When my property was
purchased (acquired) by the government, I received RF2.M. My life has never been the same since… I struggled to find
another property to buy. And this house in Gatenga is all I could find. I don’t like it but this was all that was available
within my range. I contemplated moving back to the rural area where land is more affordable. But my sons did not want
to move since they had already established their social circle here.” Now one of her sons has moved to Uganda. Her
younger son lives with her; he is a high school drop out, and cannot find work.
Josephine occupies one of two bedrooms in the house. Her son uses the living room. The second bedroom is rented out
for RF35K per month. Meals are prepared outdoors in the yard. There is a pit latrine on the plot, along with a small
bathing area. The house is built of mud and sticks, with an iron sheet metal for a roof. There is very little setback between
the house and the plot boundary, with very little light coming into the house. She has not been able to make many
improvements because she cannot afford it. She tried to sell the house and someone offered her RF5M but her sons
refused to sell the property. Josephine would very much like to leave the city and relocate to the countryside where she
says, “life would be a lot more manageable.”

“Unemployment is a major problem for the community. The government should do its utmost to create job opportunities for the
youth – they are the future of Rwanda. The inability for my sons to find work or training opportunities has constrained us
tremendously. Job creation ought to be the top government priority. Young people who finish school are unable to find work.
Others drop out of school because their parents are too poor to support their education.”
“Government should also provide opportunities for poor people to access affordable housing in the city. Right now I find myself
between a rock and a hard place. I cannot find work, my sons are unable to find work or continue their education. And I cannot
relocate to the country. My future is bleak.”
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TYPE 5B: INFORMAL‐SLUM (In‐City Rental)
CASE EXAMPLE: MARTIN
LOCATION: INSANAGANO, GATENGA, KICUKIRO
RESIDENTS: 2(MARTIN, FRIEND) + 8(4 RENTER HHS)
HOUSE: 1BR/LIVING + 4 (1BR/LIVING) +ANNEX (TOILET/BATH); PIPED WATER
HOUSEHOLD INCOME: RF60K PER MONTH
Martin is a 42‐year old vendor who sells second‐hand clothes in markets and also door‐to‐door. He lives with his friend
who does the same for a living. Martin’s family—a wife and 8 children—are in Muhira in the Southern Province. He owns
a house there. Of the RF60K he earns from this work, he sends about RF20K home for the family’s upkeep.
Martin
Friend

42 years old
40 years

Street vendor
Street vendor

RF60K
RF60K

Martin has been in Kigali since 1976. He moved to this neighborhood 3 months ago from Murambi where he lived for
about a year.
The house is a 1BR/living rental unit which he shares with his friend. The rent is RF30K per month. He has not started
paying rent yet because he says his money was stolen from him. But his landlord has given him a warning to start paying
from next month. The plot has 4 other rental units: all 1BR/living units. There is a common pit latrine and bath area for all
the households.
Access to finance. Martin does not have a bank account and he has never opened one. The money he earns or saves from
his business is re‐invested into the business, so he has nothing saved. “But,” he says, “when I am able to save a little, I will
apply for a loan to expand my business. I would rather have a loan for business, and then use the profits to build a house
and pay off the loan at the same time.”

“Government should stop confiscating people’s things, for example, road side vendors need to be allowed to operate because
they are looking to make a living.”
“I have no problem with the master plan, I have nothing to lose because I own nothing in the city…”.
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TYPE 5B: INFORMAL‐SLUM (In‐city)
CASE EXAMPLE: POTTERS’ COOPERATIVE, URUKUNDO
Most households in this community earn between RF20‐30K. The average household size is 6. Those who own property
often rent out rooms for between RF10K and RF20K per month (for a 1BR+living, totaling an area of 10m2). The houses
typically have an electricity connection, but water has to be purchased and carried to the house, and anywhere between
20‐40 households share a single pit latrine. According to the community leader, “no one spends more than RF1K per
day…”
Per the City Master plan, this area is zoned as a medium density area. The community would like to make improvements,
but all changes/ improvements must first be authorized by the City. A building permit costs RF50K; and they say they have
no money.
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Above: Family of 4 (parents and 2 toddlers, of which mother and one child are in the left photo) living in a 5m2 room (top right
photo) in Rukundo. The parents are members of the Pottery Cooperative, where they make about RF30K per month. For this room,
they pay a monthly rent of RF8K. They use a common toilet (pit latrine, right bottom photo) shared by 40 households.
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