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1.0 INTRODUCTION 

 

1.1 General Context 

 
Government of Rwanda has set out its long and medium term objectives for economic development and 

poverty reduction in its Vision 2020 and its Economic Development and Poverty Reduction Strategy 

(EDPRS).  A wide ranging reform of land tenure and land management forms a central part of Rwanda’s 

strategy to meet those objectives. 

 
The country has developed and implemented medium term poverty reduction strategies for realisation of 

vision 2020. The first PRSP covered 2002 to 2007. The current EDPRS covers the period 2007-2012. Land 

reform will be an integral part of the proposed transformation, one which underpins four of the six pillars of 

Vision 2020: 

 

Pillar 1-Social Capital.  Land titles, and the legal status that goes with them, have been key elements in the 

development of social capital in modern economies.   

 
Pillar 2- Agricultural Transformation.  In 2000, 90% of Rwandans worked in agriculture.  By 2020, urban 

development and the creation of non-agricultural livelihoods is expected to reduce this to 50%.  Simple and 

economic ways to change land holdings and land use will be fundamental to this process.   

 

Pillar 3- Private Sector Development.  In many sectors this will depend on access to land.  Just as important, 

entrepreneurs will need to be able to move capital both into and out of land, as quickly and easily as possible 

as they respond to markets and changing economic conditions. 

 

Pillar 4-Infrastructure Development.  Land is needed to build roads, bridges and other infrastructure.  At the 

same time, new infrastructure stimulates development and changes in land use.  In many cases, land taxes 

contribute to financing of infrastructure development. 

 

Tenure Reform will facilitate economic transformation in both the urban and rural sectors and contribute to 

economic development by:   

 

 Enabling all citizens of Rwanda – as individuals, businesses or public bodies – to transfer their land 

assets freely and fairly.   

 

 Encouraging changes in land use to support development, while managing and guiding the change to 

ensure the benefits are divided equitably and the environment is protected. 

 
Through EDPRS, private investment will be promoted in land through increased land tenure security. 

MINIRENA will establish and operationalise institutions to implement land reform, develop land use master 

plans and operational guidelines for land administration at national and decentralised levels. More 

specifically the Ministry will develop low cost, effective and simplified land administration systems to 

secure and protect land rights and promote investment. To realise these objectives, the Ministry has 

developed a Strategic Road Map for Land Tenure Reform as a framework for implementation of the National 

Land Policy and the Organic Law determining the use and the management of land in Rwanda.  

 

1.2 General principles of the National Land Policy 

 

The principles of the National land policy are; 

 

i). Land is the common heritage of past, present and future generations 

ii). According to constitutional principle of equality for all citizens, equity shall guide the rights 

to acquire land and property 

iii). Land Administration shall guarantees the security of tenure 
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iv). Land use planning and land information management are pre-requisites to optimal and 

sustainable management and use of the land, being the source of economic development and 

wealth. 

v). Land use management shall take into account the strict protection of fragile zones that are of 

national interest. 

vi). An appropriate land use management shall include organisation of human settlement and 

promotion of land consolidation for economic and productive patterns 

vii). A well defined and strengthened legal and institutional framework shall lead the 

implementation of the land policy for the benefit of land users and the state. 

  

1.3 Strategic Road Map for Land Tenure Reform  

  

The Strategic Road Map has five major objectives for land tenure reform in Rwanda: 

 

 To improve land tenure security through an efficient, transparent and equitable system of land 

administration nationwide; 

 

 To  contribute to good governance by implementing the already existing programme of 

decentralisation through  the decentralised land institutions; 

 

 To play key role in facilitation of economic transformation in both urban and rural sectors by 

encouraging multi-sectoral growth through increased investment in the productive sectors of trade, 

infrastructure, agriculture, etc.; 

 

 To encourage good land use practices and sustainable natural resource and environment management; 

 

 To contribute significantly to land conflict management 

 
The Organic Law Determining the Use and the Management of Land in Rwanda sets out new and 

comprehensive arrangements for registering and administering land and land titles, and for the guidance of 

land use and land management. It is an overarching piece of legislation requiring secondary legislation in the 

form of orders for effective implementation of many of its provisions. Development of tertiary regulations 

and guidelines are also envisaged.  

   

The Ministry’s Strategic Road Map details proposals and costs for implementing the new arrangements and 

provides a full time bound programme, with costs. The broad strategy covers the following five interrelated 

elements: 

 

i). Development and refinement of policy and legislation; this includes the drafting of priority 

orders, regulations and operational manuals central to implementing the National Land Policy 

and the Organic Land Law.  

ii). A framework for the development of a land administration systems and procedures for 

Rwanda; with provision for land administration, registration of all related transactions at central 

and district level. 

iii). A national system and programme for regularisation of land tenure; to systematically bring 

land to first registration and to allow all citizens equal access to the new systems. 

iv). Developing the land management organisations principally the establishment of a National 

Land Centre under a separate law, the District Land Bureaux, Land Commissions at National 

and District Levels, and land committees at Sector and Cell levels. 

v). A national system and programme for land planning and development control; to ensure 

rational use of land and effective development as well as environmental protection. 
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2.0  IMPLEMENTATION PROGRAMME 

 
The SRM implementation programme is divided in to two phases that will lead to a consolidation phase: 

 

i). Phase I: Preparatory Phase; 2006-2008. 

ii). Phase II: Full Implementation 2009 – 2013 

 

2.1  Preparatory Phase 2006-2008 

 

2.1.1  Justification of the Reform 

 

a) Field Consultation 

 

Initial field consultations were undertaken during the preparation of the National Land Policy and the 

Organic Land Law. The Ministry undertook additional field consultations in 2006 in urban, peri-urban and 

rural settings designed to determine the scope and detailed feasibility of tenure reform envisaged under the 

Organic Land Law. Over 2,500 people in 229 focus group discussions were consulted. The principal 

conclusions were summarised as follow: 

 

i) The State as Custodian of Land Rights: The majority of people consulted now see statutory law as 

the best guarantor of their land rights.   

ii) Importance of Documentation: There is increasing demand for written proof of land ownership at all 

income levels and in rural and urban areas.   

iii) Buying, Selling and Renting: There is an active market in land but almost all transactions are 

informal, in the sense that they are unregistered.  Where there are records, they are only held by the 

buyer and the seller.    

iv) Dispute Resolution and Family Rights: The majority of disputes over land are mainly within 

extended families and not between families or social groups.  . The need to establish a mechanism to 

resolve land disputes and recognise family rights on land was emphasised.  

v) Development and Expropriation: Development, especially urban development, is becoming an 

important cause of tenure insecurity.  Individual land holders hold a range of legal and extra legal 

documents to support their claim of rights in land but these may not provide protection against 

aggressive developers. An expropriation law has been promulgated but training of implementers and 

sensitization of the public in the procedures for its implementation are required. 

 

b) Field Trials 

Following field consultation, the Ministry completed field trials of land tenure regularisation (LTR) and 

recording claims to some 14,908 land parcels in three diverse rural districts (Musanze, Karongi and Kirehe) 

and one in Kigali City, (Gasabo District). All regularised land will be registered and titled to claimants under 

the law. The following table gives a summary of the trial areas completed.  

 

LTR Trials Work Completed 

District Sector Cell 
HH 

(no) 

Umudugudu 

(no) 

Parcels 

(no) 
Ha 

Karongi Ruganda Biguhu 358 8 3,019 740 

Musanze Rwaza Kabushinge 1,118 8 7,432 584 

Gasabo Gatsata Nyamugali 1,200 5 1,562 66 

Kirehe Muhama Mwogu 837 5 2,895 2,058 

Total     3,513 26 14,908 3,448 
  Source: MINIRENA Fieldwork 2007 

 
The capacity, discipline and enthusiasm of the local leadership, at the Cell level in particular, was very 

evident and provides a strong basis for optimism.  Both local institutions and individual households 

participated fully and expressed confidence that they will serve to clarify the rights and obligations of both 
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the individual and the State. The procedures have proved to be relevant to need, simple, replicable, robust, 

transparent and cost effective. The trials have demonstrated that the public are receptive to change, and that 

implementation is not only feasible and simple, but necessary.  

 

The main conclusions that can be drawn from the field trials were that the models and procedures 

used can be implemented at local levels in both urban and rural settings. The main outcomes can be 

summarised as follows: 

 
i). Using Local Capacity to the Full: Against the background of Government’s wider decentralisation 

policies, land tenure reform will be built on the strong sense of community participation at Cell and 

Umudugudu levels.  The Ministry will provide clear guidelines, basic technical training required to 

complete the tasks and management support. 

ii). Public Awareness: The administration of land tenure is a public service and it depends on public 

awareness. To realise all its benefits, the public must understand how the service works and actively use 

and maintain it.  

iii). Informing Development of Legislation and Procedures: The outcomes of the field trials have served to 

inform development of secondary legislation (orders), regulations and procedures. These have been kept 

as simple as possible, and tailored to what users need and can afford.  Where possible the orders, 

regulations and procedures have taken account of past practices.  

iv). Use of Aerial Photography and Satellite Images for Land Demarcation: The trials demonstrated that 

local communities with simple basic training can use these tools to systematically identify and demarcate 

land parcels on the ground, mark these on the image to make a simple index map. This map is based on 

‘General Boundaries principles’ that allows each landholding to be measured from the map, without the 

expense of physically measuring boundaries or surveying on the ground. This information can also be 

captured in a database and provides details on land use, ownership and size of parcels with consistent 

geographical control. 

v). Determining Work Rates and Resource Requirements: The field trials have enabled the Ministry to 

project, with some accuracy, what will be required to implement the law on the ground in terms of time 

required to complete registration of an area through LTR, including technical inputs, basic training, local 

personnel requirements, equipment and associated costs. 

 
From the trials, the Ministry has prepared a programme which balances needs with available resources and 

capacity. The task is large: Up to 7.9 million parcels will have to be registered nationwide. The intention is to 

complete the work over 2 years (2009-2010). 

 
Technical inputs and recruitment will be required to allow LTR to begin in 2009. Aerial photography will be 

a key tool in implementing LTR and the final registration and titling of land. The Ministry intends to procure 

low altitude colour aerial photography for the purposes of LTR during this Phase. They will be processed 

(enlarged to the correct scale and printed as ortho-photo base maps) and distributed to the Districts for 

onward despatch to the Cells before the start of 2009. The aerial and ortho-photography base maps, once 

acquired, will form a national archive that will be stored at the National Land Centre and will be available to 

other users for a range of purposes. 

 
2.1.2 Legal Framework 
 
The Organic Land Law represents a radical reform to both land administration and land use and development 

planning. Specifically, property rights held under written law are now extended to all lands in Rwanda. The 

principal features of the Organic Land Law are: 

 

i). A clear recognition of rights and obligations of both the State and the individual in land.  

ii). A nationwide land registration and titling system that will be mandatory and accessible to all 

citizens. 

iii). A new institutional framework with mandates for land administration, land use planning and 

management.  
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iv). A particular emphasis on conferring rights to vulnerable groups. 

v). A requirement for land use planning and management 

 
The Ministry has drafted subsidiary laws, orders and regulations needed to implement the Organic Land Law 

efficiently and equitably. The following tables summarise work completed and in progress on subsidiary 

laws, orders and manuals under this Phase.   

 

a. Orders 

No. Articles OLL/Laws Title Explanation 

1 OLL Art 25and 27 Draft Ministerial Order 

Determining the Content and 

Procedures for land allocation 

and lease 

 

Sets the framework for leasing and allocation of land 

and defines the legal instruments of title and must be in 

place for the reform to proceed. 

 

2 OLL Art 6 

 

Draft Ministerial Order 

Determining the Content and 

Procedures for the extension 

of full ownership rights.    

This makes provision for full ownership after certain 

specific investments in land.  

 

3 OLL 24 Presidential order determining 

the length of the lease for 

different categories of land in 

line with what such land is 

intended for 

A complement to the above and is mandatory for the 

implementation of Article 25. 

 

 

4 OLL 30 

 

Ministerial Order determining 

the modalities of land 

registration. 

The order that establishes a land registration system, 

setting out the principles and parameters.  

 

5 OLL 26 

 

Presidential Order 

Determining the Structure, the 

Powers and the Functioning of 

the Office of the Registrar of 

Land Titles  

This order sets up the structure, powers and the 

functioning of the Office of the Registrar of Land 

Titles. It has been followed by A presidential Order 

appointing the Registrar and Deputy Registrars 

 

 

6 OLL Art  31 

 

Ministerial Order Determining 

the Structure of Land 

Registers, the Responsibilities 

And The Functioning Of the 

District Land Bureau. 

This order determines the structure of land registers as 

well as the functioning of the district land bureau. This 

order will be fully operational with the establishment 

of registration procedures. 

 

7 OLL Art  8 

 

Presidential Order 

Determining the Organisation, 

Responsibilities, the 

Functioning and the 

Composition of Land 

Commissions 

This order will be fully operational after adoption of 

the Order appointing members of National and District 

Land Commissions. 

 

 

8 OLL Art 87 Ministerial order on land 

sharing 

A draft is in place. 

 

9 OLL Art 29 Article 29: Ministerial order 

on the Use, Management and 

Tenure Arrangements for 

Cultivated Wetlands 
 

 

This order will be required to clarify the tenure 

arrangements on swampland that will be leased as state 

land in the private domain and that which will be 

protected as land under the public domain. 
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b. Laws 

No Title Purpose Explanation 

1 National Land 

Centre Law 

 

Determining the 

establishment powers and 

functions of the National 

Land Centre 

This law has been approved by Cabinet. 

 

 

2 Expropriations Law Sets out the powers for 

expropriating land and 

delivery of compensation 

This law has been promulgated  

 

 

3 Valuation Law  Setting out regulations 

within which property is to 

be evaluated 

This is essential to the effective implementation of 

the expropriations law. A number of drafts have been 

prepared and this is now under revision. 

 

4  Survey Law Setting out the regulations 

for formal survey and  

general boundaries 

principles  

This is essential to support the registration and titling 

process.  

5 Condominium Law Determining procedures of 

registering shared property 

on a single land parcel 

Draft prepared and under review 

 
 c. Operations Manuals 

No Title Explanation and status 

1 Land Administration 

Manual 

Framework drafted awaiting commencement of the ICF programme 

2 Land Tenure 

Regularisation 

Manual 

First draft completed to be amended following the completion of the field trials. 

3 Expropriation 

Training Manual 

A companion document to the expropriation law that will ensure implementation on 

the ground is carried out to set standards. 

4 Family Law Manual Preparation of citizens’ guidelines for Registration, Inheritance and Transfer of land. 
 

 

 
The Ministry will complete these manuals by mid 2008 to enable training to take place at District level in the 

3
rd

 and 4
th
 quarters of 2008. 

 

2.1.3 Institutional Framework/Land Management Institutions 

 
Land tenure reform will fit in to the public service reform and decentralisation structured around three 

principles: 

 

i). a sector Ministry responsible for policy making, coordination, budgeting and accountability.  

ii). service delivery decentralised to districts, sectors, cells and umudugudu 

iii).  specialised agency to provide technical and professional functions (the National Land Centre 

and the Office of the Registrar)  

 
The Organic Land Law provides for the National Land Commission, the District Land Commissions and 

Land Bureaux to deliver land services at the district level.   
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The sub-district organisations – the sectors and the cell land committees – will have an important part to play 

as the first point of contact for, and collection of, information required for land registration and land use 

planning.  

 

Under the new arrangements, the National Land Centre/Office of the Registrar will be the main 

coordinating agency. The District Land Bureaux will be the principal service delivery agencies at District 

Level.  

 

 Role of MINIRENA 

 
MINIRENA will: 

  

- be responsible for national land policy and land use and development planning; 

- review drafted orders and regulations to implement policy and the Organic Land Law; 

- coordinate land management across the various government ministries and agencies with 

responsibilities in the sector 

- Planning, budgeting and monitoring all government activities in the land sector 

- Reviewing and revising plans and budgets submitted by the National Land Centre/Office of the 

Registrar of Land Titles and other agencies and presenting them to the relevant authorities for 

approval 

- Overseeing and monitoring the work of the National Land Centre/Office of the Registrar of Land 

Titles and other sector agencies,  

 

 

 The National Land Centre and the National Land Commission 

 
The draft law establishing the National Land Centre states that “land administration, land use planning, land 

management and all related technical functions thereto shall be delegated to the NLC.” The NLC will 

therefore have charge of, and act as a guardian over, all land in Rwanda, represent and exercise effectively 

on behalf of the State, the supreme right over all land in conformity with the Organic Land Law. 

 

Although the NLC is a technical agency, its primary function is to support the delivery of efficient land 

management services.  

 

Its proposed mission statement is “to effectively and efficiently administer lands for the benefit of all of our 

citizens and national development”  

 

The National Land Commission will be responsible for the strategic direction of the NLC, which will be 

managed by a Director General answerable and accountable to the Commission that will act as the Centre’s 

Board of Directors.  The Commission is also responsible for overseeing the District land commissions and 

bureaux and promoting, by advocacy and consultation, public ownership of land policy.  It has a particular 

responsibility for overseeing the expropriation of land to ‘ensure procedural integrity and that justice is 

seen to be done’.  

 

 

 District Land Bureaux and District Land Commissions 

 
District authorities will assume primary responsibility for implementing Land Use Planning and Land 

Registration through the District Land Bureaux, relying on the Sectors, Cells and Umudugudu as the primary 

point of contact with the landholder.  

The District Land Commissions’ principal role will be to oversee the District Land Bureau, to ensure 

compliance with the laws and regulations. 
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 Sector and Cell Land Committees 

 
The Presidential Order establishing the Land Commissions also makes provision for Sector and Cell Land 

Committees to assist the Commissions. The Committees’ main function will be to collect information, to 

sensitise communities on the laws relating to land, to witness and confirm land transactions and to channel 

public responses to development plans and planning applications. The principal function of the Cell Land 

Committees will be to implement the field LTR processes of demarcation, adjudication, dispute resolution 

and issuance of interim land certificates.  

 

The above institutions will require capacity building both at the institutional level and human resource skills 

development. 

 

2.1.4  Capacity Building  

 
Institutional capacity to implement the reform is a key component to the realization of the Ministry’s 

Strategy. This involves capacity at all levels: the Political level, the Ministry (MINIRENA), the National 

Land Commission and National Land Centre/Office of the Registrar, District Land Commissions and District 

Land Bureaux, the land committees at sector and cell levels, communities and land users. 

 

Education and training in different aspects of land administration and management are required at different 

levels (professional, technical, clerical and administrative) and through different formats to create central and 

decentralised capacity to administer and manage land in accordance with the requirements of the Organic 

Land Law. This is a major undertaking given that Rwanda’s technical institutes have not, until today, 

included land sector related programmes in their curricula. 

 
MINIRENA has determined the details of projected numbers of staff required, costs of training and timelines 

to meet the requirements of the long term programme of reform. Planning and recruitment of key staff has 

been completed whilst the field trials have tested local capacities at all levels.  

 

At the central level a wide range of technical skills will be required covering all aspects of registration, 

survey, cadastral and land use planning and mapping. These will be provided through technical, on-the-job 

training and learning by doing. Decentralised training will require substantial resources to cover the 30 

District Land Commissions and Land Bureaux, over 400 sectors and 2,100 cells Land Committees as well as 

the elected umudugudu leadership. This is the level that has the most important role in implementing land 

administration and management reforms on the ground.  

 

A significant component in capacity building at all levels will be training in land administration and planning 

procedures. Initiatives in training at decentralised level will run concurrent with public information 

campaigns designed to inform the public on the details of the reforms and how they will be implemented on 

the ground.  Community based organisations will be provided with means to provide the required mass 

sensitisations for land registration and effective land use management to be implemented. 

 

It is envisaged to develop curricula in the field of land surveying, land valuation, land administration and 

land use planning at University level and establish postgraduate diploma courses in land use planning and 

land administration and management with emphasis on land information management and land database 

management, as well as registration and titling, to build a critical mass of land use and land administration 

professionals for district land bureaux and the private sector. 

 
It is also envisaged to address short term gaps in availability of specific professional skills on the market 

by outsourcing, preferably from the region. These include skills in land surveying, land valuation, GIS 

specialists and management of land information systems. It will encourage individuals with skills in these 

specialised fields to open up private firms so they may, in the short term , complement the private sector in 

providing required services to the public. 
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Capacity building for the LTR support team, Sector and Cell Land Committees and para-surveyors will be 

on-the-job learning by doing.  

 

2.1.5 Resource Mobilisation 2008 

 
Within the course of 2008 the following activities will be completed :  

 

i). Procurement of aerial ortho-photo base maps and distribution to Districts 

ii). Adoption of outstanding orders by Cabinet. 

iii). Recruitment of the LTR Support Team including outsourcing. 

iv). Completion of LTR and Land Administration manuals. 

v). Completion of the design and printing of all documentary infrastructure. 

vi). Training programme for all levels to be completed. 

 

2.2  Full Implementation Phase 2009 - 2013 

 

2.2.1  Programme Launch 

 
The land reform implementation programme will be launched in at least one sector per District in June 2008. 

Prior to the launch the Ministry will set out for the Country the detailed reform agenda for the period 2009 -

13 including the programme for LTR leading to full registration of all land in Rwanda. 

 

2.2.2 Registration and Titling 

 
To meet the OLL requirement that all Rwandan land be registered the Ministry will establish a national land 

register in the office of the Registrar of Land Titles. Land registration confirms that a given person has 

specified rights in a given parcel of land.  It gives the landholder security but it also gives other people 

certainty that he or she is the real owner. This requires the registrar to register land on the National Land 

Register and grant title to claimants.  To maintain the integrity of the records, titles will only be registered or 

changed on the National Land Registry in the Office of the Registrar or through his/her deputies. 

 
There will be two types of title, leasehold and full ownership (freehold). Each record in the Rwanda National 

Land Register will consist of three registers, or records:  

 

i) a property register - land parcel based on a unique parcel identifier (UPI) 

ii) a proprietorship register  - full details of the owner(s) 

iii) an encumbrance register - charges register including mortgages etc 

 

The UPI is essential in maintaining the register. In line with systems in other parts of the world the UPI will 

be; 
i). unique nationwide and act as the link between the parcel and all ownership records related to 

it: legal documents, valuation or assessment rolls. 

ii). identified on a cadastral index map which will graphically depict the shape and location of the 

parcel, marked with the UPI and all other parcels in the area based on general boundaries 

principles. 

 
Individual title sketch maps or survey plans, cadastral diagrams/fiche cadastrale will be based on satellite 

imagery or ortho-corrected aerial photography. Those who wish to carry out detailed fixed boundary 

surveys for their land will do so at their own expense. 

 
The Ministry will adopt two routes to first registration:   

 

i). A systematic programme of Land Tenure Regularisation confirming the ownership of 

land parcel by parcel working cell by cell.   
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ii). For areas not yet reached by LTR, demand driven procedures will enable individual 

people to register their land (demand driven registration). 

 

The Ministry will ensure that Rwanda’s land registration, land use and development planning systems will be 

part of one integrated system. This will be done by including designated land use as part of the property 

register for each land parcel. The consequence is that the register will need to be amended when a change in 

land use is approved.  

 

a) Systematic Land Registration 

 
LTR is the simplest and most cost efficient means of bringing land onto the register for the first time. The 

LTR process has been designed so that it can be replicated in all parts of Rwanda. It requires a major 

investment recording rights to every one of the 7.9 million land parcels. The Ministry intends to 

implement a programme of systematic field LTR over the period 2009-2010. 

 
To regularise and register all landholdings, there will be four tasks: 

 

i) Demarcation and Adjudication:  To identify and locate all discrete parcels of land and record 

current occupancy of each parcel and all claims to it, including disputed claims.  Government’s 

claim to State land, in the private and public domains, will be recorded on the same basis as all 

others. 

ii) Publication and Review:  To allow all interested parties, including Government, to review the 

claims recorded and register counter-claims or objections or request any corrections or 

annotations. 

iii) Titling and Registration:  To accept all claims judged valid and to issue and register new titles 

under the OLL.   

iv) Dispute Resolution:  Any disputes that will not be resolved either during Demarcation or after 

Publication and Review by the Cell Land Committees will be referred to abunzi.  If still 

unresolved, the disputes will be referred to a court of law. However the disputed parcels will be 

registered as ‘disputed’, with no title issued until the matter is finally resolved.  

 
All citizens, and the State, will be required to claim and register their land under the LTR process. The 

following table gives the number of cells and parcels to be regularised over the period. 

 

Land Tenure Regularisation Programme – Cells and Parcels 

 

        Phase I Phase II 

Province 

Actual 

number 

parcels 

Av no 

parcels 

per cell 

No 

cells 

Cells 

completed 

2007 

2008 2009 2010 

Total 

Cells 

completed 

(by 2011) 

East 1,077,835 2,286 502 1 0 250 251 502 

North 1,944,495 4,967 413 1 0 206 206 413 

West 2,561,415 4,895 538 1 0 268 269 538 

South 2,054,342 4,016 532 0 0 266 266 532 

Kigali 329,020 2,353 161 1 0 80 80 161 

National 7,967,106 3,703 2,146 4 0 1,070 1,072 2,146 

 Source: MINIRENA field trials 2007 

 

 
The outputs of LTR will result in large volumes of work coming into the District Land Offices and the Office 

of the Registrar each year. For this the Institutional Structures of the Office of the Registrar and the District 

Land Bureaux will not be able to manage the large volume of records.  
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To guide and manage this gap, the Ministry will establish a dedicated LTR Support Team. This will be 

fully operational for at least three years starting 2009.  

  

 The LTR Support Team 

 
The purpose of the LTR support team is to provide support to the National Land Centre/Office of the 

Registrar of Land titles, the District Land Bureaux s and the public in bringing land to first registration. This 

will represent a one off investment to establish the registry and provide the legal basis for the rapidly 

developing land market in Rwanda. The LTR support team will be formed in the second half of 2008 and 

will continue its work for three full years 2009 – 2011. The last one year will be to provide support to DLBs 

in registering and issuing lease hold titles to claimants. 

 
The primary role of the LTR team will be to; 

 

i). Develop and disseminate key messages for the public on the land law and tenure 

regularisation; 

ii). Provide technical support to the the National Land Centre /Office of the Registrar in the 

development of the National Land Register and archive;  

iii). Provide support to the National Land Centre/Office of the Registrar in procuring all the 

equipment, producing orthophoto maps and all required printed materials to enable field 

tenure regularisation to proceed throughout the country; 

iv). Provide technical support and training at National and local level to the District, Sector and 

Cells in land surveying, land valuation, land tenure regularisation and registration; 

v). Provide key feed-back for the development of systems and procedures for registering land 

and completing land transactions. 

 
The Ministry has prepared plans and budgets for the completion of all cells for LTR in each of the Districts. 

The table below provides the numbers and distribution of parcels by District, Sector, Cell and Umudugudu 

on which the costs are based. 

 

Average numbers of Parcels per District, Sector, Cell and  

Umudugudu for each Province 

Province East North West South 
Kigali 

City 
National 

              

No Districts 7 5 7 8 3 30 

No parcels/district 215,567 388,899 512,283 410,868 65,804 318,684 

              

No Sectors 95 89 96 101 35 416 

Av no sectors/district 14 18 14 13 12 14 

Av no parcels/sector 11,229 22,904 27,236 20,904 9,457 18,346 

              

No cells 502 413 538 532 161 2,146 

Av no cells/sector 5 5 6 5 5 5 

Av no parcels/cell 2,286 4,967 4,895 4,016 2,353 3,703 

              

No imidugudu 3,808 2,742 3,629 3,512 1,185 14,876 

Av no 

imidugudu/cell 8 7 7 7 7 7 

Av no 

parcels/imidugudu 286 710 699 574 336 521 
  Source: Extrapolated from Census data 
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b) Demand driven land Registration 
 

All citizens wishing to register and/or transact their land on demand driven basis outside of the prescribed 

LTR framework may do so without delay through the District Land Offices.  

 

Land registration will start locally with the cell and sector which will carry out a site inspection and certify 

the evidence to support the application for registration. The application will then be passed, complete with a 

sketch map identifying the parcel, to the DLB; which will check it and prepare title documents for issuance. 

Originals of all title documents are then forwarded to the Registrar. The applicant will be expected to pay the 

full cost of the registration. 

 

c) Regularising Existing Legal Titles 

 
Those title instruments already issued under the Civil Code and related orders will be registered under the 

new registration arrangements. This will necessitate a check of all existing records and ownership as part of 

the land tenure regularisation exercise. 

2.2.3  Timeframe 

 

The timeframe envisaged for the reforms is as follows; 

 

 Short Term: Preparation Phase, 2006-08 Phase I: This makes provision for finalising the 

legislation, completing training manuals, establishing the registration system, the district 

level institutions, the LTR support team, and completion of training of the district staff.  

 Medium Term: Full Implementation Phase, 2009-2013; Phase II: Provision for the 

completion of Land Tenure Regularisation field work (2009-2010) and final registration and 

titling in all of the districts with full development of district plans and tenure arrangements 

through the DLBs. Establishing full service delivery for land matters at district level. 

 Long Term: Consolidation Phase, 2014 onwards: Managing land transactions through the 

register  

 

2.2.4 Budget and Cash Flow  

 

This budget is presented under the following sub sections: 

 
a) Local Field Costs covering the cost of hiring para surveyors, members of the cell land committees 

and umudugudu coordination committee. 

b) LTR Support Team Costs that covers experts to be outsourced and hired for the period of the LTR. 

This section also covers the costs of equipment and materials for the LTR 

c) Costs of establishing and operationalising land management institutions. These are the National 

Land Centre, National Land Commission, The District Land Bureaux and the District Land 

Commissions. 

d) Presentation of an overall cost of the above three areas. 

e) Disbursement plan based on the above overall budget 

 

a) Local Field Costs for LTR 

 

The standard LTR area will be a Cell and the work will be carried out by a Cell Field Team consisting of 

the following locally hired personnel:   

 

i). Five members of the Cell Land Committee 

ii). Five members of the Umudugudu Committee 
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iii). Two ‘para-surveyors’, locally recruited and trained  

 

The team will be supported by the following members of the LTR support team based operating at the 

district level; 

 
i) Survey technicians (2 per district) 

ii) Field supervisors (6 per district) 

 
With two para-surveyors, the Cell Field Team will normally divide itself into two to accelerate the 

demarcation and adjudication work.  Working this way, and if there are no disputes, it can take as little as 

five minutes to complete a medium-small sized parcel.  Larger holdings take longer as claimant must walk 

the boundary with a para-surveyor and representatives of the committee. On average a Cell Field Team 

working with two para-surveyors will complete 50 parcels a day. 

 
At full capacity, and based on a two year schedule it is expected that the LTR support team will have to 

manage an average of 72 cells/district/year simultaneously. Registration and titling is expected to take up to 

three years longer. 

 
Field costs and work rates are sensitive to the number of land parcels and the terrain. Western and 

Southern provinces are the most costly because of the mountainous terrain and large number of 

smaller parcels. Eastern district is lower cost because of the smaller number of parcels but with larger sizes. 

Also the costs of employing local field personnel are higher in urban areas than in rural areas. 

 

Summary of Local Field Costs for LTR and for  

each Province and Kigali City  

 

  Phase II   

Province 2009 (Rwf) 2010 (Rwf) 
Total Costs 

(Rwf) 

East 372,174,905 373,063,350 745,238,256 

North 634,241,612 629,454,064 1,263,695,676 

West 822,747,573 824,711,609 1,647,459,182 

South 653,144,840 654,704,007 1,307,848,847 

Kigali 157,467,209 157,843,110 315,310,319 

National 2,639,776,140 2,639,776,140 5,279,552,280 

US$ 4,843,626 4,843,626 9,687,252 

 

The above costs are broken down to reflect the specific cost elements and presented in the following table. 

This is based on calculations for the number of person days required to complete the whole LTR process 

(2009-10). 

LTR Local Field Cost Breakdown 

LTR Local Team 2009 (Rwf) 2010 (Rwf) 2011 Total (Rwf) 

Para surveyor 291,140,476 291,140,476 0 582,280,952 

Cell land Committees 504,823,543 504,823,543 0 1,009,647,086 

Umudugudu Committees 682,052,191 682,052,191 0 1,364,104,382 

Objections and corrections 174,213,484 174,213,485 0 348,426,969 

Issuance 462,546,446 462,546,447 0 925,092,893 

Stationery 525,000,000 525,000,000 0 1,050,000,000 

Total Field Costs 2,639,776,140 2,639,776,142 0 5,279,552,282 

US$          4,843,626         4,843,626  0 

             

9,687,252  

 



 15 

Costs estimates against these headings have been compiled for every sector in Rwanda with an option for 

completion of LTR on 2 years and 5. Only the 2 years option is presented in this document.   

 

b) LTR Support Team Costs 

  
The LTR Support Team will be composed of a National Coordinator (team leader) with proven experience in 

this field, an Assistant team leader, a Database Manager, GIS managers, Surveyors and survey technicians, 

field supervisors and sector LTR coordinators. The entire team will be outsourced for the entire LTR period 

(However, as the Land Centre continues to train its staff, they will replace the outsourced experts). The need 

to complete the task in a short timeframe means the team is necessarily large. The numbers required are 

shown in the following table.  

 

Staffing of LTR Support Team 

 

Team Member’s title 

Number of 

such members 

Gross Salary and 

allowances per Month 

Co-ordinator/ Team Leader 1 6,540,000 

Assistant Team Leader 1 5,450,000 

Data base specialist 1 5,450,000 

GIS  Managers 3 4,632,500 

Surveyors 60 1,095,170 

Survey Technicians 2 788,000 

Field Assistants/Supervisors 180 888,000 

Drivers 60 292,000 

Total 308  

 
Recruitment and orientation of the team will be in the second half of 2008.  Equipment will include vehicles, 

GPS, computers, printers and plotters. The costs of the team are calculated over three years, and presented in 

the table below. 

 

LTR Support Team Costs 2009-11 

 

Item 2009 2010 2011 Total 

Rwf 

Staffing 3,316,966,640 3,311,804,400 3,311,804,400 9,940,575,440 

Vehicles, Equipment and printed Material 1,592,383,000 0 0 1,592,383,000 

Photography 1,508,000,000 0 0 1,508,000,000 

Operating Costs 173,586,000 173,586,000 173,586,000 520,758,000 

Total 6,590,935,640 3,485,390,400 3,485,390,400 13,561,716,440 

Item 2,009 2,010 2,011 Total 

US$ 

Staffing 6,086,177 6,076,705 6,076,705 18,239,588 

Vehicles, Equipment and printed Material 2,921,804 0 0 2,921,804 

Photography 2,766,972 0 0 2,766,972 

Operating Costs 318,506 318,506 318,506 955,519 

Total 12,093,460 6,395,212 6,395,212 24,883,883 
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c) Cost of Establishing and Running Land Management Institutions to support LTR process  

 
The following table provides the cost of establishing and operationalising the land management institutions 

in the context of supporting the LTR process. It is based on the assumption that if District land bureaux are 

given support from the centre over a period of five years, they shall be able to take off, support the LTR 

process at their level, generate their own incomes and finance their entire budgets in the long term. 

 

Costs of Supporting Land Management Organisations for LTR Purposes- One off Investment 

to first Registration 2009-2013 
 

Item 2009 2010 2011 2012 2013 TOTAL 

Rwf 

District Land Bureaux (5 

years support)             

Technical equipment and office 

furniture 345,306,000 0 0 0 0 345,306,000 

Recurrent (salaries and all. for 

Commissions) 864,694,596 864,694,596 864,694,596 864,694,596 864,694,596 4,323,472,980 

Recurrent (operating costs) 1,200,800,000 1,200,800,000 803,000,000 803,000,000 803,000,000 4,810,600,000 

Sub-Total 1 2,410,800,596 2,065,494,596 1,667,694,596 1,667,694,596 1,667,694,596 9,479,378,980 

Media Campaigns 47,000,000 47,000,000 47,000,000 0 0 141,000,000 

Capacity Building for all the 

Institutions 150,000,000 150,000,000 150,000,000 0 0 18,613,451,960 

Overall Total (Rwf) 2,607,800,596 2,262,494,596 1,864,694,596 1,667,694,596 1,667,694,596 28,233,830,940 

              

Item 2009 2010 2011 2012 2013 Total 

US$ 

District Land Bureaux (5 

years support)             

Technical equipment and office 

furniture 633,589 0 0 0   633,589 

Recurrent (salaries and 

allowances for commissions) 1,586,596 1,586,596 1,586,596 1,586,596 1,586,596 7,932,978 

Recurrent (operating costs) 2,203,303 2,203,303 1,473,394 1,473,394 1,473,394 8,826,788 

Sub-Total 1 4,423,487 3,789,898 3,059,990 3,059,990 3,059,990 17,393,356 

Media Campaigns 86,239 86,239 86,239 0 0 258,716 

Capacity Building for all the 

Instutions 275,229 275,229 275,229 0 0 825,688 

Overall Total (US$) 4,784,955 4,151,366 3,421,458 3,059,990 3,059,990 18,477,760 

 

d) Sensitisation and Awareness Raising to Land Reform Implementation Stakeholders: 

 
All stakeholders at all levels have to be brought to similar understanding of the reasons for land reform, the 

modalities to be followed, the role and mandates of various land institutions and most importantly their 

expected inputs to the whole process. These include Government Ministries and Agencies, National and 

local level land commissions, Provincial and local administration, land committees, civil society and the 

banking industry. The table below summarises the cost for the exercise: 
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Budget for Sensitistion and Awareness Raising to Land Reform 

Stakeholders  

          

No Category 

Number to 

be Transport 

Hire of 

Hall 

Training 

Materials Meals Accomodation Perdiem Total Cost 

    Trained (Rwf) (Rwf) (Rwf) (Rwf) (Rwf) (Rwf) (Rwf) 

1 

National Land 

Centre                  

  

Professional 

Staff 70 510,000 300,000 100,000 

      

2,100,000  0 0 3,010,000 

2 

District Land 

Bureaux                  

  

Professional 

Staff 144 

      

1,440,000  0 150,000 

      

7,200,000  4,500,000 

3,600,00

0 16,890,000 

3 

National and the 

City of Kigali                 

  

Land 

Commissions 12 0 0 100,000 

         

324,000  0 

      

480,000  904,000 

4 

District Land 

Commissions  150 

      

1,500,000  0 150,000 

      

3,000,000  1,800,000 

   

3,000,00

0  9,450,000 

5 

Sector Land 

Committees 2,080 0 0 2,500,000 

    

20,800,000  0 0 23,300,000 

6 

Sector Executive 

Secretaries 416 0 0 300,000 

      

2,080,000  0 0 2,380,000 

7 

Government 

Ministries and                 

  Agencies 30 0 0 100,000 

         

810,000  0 0 910,000 

8 

Provincial 

Executive                  

  

Secretaries and 

District Mayors 35 0 0 100,000 

         

945,000  0 

      

472,500  1,517,500 

9 

Banks ( 2 per 

Bank) 16 0 0 100,000 

         

432,000  0 0 532,000 

10 NGOs 15 0 0 100,000 

         

405,000  0 0 505,000 

11 

Judges of 

different levels 

of                  

  

Courts, 

prosecutors and 

private                  

  Advocates. 50 0 0 100,000 

      

1,350,000  0 0 1,450,000 

12 Abunzi       5,000,000 20,800,000 0   25,800,000 

  
Grand Total 

(Rwf)               86,648,500 

          

 
Equivalent in 

US $                 158,988  

 

e) Total Recurrent and Capital Costs LTR and Land Management Institutions 

 
Summary costs for the whole reform programme, including LTR, and the establishment and recurrent costs 

of the land management organisations are shown in the table below: 
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  2009 2010 2011 2012 2013 Total 

I. CAPITAL  EXPENDITURE ON LTR             

Capital Expenditure on LTR Support Team             

Staff costs LTR support team 3,311,804,400 
         

3,311,804,400  

       

3,311,804,400  
0 0 9,935,413,200 

Fuel, Vehicle and Equipment Maintenance 54,540,000 
              

54,540,000  
54,540,000 0 0 163,620,000 

Recruitment of Staff 5,162,240                              -    0 0 0 5,162,240 

Freight Costs for International/ Regional Staff 32,046,000 
              

32,046,000  
32,046,000 0 0 96,138,000 

Office Stationary and Materials 20,000,000 20,000,000 20,000,000 0 0 60,000,000 

Office Rental 36,000,000 36,000,000 36,000,000 0 0 108,000,000 

Office Utilities, Services and Maintenance 31,000,000 31,000,000 31,000,000 0 0 93,000,000 

Capital Expenditure on LTR Locally hired Field Staff             

Para surveyors 291,140,476 
            

291,140,476  
0 0 0 582,280,952 

Cell land Committees 504,823,544 
            

504,823,544  
0 0 0 1,009,647,088 

Umudugudu Committees 682,052,192 
            

682,052,192  
0 0 0 1,364,104,384 

Objections and corrections 174,213,484 174,213,484 0 0 0 348,426,968 

Issuance 462,546,444 462,546,444 0 0 0 925,092,888 

Stationery 525,000,000 525,000,000 0 0 0 1,050,000,000 

Capital Expenditure on Equipment and Materials for LTR           

Equipment 237,283,000 0 0 0 0 237,283,000 

Vehicles 1,355,100,000 0 0 0 0 1,355,100,000 

Aerial photography 
            

1,508,000,000  
0 0 0 0 1,508,000,000 

 Costs estimates LTR (2008-11) 9,230,711,780 6,125,166,540 3,485,390,400 0 0 18,841,268,720 

Equivalent  in US$ 16,937,086 11,238,838 6,395,212 0 0 34,571,135 
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  2009 2010 2011 2012 2013 Total 

II CAPITAL EXPENDITURE ON LAND MANAGEMENT INSTITUTIONS         

Technical Equipment for DLBs 115,306,000 0 0 0 0 115,306,000 

Office Furniture for DLBs 230,000,000 0 0 0 0   

III. RECURRENT EXPENDITURE ON LAND 

MANAGEMENT INSTITUTIONS 
            

Salaries for DLBs Staff  857,674,596 857,674,596 857,674,596 857,674,596 857,674,596 4,288,372,980 

Allowances for Members of the Districts Land Commissions 7,020,000 7,020,000 7,020,000 7,020,000 7,020,000 35,100,000 

Transport DLBs (Hiring) (2 years) 397,800,000 397,800,000 0     795,600,000 

Office Stationary and Materials for DLBs  53,000,000             53,000,000    53,000,000    53,000,000    53,000,000  265,000,000 

Maintenance of Equipment, Furniture,etc for DLBs 300,000,000 300,000,000 300,000,000 300,000,000 300,000,000 1,500,000,000 

Office Utilities, Services and Maintenance for DLBs 450,000,000 450,000,000 450,000,000 450,000,000 450,000,000 2,250,000,000 

Media Campaign 47,000,000 47,000,000 47,000,000 0 0 141,000,000 

Capacity Building for all Institutions 150,000,000 

            

150,000,000  

          

150,000,000  0 0 
450,000,000 

Total Costs Land Management Institutions 2,607,800,596 2,262,494,596 1,864,694,596 1,667,694,596 1,667,694,596 10,070,378,980 

Equivalent in US$ 4784955 4151366 3421458 3059990 3059990 18,477,760 

Total Costs LTR and Land Management Institutions 11,838,512,376 8,387,661,136 5,350,084,996 1,667,694,596 1,667,694,596 28,911,647,700 

Equivalent  in US$                21,722,041  

              

15,390,204  

              

9,816,670  

              

3,059,990  

            

3,059,990  

 

53,048,895 
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This gives an estimated national cost of LTR Rwf 28.9 billion (US$53 million) spread over 5 years. For the 

estimated 7.9 million parcels the cost is Rwf 3,660 per parcel (US$ 6.7 per parcel). 

 
Implementation of the LTR in 2 years requires planning ahead for disbursement of start up costs 

(equipment, aerial photography and printed materials), staff salaries and allowances for LTR support 

staff and field staff (Para surveyors, cell land committees and umudugudu committees).  

 

e) Disbursement plan based on the above overall budget 

 
Disbursement details will be based on the assumptions that; 

 

i). resources to procure equipment and printed materials will be availed early enough to permit 

their procurement and delivery by not later than the 3
rd

 quarter of 2008. 

ii). all equipment is procured in 2008 

iii). money is advanced to cover the LTR support team salaries for two months of 2008 and their 

salaries for each quarter of the successive years (2009-2011) 

iv). money is advanced to cover salaries of field staff for every quarter as it begins(thus 1
st
 quarter 

of 2009 is disbursed before 15
th
 January 2009) 

 

2.2.5 Cost Recovery 

 
The aim of LTR is to get all land and owners onto the register as quickly as possible. All future transactions 

will be carried out through the register. Long term cost recovery will be realised through transactions fees 

and revenues.  

 

Cost recovery principles will be applied to first registration nationwide taking the following considerations 

into account; 

 

 Rwanda has a thriving land market, at least 95 percent of which is informal. The only way to 

formalise the system is to invest in the register. 

 

 First registration is a significant one off investment. Once established and sustainable, full cost 

recovery and revenue generation, including tax collection can be implemented more effectively. 

 

The Ministry anticipates a scale of fees on first registration during LTR (with issuance of interim land 

certificate) and on issuance of full registered lease according to parcel sizes. This allows land owners with 

large holdings to subsidise the small holders and gives an anticipated return of Rwf 38.billion equivalent 

to US $ 70 million (see table below). 
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Anticipated Cost Recovery from Land Registration 

 

 
Number of 

Parcels 7,900,000  

 

  

 % of Parcels 85% 2.50% 5% 4% 2.50% 

Cost per Parcel  Size of Land Holding  

  
Less than 1 

Ha(Rwf) 

1Ha to 5 

Ha(Rwf) 

5Ha to 10 

Ha(Rwf) 

10 Ha to 24 

Ha(Rwf) 

24Ha and 

Above(Rwf) Total Fees(Rwf) 

Initial Payment at             

Time of Issuance of an ILC 500 

                

2,500  5,000 

 

15,000 50,000 

   

19,848,750,000  

Additional fees at  500 1,500 5,000 
10,000 

50,000 18,268,750,000 

Time of Lease 

issuance/registration       

 

    

Total fees  (Rwf)    
 

 38,117,500,000 

US $              69,940,367  

 
MINECOFIN and MINALOC shall provide guidelines on how the revenues are to be collected. 

 

3.0  Land Use Planning and Development 

 
National land use master plan is now in preparation. The contract was signed in mid-August 

2007.  

 

4.0  Conclusions 

 
Since 2006 the Ministry has concluded detailed research through field consultations and operational field 

tests on many aspects of the implementation of the OLL. The Ministry has also concluded a number of key 

orders and operations manuals that will be required to operationalise the law. 

 

Detailed plans and costs have been prepared for the land management organisations that will administer the 

reform. Some of these plans have already been implemented or and in the process of being implemented. 

This institutional structure fits with the decentralisation policy of the country. The National Land Centre and 

the Office of the Registrar have been established and staff appointed.  Some key positions are not yet filled 

due to lack of skills in the local market. So some outsourcing is anticipated. 

 

One of the largest undertakings regarding the implementation of the OLL is the requirement for all citizens 

and the State to formally register their rights and interests in the land. Procedures and field trials have been 

concluded to demonstrate how this will be achieved systematically through the LTR process in both urban 

and rural areas. The Ministry has concluded detailed plans and costs to implement this nationwide over a 

period of five years divided into a field component (LTR) and the office based registration and titling.  

 

The work load and costs are high, but necessary to advance the country’s vision 2020, EDPRS and to 

bring Rwanda’s land administration and planning firmly into the 21
st
 century. Resources must be 

mobilised as quickly as possible. 

  

 

 

 

 


