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TERMS OF REFERENCE (ToRs) FOR HIRING A CONSULTANCY FIRM TO CONDUCT VALUATION 

OF PROPERTIES/ASSETS FOR ELECTRIFICATION PROJECTS UNDER A FRAMEWORK 

CONTRACT. 

 

1. Background 

The Government of Rwanda (GoR) has received   financing from the World Bank/International 

Development Association (IDA) and Asian Infrastructure Investment Bank (AIIB) towards the 

financing of the “Accelerating Sustainable and Clean Energy Access Transformation (ASCENT)” 

Project and plans to utilize part of the funds towards financing of consultancy services to conduct 

Valuation of Properties/Assets for Electrification Projects under a Framework Contract. 

 

Energy Development Corporation Limited (EDCL) is a government-owned entity and is 

implementing ASCENT Project on behalf of the Government.  

The implementation of energy projects requires civil works where land acquisition or restriction on 

land use during or after project completion is inevitable. Therefore, as per World Bank Environment 

and Social Framework (ESF) especially Environment and Social Standard 5 (ESS5), the borrower 

needs to ensure that resettlement activities are planned and implemented with fair compensation, 

appropriate disclosure of information, meaningful consultation, and informed participation of the 

affected people through site specific resettlement planning namely Resettlement Action Plans 

(RAPs). 

As part of its land acquisition and strategic planning initiatives, EDCL intends to engage a qualified 

consultancy firm to undertake the valuation of properties across various project affected areas in 

the country under the ASCENT project.  

The property valuation exercise is intended to establish accurate, fair market and replacement 

values of all movable and immovable properties, assets and investments (land, buildings, 

infrastructure, crops, trees, etc) affected by the project activities to allow the provision of a fair 

compensation to potential project affected persons in the electrification projects’ areas including: 

 Construction of Substations (Rwamagana and Muhanga Industrial Park substations) and 

associated lines  

 Construction of three (3) 5MVA, 30/15kV substations and associated MV feeders (lines) 

connections at Karumuna (Bugesera), Karenge (Rwamagana) and Mpanga (Kirehe) 

 Inhouse/fill in electrifications activities across 30 Districts.  

 Construction for MV&LV electrification lines, service connections & associated civil works 

through framework contracts in the City of Kigali, Northern and Western provinces.  

 Construction for MV&LV electrification lines, service connections & associated civil works 

through framework contracts in the Southern and Eastern Provinces  

Overall, the contract will be used across ASCENT sub-projects wherever and whenever a given 

activity triggers compensation hence asset valuation.  
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2. Objectives of the Assignment 

The purpose of the assignment is to conduct valuation of properties/assets affected by 

electrification projects under ASCENT to allow a fair and just compensation of Project Affected 

People (PAPs). Specifically, the consultant shall:  

• Conduct awareness campaigns and site mobilization of affected people across the project 

affected area and communicate the cut-off date to PAPs in collaboration with the PIU E&S 

team.  

• Collaborate with local authorities to allow appropriate stakeholders engagement 

• Conduct a comprehensive valuation of all affected properties (including land and investment 

activities that were carried out on the land such as different crops cultivation, forests, any 

buildings, or any other activity aimed at efficient use of land or its productivity) during the 

implementation of electrification and grid strengthening sub-projects under the ASCENT 

project. 

• Provide accurate and up-to-date market, replacement cost of the project affected properties 

including land and investment activities that were carried out on the land such as different 

crops cultivation, forests, any buildings, or any other activity aimed at efficient use of land or 

its productivity. 

• Compile PAPs valuation files/sheets with all necessary documentation required for payment 

of compensation.  

• Rationally analyze and evaluate all claims under different status provided by PAPs, by line 

Districts and EDCL, and produce genuine valuation reports ready for compensation payment. 

The claims to be assessed and regularized can be everywhere in different districts. Mainly 

ASCENT will be implemented in 30 districts of Rwanda. 

 

3. MODE OF EXECUTION 

The consultant shall present a valuation methodology that comply with the Rwanda expropriation 

law as well as World Bank’s ESS5 especially Full Replacement Cost. The valuer will ensure that the 

valuation methodology is in accordance with the ASCENT project’s Resettlement Policy Framework 

(RPF) disclosed on REG’s website under ESF documents. The valuation methodology shall explain 

and detail how the full replacement cost will be achieved. “Replacement cost” is defined as a method 

of valuation yielding compensation sufficient to replace assets, plus necessary transaction costs 

associated with asset replacement 

The duration of the work is a crucial aspect and will form a substantial consideration during 

technical evaluation. This consultancy services will be based on a framework contract.  

The successful bidder will sign a framework contract of 3 year, renewable subject to client 

satisfaction. 

The client has the right to terminate the contract if the consultant did not fulfil his tasks and 

responsibilities as defined in the tender document. A firm is expected to give a breakdown of work 

schedules based on areas to be accomplished per unit time 
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4. Scope of Work 

The consultant should present a complete property valuation and compensation report to the client 

in three copies of files signed by all stakeholders indicated below: 

❖  Beneficiary, or PAP (Project Affected Person) 

❖ Consultant 

❖ Local Authorities (Cell & Sector executive secretary and Concerned District) 

He should also present a soft copy of report, a map, video (USB&DVD) and picture of the valuated 

properties. For each report, the passport photo of the beneficiary must be attached. 

In context of good collaboration during the contract term and even after its termination, the 

participation of consultant is very essential in compensation process and making sure that the 

expropriation files of all PAPs of every project are complete.  

The consultant will prepare detailed valuation reports per asset/property including photographs, 

GPS coordinates, and valuation methodologies. 

He/she should also respect the national expropriation law, RSB Standards and regulations, WB 

ESS5, contract terms and the days which will be indicated in service order.  

Below are the aspects of WB ESS5 and national law on the Environment that will guide this 

assignment. 

As per the national Law number 32/2015 of 11/06/2015 related to expropriation in the public 

interest, all peoples affected by the projects must receive fair compensation before the start of any 

civil works. The calculation of fair and just compensation is to be made by independent certified 

valuer in reference to the national price references, and market rates where necessary. Without 

prejudice to other laws, the value of land and property incorporated thereon to be expropriated in 

the public interest shall be calculated based on their size, nature and location using national price 

references, and or the prevailing market rates.  

Per the WB’s ESS5, when land acquisition or restrictions on land use (whether permanent or 

temporary) cannot be avoided, the Borrower will offer affected persons compensation at 

replacement cost, and other assistance as may be necessary to help them improve or at least restore 

their standards of living or livelihoods.  

Replacement” is defined as a method of valuation yielding compensation sufficient to replace assets, 

plus necessary transaction costs associated with asset replacement. It can be achieved using the 

following approaches: 

- Where functioning markets exist, replacement cost is the market value as established 

through independent and competent real estate valuation, plus transaction costs.  

- Where functioning markets do not exist, replacement cost may be determined through 

alternative means, such as calculation of output value for land or productive assets, or the 
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undepreciated value of replacement material and labor for construction of structures or 

other fixed assets, plus transaction costs.  

- In all instances where physical displacement results in loss of shelter, replacement cost must 

at least be sufficient to enable purchase or construction of housing that meets acceptable 

minimum community standards of quality and safety.  

- The valuation method for determining replacement cost should be documented and included 

in relevant resettlement planning documents.  

- Transaction costs include administrative charges, registration or title fees, reasonable 

moving expenses, and any similar costs imposed on affected persons. 

- To ensure compensation at replacement cost, planned compensation rates may require 

updating in project areas where inflation is high or the period of time between calculation of 

compensation rates and delivery of compensation is extensive 

 

5. Key findings in following categories: 

I. Property valuation in Medium Voltage line should correspond to RSB Standards, 

and RURA guideline. 

II. Property valuation in High Voltage line, Substations should correspond to RSB 

Standards, and RURA guideline. 

III. Valuation of properties made by crops and/ or plants, including land, 

constructions/houses and associated structures or not in the Right of Way (RoW) 

in Scattered area.  

IV. Survey and production of cadastral plan (Fiche cadastral for property without 

land title) 

V. Survey and production of charts or maps and submission of Charts or maps (shape 

files) 

 

6. Execution of Tasks 

A. All the tasks should be executed under the supervision of Energy Development 

Corporation Limited and Funding Partners’ standards and approved by competent 

authority. The valuation consultant will conduct the asset valuation and submit a draft 

baseline valuation report to EDCL/PIU for review, after which it will be forwarded to 

the funding partners, including the World Bank, for approval as part of the 

Resettlement Action Plan; once approved, the report will be sent to the District for 

expropriation approval before signatures are collected from PAPs and local 

authorities. 

B. Throughout the contract duration, the client will be at liberty to assign the consultant 

a task similar in nature according to the contract documents. For any assignment, the 

contract sum will always be calculated pro-rata i.e. based on the unit cost agreed 

upon.  
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C. The unit to be used in valuating will be provided by Institute of Real Property Valuers 

under the law related to the expropriation in the public interest in Rwanda.  Payments 

shall only be made on a fully signed report by all stakeholders. Steps to be followed 

during the execution of this assignment are but not limited to the following: 

• Meeting with the EDCL safeguards, and   expropriation teams to agree on 

criteria of eligibility     to the process (Discuss and clarify terms of 

reference).  

• Meeting district authorities to discuss and agree on the asset inventory and 

expropriation process 

• Meeting with PAPs to explain the methodology and criteria of eligibilities 

(proof /supporting documents to be provided). 

• Site visit to assess the authenticity of the claims/ allegations submitted by 

citizens, and/ or endorsed by local authorities. 

• Produce valuation reports and organize discloser sessions 

• Produce valuation report with all required supporting documents and 

propose mitigative measures for unsolved cases.  

• The consultant will assist the client in solving complaints raised by PAPs in 

the process of valuation by closely working with the Grievance Redress 

committees based at cell, sector or district level or other competent 

authority when deemed necessary. 

 

7. DESCRIPTION OF ACTIVITIES 

S/N SUMMARY OF BILL OF QUANTITIES Unit Item 

1 
Property valuation in Medium Voltage line should correspond to RSB 

Standards, and RURA guideline. 
File 

2 
Property valuation in High Voltage line, Substations should correspond to RSB 

Standards, and RURA guideline. 
File 

3 

Valuation of properties made by crops and/ or plants, including land, 

constructions/houses and associated structures or not in the Right of Way 

(RoW) in Scattered area.  

File 

4 
Survey and production of cadastral plan (Fiche cadastral for property without 

land title) 
File 

5 
Survey and production of charts or maps and submission of Charts or maps 

(shape files) 
File 
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8. CONSULTANT QUALIFICATIONS 

Qualifications of the Consultancy Firm: 

The consulting firm should have the familiarity with relevant national standards having worked on 

Government of Rwanda’s public infrastructure projects and be familiar with international valuation 

standards, especially the World Bank Environmental and Social Standards (ESS) especially ESS5 on: 

Land Acquisition, Restriction on Land Use and Involuntary Resettlement:   

 

The interested consultant firm should meet the following requirements: 

 

1. Consultant firm / company should have at least 7 years of experience in the provision of 

valuation services for fixed property in Rwanda (proven by registration certificate/ 

incorporation certificate)  

 

2. The legal representative of the company / firm should be registered and currently certified 

by the institute of real property valuers in Rwanda. (with updated IRPV registration 

certificate). 

 

3. Having executed at least one (1) project/ assignment in property valuation in Rwanda on a 

contract with amount not less than 116,000 USD or equivalent in 170,000,000 Rwf in the last 

ten years starting from 1st January 2015 to date. The required amount may be evidenced 

through either one single project or cumulative projects completed (not more than three)  

with proof of certificated of good completion and copy of the contract.  

 

4. The list of key staff should be also presented as it is indicated on the table below. 

 

List of key staff and their qualifications  

Team Leader He or she Should have at least bachelor’s degree (A0) A0 in Estate management 

and valuation or Civil engineering, with a valid Annual Practicing 

Certificate/License of Professional Institute (IRPV), with at least seven (7) years 

of general working experience, proven by rendered service in those years, 

Specific experience: at least having Four (4) certificates of completed services 

rendered as a team leader in property valuation and signed CV). 

Assistant Team 

Leader 

Bachelor’s degree (A0) in Civil Engineering, architecture, urban planning, 

geography, Quantity surveying, A0 in Estate management and valuation from a 

recognized University and should be having minimum of 5 years of professional 

experience in field of Land registration and land processing proven by 2 

certificates of completed services rendered and signed CV.  

Two (2) Two field assistants /Valuation Technicians  
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Assistant 

Valuers 

➢ First Assistant should be having A0 in Estate management and valuation 

or Civil Engineering with at least 3 years of professional experience; 

Having at least two (2) certificates of completed services rendered in 

property valuation. 

 

➢ Second Assistant should be having A0 in Surveying with at least 3 years 

of professional experience and must be a certified surveyor proved by 

current certificate; Having at least two (2) certificates of completed 

services rendered in property valuation; 

Two (2) field 

assistants/Tec

hnicians 

➢ First Assistant be having A1 or A0 in Quantity surveying with at least 3 

years of professional experience and must be a certified proved by 

current certificate. Having at least two (2) certificates of completed 

services rendered in property valuation. 

➢ Second Forth Assistant should be having A2 in construction or public 

works with three (3) years of experience. Having at least two (2) 

certificates of completed services rendered in property valuation. 

 

9. Duration of the Assignment 

The framework contract shall have an initial duration of three years and may be renewed for up to 

two (2) additional years, subject to client satisfaction and need.  

 

10. Performance Requirements 

The selected firm shall: 

• Ensure compliance with national laws and standards (e.g., Rwanda Real Estate Regulatory 

Authority guidelines, etc). 

• Guarantee confidentiality and integrity of EDCL property data. 

• Ensure accuracy, consistency, and objectivity in valuation. 

• Provide professional liability coverage (if required by law or contract). 

 

Performance will be monitored against: 

• Timeliness of deliverables. 

• Accuracy and completeness of valuation data. 

• Responsiveness to EDCL feedback. 

• Overall quality of reports and presentations. 
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11. Reporting and Supervision 

The consultancy firm will report directly to EDCL. Coordination will be ensured by a designated 

EDCL project manager who will oversee implementation, (with full support from safeguard, and 

expropriation unit), review deliverables, and provide logistical support as needed. 

 

12. Payment Schedule 

Payments will be made upon satisfactory completion of deliverables, as per the following schedule: 

 

 

 

 

 

 

 

 

 

 

 

 

 

Milestone Percentage 

The valuer/consultant will submit in the first invoice when at least the progress of 

the scope in provided service order is at 20%. 
 

The Service Provider will be paid of Ninety-Five percent (95%) of a submitted 

invoice after reception and acceptance of complete files signed/approved by the 

properties’ owner(s) and all required local authorities including Cell, Sectors and 

Districts representatives 

95% 

The remaining Five percent (5%) of that invoice will be paid when PIU has affected 

the payment of damaged properties to properties' owners accounts.  
5% 

The Service Provider will be paid of Seventy percent (70%) on an incomplete 

expropriation file (expropriation file approved at all required levels but missing one 

of required supporting documents; land title, copy of ID, and copy of bank account).  

70% 

The remaining thirty percent (30%) will be paid to the valuer/consultant when has 

completed or fully supported the expropriation file, and after PIU has affected the 

payment of damaged properties to the properties' owners accounts. 

 

30% 
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13. Confidentiality 

All information obtained during this assignment shall be treated as confidential. The consultant shall 

not disclose any data or findings without prior written consent from EDCL. 

Note: The contract will be awarded to two different valuers where the second-ranked bidder will 

be required to have same unit prices with the 1st ranked bidder. 
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